
SUPPLEMENTAL TO CONFIDENTIAL PRIVATE PLACEMENT MEMORANDUM 
 

FreeUp Storage DFW Portfolio, LLC, a Wyoming Limited Liability Company 
 

November 22, 2021 
 

This Addendum to a Confidential Private Placement Memorandum (the “Addendum”) is 
effective as of November 22, 2021 (the “Effective Date”) and supplements the Amended 
Confidential Private Placement Memorandum of FreeUp Storage DFW RM Portfolio, LLC 
(the “Offering Memorandum”) dated as of September 8, 2021. If there is a conflict between the 
Offering Memorandum and this Addendum, the content of this Addendum shall be considered 
current.  
 
Background: The purchase of the DFW Portfolio of properties has been delayed, as a result of 
lender complications with Ladder Capital and Benefit Street, two lenders with terms comparable 
to those used in the original underwriting financial model.  In the meantime, the Sponsor, 
Spartan Investment Group, LLC (“Spartan”) has purchased 4 of the 18 portfolio Properties, and 
purchased the remaining properties on November 24, 2021 with a different lender, BRMK 
Lending, LLC. 
 
The initial capital provider, Ladder Capital, was constrained by the insurable value of the 
property.  The insurable value of a single-story self-storage facility is determined by the 
replacement cost of the improvements, and does not include the operational performance (Net 
Operating Income/cap rate).  As a result, their ability to loan was considerably less than 
estimated in their term sheet.  This has not occurred in any of our previous purchases.  
 
The second capital provider, Benefit Street, provided a term sheet based on their acceptance of 
our business plan, and their initial review of the assets.  Unfortunately this lender backed out of 
the closing three days prior to closing.   
 
The lending environment is currently saturated.  To further compound the issue, 3rd party service 
providers are in short supply.  The result is extended closing timelines.  The immediate purchase 
of the Properties on hard money lender terms allows us to control the Properties, while continue 
to secure long-term debt at more advantageous terms. 
 
The original closing date of September 28, 2021, was initially extended to September 30, 2021, 
and again until October 31, 2021, with an additional extension option of 15 days.  We were 
granted an additional 9-day extension to November 24, 2021 in order to finalize loan documents 
and close on the loan. 
 
The current lender, BRMK Lending, LLC, has agreed to lend on the remaining Properties at an 
annual interest rate higher than originally underwritten (8% vs. 3.25%) with a maturity date of 
December 12, 2022, and a one-point loan origination fee.  This loan has a interest only payment 
period of up to 12 months, with an option to extend for an additional six months.  It is our intent 
to utilize this lender to immediately purchase the remaining portfolio properties, while we 
simultaneously seek long-term permanent financing.   
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The practical impact of closing first, albeit at a higher interest rate, and securing long-term 
financing post-closing, is we will be able to refinance properties with lenders with differing 
appetites for risk.  We will immediately begin operational improvements on existing facilities, 
and pre-development and pre-expansion activities. 
 
Impact on Business Plan and Offering Forward Looking Statements: Nominal 
There were always 3 lines of effort to our business plan: increase collections, improve the 
existing assets, and construct new buildings. The change in financing terms will not at all affect 
our ability to increase collections right away, nor will it change the timing or cost of improving 
the existing assets.  Once permanent financing is in place within 4-9 months, it will not affect the 
construction of new buildings as we will have sufficient capital at closing to execute the 
“horizontal” work on the expansions, such as permits, plans, designs, etc that come prior to the 
“vertical” work. 
 
Effect on Project Budget: The operating budget has improved for the time being, as we have 
been able to eliminate recurring operational costs that are associated with institutional loans. 
 
Spartan has been able to negotiate a $715k price reduction in the purchase price of the portfolio.  
However, the increase in closing costs will be $100k-$400k higher than this price reduction 
leading to an incrementally higher overall project budget.  This is variable as Spartan has not 
finished negotiating costs associated with incomplete lending pursuits. 
 
Additional “Risk Factors” as a result of the foregoing circumstances: 
 
Reduction of Net Distributable Cash from Operations, as a result of the additional interest on 
Loan Payment.  The Sponsor has secured more expensive short-term debt than originally 
anticipated in the Offering.  The current debt is underwritten for a four-month hold period, in 
anticipation of refinancing with commercial or institutional debt on more agreeable terms in 
alignment with original Offering projections. 
 
 
Inability to Refinance Higher Interest Debt may substantially affect Investor returns.  The 
current hard money loan has a twelve-month maturity, with one six-month option.  If we cannot 
refinance all or part of the debt within the twelve-month term, if we have to pay the 1% 
extension fee for an additional six-month extension, or if we default on the loan, this may 
materially affect the Company’s ability to meet anticipated investor returns. 
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Sources and Uses from PPM, dated August 11, 2021: 
 

 
 
Original Acquisition Price: $88,500,000 has been reduced to $87,785,000, 
Original Closing Costs: $1,460,250 has been increased to approximately $2,350,000 (subject to 
reduction or recoupment) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DocuSign Envelope ID: 28C81843-E368-44D8-BEBF-516D11BFD289



Sources and Uses forecasted with permanent financing: 
 

 
 
 

FreeUp Storage DFW Portfolio, LLC 
1440 Brickyard Road Unit #4 
Golden, CO 80403 

 
 

By________________ 
Name: Ryan Gibson    
Title: Chief Investment Officer, Spartan Investment Group   
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