PARK CITY, UT

Real Estate and Container Housing ESG OZ Fund
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Qualified Opportunity Zone (QOZ) Fund Investment
Unique and Impactful ESG OZ Opportunity

Top-Rated OZ Location - Provo, Utah
19,000 Square Foot Heavy Industrial Building on 2.5 Acres (Rare in the Region)
Sustainable Shipping Container / Modular Housing Manufacturer
Environmentally Designed and Manufactured
Portable and Permanent Options

o Basement and Rooftop Deck options doubles livable space and enhances

geothermal cooling
e Tax Deferral for Investors Until December 2026 combined with other OZ Program benefits
o  Will aftract a variety of long-term equity investors
e Rapid Federal Depreciation on Rental units - Mix of Sales and Rentals
e Wide-variety of Joint Venture structuring options
o  Government agencies (homeless, FEMA, etc.), landowners, cities, hotels/hospitality
and non-profits




DISCLAIMER

This presentation does not constitute a prospectus, offering circular or offering memorandum or an offer, or a solicitation of any offer, to purchase or sell any
securities in the United States or in any other jurisdiction. Securities may not be offered or sold in the United States absent registration or an exemption from
registration under the U.S. Securities Act of 1933, as amended. This presentation should not be considered as a recommendation that any investor should subscribe for
or purchase any securities of MIT Opportunity Fund, LLC (the “Company”) and should not be used as a basis for any investment decision.

The information contained in this presentation is only current as of the date of this presentation or the date attributed to such information and has not been
independently verified. The Company may alter, modify or otherwise change in any manner the contents of this presentation, without obligation to notify any person
of such revision or changes. No express or implied representation or warranty is made as to, and no reliance should be placed on, the accuracy, fairness or
completeness of the information presented or contained in this presentation.

None of the Company or any of its affiliates, advisers or representatives accepts any liability whatsoever for any loss howsoever arising from any information
presented or contained in this presentation. Please note that the past performance of the Company or its founders is not, and should not be considered as, indicative of
future results. Furthermore, no person is authorized to give any information or make any representation which is not contained in, or is inconsistent with, this
presentation. Any such extraneous or inconsistent information or representation, if given or made, should not be relied upon as having been authorized by or on behalf
of the Company.

These materials are confidential, are being given solely for your information and for your use, and may not be copied, reproduced or redistributed to any other person
in any manner. The distribution of this presentation in certain jurisdictions may be restricted by law. Accordingly, any persons in possession of this presentation
should inform themselves about and observe any such restrictions.

IMPORTANT NOTICE
FORWARD LOOKING STATEMENTS

This presentation contains forward-looking statements within the meaning of the Private Securities Litigation Reform Act of 1995, which reflect the current judgment
of the Company on certain issues. Those statements appear in a number of places in this presentation and may include statements regarding, among other matters, the
industry and the Company’s growth opportunities and other factors affecting the Company’s financial condition or results of operations. Because such statements
apply to future events, they are subject to risks and uncertainties that could cause the actual results to differ materially from those anticipated in this presentation.
Actual results may differ materially from these statements as a result of risk factors inherent in the Company’s business, industry, or other factors.



MIT Modular & 0Z Overview

01.

About MIT Modular

We are combining a hot market in terms of container
housing with powerful tax tools in the form of the
Qualified Opportunity Zone program, as well as IRC
Section 1202 - Qualified Small Business Stock.

OZ Fund Overview

The Modal Innovative Technologies (MIT) Opportunity
Fund, LLC will design and manufacture a variety of
housing units, customized temporary/portable and
permanent building units for diverse purposes.

These units will be leased and sold depending on the
market conditions for those allotted units.

Because our founders are affiliated with Gorilla Design
and Park City Base Camp, the Company already has a
network of potential customers which will provide a
competitive advantage in sourcing lucrative projects that
also provide substantial economic and tax benefits for
0Z Communities, the Fund, and its investors.

What is The OZ Program?

Allows for the tax-deferred rollover from the sale of any
appreciated assets, such as stock, real estate, crypto,
collectables, etc., with a timely reinvestment of the gain
into a Qualified Opportunity Fund (QOF).

If you are facing significant tax liabilities as a result of
capital gain income, investing in our Qualified Opportunity
Fund is worth exploring, provided you invest - generally
within 180 days from the sale date.

For Our Investors

MIT investors will have the opportunity to invest in both
real estate in an qualified opportunity zone as well as the
separate manufacturing operations.

This highly beneficial tax structure provides investors with
multi-year tax deferral, front-loaded depreciation, and
ultimately tax-free exit potential in year 5 for the operating
business and 10 years for the building (with no
depreciation recapture).



Equity and Debt Offerings

Equity Options:
e $100,000 for current 5.16% interest* 2.0% fully diluted at $4M equity raise
e $250,000 for current 11.76% interest* 5.0% fully diluted at $4M equity raise
* At current $1,450,000 cash equity raised
Debt Option

0 $2,000,000 1st Trust Deed on 19,000 Sq.Ft. Facility on 2.5 Acre OZ Property
0 Competitive Rate Paid
0 24-Month Term

Equity Investment Provides Ownership in BOTH building and Manufacturing QOZB



Flexible Tax and Legal Structure

The entity structure shown to the right allows
flexibility in exiting the real estate and
manufacturing operations independently for
maximum tax benefits.

Our legal structure will allow the investors
maximum flexibility to obtain the Qualified
Small Business Stock exemption/ rollover
provisions (QOZB 1II) after holding the
investment for 5 years. IRC Section 1202.

The OZ structure also allows full federal tax
exemption on taxable gains on the exit from

both the manufacturing company and the
land and building, including depreciation,
after investors hold their OZ investment at
least 10 years. IRC Section 1400Z.

MIT Opportunity

Fund, LLC Can exit after 5 years

under IRC 1202

(QOZB 1) (QOZB 1I)

MIT Facilities MIT Design and
QOZB, LLC Fabrication



Our Founders

Blake Christian and Roi Maufas have over 20 years of combined experience in the

containerized housing industry.

Together with their team, are making strides in creating a sustainable housing & multi-use
solution for individuals and businesses around the world. Training employees in various

trades in underserved communities is also imbedded in their mission.
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BLAKE CHRISTIAN ROI MAUFAS

CO-FOUNDER CO-FOUNDER
CPA/MBT HEAD DESICGNER


https://www.gorilladesign.org/

MIT's Manufacturing Facility

Our 19,000 square foot manufacturing facility in the Provo, Utah rail
spur provides us with ideal cost efficiencies on materials and shipping.

N 25acresin railyard

1600 SF
Creative Office

Office
5,523 sf
YARD AREA
I Warehouse
12,024 SF
Incubator Space ‘




Above: Two MIT Modular
prototypes stationed within our
gated perimeter for on-site
walk throughs.

Right: A view of indoor facility
upgrades: resurfacing of entire
warehouse floor, new secured
doors to outside of building,
enhanced roofing paneling,
fresh painting of walls.

Right: Industrial-grade
chain-link and
barbed-wire fencing.
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Left: Gantry
crane repair -
spanning entire
workshop to
loading dock.

Right: Wood and
metal fabrication
equipment installed
and running.

Right: Additional key building improvements: MIT signage,
reskinned building, three new roll-up doors, completion of
new roof.




508 EAST 900 SOUTH

BROKER OPINION OF March Valuation - $3.8M
2 VALUE AND PRICING vs. $1.8M Purchase Price
RECOMMENDATION

1 With the Utah market being highly sought after with very little
industrial product in the Provo market my professional opinion of
' value for an owner/user property would be $200 per Square Foot.
Ll This value would change if the property were being sold as an
investment property, where | would then put a value on the property
between a 5%-5.5% cap rate. My pricing guidance is below.

. Price Per SF Total Price
$150 $2,872,050
i $185 $3,542,195
$200 $3,829,400
$215 $4,116,605
$225 $4,308,075




Target Markets

e Homeless Housing
Workforce Housing
Rentals
o AirBnb, RV Parks, Mobile Home Parks, Multi-Family
Special Event VIP Units
Portable Medical Units
Emergency Shelters
Worksite Offices (Construction)
Retail / Pop-Up Shops
Custom Storage
Temporary or Permanent Classrooms
Potential Expansion Into Bamboo Wood Products
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https://youtu.be/_gqazcgCtE8
https://www.youtube.com/watch?v=4_Sq3BQNLUs&t=1s
https://www.youtube.com/watch?v=TtkZwOjvSeY

Prototype Interiors

- 360 sq ft of living space - Large Kitchen
- Solar powered - Compost Toilet, Full Shower
- Radiant floor heating - Sleeps up to four


https://www.facebook.com/ontopsolar/videos/1722516601140283/
https://www.youtube.com/watch?v=TtkZwOjvSeY

Workforce [ AirBnB Designs

Jur

FARK GITY BASE CAMP TFTION 1 PLAN Todd B. SPIEGEL /architects FPARK CITY BASE CAMP TPTION 3 PLAN Todd B. SPIEGEL /architects
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MIT's Progress and Updates as of 7/28/2022

1) Building Status

o

o

O O O O O O

New roof, Repoured factory floor, re-skinned full building exterior, interior paint. Upgraded electrical, gas, and plumbing systems

All Woodworking, Metal Fabrication and Welding Equipment have been installed. Dust-collector system installed and working

6-foot chain link fence with barbed wire added around perimeter with a security-coded / remote entry gate. Full ADT security system

throughout the facility with cameras and 24-hour monitoring

Purchased a used heavy-duty forklift capable of lifting and stacking containers. Upgraded gantry crane.

Replaced garage roll-up doors - now 4 entry points for materials. Built a secure tool room and charging area.

MIT signage added to building and property

Full Roof Replacement

Bamboo Manufacturing and Distribution JV potential. Lowers costs and further adds sustainability

Property Value and Land have increased in value from $1.8M purchase price to an estimated $3.8M (111%) based on our real estate

broker’s Opinion of Valuation (see attached report). Prototypes are on property for customer development splay and have been refreshed
m  We are working on refinancing the building. To the extent any investors or their business associates might be interested in a fully secured

loan paying a minimum of 8%, we will be pleased to discuss

2)  Investor Status

O O O O

Cumulative $1,450,000 in equity raised

Will allow same investment terms through August 30th, then raise price to factor in building appreciation

OZ Proposed Legislation: Defer gain recognition to 2028 (vs. 2026) and increase basis bump to 15%

In discussions with a number of equity investors and strategic partners. September 10th OZ investment deadline for 2021 K-1 gains.



MIT's Progress and Updates as of 7/28/2022

3)  Order Status

o

@)
O
@)

Single 360 sq. ft. LB ADU - Roi
PC 2 ADU’s - HCVT Client
Jackson Hole Project - 18 mulfi-unit workforce rentals designed and zoning stage. Contract in draft stage.
Vegas JV Project - 12+ Unit Multi-Family / Multi-Unit - Grocery Store and Laundromat
m Freeland. Partner securing grant money for design and hard costs
Vegas ADU Project — Possible JV with San Diego OZ Fund focused on ADU market
Utah Trailer Park Owners: 10 unit order - pricing and design stage
[ The vast majority of order inquiries are coming from new relationships. Many seeing our press and social media posts. Mobile Home
opero’rors are a common resource.
Mississippi Project - 60 units, early discussions
Nashville-Region OZ Tiny Home Community - # of units TBD, early discussions
Long Beach City Prosecutor Program - # of units TBD, early discussions

4)  Positioning MIT’s Adjacent Office Space (approx. 4,000 sq. ft.) in Provo Facility as an Incubator space

[¢]

(@]

[¢]

Targeting 8-10 part-time tenants - signed one and in discussions with two others
Average targeted monthly rent $750-$1,250 (dependent upon space committed and days of use)
Goal is to attract startups with green-building focus, inventors, tech startups in the region. Revenue stream and sub-contractor pipeline
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ﬁ Link to Housing Animation 0Lt


https://youtu.be/k53ZwXNpcsI

Video and Press Links

Video Links

KSL TV Interview

Park City TV Roi Maufas / Blake Christian Container Housing Interview
Las Vegas Multi-Unit Housing Concept — Westside OZ

Park City TV MIT Interview (July 2022)

Base Camp I Video Tour (off-grid)

Base Camp II Video Tour

Press Links

Utilizing the OZ Program for both Real Estate and Operating Businesses
Enhancing Returns from Opportunity Zone Projects by Combining Federal, State, and Local Tax_Incentives to Bolster Community Impact

Deferring Crypto Gains into OZ Funds

KPCW Radio Interview - Park City Workforce Housing

Park City Workforce Housing Solution
0OZ Program Overview



https://ksltv.com/393274/company-hopes-to-lease-45-foot-living-containers-in-park-city/
https://m.facebook.com/watch/?v=1905402899493184&_rdr
https://youtu.be/Lsd3NAIEtmU
https://www.youtube.com/watch?v=bIDVthY_O2c
https://m.facebook.com/parkcitybasecamp/posts/?ref=page_internal&mt_nav=0&paipv=1
https://m.facebook.com/parkcitybasecamp/posts/?ref=page_internal&mt_nav=0&paipv=1
https://www.youtube.com/supported_browsers?next_url=https%3A%2F%2Fwww.youtube.com%2Fwatch%3Ffbclid%3DIwAR1OKaAwo8hifJ8c2ePN2pD-vvbffHdO_fj7uE4NeZQtroEgk6zLTppsnps&v=TtkZwOjvSeY&feature=youtu.be
https://news.bloombergtax.com/daily-tax-report/insight-the-opportunity-zone-program-more-than-just-a-real-estate-tool
https://www.huduser.gov/portal/periodicals/cityscpe/vol24num1/article1.html
https://www.thetaxadviser.com/newsletters/2021/nov/investors-legally-shielding-crypto-gains-opportunity-zones.html
https://www.kpcw.org/local-news/2018-04-17/entrepreneur-converts-shipping-containers-into-affordable-housing
https://www.parkrecord.com/news/business/entrepreneur-suggests-solution-to-park-city-housing-crisis-with-container-homes/?fbclid=IwAR0cA5-KStZgAj7sFSLSN4CTm8XDC1veeFLXrTRjeIYv92r04MV9yiXzRBM
https://www.hcvt.com/services-federal-qualified-opportunity-zone

Founders’ Contacts

Blake Christian Roi Maufas
562-305-8050 801-577-6966
blake@mitmodular.com roi@mitmodular.com

www.MITmodular.com

Modal Innovation Technologies
Opportunity Fund, LLC




