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We are pleased to enclose this financial report for 
Unico Boutique Office Portfolio (the “BOP” or the 
“Fund”) for the quarter ended March 31, 2022, and 
to provide an update on recent Fund activities.  

Executive Summary 
Office utilization continues to improve with the 
decline of the Omicron variant and removal of the last 
remaining government restrictions. Unico is seeing 
tenants establish targets for office reentry which has 
increased tour activity across BOP’s primary markets. 
In addition, flight to quality is a prevalent theme as 
strong tenants look to upgrade the quality of their 
space and image at a relatively good value. This trend 
will likely play well in our favor given (1) the BOP is 
centered in top-tier locations in our sub-markets and 
(2) the quality of BOP’s office vacancies.  

Although there are headwinds relating to inflation and 
supply chain constraints, the general outlook of the 
office sector remains promising as demand drivers for 
office space continue to improve including job 
growth, unemployment, and return to office trends.      

Major Leasing and Capital Projects 
Overview  
The general leasing strategy of the portfolio is focused 
on reaching a stabilized occupancy and getting out in 
front of near-term lease rollover. There is still a lot of 
leasing to be done in the portfolio with occupancy at 
82% as of Q1 2022. In addition, there are known 
vacates from our Portland assets totaling 54k sf, a 
market which is experiencing higher leasing 
headwinds relative to other BOP markets.   

Most of the capital work during the first quarter of 
2022 was focused around tenant improvement 

projects at Elephant Corral (15k sf of new leasing plus 
6k sf of spec suites), lobby upgrades to Lovejoy, and 
tenant improvement projects at the Pearl Street 
Portfolio (15k sf of retail leasing). 

Redemptions, Acquisitions, Dispositions 
& Financing 
In 2021, BOP received notice from two investors for 
their intent to redeem units totaling approximately 
18% of the Fund. Our liquidity plan will utilize the 
following sources:  

• Additional capital from new and existing BOP 
investors. 

• Increased financing: Pursue additional 
proceeds at the under-levered Elephant 
Corral, now with a stabilized occupancy 
and/or seek financing for the non-levered 
Washington Park Building ground lease 
position. In addition, the three Pearl Street 
loans (40% LTV) mature in 2022. We 
anticipate closing on the new loan for the 
Pearl Street portfolio in Q3 2022. 

• Asset sales/recapitalizations: Pursue the sale 
of three low yielding assets. (1) 2nd & Clayton 
which has a strong cash yield relative to its 
cost basis, but the development potential has 
substantially increased the market value 
making market yield decretive relative to 
Fund distributions. The property is under 
contract and is anticipated to close in June 
2022. (2) St. Elmo, a property with historically 
volatile occupancy, is now 100% leased which 
should receive peak pricing. (3) 2040 14th 
Street, a single building in the Pearl Street 
Portfolio. Despite strong investor interest in 
Boulder, traditional office leasing activity in 
downtown has been slow to return following 
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Covid. The property is trending 0% 
occupancy which provides a unique 
opportunity for a ~20k sf user to own and 
occupy an entire building in Downtown. 
Management is negotiating a PSA with an 
owner-user with an anticipated close in June 
2022. 

In addition, our JV partner in the Wynkoop Building, 
exercised their put option per the joint venture 
agreement which will require BOP to purchase their 
interest in June 2022. We are considering various 
options including marketing the property for sale as 
well as recapitalizing into a new venture which may 
provide additional liquidity for redemptions. 
Alternatively, we may utilize proceeds from sales or 
refinances to satisfy this obligation, which would 
reduce proceeds available for redemptions.  

The redemption price for each redeemed unit will be 
equal to the BOP’s Unit Price as of the end of the 
calendar year immediately preceding the Redemption 
Payment Date for such unit. The redemption price will 
be reduced for any distributions paid since year-end, 
which distributions are based on our annual valuation 
process, including independent third-party appraisals 
for each asset.   

 

 

 

 

 

 

Market Updates 
SEATTLE 

INVENTORY 
55.7 M SF in 
Downtown  
Seattle  

VACANCY 
RATES 
14.2% 
Direct 
19.3% Total 

NET ABSORPTION 
-389 K SF Quarterly 
-0.7% of Inventory 
 

RENTAL 
RATES 
$51.07 /SF 
Gross 
0.9% QoQ 
Increase 

NEW 
CONSTRUCTION 
0 SF Delivered 
YTD 

UNDER 
DEVELOPMENT 
984 K SF 

Source: JLL Q1 2022 Seattle / Puget Sound Office Insight 
Report 

The Puget Sound office leasing market experienced 
muted activity in the first quarter, given the 
emergence of the Omicron variant concerns and the 
reduction in large tech tenant deal flow. Total 
availability (direct and sublease) in Downtown Seattle 
increased 50 basis points quarter-over-quarter to 
19.3%, predominantly driven by a handful of large 
tenant move-outs. While overall availability increased, 
asking rental rates remain stable as sublease space has 
dramatically reduced by over 1.5 million SF year-over-
year in the broader Puget Sound market, now less 
than 4% of market inventory. High quality product 
continues to enjoy a disproportionate share of leasing 
activity with 80% of deals signed in the first quarter 
attributable to Class A buildings. Vacancy rates in 
downtown Seattle are nearly 100 basis points tighter 
in the Class A market as compared to the Class B 
market, further evidence of the thematic ‘flight to 
quality’. As the market recovers, demand for high 
quality office space is expected to support rental rates 
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amongst existing Class A product as inflationary 
pressures lift the cost of new construction and 
challenge developer conviction to build new product. 
Only 1.8 million SF of new product is expected to 
come online in the broader Seattle market (excluding 
Bellevue CBD) by the end of 2023, a modest 2.4% of 
existing inventory.  

PORTLAND 

INVENTORY 
31.0 M SF in 
Urban Core  

VACANCY 
RATES 
20.8% Direct 
22.1% Total 

NET ABSORPTION 
-249 K SF Quarterly 
-0.8% of Inventory 
 

RENTAL 
RATES 
$36.48 /SF 
Gross 
-1.1% QoQ 
Increase 

NEW 
CONSTRUCTION 
0 SF Delivered 
YTD 

UNDER 
DEVELOPMENT 
565 K SF 

Source: JLL Q1 2022 Portland Office Insight Report 

The Portland office market has begun to see signs of 
hope as employers have launched return to office 
plans in earnest, responding to waning restrictions 
and decreasing COVID cases. A ‘flight to the suburbs’ 
has transitioned to a ‘flight to quality’, where the 
Urban Core registered 78% of leases over 10,000 SF 
in the market in the first quarter. Despite positive 
momentum, absorption in the broader market is still 
negative, nearly -550,000 SF during the quarter with 
sublease availability increasing 220,000 SF since year-
end. In the past year, the overall asking rate in the 
CBD has seen a 2.5% decrease reflecting the increase 
in vacancy and higher concession packages have 
become more common. The Portland labor force has 
returned to pre-pandemic levels, sitting just 2.5% shy 
of the peak in February 2020, supporting a positive 

outlook for Portland’s office market return with 
several large leases set to commence in the second 
quarter.  

DENVER 

INVENTORY 
37.0 M SF in 
CBD  

VACANCY 
RATES 
21.2% Direct 
24.7% Total 

NET ABSORPTION 
-379 K SF Quarterly 
-1.0% of Inventory 
 

RENTAL 
RATES 
$39.89 /SF 
Gross 
-1.9% QoQ 
Increase 

NEW 
CONSTRUCTION 
0 SF Delivered 
YTD 

UNDER 
DEVELOPMENT 
783 K SF 

Source: JLL Q1 2022 Denver Office Insight Report 

Denver’s office market experienced positive net 
absorption for the first time since the onset of the 
pandemic. This was predominantly driven by a ‘flight 
to the suburbs’, as the suburban submarkets absorbed 
more than 500,000 SF during the quarter while the 
CBD lost nearly 400,000 SF. Despite total available 
space falling for the fourth consecutive quarter, the 
primary driver of absorption was attributable to 
sublease activity. As a result, direct absorption in 
Denver remained negative, marginally lifting direct 
vacancy to 17.9%. Looking forward, the Denver 
CBD’s primary headwinds are the popularity of 
suburban stock and the remaining presence of 
sublease availability. However, some investors remain 
steadfast in the belief that Denver CBD’s challenges 
are purely transitory, evidenced by the launch of a 
speculative, 700,000 SF development on the border 
of the Denver CBD and LoDo in April. As tenants 
approach lease expirations, space decisions will have 
to be made following a nearly two year period when 
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participants remained on the sidelines as market 
conditions evolved. There are currently 58 tenants 
with 20,000+ SF requirements active in the market, 
though the geographic disbursement of these 
requirements will inform how quickly the Denver CBD 
office market rebounds. 

LODO 

INVENTORY 
6.8 M SF in 
LoDo  

VACANCY 
RATES 
12.3% Direct 
15.5% Total 

NET 
ABSORPTION 
-10 K SF 
Quarterly 
-0.1% of Inventory 
 

RENTAL 
RATES 
$47.67 /SF 
Gross 
-0.1% QoQ 
Increase 

NEW 
CONSTRUCTION 
0 SF Delivered 
YTD 

UNDER 
DEVELOPMENT 
0 K SF 

Source: JLL Q1 2022 Denver Office Insight Report 

The LoDo Class A office market remains strong 
where the 9.6% direct vacancy rate is nearly 10 
points below the broader CBD Class A market. The 
spread between Class A and Class B total vacancy 
in LoDo remains punctuated at nearly 18 points 
favor of higher-quality product, compared to a 6 
point discrepancy in the broader CBD market. 

BOULDER 

INVENTORY 
6.5 M SF in 
Boulder  

VACANCY 
RATES 
12.3% 
Direct 
14.4% 
Total 

NET ABSORPTION 
122 K SF Quarterly 
1.9% of Inventory 
 

RENTAL 
RATES 
$37.22 /SF 
Gross 
-1.0% QoQ 
Increase 

NEW 
CONSTRUCTION 
0 SF Delivered 
YTD 

UNDER 
DEVELOPMENT 
0 K SF 

Source: JLL Q1 2022 Denver Office Insight Report 

Boulder office market conditions are improving 
with direct vacancy at 12.3%, a 260 basis point 
decrease from the prior quarter. In contrast to 
other suburbs, there is less than a 1% difference in 
direct vacancy between Class A and Class B 
vacancy in Boulder. Recent acquisitions in 
suburban Boulder by life science investors, such as 
Blackstone’s BioMed Realty and Beacon Capital 
Partners, follow a continuing trend of suburban 
office conversions that will reduce the availability 
of traditional office space by approximately 
1,000,000 SF. 
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Quarterly Distributions and Valuations 
The first quarter distribution was paid in April 2022 
and remained unchanged from the prior four quarters 
at $8.75 per unit. While we anticipate a similar level 
of distributions throughout 2022, changes to 
quarterly distributions will be evaluated each quarter. 
The first quarter Net Asset Value (“NAV”) for the BOP 
is equal to $1,448.42 per unit. 

 

 

Sincerely,  
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Investment Summary as of March 31, 2022 ($ in 000’s) 

 

1. Property values based on year-end appraisals plus capital expenditures as of 3/31/22  
2. Debt is based on the outstanding principal balances as of 3/31/2022 plus fair market debt adjustments.  
3. 64.5% of Pearl Street Portfolio and 60% of Wynkoop. 
4. Total LTV calculation accounts for non-controlling interests in Pearl Street Portfolio and Wynkoop. 
5. Unrealized Internal Rate of Return (IRR) is based on the original acquisition basis, distributions since inception, and equity as of 3/31/2022. Property level returns are before fund level expenses. 

BOP Total Unrealized IRR is after fund level expenses. Projected IRR is calculated based on returns through expected disposition.  
6. IRR is not calculated for properties purchased in the previous 18 months or Development properties. 
7. Wynkoop Non-Controlling Interest shown at cost. 
8. Sale price of Second & Clayton is not reflected in the FMV.

INVESTMENT 
SUMMARY 
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Debt Summary as of March 31, 2022 ($ in 000’s) 

1. Debt is based on the outstanding principal balances as of 3/31/2022 plus fair market debt adjustments. 
2. Interest rates for Elephant Corral, St. Elmo Building, Triangle/Fitzgibbons and Wynkoop are based on LIBOR (as of 3/31/22) plus their respective spread. Interest rates for 51 University and 

Pearl Street Portfolio represent weighted averages of interest rates based on current loan balances. 
3. Three separate loans with Principal Life Insurance and Life Insurance Company of the Southwest, with varying maturity dates in 2022. 
4. Represents 64.5% of Pearl Street Portfolio and 60.0% of Wynkoop. 
5. FMV Debt Balance decreased relative to Q4 2021 due to the rise of treasury rates, which has increased the value of BOP’s fixed rate debt.  

Portfolio Debt Maturity Schedule 

 

 

$0 M

$10 M

$20 M

$30 M

$40 M

$50 M

$60 M

2022 2023 2024 2025 2026

Near-term loan maturities include the following: 
1. Wynkoop – New Exp. 6/20/2022: Management executed another short-term 

extension which will expire in Q2 2022.  
2. Elephant Corral / St Elmo – Exp. 2022: Management intends to exercise our 

1-year extension option which will extend the loan to 2023 (leaving one 1-
year option) 

3. Pearl Street Portfolio – Exp. 2022: Management intends to refinance the 
portfolio’s three loans – we expect the opportunity to receive excess loan 
proceeds given the current loan-to-value (LTV) totals 41% 
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Geographic Distribution by FMV Equity 

 

   

 

 

 

 

Investment Lifecycle by FMV Equity 
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Portfolio Yield  
 

 
1. Unit Value represents the value as of March 31, 2022. 
2. 12-Month Trailing Return based on distribution on prior four quarters compared to beginning net 

asset value for same period. 
3. Since Fund Inception Return based on total distributions since inception compared to original 

acquisition basis of $1,000 per unit. The Fund commenced 6/10/14. 
4. Fund Total Gross Return and Fund Total Net Return are adjusted for timing differences associated 

with the accrual and payment of the quarterly distribution. 

 

Portfolio Occupancy¹ 

 
1. Occupancy based on weighted average of the BOP ownership.  
2. 2020 occupancy excludes Washington Park given Management was intentionally 

vacating tenants in anticipation of development. 2021 and 2022 occupancy include 
Washington Park because the ground lease commenced in the third quarter. 

Net Asset Value 

 
 

Investor Distributions 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    47,907   $    486  100% 
Debt 

 
 $   (22,819)  $  (232) -48% 

Net Balance Sheet   $         (442)  $       (4) -1% 
Equity   $    24,646   $    250  51% 

 

Property Information & Financing 
Investment Date: 6/10/2014  Lender: LISW 
Location: Seattle, WA  Amortization: 30 Year 
Description: Class B, Office  Fixed / Floating: Fixed  
Opportunity Type: Stabilized  Rate / Spread: 4.28%  
Square Feet: 98,484  Hedge: None  
Occupancy: 100%  Maturity Date: 6/10/2031 
   Extensions: None  

 

Investment Summary 
51 University is highlighted by its irreplaceable location in Seattle’s Waterfront District, which is in 
the process of undergoing a planned $4 billion redevelopment. The investment profile was originally 
defined by tremendous potential for enhanced cash flow and appreciation as leases roll to market 
after the viaduct removal and the waterfront redevelopment takes form, both of which have now 
occurred or are under way.  

Recent Activity and Outlook 
The local office furniture supplier (5k sf) who occupies part of the 2nd floor, has a lease maturity close 
to the adjacent Equity Residential (10k sf) of May 2022. We are marketing the entire ~15k sf as both 
a multi-tenant and single tenant opportunity. The amendment is out for Copperworks Distillery to 
expand into the adjacent retail vacancy. Copperworks will continue to utilize their existing space for 
production while the expansion space (6.4k sf) will be utilized as a cocktail bar. DLR (22k sf, 22% of 
the building) has begun tenant improvement work as part of their 10-year renewal signed in 2021. 
Upgrades to the waterfront are nearly halfway to completion, with a new pedestrian bridge, bike 
paths, and additional traffic lanes. 

51 UNIVERSITY 
Seattle, WA 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    51,270   $          430  100% 
Debt 

 
 $   (24,837)  $        (209) -48% 

Net Balance Sheet   $         (224)  $             (2) 0% 
Equity   $    26,209   $          220  51% 

 
Property Information & Financing 

Investment Date: 6/10/2014  Lender: N. American Co. for Life 
Location: Seattle, WA  Amortization: 30 Year 
Description: Class B, Office  Fixed / Floating: Fixed  
Opportunity Type: Stabilized  Rate / Spread: 4.33%  
Square Feet: 119,100  Hedge: None  
Occupancy: 88%  Maturity Date: 4/6/2023 
   Extensions: None  

 

Investment Summary 
The Logan Building’s fortress CBD location at Fifth & Union affords broad tenant appeal and the best 
downtown amenities Seattle has to offer. Unico acquired the property seeing value in converting its 
dated interiors and implementing a “plug-and-play” strategy for vacancies throughout the building in 
order to minimize go-forward capital bleed and substantially grow cash flow. 

Recent Activity and Outlook 
EllaMia (6.4k sf), who signed a lease to backfill the former Specialty’s space has experienced delays 
with their buildout which is now scheduled to complete in Q3 2022. Management agreed to terms 
with EllaMia to amend their lease and will be providing a tenant improvement allowance to the tenant 
in exchange for additional lease security and increased rent. Leasing activity for office vacancy has 
started to increase after the slowdown caused by the Delta and Omicron variants.  

LOGAN BUILDING 
Seattle, WA 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $   41,913   $          465  100% 
Debt 

 
 $  (23,600)  $        (262) -56% 

Net Balance Sheet   $          816   $               9  2% 
Equity   $   19,129   $          212  46% 

 
Property Information & Financing 

Investment Date: 6/10/2014  Lender: Wells Fargo 
Location: Portland, OR  Amortization: Interest-Only 
Description: Class A, Office  Fixed / Floating: Fixed 
Opportunity Type: Stabilized  Rate / Spread: 4.31% 
Square Feet: 90,086  Hedge: None 
Occupancy: 100%  Maturity Date: 7/11/2024 
   Extensions: None 

 

Investment Summary 
The Lovejoy is an office condominium located in the top three floors of a landmark 9-story office 
building situated in the Pearl District of downtown Portland.  The Property offers tenants new Class 
A quality LEED Gold Certified office space with garage parking, a 7th floor outdoor garden terrace, 
and, as one of few mid-rise office buildings in the Pearl District, views of downtown Portland, Mt. 
Hood, and the Columbia River. 

Recent Activity and Outlook 
Buchalter Ater Wynne (30k sf, or 33% of the building) extended its lease for two months and vacated 
at the end of April 2022. The tenant determined they will downsize and relocate to a different 
building. Our brokerage team is marketing the floor as both a single tenant and multi-tenant 
availability. Although leasing has been slow from full floor tenants, there has been preliminary interest 
from several tenants interested in leasing 10-15k sf of the floor. During the quarter, management 
completed a refresh of the main lobby to improve the path of travel for prospective tenants touring 
the full floor vacancy.  

 
 
 

LOVEJOY 
Portland, OR 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    29,500   $          615  100% 
Debt 

 
 $   (15,871)  $        (331) -54% 

Net Balance Sheet   $          112   $               2  0% 
Equity   $    13,741   $          286  47% 

 
Property Information & Financing 

Investment Date: 6/10/2014  Lender: Principal 
Location: Portland, OR  Amortization: 30 Year 
Description: Class A, Mixed Use  Fixed / Floating: Fixed 
Opportunity Type: Stabilized  Rate / Spread: 3.99% 
Square Feet: 48,000  Hedge: None 
Occupancy: 100%  Maturity Date: 7/1/2030 
   Extensions: None 

 

Investment Summary 
Pearl Safeway represents a 48,000-sf retail condominium developed in 2008 and anchored by a long-
term lease with Safeway.  The investment thesis has been to generate stabilized cash flows, achieved 
via a lack of market exposure until 2028 when Safeway's lease (98% of occupancy) expires, and the 
property's long-term fixed rate refinancing. 

Recent Activity and Outlook 
Safeway continues to perform, and the property has nominal market exposure until their lease 
expires in 2028. 

PEARL SAFEWAY 
Portland, OR 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    26,051   $          346  100% 
Debt 

 
 $   (13,536)  $        (180) -52% 

Net Balance Sheet   $          206   $               3  1% 
Equity   $    12,721   $          169  49% 

 
Property Information & Financing 

Investment Date: 6/10/2014  Lender: 
Unum Life 
Insurance  

Location: Portland, OR  Amortization: 25 Year 
Description: Class B+, Office  Fixed / Floating: Fixed 
Opportunity Type: Stabilized  Rate / Spread: 3.87% 
Square Feet: 75,386  Hedge: None 
Occupancy: 71%  Maturity Date: 7/1/2031 
   Extensions: None 

 

Investment Summary 
The Rivertec Building is located in the sought-after Pearl District of downtown Portland. An adaptive 
reuse of a historic building, the Property exemplifies the ‘creative’ style office space sought by the 
local tenant base and has historically seen deep tenant demand despite modest capital investment in 
tenant improvements. 

Recent Activity and Outlook 
Management completed space prep for the 1st floor vacancy (22k sf) including removing partition walls, 
concrete floor polishing, painting the ceiling, and installing temporary lighting to improve the tour 
experience. Management intends to host a broker open house in Q2 2022 to increase the vacancy’s 
exposure to the market. Vacasa will continue to lease their remaining space (25k sf) until their lease 
expires in November 2022 which would cause occupancy to trend to approximately 40%. 

RIVERTEC 
Portland, OR 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    10,185   $        498  100% 
Debt 

 
 $      (4,759)  $       (233) -47% 

Net Balance Sheet   $       4,342   $        212  43% 
Equity   $       9,768   $        478  96% 

 
Property Information & Financing 

Investment Date: 6/10/2014  Lender: Huntington Bank 
Location: Denver, CO  Amortization: Interest-only 

Description: 
Class B+, Mixed 
Use  Fixed / Floating: Floating 

Opportunity Type: Stabilized  Rate / Spread: LIBOR + 2.25% 
Square Feet: 20,442  Hedge: N/A  
Occupancy: 100%  Maturity Date: 5/31/2022 
   Extensions: 2 x 1 year extensions 

 

Investment Summary 
The St. Elmo Building comprises a boutique three-story renovated historic property in the LoDo 
District of downtown Denver, Colorado. This location is highlighted by its centrality in the heart of 
LoDo, just two blocks from the Union Station intermodal mass transit hub. Built in 1896 and 
substantially renovated in 2007, the Property features office space over street level retail.   

Recent Activity and Outlook 
The asset has been taken out to market now that the building is fully leased. We have the opportunity 
to sell the property at peak value (the LoDo submarket has held up during the pandemic) and reduce 
BOP’s exposure to an asset that has been highly volatile. We anticipate a sale to close in Q3 or Q4 of 
2022.

ST. ELMO BUILDING 
Denver, CO 
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1. Sale price of Second & Clayton is not reflected in the FMV 
 

Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    21,401   $      1,365  100% 
Debt 

 
 $   (10,121)  $        (646) -47% 

Net Balance Sheet   $         (603)  $           (38) -3% 
Equity   $    10,677   $          681  50% 

 
 

Property Information & Financing 
Investment Date: 9/17/2015  Lender: Washington Capital 
Location: Denver, CO  Amortization: Interest-only 
Description: Class B, Mixed Use  Fixed / Floating: Fixed  
Opportunity Type: Stabilized  Rate / Spread: 4.80% 
Square Feet: 15,675  Hedge: None  
Occupancy: 100%  Maturity Date: 4/1/2025 
   Extensions: None  

Investment Summary 
Second & Clayton consists of a mixed-use complex situated in the heart of the Cherry Creek retail core 
in Denver. The asset is highlighted by the following three factors 1) location, 2) long-term leases 
affording attractive cash returns, and 3) a cost basis in the Property equivalent to land value given the 
underdeveloped state of the building and a larger zoning envelope (a product of an up-zone).  

Recent Activity and Outlook 
The sale of Second & Clayton is under contract to close in June 2022. Since acquiring the asset in 
2015, Unico negotiated a removal of a parking easement with the Cherry Cricket restaurant 
unlocking the development potential of the site. The development potential substantially increased 
the value of the asset in a submarket that has only improved during the pandemic. Although 
projected cash yields are strong relative to our cost basis, the cash yield on market value is a drag 
on go-forward portfolio market returns. Prior to a widely marketed process, the Cherry Cricket and 
BMC Investments each showed strong interest in the acquisition creating a competitive bid 
environment. The Cherry Cricket was awarded the deal after submitting an offer with a $25.15M 
purchase price and a $750,000 non-refundable deposit upon signing of the PSA.  
 

SECOND & CLAYTON 
Denver, CO 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    19,473   $          333  100% 
Debt 

 
 $      (9,432)  $         (161) -48% 

Net Balance Sheet   $      (3,218)  $           (55) -17% 
Equity   $       6,823   $          117  35% 

 
Property Information & Financing 

Investment Date: 2/5/2016  Lender: Huntington Bank 
Location: Denver, CO  Amortization: Interest-only 
Description: Class B+, Office  Fixed / Floating: Floating 

Opportunity Type: 
Nearing 
Stabilization  Rate / Spread: LIBOR + 2.25% 

Square Feet: 58,511  Hedge: N/A  
Occupancy: 88%  Maturity Date: 5/13/2022 
   Extensions: 2 x 1 year extensions 

 

Investment Summary 
The Elephant Corral is a historic office property located in the LoDo submarket of Denver, CO. While 
under-managed upon acquisition, since taking ownership Unico has worked to improve the asset’s 
profile by completing a renovation of the plaza and common areas, modernizing the interiors, and 
signed a lease with Strava for nearly one third of the net rentable area.  

Recent Activity and Outlook 
Tenant improvements for Quotewizard (10k sf) and Tonic Inc. (5k sf)  were completed in April. Both 
tenants commenced at the beginning of May. There are three remaining vacancies, all of which are 
located in the lower level. Spec suite buildouts for two of the vacancies totaling 4.8k sf are underway. 

 

ELEPHANT CORRAL 
Denver, CO 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $ 195,123   $            523  100% 
Debt 

 
 $   (79,003)  $           (212) -40% 

Net Balance Sheet   $       2,111   $                 6  1% 
Equity   $ 118,231   $            317  61% 
Non-Controlling 

 
 $   (76,242)  $           (205) -39% 

Net Equity 
 

 $      41,989   $             113  22% 
 
Property Information & Financing 

Investment Date: 3/29/2018  Lender: Multiple 
Location: Boulder, CO  Amortization: 30 Year 
Description: Class A, Mixed Use  Fixed / Floating: Fixed 

Opportunity Type: 
Nearing 
Stabilization  Rate / Spread: 3.64% - 4.85% 

Square Feet: 372,817  Hedge: None 
Occupancy: 68%  Maturity Date: Multiple - 2022 
   Extensions: None 

Investment Summary 
The Pearl Street Portfolio is a “once in a generation” collection of new and historic rehab buildings in 
the tightly constrained Pearl Street pedestrian mall in Boulder, CO.  The overall strategy will focus on 
maintaining a steady cash flow but will also look at repositioning the Portfolio as institutional quality 
real estate located in the heart of Boulder’s lifestyle center. Post-stabilization and repositioning, the 
Portfolio stands to benefit from enduring cash flows for years to come.  The Pearl Street Portfolio was 
purchased and capitalized into a joint venture, of which the BOP holds a 35.5% interest. 

Recent Activity and Outlook 
Office activity has started to increase in Downtown Boulder resulting in 35k sf of new prospect 
proposals for our office vacancies. A majority of the current vacancy in the portfolio are larger block 
spaces at Crystal Building, Citizens National Bank Building (CNBB), 1600 Pearl, and 1738 Pearl which 
have historically been highly desirable space in the downtown submarket. In contrast, the retail market 
continues to be strong in Downtown Boulder. Management signed approximately 24k sf of new retail 
leases in 2021 and there continues to be interest for our remaining retail vacancies. JLL has taken the 
asset out to market for the financing of the portfolio to secure short-term debt that will provide go 
forward funding towards leasing costs. Unico completed a short-term extension with the existing 
lender to accommodate the timing of the new loan. Finally, management is anticipating the sale of 
2040 14th Street (5% of the rentable sf of Pearl Street) to close in Q2 2022. 

Boulder, CO 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    30,916   $   702  100% 
Debt 

 
 $   (19,000)  $  (431) -61% 

Net Balance Sheet   $          338   $         8  1% 
Equity   $    12,254   $   278  40% 
Non-Controlling 

 
 $   (10,978)  $  (249) -36% 

Net Equity 
 

 $        1,276   $       29  4% 
 
Property Information & Financing 

Investment Date: 12/17/2019  Lender: Huntington Bank 
Location: Denver, CO  Amortization: Interest-only 
Description: Class B+, Office  Fixed / Floating: Floating  
Opportunity Type: Development  Rate / Spread: SOFR + 2.50%  
Square Feet: 44,045  Hedge: N/A  
Occupancy: 0%  Maturity Date: 6/20/2022 
   Extensions: None  

 

Investment Summary 
Wynkoop includes a historic office building and the aggregation of a ~25,000 sf development site in 
the LoDo submarket of Denver, CO.  The project was recapitalized into a 40%/60% joint venture with 
Partners Group in December 2019. 

Recent Activity and Outlook 
Partners Group, who owns a 60% interest in the Wynkoop Building, exercised their put option per the 
joint venture agreement. Given the put option, the asset has been taken out to market. This will require 
BOP to purchase their interest at cost ($11 million) in June 2022. Management amended the JV 
agreement in order to push out the timing of the purchase date by 6 months from December 2021 to 
June 2022. Occupancy in the existing building is trending to 0% with the known vacate of Messner & 
Reeves in Q4 2022. There has been strong tour activity on the existing vacancy in addition to several 
groups requesting full building lease proposals.    

WYNKOOP 
Denver, CO 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    32,059   $   222  100% 
Debt 

 
 $   (21,785)  $(151) -68% 

Net Balance Sheet   $          204   $      1  1% 
Equity   $    10,477   $     72  33% 

 
Property Information & Financing 

Investment Date: 5/15/2019  Lender: Natixis RE Capital 
Location: Seattle, WA  Amortization: Interest-only 
Description: Class B, Office  Fixed / Floating: Fixed 

Opportunity Type: 
Nearing 
Stabilization  Rate / Spread: 4.20% 

Square Feet: 144,715  Hedge: None 
Occupancy: 69%  Maturity Date: 3/5/2025 
   Extensions: None 

Investment Summary 
Colman Building is a historic office building located in the Waterfront submarket of Downtown Seattle.  
The investment provides a cash flow floor based on its existing operations with an upside path to 
appreciation and enhanced cash flow through redevelopment.  We intend to operate the building as-
is in the interim with minimal capital bleed until the right time is determined to change course for a 
redevelopment play. 

Recent Activity and Outlook 
Our leasing strategy at the property has focused on low-cost deals that will preserve landlord flexibility 
if and when we choose to redevelop the building. Unico is performing a feasibility study to determine 
whether the property could be redeveloped into a multifamily project. Initial indications are that the 
building would yield approximately 200 apartment units and that the strategy may be viable. This 
execution would allow us to capitalize on the bones of the building which are well-suited for    
multifamily. 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    15,207   $   401  100% 
Debt 

 
 $    (8,314)  $ (219) -55% 

Net Balance Sheet   $            32   $      1  0% 
Equity   $     6,925   $   183  46% 

 
Property Information & Financing 

Investment Date: 9/23/2019  Lender: Washington Capital 
Location: Seattle, WA  Amortization: Interest-Only 
Description: Class B, Mixed Use  Fixed / Floating: Fixed  
Opportunity Type: Development  Rate / Spread: 5.25%  
Square Feet: 37,897  Hedge: N/A  
Occupancy: 93%  Maturity Date: 12/1/2023 
   Extensions: None  

 

Investment Summary 
The Korn Walker Block represents the aggregation of six properties completing a contiguous half 
block property in the Pioneer Square neighborhood of Seattle. Five of the buildings were acquired by 
BOP in two separate transactions occurring in September and October of 2019. The sixth building 
was acquired in February 2020.  The primary investment thesis is to operate as a yielding investment 
in BOP for roughly two years while we go through the entitlement process and develop the site into 
an institutional quality office asset. 

Recent Activity and Outlook 
Our go-forward leasing strategy is focused on maintaining occupancy with short term “as-is” renewals 
to maintain longer term flexibility if and when we choose to redevelop the block. Regarding a potential 
redevelopment of the Korn Walker block, our current focus is geared towards securing additional 
square footage as the project team believes this will be necessary to reach sufficient returns. This 
process will include discussions with the Pioneer Square Preservation Board and National Parks 
Service as the changes will require their approval. 

  

KORN WALKER 
Seattle, WA 
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    16,200   $  310  100% 
Debt 

 
 $               -   $       -  0% 

Net Balance Sheet   $          135   $       3  1% 
Equity   $    16,335   $ 313  101% 
     

Property Information & Financing 
Investment Date: 4/17/2019  Lender: N/A 
Location: Seattle, WA  Amortization: N/A 
Description: Class B, Office  Fixed / Floating: N/A 
Opportunity Type: Development  Rate / Spread: N/A 
Square Feet: 52,208  Hedge: N/A  
Occupancy: 100%  Maturity Date: N/A 

   Extensions: N/A 
Investment Summary 
Originally built in the 1890’s, the Washington Park Building represents a rare opportunity to access 
exposure to Pioneer Square, a submarket where demand fundamentals have vastly outpaced new 
supply. The property consists of 36,000 sf between five stories including a basement. Unico intends 
to redevelop the building, growing the size to 53,290 sf after renovation is complete by adding a 
penthouse and mezzanine levels on each floor.  

Recent Activity and Outlook 
Through a ground lease structure, BOP has locked in a long-term and stable cash flow while removing 
development risk related to the office renovation. The asset remains on-schedule for a 12-month 
construction period followed by five months of build out for the tenant improvements, which will 
allow the property to welcome tenants in early Q1 2023.  
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Asset Level Capitalization 
  

Fair Market Value    
PSF % 

Asset 
 

 $    21,402   $   385  100% 
Debt 

 
 $   (11,000)  $(198) -51% 

Net Balance Sheet   $          685   $     12  3% 
Equity   $    11,087   $   199  52% 

 
Property Information & Financing 

Investment Date: 1/30/2020  Lender: Huntington Bank 
Location: Portland, OR  Amortization: Interest-only 
Description: Class B+, Office  Fixed / Floating: Floating 
Opportunity Type: Stabilized  Rate / Spread: LIBOR + 2.25% 
Square Feet: 52,967  Hedge: N/A  
Occupancy: 74%  Maturity Date: 1/30/2023 
   Extensions: 2 x 1-year extensions 

 

Investment Summary 
The Portfolio consists of the following components: 1) the Fitzgibbons Glass Building, a 37,330-sf 
creative office building that offers a 1.6/1,000 sf parking ratio through its adjacent surface lot, and 2) 
the Triangle Building, a 18,312-sf creative office building that offers a 1.5/1,000 sf parking ratio 
through encircling stalls. Both buildings have received full structural upgrades and are situated in a 
path-of-growth in Portland’s Northwest District. Both buildings have been renovated in recent years 
and have open, creative buildouts that should warrant low re-tenanting cost in future years. 

Recent Activity and Outlook 
Management executed the expansion of a first-floor tenant by 2k sf and extended their lease by 5 
years.  Additionally, we agreed to terms for 4k sf for a 1-year renewal. The Fitzgibbons property team 
hosted a broker open house, and we had a great turnout, we anticipate it will result in an increase of 
tour activity at the 2nd floor vacancy.  

  

TRIANGLE/FITZGIBBONS 
BUILDINGS 
Portland, OR 
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Balance Sheets (in thousands) 
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Statements of Operations (in thousands)  
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Statements of Owners’ Equity (in thousands) 
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Statements of Cash Flows (in thousands) 
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Statements of Cash Flows (in thousands) Continued 
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Certain economic, financial market and real estate market information contained in the Letter to the Investors have 
been obtained from published sources. While such information is believed to be reliable, none of the Fund, the 
General Partner or any of their respective affiliates, agents or representatives assumes any responsibility for, or 
makes any representation or warranty, express or implied, with respect to, the accuracy of such information.  

Certain information contained herein represents or is based upon forward-looking statements or information, 
including descriptions of anticipated market changes, projected returns from unrealized investments and 
expectations of future activity. Certain forward –looking statements can be identified by the use of forward-looking 
terminology such as “may,” “can,” “will,” “would,” “seek,” “should,” “expect,” “anticipate,” “project,” estimate,” “intend,” 
“continue,” “target” or “believe” or the negatives thereof or other variations thereon or comparable terminology. Due 
to various risks and uncertainties, actual events or results or the actual performance of the Fund may differ materially 
from those reflected or contemplated in such forward-looking statements. Therefore, undue reliance should not be 
placed on such forward-looking statements and information.  
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Unico Investment Group LLC 
1215 Fourth Avenue, Suite 600 
Seattle, WA 98161 
(206) 628-5050 
www.unicoprop.com 
 
  
Kris Hansen 
Sr. Asset Manager 
(206) 373-7195 
krish@unicoprop.com 

 

Courtney Jolicoeur, CPA 
Chief Financial Officer 
(206) 628-5099 
courtneyj@unicoprop.com 
 
 
Ned Carner 
Chief Investment Officer 
(206) 628-6925 
nedc@unicoprop.com 
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INFORMATION 

http://www.unicoprop.com/
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