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I. Letter to Investors 
 
November 29, 2022 

Dear Investor: 

We are pleased to enclose this financial report for Unico Northwest Fund VI (the “Fund”) for the quarter 
ended September 30, 2022, and to update you on the activities of the Fund.   

Leasing Update 

Leasing activity continued its strong momentum in the third quarter. Two new leases were signed on the 
3rd floor (2,908 sf and 7,928 sf), and there is an LOI for space on the 11th floor (8,612 sf). Combined, 
this brings year-to-date leasing activity to 33,719 sf. The recent activity has resulted in the leasing of 
most third-floor spec suites. We are planning to buildout additional spec units on the 11th floor so we 
can continue the current strategy of delivering move-in ready spaces for tenants with smaller space 
requirements.  

Subsequent to quarter end, a comprehensive giveback agreement was signed with Century Link that 
includes a $2.2M payment for takeback of the 11th floor, release of 110 parking spaces, early access for 
construction on their remaining space, and a pre-arranged termination fee on the remainder of their space 
for $0.80 per $1.00 of the present value of their remaining lease obligation. Future takebacks are at 
landlords’ discretion and can be for either partial or full floors. At the time agreement was executed, 
62% of the 11th floor was already leased or under LOI. 

As of September 30, 2022, leased occupancy was up three percent to 87%; however, this figure declined 
to 82.1% after factoring in the Century Link giveback of the 11th floor. Despite the decline in occupancy, 
the property is better positioned as the giveback agreement provides the funds to complete landlord and 
tenant improvements that enable the property to convert shadow vacancy to long-term tenancy.  

The property’s loan matures on January 7, 2023, and we have broadly marketed the debt while pursuing 
a loan extension with the existing lender.  The existing lender has expressed a willingness to extend the 
loan at substantially better terms than available in the open market.  We are optimistic that we will 
finalize the terms in the next couple weeks. 

Data Center 

We advanced drawing of the data center to schematic design at a cost for $1.1 million which was 
$900,000 below budget.  In the design and entitlement process the city expressed an openness to grant a 
zoning variance that would allow the owner to expand the on-site parking garage.  As a result, we may 
be able to meet the parking needs of the tower without developing the multi-family and we have paused 
the design and entitlement of the data center pending the city’s final determination on a standalone 
parking structure. 
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Distributions 

The Fund does not anticipate making distributions in 2022 as WeWork’s TI credit will offset rental 
payments through April 2023. We will evaluate 2023 distributions when we have better visibility on the 
pending loan refinance and data center development. 

Salt Lake City Market Update 

The Salt Lake City office market continues to see vacancy climb and an increase in the number of tenants 
relocating to the suburbs. Overall leasing volume was at its lowest level since the fourth quarter of 2020 
which led to 210,000 SF of negative net absorption in the third quarter. Tenants are expected to continue 
to capitalize on the value of lower sublease rental rates in primarily Class A properties as a ‘flight to 
quality’ theme persists. As a result of deliveries during the quarter, the construction pipeline has 
decreased to 623,000 SF, an all-time low after over a decade of totaling more than 1.2 M SF at any time. 
This decrease in new construction may lead to rent growth as the supply of high-quality inventory 
tightens. Although the office market continues to face headwinds, Salt Lake City’s economy remains 
strong and the diverse tenant base continues to grow as new companies come to market. 

Thank you again for your commitment to Unico Northwest Fund VI. If you have any questions, please 
contact me at your convenience. 

Sincerely, 

 
 
 
Ned Carner 
Portfolio Manager 
Chief Investment Officer 
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II. Investment Summary 
250 Tower & Data Center – Salt Lake City, UT 

Investment Summary 
The Fund acquired 250 Tower & Data Center in March 2017 for $53.9 million.  At acquisition, the 
Tower and Data Center were 44% and 6% occupied, respectively, with the prior owner (CenturyLink) 
as the sole occupant.  The investment thesis was to reposition the Tower to further differentiate the 
property and complete the lease-up within three years. Elevated pricing in the SLC market had precluded 
demolition of the existing Data Center structure and ground-up development from achieving appropriate 
returns. However, recent feasibility studies concerning the re-use of the existing structure indicate an 
attractive return profile for multifamily development.   

 
Recent Activity and Outlook 
The Tower’s existing loan matures in January 2023. Although the Tower does not meet the minimum 
required debt yield for an extension as defined in the loan agreements, we are in discussions with the 
Lender to determine viable alternatives to extend the debt by 12 months. We are optimistic that we can 
negotiate an agreement with the existing lender; however, we are pursuing new debt options in tandem 
to protect against unforeseen event risk. Our goal is to either refinance or extend the existing loan in 
December 2022.  

Property Information Financing
Location: Salt Lake City, UT Lender: LoanCore Capital
Exisiting Use: Office Amortization: Interest Only
Opportunity Type: Lease-Up/Redev. Fixed / Floating: Floating

Square Feet1: 370,734 Rate / Spread: LIBOR + 3.0%
Description: Class A- Hedge: 3.50% LIBOR Strike Cap 
Investment Date: 3/1/2017 Maturity Date: 1/9/2023
Occupancy at Close1: 44% Extensions: 1-1 year ext.
Occupancy / Leased1: 75% / 82%

Initial Investment (000s) Inception to Date Activity (000s) Estimated Market Value (000s)

Real Estate Value $53,900 Committed Equity $35,000 RE Value - Tower2 $90,092

Closing Costs/Fees 1,750 Subordinate Equity 1,030 RE Value - Data Center2 17,941

Cash/Reserves 8,550 Total Commited Equity 36,030 Total RE Value $108,033

Total Assets $64,200 Invested Equity 35,000 Net Balance Sheet 1,484            

Debt (39,200)               Invested Subordinate Equity 757 Total Assets 109,517

Equity $25,000 Total Invested Equity 35,757 Debt (55,159)        

Investors 24,000 Return of Equity 0 Equity $54,358

Unico 1,000 Adjusted Equity $35,757

Operating Distributions $0

Asset Management Fees $1,809

(1) Tower only, excludes Data Center development
(2) Property valued based on 12/31/2021 internal valuation plus capital expenditures to date.
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III. Unaudited Financial Statements for the 
Period Ended September 30, 2022 

Consolidated Balance Sheets (in thousands) 

 

  

September 30, 2022 December 31, 2021
ASSETS

Real estate assets, net 57,028$                      58,817$                      
Cash 1,448                          576                             
Restricted cash 1,996                          220                             
Accounts receivable, net 54                               220                             
Deferred costs, net 2,627                          2,783                          
Intangible assets, net 3,259                          3,773                          
Deferred rent receivable 7,561                          6,558                          
Other assets 304                             143                             

Total assets 74,277$                      73,090$                      

LIABILITIES AND OWNERS’ EQUITY
Mortgage notes payable, net 55,042$                      53,394$                      
Accounts payable and accrued expenses 659                             624                             
Real estate taxes payable 843                             -                                  
Accrued interest payable 233                             209                             
Other liabilities 585                             484                             

Total liabilities 57,362                        54,711                        

Commitments and contingencies

Owners' equity 16,915                        18,379                        
Total liabilities and owners' equity 74,277$                      73,090$                      
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Consolidated Statements of Operations (in thousands) 

 

 

 
 

 
  

2022 2021 2022 2021

2,088$                                           1,880$                         5,875$                      5,211$                          
90                                                  124 269                           240                               

2,178                                             2,004                           6,144                        5,451                            

1,044                                             897 3,124                        2,424                            
607                                                650 1,796                        1,728                            
286                                                314 862                           942                               
88                                                  88 262                           262                               
19                                                  14 84                             55                                 

2,044                                             1,963                           6,128                        5,411                            

Net operating income (loss) 134                                                41                                16                             40                                 

Interest expense, net (846)                                               (739)                             (2,312)                      (2,127)                           
Unrealized gain (loss) on interest rate cap 35                                                  (2)                                 75                             (1)                                  

(811)                                               (741)                             (2,237)                      (2,128)                           

Net loss (677)$                                             (700)$                           (2,221)$                    (2,088)$                         

Operating expense recoveries
Total revenues

Operating expenses:

Revenues:

Rental and other income

Three Months Ended September 30, Year to Date September 30,

Depreciation and amortization
Property operating

General and administrative
Total operating expenses

Other income (expense): 

Real estate taxes
Asset management fees

Net other expense
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Consolidated Statements of Owners’ Equity (in thousands) 

 

  

 Unico Northwest 
Fund VI Investment 

LLC  Investors Total

Balance January 1, 2021 846$                          20,315$              21,161$              

Net loss (111)                           (2,671)                 (2,782)                 

Balance, December 31, 2021 735$                          17,644$              18,379$              

Contributions1
757                            - 757                     

Net loss (89)                             (2,132)                 (2,221)                 

Balance, September 30, 2022 1,403$                       15,512$              16,915$              

1. The capital contribution is Unico's subordinate equity in accordance with the amended LPA.
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Consolidated Statements of Cash Flows (in thousands) 

 

2022 2021
Cash flows from operating activities:

Net loss (2,221)$                        (2,088)$                      
Adjustments to reconcile net loss to net cash 

provided by operating activities:
Depreciation and amortization expense 3,098                           2,399                         
Amortization of deferred financing costs 351                              350                            
Unrealized (gain) loss on interest rate cap (75)                               1                                
Changes in assets and liabilities:

Accounts receivable, net 166                              426                            
Deferred rent receivable (1,003)                          (1,350)                        
Other assets (86)                               121                            
Accounts payable and accrued expenses (208)                             (268)                           
Real estate taxes payable 843                              918                            
Interest payable and other liabilities 125                              179                            

Net cash provided by operating activities 990                              688                            

Cash flows from investing activities:
Capital expenditures and leasing costs on real estate assets (396)                             (2,175)                        

Net cash used in investing activities (396)                             (2,175)                        

Cash flows from financing activities:
Contributions 757                              -                                 
Proceeds from mortgage notes payable 1,297                           1,023                         

Net cash provided by financing activities 2,054                           1,023                         

Net increase (decrease) in cash 2,648                           (464)                           

Cash and cash equivalents and restricted cash, beginning of period 796                              4,109                         

Cash and cash equivalents and restricted cash, end of period 3,444$                         3,645$                       

Reconciliation of cash and cash equivalents and restricted cash
Cash and cash equivalents at beginning of period 576$                            3,612$                       
Restricted cash at beginning of period 220                              497                            
Cash and cash equivalents and restricted cash at beginning of period 796$                            4,109$                       

Cash and cash equivalents at end of period 1,448$                         2,422$                       
Restricted cash at end of period 1,996                           1,223                         
Cash and cash equivalents and restricted cash at end of period 3,444$                         3,645$                       

Supplemental schedule of cash flow information:
Cash paid for interest 1,937$                         1,760$                       

Supplemental disclosure of noncash investing activities:
Accrued capital expenditures 309$                            796$                          

Year to Date September 30,
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Disclaimer 

Certain economic, financial market and real estate market information contained in the Letter to 
Investors has 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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Exhibit A. Contact Information 

 

 

Unico Investment Group LLC 

1215 Fourth Avenue, Suite 600 

Seattle, Washington 98161 

(206) 628-5050 

www.unicoprop.com 

 

 

Ned Carner 

Chief Investment Officer / Portfolio Manager 

Tel: (206) 628-6925 

Email: nedc@unicoprop.com 

 

Brian Tyler, CFA 

Associate Asset Manager 

Tel: (206) 628-6925 

Email: mailto:briant@unicoprop.com 

 

Courtney Jolicoeur, CPA 

Chief Financial Officer 

Tel: (206) 628-5099 

Email: courtneyj@unicoprop.com 
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