
Multi-family Modular Production Facility

Industrializing Multifamily Housing 
Through Scalable Manufacturing

Confidential Presentation for Discussion Purposes 
For Accredited Investors Only | Rule 506(c) Offering

This is not an offer to sell securities. Any offer will be 
made only by the Private Placement Memorandum 
(“PPM”). 







Executive Summary

• 176,000+ SF purpose-built modular manufacturing facility 
in Luverne, Minnesota

• Developer-focused platform designed around speed, 
predictability, and operational efficiency

• Focused on multifamily, workforce, and regional housing 
markets

• Existing development pipeline supporting early production 
demand and revenue visibility

• Platform positioned for scalable regional expansion and 
long-term growth

LUV Modular is building a scalable multifamily housing manufacturing 
platform designed to help developers deliver projects faster, more efficiently, 
and with greater cost certainty through advanced factory-based production. 



The U.S. housing market faces a persistent imbalance between supply and 
demand, driven by labor shortages, rising construction costs, and prolonged 
build timelines. These constraints limit new housing production and create 
significant inefficiencies for developers, resulting in delayed projects, cost 
overruns, and reduced returns

THE PROBLEM

● Housing demand exceeds supply in key target markets

● Labor shortages limit new construction capacity

● Cost volatility increases project risk and uncertainty

● Extended project timelines delay occupancy and reduce returns

● Fragmented subcontractor structures increase costs and reduce 

efficiency

● Traditional construction methods struggle to scale efficiently



What is Modular Construction?
Modular construction is a process where buildings are constructed in sections 
within a controlled manufacturing facility and then transported to the site for 
final assembly. The finished product meets or exceeds the same building 
codes as traditional construction, but is delivered faster, more efficiently, and 
with greater quality control.

Faster Housing Delivery – Shortens construction timelines, helping 
communities address housing shortages more quickly.

Quality & Code Compliance – Built to the same state and local building 
codes as site-built structures, with additional factory inspections.

Local Workforce Opportunities – Provides skilled positions in production, 
logistics, engineering, and management.

Cost Efficiency – Reduced weather delays and material waste improve 
budget certainty for developers and municipalities.

Energy Performance – Factory precision improves insulation and air 
sealing, lowering long-term utility costs.

Reduced Site Impact – Shorter onsite build times mean less disruption to 
neighborhoods and local infrastructure.



WHY NOW?
Housing shortages, labor constraints, rising construction costs, evolving energy efficiency standards, 
and increasing demand for faster project delivery are accelerating the shift toward modular and 
industrialized construction methods 

● Persistent housing demand supports near-term project pipeline
● Labor constraints are limiting traditional construction capacity
● Cost pressures are forcing more efficient building methods
● Developers are prioritizing speed and certainty of delivery
● Modular construction adoption is accelerating across the industry
● Favorable incentives support housing and energy-efficient development



MARKET OPPORTUNITY
The U.S. multifamily housing market represents a large and underserved opportunity, with 
demand consistently outpacing supply and modular construction remaining significantly 
underpenetrated. This creates a favorable environment to capture market share through 
scalable, efficient housing delivery in targeted regional markets.

● $300B+ annual multifamily construction market

● Persistent housing shortage supports sustained 

demand

● Modular construction adoption remains below 5%

● Opportunity to capture share through faster, more 

efficient delivery

● Focused on underserved workforce and secondary 

markets

● Defined geographic reach enables scalable growth



What We Are Building?

This facility will:

▪ Operate year-round with production of up to 6 modules a day

▪ Manufacture net-zero ready multi-family modules

▪ Ship finished units to regional sites within a 500 mile radius

▪ Support scalable growth over time

A 176,760 ft2 state-of-the-art modular housing production facility.

This is advanced building 
manufacturing, not 
traditional construction.
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The Facility & Site Plan Campus Includes:
• 160,600 ft2 production 

area w/ mezzanine

• 12,160ft2 office area 

made of our modules

• 4,000 ft2 maintenance 

building

• Parking

• Shipping and receiving

• Module storage

The facility will be constructed using structural 
steel framing and high-performance Structural 
Insulated Panels (SIPs) the same durable, 
energy efficient materials used in the modules 
we manufacture. 

Designed for long-term efficiency, the building 
will be solar-ready and engineered for low 
energy consumption, while all production 
operations occur entirely indoors, minimizing 
noise, traffic, and disruption to the surrounding 
community.
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Production Flow
Our facility operates on a 17-station production line, with additional 
surge stations that allow modules to be pulled offline if needed  
ensuring continuous flow without slowing overall plant output. We 
fabricate high-performance SIP panels, assemble floor and wall 
framing, complete MEP installation, and finish interiors and 
exteriors entirely indoors in a controlled environment.

The plant is engineered to produce large-format modules up to 20’ 
x 76’, a capability few facilities nationwide can match. Modules are 
moved efficiently between stations using air caster systems, and 
each unit undergoes rigorous quality control before being wrapped 
and prepared for transport to the job site.

We can produce
up to 6 modules
a day.



Production Flow



SIPs Production Lines



The End Product
The end product of modular construction is a high-quality, 
code-compliant building that is virtually indistinguishable 
from traditional site-built construction. These structures 
deliver long-term durability, energy efficiency, and strong 
architectural appeal while being completed faster and with 
greater cost certainty..

The Facility Will Produce:

• Workforce Housing Apartments
• Market Rate Apartments
• Mixed Use Apartments
• Assisted Living  Homes & Apartments
• LIHTC Apartments
• Hospitality and Hotels
• Supportive Housing
• Duplexes, Triplexes, Fourplexes and Up  



COMPETITIVE ADVANTAGE
Our competitive advantage is built on an engineered, manufacturing-driven system that 
combines high-performance materials, standardized designs, and in-house production to 
deliver larger, more efficient modules with greater consistency, speed, and margin potential 
than traditional construction.

Core Differentiators

● Roll-formed steel floor and roof systems for 
strength, consistency, and reduced material 
variability

● In-house SIP panel production for superior 
energy performance and cost control

● Ability to produce large-format modules (up to 
20’ x 76’) reducing onsite labor and install time

● Use of high-performance building 
components improving durability and long-term 
operating efficiency

● Standardized, repeatable designs with limited 
customization to maximize production efficiency

● Integrated system designed for speed, 
consistency, and scalable output

Why This Matters

● Reduced onsite labor → faster project 
timelines

● In-house production → improved margin 
control

● Standardization → higher throughput and 
lower costs

● Larger modules → fewer set days and 
reduced install costs

● High-performance materials → long-term 
asset quality and efficiency



Production Capacity and Reach
The facility will begin operations at one module per day. As staffing and 
efficiencies increase, the plant is engineered to scale to six modules per day 
at full production capacity.

At stabilized output, this equates to approximately 1.5 million square feet of 
housing annually, supporting the construction of an estimated 5 to 15 
mid-sized apartment communities per year, depending on project 
configuration. With a strategic delivery radius of approximately 500 miles, the 
facility is positioned to serve housing markets across the Upper Midwest while 
maintaining transportation efficiency and cost control.

Up to 6 modules a day
1.5M ft2 a year
5-16 apartments a year
500 Mile delivery radius
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TRACTION
Traction is demonstrated through active projects, established developer relationships, and a 
highly experienced ownership team with proven expertise in modular construction, including 
leadership from one of the largest modular franchisors in the U.S. and ownership of a prominent 
industry publication.

▪ Active development projects in pipeline across target markets

▪ Established relationships with developers, partners, and industry stakeholders

▪ Integrated capabilities across real estate, construction, and modular delivery

▪ Ownership team with deep experience in development, financing, and construction 

execution

▪ Affiliation with one of the largest modular franchisors in the United States

▪ Ownership of Offsite Builder Magazine, a leading publication in modular and offsite 

construction

▪ Strong industry positioning supporting deal flow, partnerships, and market access



PIPELINE
With 75% of first year production already planned for, the 
production pipeline is anchored by a 24-unit mixed-use 
development in Luverne, MN serving as the first project off 
the line. Management policy of 18% production utilization 
along with a controlled pipeline of an additional  96 
multifamily units, provides strong visibility into production 
demand. 

• 24-unit mixed-use project in Luverne as first 
production run

• 96 multifamily units controlled by ownership 
group

• Pipeline sufficient to support first-year production 
capacity

• Immediate demand reduces reliance on external 
project sourcing

• Strong visibility into near-term revenue and 
utilization

Built-in pipeline provides a clear path to early 
revenue generation



OUR BUSINESS MODEL
The facility operates as a high-throughput manufacturing business, generating 
revenue through the production and sale of standardized modular units, with 
margins driven by volume, efficiency, and repeatable processes.

▪ Revenue tied directly to production volume (modules per day)
▪ Standardized product enables repeatable, efficient manufacturing
▪ Predictable throughput supports consistent revenue generation
▪ Factory environment reduces cost variability and execution risk
▪ Margins improve with scale, efficiency, and purchasing power
▪ Capacity expansion through additional shifts and future facilities
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Ramp Up & Stabilization Numbers
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RISK MITIGATION
The platform is designed to proactively mitigate key development and construction risks through controlled 
manufacturing, standardized processes, diversified demand, and asset-backed infrastructure, resulting in 
greater predictability, cost control, and execution certainty.

Key Risk Mitigation Strategy

Supply chain disruption In-house SIP panel production and bulk purchasing improve control and pricing stability

Demand variability Strong housing fundamentals and diversified project pipeline across multiple markets

Customer 
concentration

Multiple developers and project types reduce reliance on any single customer

Fixed overhead risk Throughput-driven model with ability to adjust production and scale capacity

Capital risk Asset-backed investment supported by facility, equipment, and infrastructure

Market cycle risk Short ~3-year investment horizon reduces exposure to long-term cycles

Exit risk Multiple exit pathways including refinance, sale, or recapitalization
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CAPITAL STACK
The project is capitalized at approximately $39.6M, consisting of facility development, 
equipment, and initial operating capital, and is structured with a balanced mix of senior debt 
and preferred equity to optimize cost of capital while prioritizing investor protection.

● Senior Debt (~75% of capital stack)
○ Asset-backed financing secured by facility and equipment

● Preferred Equity (Investor Position)
○ 2x projected return (inclusive of return of invested capital)
○ Positioned senior to sponsor equity

● Sponsor Equity (~$1.5M land contribution)
○ Sponsor capital at risk and aligned with investor performance



USE OF FUNDS
Total capital of approximately $39.6M will be deployed across facility development, manufacturing 
equipment, and startup operations, fully funding the plant through construction, ramp-up, and 
initial production to achieve operational stability and revenue generation.
Hard Costs (~$30.1M | ~76%)
Land acquisition and site development (~$1.55m)
Facility construction (~$19.7M)
Plant & machinery (~$7.3M)
General contractor costs (~$1.55m)

Startup & Soft Costs (~$9.5M | ~24%)
Interest reserves (~$2.4M)
Ramp-up labor (~$3.5M)
Raw materials and consumables (~$1.0M)
Lender fees and due diligence (~$1.5M)
Development Fee ($1.0M)

Total Uses
Total Project Cost: ~$39.6M

Fully capitalized through construction, 
ramp-up, and initial operations



INVESTMENT STRUCTURE
The investment is structured as a Reg D 506(c) preferred equity offering, providing 
accredited investors with priority returns, participation in an asset-backed project, and a 
projected 3 year investment.

• Reg D 506(c) offering open to accredited investors

• Preferred equity position in the capital stack

• Targeted ~3-year investment horizon

• Asset-backed investment supported by facility and equipment

• Sponsor equity positioned subordinate to investors

• Sponsor and Investor equity, subordinate to Senior debt



INVESTOR RETURNS
The investment is structured to target a 2.0x equity multiple (inclusive of return of invested 
capital), representing total distributions of approximately two times invested capital over a 
projected three-year horizon, supported by a preferred return and a defined path to capital 
return.

• Target 2.0x equity multiple (inclusive of return of invested capital)

• 25.7 % Projected IRR

• Approximately 3-year projected investment horizon

• Defined path to capital return

• Preferred return structure aligned with investor priority

• Asset-backed investment supported by underlying housing demand



DISTRIBUTION WATERFALL
Cash flow is distributed through a structured waterfall that prioritizes payment of the preferred 
return and return of capital to investors before any distributions to the Sponsor. 

• Senior debt has priority status

• Preferred return paid to investors after senior 

debt

• Sponsor distributions occur only after senior 

debt and investor obligations are met



EXIT STRATEGY
The Company intends to distribute proceeds to investors in accordance with the operating 
agreement. Upon investors receiving aggregate distributions equal to 2.0x their invested 
capital (inclusive of return of capital), such investors’ economic interest in the Company shall 
be deemed fully satisfied and redeemed, and their rights to further distributions shall 
terminate, subject to the terms of the operating agreement and applicable law.



Timeline & Milestones
The Company intends to distribute proceeds to investors in accordance with the operating 
agreement. Upon investors receiving aggregate distributions equal to 2.0x their invested 
capital (inclusive of return of capital), such investors’ economic interest in the Company shall 
be deemed fully satisfied and redeemed, and their rights to further distributions shall 
terminate, subject to the terms of the operating agreement and applicable law.



OUR TEAM
Our leadership team brings national modular construction expertise, advanced building science capability, and decades of real
estate development and finance experience. We have the operational depth and industry relationships to successfully launch 
and grow a scalable modular manufacturing facility in this community.

Ken Semler

• Nationally recognized leadership in the modular construction industry.
• 30+ years of high-performance, energy-efficient building expertise.
• 30+ years of capital formation and real estate finance experience.
• 30+ years of multifamily development and construction execution.
• Licensed contractor across 40+ states with established franchise operations.
• Fully integrated development, construction, and finance platform

Don Jahnke Frank Centrallo Nate Greenlaw
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Nate Greenlaw
Nate brings 23 years of experience across multifamily development, commercial construction, 
commercial real estate, commercial finance, government contracting, and project execution. His 
background spans development underwriting, brokerage, capital structuring, construction 
management, and operational oversight across multifamily and commercial real estate projects, 
providing a comprehensive understanding of projects from acquisition and financing through 
construction and long-term operations.

Why Modular

After years of working on every side of multifamily deals, Nate saw firsthand how even 
strong projects could be slowed down or even derailed by inefficiencies, delays, and 
financial surprises. Over time, that led him to modular construction, which he believes 
offers a more coordinated and scalable approach to delivering housing. “I feel like my 
entire career has been leading me to this project with these partners. I truly believe that in 
the near future this is the only way multi family will be built.”

● Licensed Commercial Real Estate Broker
● Licensed General Contractor
● Licensed Loan Originator
● Real Estate Investor and Developer



Long Term Vision
Raising $9M in preferred equity through a Reg D 506(c) offering to fully fund the 
development and launch of the modular manufacturing facility, providing a complete, 
capitalized path from construction through production and into revenue-generating operations.

Structured as a Reg D 506(c) offering for Accredited Investors only.

Capital will be deployed toward:

● Facility development and construction
● Manufacturing equipment
● Startup and ramp-up operations

Targeting 2.0x equity multiple (inclusive of return of invested capital)  in a 
projected 3 years

🔷 NEXT STEPS

● Review offering materials
● Investor qualification (accredited status)
● Subscription and funding process
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Thank you!
Thank you for your time and 
consideration.
We look forward to partnering with you.

Contact Information

Email: info@luvmodular.com

Phone: 507-920-6663



Question and Answer Session

https://docs.google.com/file/d/1WAmu6DoRCOGNqKmOwD7eBv8kf5rFwLwS/preview

