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Opinion 
 
In our opinion, the financial statements referred to above present fairly, in all material respects, the 
financial position of the Association as of December 31, 2015, and the results of its operations and 
its cash flows for the year then ended in conformity with accounting principles generally accepted in 
the United States of America.   
 
Omission of Required Supplementary Information about Future Major Repairs and Replacements 
 
Management has omitted the required supplementary information about future major repairs and 
replacements that accounting principles generally accepted in the United States of America require 
to be presented to supplement the basic financial statements.  Such missing information, although 
not part of the basic financial statements, is required by the Financial Accounting Standards Board, 
who considers it to be an essential part of financial reporting for placing the basic financial 
statements in an appropriate operational, economic, or historical context.  Our opinion on the basic 
financial statements is not affected by the missing information. 
 

 
 

October 3, 2016 
New York, NY 

 



The accompanying notes are an integral part of these financial statements.
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Assets

Cash 79,350$         
Cash held by the Sponsor 4,986,370
Restricted cash held by the Sponsor 2,021,310
Accounts receivable, net of allowance for doubtful 
   accounts of $35,291 2,447,002      
Prepaid expenses 422,771         
Operating stock 1,483,625      
Security deposit 197,568         

Total Assets 11,637,996$  

Liabilities 
Accounts payable and accrued expenses 3,040,436$    
Due to Sponsor 2,915,979      
Other liabilities 6,157,085      

Total Liabilities 12,113,500$  

Commitments (Note 5)

Fund Balance
Working Capital Fund (475,504)        

Total Liabilities and Fund Balance 11,637,996$  

Liabilities and Fund Balance

TRUMP SOHO HOTEL CONDOMINIUM NEW YORK

BALANCE SHEET

DECEMBER 31, 2015



The accompanying notes are an integral part of these financial statements.
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Revenues
Operating common charges 14,180,394$    
Overhead common charges 7,593,474        
Per use fee 8,216,611        
Travel agent commission 2,086,391        
Rental management fee 2,000,947        
Credit card commission 1,734,164        
Reservation - Web & global distribution system 480,451           
Other revenues 2,522,556        

Total Revenues 38,814,988$    

Payroll and Employee Expenses
Rooms 14,963,802      
Administration and general 3,714,349        
Sales and marketing 1,576,204        
Telephone 1,068,307        
Repairs and maintenance 1,564,171        
Pool and health club 46,622             

Total Payroll and Employee Expenses 22,933,455      

Other Expenses
Rooms 5,253,770        
Sales and marketing 2,401,362        
Utilities 2,214,549        
Administration and general 2,195,493        
Management fees 2,061,643        
Repairs and maintenance 1,061,002        
Rent 668,464           
Insurance 568,348           
Telephone 510,768           
Pool and health club 89,211             
Other expenses 1,180               

Total Other Expenses 17,025,790      

Excess of Expenses over Revenues (1,144,257)$     

TRUMP SOHO HOTEL CONDOMINIUM NEW YORK

STATEMENT OF REVENUES AND EXPENSES

FOR THE YEAR ENDED DECEMBER 31, 2015



The accompanying notes are an integral part of these financial statements.
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Balance - January 1, 2015 22,739$         

Contributions 646,014         

Excess of expenses over revenues (1,144,257)     

Balance - December 31, 2015 (475,504)$      

TRUMP SOHO HOTEL CONDOMINIUM NEW YORK

STATEMENT OF CHANGES IN FUND BALANCE

FOR THE YEAR ENDED DECEMBER 31, 2015



The accompanying notes are an integral part of these financial statements.
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Cash Flows From Operating Activities
 Excess of expenses over revenues (1,144,257)$   

Adjustments to reconcile excess of expenses over 
  revenues to net cash used in operating activities:

Reversal of bad debt expense (3,082)$          
Straight-line rent adjustment (7,642)            

Changes in operating assets and liabilities: 
   Cash held by the Sponsor (1,685,214)     
   Restricted cash held by the Sponsor (2,021,310)     

Accounts receivable 68,656           
Prepaid expenses 38,756           
Security deposit (4,789)            
Due to Sponsor 937,804         
Accounts payable and accrued expenses 1,338,950      
Other liabilities 1,836,114      

Total Adjustments 498,243         

Net Cash Used in Operating Activities (646,014)        

Cash Flows Provided by Financing Activities
Contributions 646,014         

Net Change in Cash  --                   

Cash - Beginning 79,350           

Cash - Ending 79,350$         

TRUMP SOHO HOTEL CONDOMINIUM NEW YORK

STATEMENT OF CASH FLOWS

FOR THE YEAR ENDED DECEMBER 31, 2015
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NOTE 1 – ORGANIZATION AND NATURE OF OPERATIONS 
 

Trump SoHo Hotel Condominium New York (the “Association”) is a statutory condominium 
association organized in the State of New York for the purpose of maintaining and preserving 
the premises located at 246 Spring Street , New York, New York (the “Hotel Condominium”).   
 
On July 2, 2015, 246 Spring Street (Soho NY) Mezz, LLC completed its acquisition of 100% 
membership interest in 246 Spring Street (NY), LLC (formerly Bayrock/Sapir Organization 
LLC) (the “Sponsor”) who constructed the Hotel Condominium, a 46-story luxury hotel-
condominium comprised of 391 hotel units, food and beverage facilities, a business center, 
outdoor pool, fitness center and a luxury commercial spa facility.  The Sponsor is the owner of 
all the units until each unit is sold.  The Sponsor owns the commercial units along with 263 
hotel units (including the unfinished presidential suite) at December 31, 2015.  
 
The Association consists of the unit owners of the 391 hotel units (including the unfinished 
presidential suite), commercial units and common elements.  Each hotel unit owner possesses 
title to his unit and has an undivided interest in the common elements of the Hotel 
Condominium. The use and occupancy of all units is governed by provisions set forth in the 
Offering Plan (along with its amendments), Restrictive Declaration and Condominium By-
Laws.   
 
Due to the zoning classification of the area in which the Hotel Condominium is located, each 
hotel unit may be used only for transient occupancy.  As required by the New York Department 
of Buildings, a Restrictive Declaration is in effect to establish the occupancy restrictions and 
certain mechanisms for their enforcement.  In accordance with the Restrictive Declaration, 
usage of the hotel units will be limited to 29 consecutive days in any 36-day period and no 
more than 120 days a year.   
 
As outlined in the Condominium By-Laws, the powers and duties necessary for or incidental to 
the administration of the affairs of the Association will be vested in the board of managers (the 
“Board”).  The Sponsor will be entitled to designate a majority of the members of the Board 
until the later to occur of (i) the fifth anniversary of the first closing (May 14, 2010) of title to a 
hotel unit, or (ii) the closing of title to hotel units representing more than 90%, both in number 
and in aggregate common interest, of all hotel units. During this period (the “Initial Control 
Period”), the Sponsor will be able to control the maintenance and operation of, and services to 
be provided by, the Association.  As of December 31, 2015, the Association is still under the 
Initial Control Period. 
 
Each hotel unit owner, at closing of title, executes a Unit Management Agreement to retain 
Trump International Hotels Management, LLC (the “Hotel Management Company”) as its 
agent with respect to the maintenance, repair, refurbishment and operation of its unit.   
 



TRUMP SOHO HOTEL CONDOMINIUM NEW YORK 
 

NOTES TO FINANCIAL STATEMENTS 
 

FOR THE YEAR ENDED DECEMBER 31, 2015 
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NOTE 1 – ORGANIZATION AND NATURE OF OPERATIONS (CONTINUED) 
 
Each hotel unit owner, at closing of title, also enters into a Rental Management Agreement to 
retain the Hotel Management Company or any Board-approved management company that will 
use commercially reasonable efforts to rent its unit from time to time to guests of the Hotel 
Condominium. 
 
Pursuant to individual unit management agreements entered into between the hotel unit owners 
and the Hotel Management Company, and rental management agreements entered into by the 
hotel unit owners, the room revenue net of certain costs, fees and expenses are paid to the hotel 
unit owner on a monthly basis. 

 
 
NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES  

 
FUND ACCOUNTING 
 
The Association’s governing documents provide certain guidelines for governing its financial 
activities.  To ensure observance of limitations and restrictions on the use of financial 
resources, the Association maintains its accounts using fund accounting.  The working capital 
fund is used to account for financial resources available for the general operations of the 
Association.  
 
CASH 
 
Cash is comprised of house funds maintained at the Hotel Condominium.   
 
CASH AND RESTRICTED CASH HELD BY THE SPONSOR 
 
Cash and Restricted cash held by the Sponsor is comprised of funds held in bank accounts 
under the name of the Sponsor.  These funds include cash accounts which are restricted as to 
withdrawal or use in accordance with the Association’s governing documents. 
 
At December 31, 2015, the amounts in the Cash held by the Sponsor were as follows: 

   
Sponsor Depository Account    $2,948,140 

  Operating Accounts                527,994 
  Disbursement Account                    65,438 
  Occupancy Tax Reserve Account             173,346 
  Insurance Reserve Account              427,096   
  Working Capital Reserve Account               844,356 
  Total Cash Held in Sponsor Accounts  $4,986,370 

 



TRUMP SOHO HOTEL CONDOMINIUM NEW YORK 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)  
 
CASH AND RESTRICTED CASH HELD BY THE SPONSOR (CONTINUED) 
 
The Restricted cash held by the Sponsor represents funds reserve for the acquisition or 
replacements of furniture, fixtures and equipment. 
 
On January 4, 2016, the funds held in the Sponsor’s Depository Account were disbursed to the 
Hotel’s operating account for the payment of liabilities and future expenses.    
 
RECEIVABLE 
 
The Association carries its accounts receivable at cost less allowance for doubtful accounts.  
The Association evaluates its accounts receivable and establishes an allowance for doubtful 
accounts, based on a history of past write-offs and collections combined with current credit 
conditions.   
 
RECOGNITION OF ASSETS  
 
The Association adopted the following accounting principles which are stated in the audit and 
accounting guide for Common Interest Realty Associations issued by the American Institute of 
Certified Public Accountants.  These principles are described as the prevalent practices 
followed by condominiums for recognizing common real property as assets. 
 
Real property and common areas acquired from the Sponsor and subsequent major repairs or 
improvements to such property are not recorded in the Association’s financial statements as 
assets because those properties are owned by the individual unit owners in common and not by 
the Association.  All other costs of repairs and maintenance are charged to expense as incurred.  
 
No general reserve fund is being established for the Association.  The Sponsor has elected not 
to provide for a general reserve fund to be used for capital replacements or repairs because the  
Hotel Condominium is newly constructed.  The Board, in its discretion, and subject to certain 
restrictions contained in the By-Laws, may decide in the future to create a general reserve fund 
by special assessment or by increases in common charges. 
 
OPERATING STOCK  
 
Hotel operating stock includes linen, guestroom supplies and uniforms.  Bulk purchases of 
operating equipment done in conjunction with the initial opening of the Hotel Condominium 
were capitalized as assets.  Subsequent replacement purchases are expensed.   



TRUMP SOHO HOTEL CONDOMINIUM NEW YORK 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)  
 
OWNER ASSESSMENTS  
 
Operating Common Charges and Overhead Common Charges 
 
Operating common charges are collected from all unit owners while overhead common charges 
are collected only from hotel unit owners. Both the operating common charges and the 
overhead common charges are used to defray the operational expenses of the Association.  The 
methods of allocation of the various common expenses are determined as appropriate by the 
Board. 
 
All hotel unit owners are required to pay the overhead common charges, even when a hotel unit 
owner does not use the Hotel Management Company as its agent to rent out its unit.  Overhead 
common charges are distinguished from operating common charges in that these relate solely 
to operating the business of the hotel and not to the maintenance of the Hotel Condominium.  
The overhead common charges relate to services that all transient guests and unit owners in 
occupancy receive the benefit of, such as guest relocation, security, debt collection, sales, 
promotion and marketing.  
 
Per Use Fees 
 
Per use fees are collected from hotel unit owners on the basis of actual occupancy of their unit. 
These charges are for nightly housekeeping, turn down service, nightly cleaning and amenity 
replenishment.  The cost may vary by room type and from time to time based on the demand 
for services from hotel guests.  
 
All Other Revenues 
 
All other revenues are recognized when earned. 
 
OWNERS’ INITIAL WORKING CAPITAL CONTRIBUTIONS 

 
Upon the initial acquisition of title to a hotel unit from the Sponsor, each owner of the 
Association is required to make a one-time, non-refundable working capital contribution in an 
amount equivalent to two months of common charges at the time of acquisition.  The amounts 
in the working capital fund may be held or used at any time for working capital, to make 
repairs or for such appropriate purposes as determined by the Board.  These contributions have 
been recorded as capital directly to the working capital fund in the accompanying financial 
statements. 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 
INCOME TAXES 
 
The Association through the Board may elect to be treated as a homeowners association within 
the meaning of Internal Revenue Code 528 (Section 528) and, therefore could elect to be 
exempt from federal income tax on common charges received from hotel unit owners.  In 
order for the Association to qualify and make such election, Section 528 requires among other 
things that 85% of the total square footage of all the hotel units within the Hotel Condominium 
be used by individuals for residential purposes and that the Association meets certain gross 
income and expenditure tests.  Since the Hotel Condominium is used for transient occupancy, 
the Association will not be eligible to make this election. 
 
The status of the Association for Federal, New York State and New York City income tax 
purposes is uncertain if the Association does not qualify under Code Section 528.    If the 
Association were to be taxed as a separate entity, it is unclear whether it would be taxable as a 
corporation or as a partnership.  
 
As of the date of this report, the Association intends to be taxed as a corporation.  However, 
the Association has not filed its federal, state and local tax returns since inception.  Therefore, 
the Association’s tax returns since inception are open and subject to examination.   The 
Association estimates the tax liability along with the associated penalties and interest for non-
filing since inception would be $103,000.  Such amount has not been recorded in the 
accompanying financial statements. 
 
USE OF ESTIMATES 
 
The preparation of financial statements in conformity with accounting principles generally 
accepted in the United States of America requires the Association to make estimates and 
assumptions that affect the reported amounts of assets and liabilities and the disclosure of 
contingent assets and liabilities at the date of the financial statements and the reported amounts 
of revenues and expenses during the period.  Actual results could differ from estimates and 
those differences may be significant. 
 
OPERATING LEASE 

 
The Association recognized rent expense on a straight-line basis over the non-cancellable term 
of the lease. 

 
SELLING AND MARKETING 
 
Selling and marketing costs are expensed as incurred. 
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NOTE 3 – PREPAID EXPENSES   
 

Prepaid expenses consist of the following at December 31, 2015: 
 

Insurance premiums $   188,311 
Contractor supply allowance 88,252 
Miscellaneous      146,208 

 
 

$   422,771   
 
 
NOTE 4 – DUE TO SPONSOR  

 
Due to Sponsor at December 31, 2015 represents the excess of the room revenues of the hotel 
units owned by the Sponsor, net of certain owner assessments charged by the Association and 
advances made on behalf of the Sponsor.  Approximately $2.9 million is payable to the 
Sponsor at December 31, 2015.     
 

 
NOTE 5 – COMMITMENTS  

 
LICENSE AND MANAGEMENT AGREEMENT 

 
In June 2007, the Sponsor on behalf of the Association entered into a hotel management 
agreement with Trump International Hotels Management, LLC (the “Hotel Management 
Company”) to provide various hotel services including reservations, housekeeping and 
concierge services.  Fees are management fees of 3.75% and corporate marketing fees of 2% of 
gross hotel operating revenues of the hotel-condominium operations.  The management 
agreement is for a fifteen-year term with an option to extend for two five-year terms.  During 
2015, the total management and corporate marketing fees incurred were approximately 
$3,161,000 of which approximately $176,000 is unpaid and included in accounts payable and 
accrued expenses in the accompanying balance sheet at December 31, 2015. 
 
OPERATING LEASES 

 
In July 2008, the Association entered into a non-cancelable lease agreement with Trinity 
Church of New York City to lease space used as an administrative office.  The lease 
commenced in February 2009 and expires in September 2024. The Association has obtained an 
irrevocable letter of credit in the amount of $300,000 in favor of the landlord as a security 
deposit for the lease.  In November 2011, the amount of the letter of credit was reduced and the 
Association provided a letter of credit amounting to $150,000, which is fully collateralized by 
cash. 
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NOTE 5 – COMMITMENTS (CONTINUED)  
 
As of December 31, 2015, the future minimum rent due are as follows: 
 

2016  $     492,000 
2017  492,000 
2018  492,000 
2019  512,000 
2020  532,000 
Thereafter      1,952,000 
  

$  4,472,000 
 
INSURANCE CLAIMS 

 
In November 2012, the Association suffered business interruption damages related to Super 
Storm Sandy and submitted an insurance claim for such damages.  In May 2013, the 
Association’s insurance carrier, Affiliated FM Insurance Company (“Affiliated”), denied 
coverage for its business interruption losses.  In June 2013, the Association sued Affiliated and 
Consolidated Edison Company of New York, Inc. in the Supreme Court of the State of New 
York seeking business interruption damages of $2,300,000.  In April 2016, the Association was 
awarded the settlement amount of $375,568 net of fees and expenses. 
 
 

NOTE 6 – EMPLOYEE BENEFIT PLAN  
 

The Association through the hotel management agreement with the Hotel Management 
Company is obligated under a multiemployer union pension plan, New York Hotel Trades 
Council and Hotel Association of New York City, Inc. Pension Plan, subject to the collective 
bargaining agreements terms with the Hotel Association of New York City and New York  
Motel Trades Council, AFL - CIO that cover its union-represented employees expiring on June 
30, 2026.  The risks of participating in multiemployer plans differ from those of single-
employer plans in the following respects: 

 

• Assets contributed to the multiemployer plan by one employer may be used to provide 
benefits to employees of other participating employers. 
 

• If a participating employer stops contributing to the plan, then the unfunded obligations of 
the plan may be borne by the remaining participating employers. 

 
• If the Association chooses to stop participating in the multiemployer plan, then it may be 

required to pay the plan an amount based on the underfunded status of the plan, referred 
to as a withdrawal liability. 
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NOTE 6 – EMPLOYEE BENEFIT PLAN (CONTINUED)  
 

Pension 
Fund EIN 

Pension 
Protection Act 

Zone Status 
2015 

FIP/RP Status 
Pending/Implemented Contributions 2015 

Surcharge 
Imposed 

      
001 Green Implemented $  876,000 No 

 
The Association’s participation in the plan for the year ended December 31, 2015 is outlined in 
the table above. Unless otherwise noted, the most recent Pension Protection Act zone status 
available in 2015 is for the plan’s year-end at December 31, 2015. There have been no 
significant changes that affect the comparability of the 2015 contributions. The Association’s 
contributions to the plan for the year ended December 31, 2015 represent less than 5% of the 
total contributions to the plan.   
 
The plan’s certified zone status under the Pension Protection Act of 2006 was “Green” for the 
plan year 2015, which determines that the funded ratio was greater than 80%.   The Association 
currently has no intention of withdrawing from the plan, however, the Association believes that 
required contributions to the plan for the foreseeable future are likely to increase above the 
contributions made in 2015.  Further, should the Association decide to withdraw from the plan, 
the withdrawal liability may be significant. Accordingly, as circumstances evolve, amounts 
recorded in the financial statements relating to this plan could have a material adverse effect on 
the Association’s financial condition and results of operations. 
 
The Association also contributes to a health benefits fund, New York Hotel Trades Council and 
Hotel Association of New York City, Inc. Health Benefits Fund, and a prepaid legal services 
fund, New York Hotel Trades Council and Hotel Association of New York City, Inc. Prepaid 
Legal Services Fund. The health benefits fund and prepaid legal services fund provide medical 
and legal benefits to eligible union employees in the hotel business as defined in the collective 
bargaining agreement. The Association contributed approximately $2,900,000 to the health 
benefits fund and approximately $43,000 to the prepaid legal services fund, for the year ended 
December 31, 2015. 
 
 

NOTE 7 – FUTURE MAJOR REPAIRS AND REPLACEMENTS  
 
The Association has not conducted a study to determine the remaining useful lives of the 
components of common property and estimates of the costs of major repairs and replacements 
that may be required in the future.  The Board also has not developed a plan to fund those 
needs.  When funds are required to meet future needs for major repairs and replacements, the 
Association has the option to borrow, increase common charge assessments, pass special 
assessments or delay repairs and replacements until funds are available.  The effect on future 
assessments has not been determined. 
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NOTE 8 – SUBSEQUENT EVENTS  
 
The Association evaluated all events and transactions that occurred after December 31, 2015 up 
through October 3, 2016, the date these financial statements were authorized for issue.  In April 
2016, the Association imposed two special assessments to its unit owners.  The first assessment 
was in the amount of $1,151,899 to reimburse the Association for the 2015 operating shortfall 
and the second assessment, in the amount of $488,378 to reimburse the Association for the 
capital improvements in 2015. 

  




