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ABOUT THE AUTHOR

Carlos Jardino is the founder of PCM (Project Construction
Management) and the architect behind the VULPIN Industrial
System. With formal training in Engineering (South Africa) and
Corporate Finance (Swedish Institute of Management; Darden
School of Business, University of Virginia), Carlos does not
approach real estate as a speculator, but as an engineer solving a
logistics equation.

His track record exceeds $1 billion in completed construction
value, spanning industrial-scale execution and some of the most
scrutinized residential builds in Canada. This includes 17
Princess Margaret Grand Prize Homes in Oakville and a
portfolio of ultra-luxury private estates ranging from $6 million to
$30 million. These were not concept projects; they were built,
audited, occupied, and handed over under real-world pressure.

Carlos led the 2346 Weston Road senior-focused affordable
housing initiative, approved under Toronto’s Open-Door
program with $4.403M in fee/charge exemptions and $2.178M
(NPV) in property-tax relief, supported by CMHC through a $35M
low-cost construction and take-out loan together with $250K
in Seed Funding. Supporting public records: City of Toronto
Open Door (2018) and CMHC announcement (2021)

Beyond construction, Carlos has been a persistent force in
zoning reform and planning law. His work includes complex
rezoning files such as 2346 Weston Road and sustained
advocacy since 2018 aligned with Ontario’s housing reform
direction, including “Changing Lanes” and Bill 23. He did not
simply adapt to the new rules; he operated inside them.

Beyond Business

Carlos approaches philanthropy with the same efficiency-of-
capital mindset he applies to business, seeking the highest
possible return on human outcomes. This is exemplified by his
long-standing support of Bethany Kids in Kenya, a medical
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mission chosen for its exceptional operational efficiency, where
relatively small surgical interventions can permanently alter a
child’s life trajectory. Domestically, he has personally pledged $2
million to the Princess Margaret Cancer Foundation (with $1.8
million already paid) to fund the “Magic Castle,” a sanctuary
designed to give children emotional safety while their parents
undergo treatment. These are not donations; they are
investments in happy endings.

The Strategic Pivot

In recent years, Carlos made a deliberate strategic pivot. He
exited conventional multifamily development to focus on two
high-friction sectors: the Luxury Enclave (Book 3) and the
Missing Middle, housing for working families priced out of
detached homes yet underserved by large developers. He
identified the paradox that kills most Missing Middle builders:
mid-rise complexity on micro-cap budgets, where a single
sequencing error, permit delay, or financing mismatch can wipe
out a project and a family’s net worth.

To eliminate that risk, Carlos and two partners invested over $20
million of unencumbered capital to prove the system under live
conditions. This was not a pilot or a white paper; it was a full-
scale stress test. They paid the tuition, so investors do not have
to.

The operational blueprint is governed by Book 5. The philosophy
behind the system is published in Book 4: Missing Middle, No
Bullshit (available at www.FoxyHome.com).

The luxury methodology is detailed in Book 3: The Corner
Enclave (available at www.PCMnow.com).

Cash First. Pride Later.

Web: www.CarlosJardino.com
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PROLOGUE

The River and the Bridge
Cry me ariver. Build me a bridge. Get over it.
But fine - here’s your river.

It starts high, in the familiar ground of “everything used to be
better,” and winds slowly through the lowlands of “why can’t
they just leave things alone.” It gathers speed where the
NIMBYs cluster: Rosedale, Forest Hill, Chartwell Road,
carrying the silt of old petitions, angry council emails, and
that one neighbor who still waves but somehow finds time to
write 800-word op-eds.

Tributaries join from every heritage overlay, every
“neighborhood character” by-law, every whispered fear of
“the wrong kind of people moving in.”

The current is strong now.

Upstream, Queen’s Park opened the gates. Bill 23 and Bill 60
weren’t suggestions; they were structural releases. Three
units as-of-right. Less municipal sabotage after approval.
The Ontario Land Tribunal stands by, patient, indifferent,
ready to enforce provincial math over street-level feelings.

The water keeps rising.
Quietly. Relentlessly.

It slips under gates. Pools in backyards. Seeps into
neighborhoods that believed prestige was a legal exemption.
Single-family fortresses start doing something unthinkable:
they must pay their own way.

You can stand on the bank and shout.
You can plant willows.
You can petition for a higher seawall.
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But rivers don’t negotiate.

They flow, because Toronto, Oakville, and the entire GTA are
short hundreds of thousands of homes, and the province
decided that arithmetic applies everywhere, including the
nicest streets.

So yes. Cry me ariver.
I’lL bring the tissues.

But the bridge?

That’s getting built anyway - whether you like the view from it
or not.

Turn the page.
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Copyright Page

The Corner Enclave: The 52 Chartwell Blueprint
© 2025 Carlos Jardino. All rights reserved.
Disclaimer:

The strategies, zoning interpretations, and financial
models described in this book are based on specific
case studies (including 52 Chartwell Road, Oakuville)
and provincial legislation (Bill 23) as of 2025. Municipal
by-laws, engineering constraints, and tax rules vary by
property and jurisdiction. This textis arecord of a
method, not a guarantee of approval or returns. It
should not be interpreted as legal, architectural, or
financial advice.

“Cash first, pride later.” and “Fact first, drama later.”
are registered mottos of Carlos Jardino

For construction or development inquiries:
www.PCMnow.com
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Important Notice: Read Before Continuing

NOT AN OFFER - NOT INVESTMENT MATERIAL

This document is a conceptual and architectural case
study describing one possible approach to residential
redevelopment and asset structuring. It is not an offer
to sell or a solicitation to buy any security, investment,
or financial product.

No financial returns, valuations, financing terms, or
outcomes are promised or implied. Any references to
value, income, or performance are illustrative narrative
devices only and may not reflect actual results.

Financing structures, governance systems, and capital
participation referenced herein (if any) are described at
a high level for context only and are subject exclusively
to separately executed legal documents.

VULPIN is a rule-governed private credit and operating
partnership that allows Family Offices and UHNWI to
compound capital through real assets without building
or managing a development and construction machine
themselves.

Capital, execution, and exits are governed by first-lien
security, trustee control, and non-discretionary rules
designed to survive cycles, not narratives.

Documents govern.
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INTRODUCTION

The Museum Keeper

You are likely reading this book in a house that is too big,
too quiet, and too expensive.

You have the address. You have the "Prestige." But deep
down, you know the truth: you are living in a liability.

Your home costs you $15,000 a month to maintain. The
rooms are empty. The poolis quiet. And when you travel,
you worry about security. Society tells you there are only
two options: Stay and bleed cash or downsize to a
concrete box in the sky.

| wrote this book to offer a Third Option: The Private
Enclave.

But if you are a sophisticated Oakville homeowner, a
Family Office CIO, a developer, or a seasoned
entrepreneur, you are likely looking at my thesis with
extreme skepticism. You aren't worried about the
construction; you are worried about the math.

I know exactly what you are thinking. | call it the "Shark
Tank" Critique:

1. "The Zoning Risk:" "Great idea, Carlos, but the
Town of Oakville hates density. The neighbors on
Chartwell will sue you into oblivion. This is a five-
year nightmare."
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2. "The Valuation Risk: How do you justify a
$20Million+ valuation... You are targeting $2,600
per square foot.

3. "The Operational Risk:" "l don’t want to fix toilets
at midnight. | want a legacy, not a job."

You are right to be skeptical. If this were just a renovation
project, | would agree with you. But this is not a
renovation. It is a Regime Change.

In this book, | am not just showing you how to move walls.
I am showing you how to execute a "Trojan Horse"
Entitlement Strategy, building a fortress that forces the
market to value your home like a commercial asset, not a
residential comparable.

Here is how we answer the Sharks:
1. Killing Zoning Risk (The Legislative Sword)

We do not beg for permission. We use Bill 23 and The
Ontario Land Tribunal (OLT).

The province has stripped municipalities of the power to
block "Gentle Density." You have the Right to three units.
You have the Right to 45% lot coverage. We don'trely on a
city councillor’s mood; we rely on Provincial Law. We
build the "As-of-Right" density first, and we fight the
Condo battle later, from a position of strength.

2. Killing Valuation Risk (The "Randall" Benchmark)

You asked how we justify the price. We look at the data.
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Look at The Randall Residences in downtown Oakuville. It
trades at over $1,600 per square foot, with the Penthouse
commanding nearly $1,800 PSF. What do you get for that?
You get luxury finishes, yes. But you also get a shared
lobby, shared elevators, and neighbors you can hear in the
hallway.

Now look at The Chartwell Enclave. We are building to
the same finish level, Level 5 drywall, imported stone,
Wolf/SubZero. But we offer what The Randall cannot:

1. Absolute Privacy: No shared lobby. No shared
elevators.

2. Land Ownership: You aren'tin a box in the sky;
you are on a manicured estate in Southeast
Oakville.

3. Energy Sovereignty: You have your own Solar
Microgrid. You are off the grid.

If a condo is worth $1,800 PSF, a Private Compound on
Chartwell, where you own the dirt and control the gate, is
worth $2,600 PSF. We call this the "Privacy Premium."

3. Killing Operational Risk (The ESG Standard)

We do not build "luxury" homes that crumble in ten years.
We build Net-Zero Fortresses.

We use commercial steel, solar microgrids, and
acoustically engineered separation that exceeds every
building code in Ontario. We build the asset to be "Tenant-
Proof," minimizing maintenance so that the income is true
yield, not just a reserve for repairs.
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THE PROMISE

This book is about Sovereign Ownership. It is about
taking a prime estate at 52 Chartwell Road and re-
engineering it into a fortress that pays for its own
existence.

e The Vertical Vault: Stacking 4 cars indoors.

¢ The Invisible Density: Fitting three luxury families
into one envelope.

e The OLT War Chest: How to fight the Town and
win.

Turn the page.
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NOTE ON METHOD

The project described in this book is not an exception.
Itis an application.

This project was executed under the governing rules
formalized in BOOK ZERO - The Jardino Logic™

52 Chartwell Road was not redesigned to be clever,
fashionable, or provocative. It was re-engineered using the
same rule-based logic that governs every PCM and VULPIN
project: control transitions, compress uncertainty early, and
allow optionality to appear only after the system is stable.

What makes this project unusual is not the architecture. Itis
the sequencing.

The design was frozen before procurement.
Capital was structured before construction.
Privacy was engineered before density.
Exits were considered, but never required.

That sequence matters.

The same doctrine that governs factories, streets, and capital
stacks governs this site. In this case, it was applied to a
single residential asset under Ontario’s evolving planning
framework. In other contexts, it has been applied to multi-
unit buildings, rental portfolios, and secured credit
structures.

This book shows what the doctrine looks like when reduced
to one address.

It does not argue for the approach.
It documents the result.
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If you are looking for a clever renovation idea, this is not that
book.

If you are looking for a repeatable way to convert a legacy
home into a durable, income-carrying asset without
surrendering privacy or control, read on.
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PART |: THE STRATEGY

CHAPTER 1 - The Lorne Park Fallacy
Read Book 1

In real estate, there is a lie that has been repeated so often it
has become a religion in Oakville, Rosedale, and Forest Hill.

The lie is this: "Your home is your biggest asset."

If you are reading this book, you are likely sitting in a house
worth $6 million+, $8 million+, or maybe $12 million+. You
feel wealthy. You look at the Zillow estimate or the Realtor.ca
listing down the street, and you calculate your net worth
based on that number.

But let me ask you a question that usually clears the room at
a dinner party: If you lost your job, your business, or your
pension tomorrow, how long could you live in this house
before it bankrupted you?

We need to get our definitions straight.
e ATrue Asset puts money in your pocket.
¢ AlLiability takes money out of your pocket.

Your estate, with its heated driveway, its pool heater running
in September, its landscaping crew, its $40,000+ property tax
bill, and its insurance premium, is not an asset. Itis a
Liability. It is a consumption item. It is a very expensive
museum exhibit where you sleep.
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The $20 Million Math (The "Fortress" Valuation)

Let’s look at 52 Chartwell again. The Realtor says it is worth
$8 Million based on "Comps." | say it is worth $20 Million+.

Why the gap? Because the Realtor compares your home to
other Liabilities. | compare it to other Assets.

Rents rising is not a Toronto story. It is a global one. Long-
term international data shows that rental income tends to
increase over time across cities and countries—not evenly,
not predictably, but persistently.

The Corner Enclave is not a bet on that reality. Itis the
logical response to it.

If rents rise across the world, then the best corners in the
best locations absorb that pressure first and hold it longest.
Poorly built stock competes by discounting. Well-located,
replacement-cost assets compete by being necessary. This
is why corners lead rents instead of chasing them.

(For those who want to see the broader context, independent
global rent price trends are tracked here:
https://www.globalpropertyguide.com/rent-price-trends)

To understand the real value of the Enclave, you have to look
at the only comparable product in Oakville: The Randall
Residences.

The "Sum of the Parts" Valuation (Why $20M CAD is
Conservative)

When you say "This house is worth CAD 20 Million," the
market blinks. When you break it down, the market nods.
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We are not building one house. We are building three luxury
dwellings on one title. Let’s look at the math per door:

1. The Land Basis (The Discount) We bought the land for
say, ~$8 million CAD.

Your Cost: Divide by 3 units = $2.66 Million land cost per
door.

The Comp (Fact): Look at 42 Chartwell down the street. Itis
a tiny lot with questionable sun exposure and no room for a
swimming pool, on a footprint that hardly supports 3,000 sq.
ft. Yet, it is trading for just under $3 Million for dirt.

The Win: You are acquiring prime dirt for your second and
third units at a discount to the neighbor’s raw land price—
with the best sun exposure and space for luxury amenities.

2. The Construction Basis (The Quality) We are spending
~$12 million CAD to build (approx. $4 Million per unit, full
cost). This gets you commercial steel, solar microgrids, and
"Level 5" finishes.

Total Cost: $2.66M (Land) + $4.0M (Build) = $6.66 Million
Cost Base.

3. The Verdict Is a brand new, >3,000 sq. ft. luxury home with
access to a pool, private cabanas, and solar independence
in Southeast Oakville worth $6.66 Million?

Absolutely. The market would likely price it at $7.5M or $8M.

The Replacement Floor: 3 Units x $6.66M Cost = ~$20
million Total Asset Replacement Cost.

o We don't need magic to get to $20M. We just
need arithmetic.
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The Market Ceiling: 3 Units x $7.5M Value = ~$22.5 Million
Total Asset Market Value.

The Entitlement Arbitrage (The "Developer's Lift")

This is where the wealth is created. It isn't magic; it is
construction math.

It costs us roughly $1,600 PSF to buy the land and build to
this extreme "PCM Standard" (commercial steel, solar,
batteries). We Exit (or Refinance) at $2,500 - $2,600 PSF.

That spread, that $900-$1,000 PSF gap, is the Development
Profit. That is the "Lift" we capture by being the Builder, not
just the Buyer.

We do not value the property based on what a family would
pay for a "home." We value it based on what the market pays
for Finished, Liquid Inventory. We manufactured the value
through zoning and engineering.

If the market doesn't understand that | don't care. I'm not
selling. I'm refinancing against the asset's intrinsic
replacement cost.

SIDEBAR: Why the Enclave Strategy Wins in a Scarcity
Market

In December 2025, an independent national study ranked
Ontario last in Canada. Slow approvals. High fees. Deep,
structural housing shortages. Toronto cannot produce the
supply required to meet even minimal demand.

For Enclave owners, this dysfunction is not a threat—it is the
catalyst.
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When a city chokes supply long enough, value pivots from
"comparable sales" to income under scarcity, which is the
economic logic behind the VULPIN 3.25% Benchmark
Reference Value (BRV).

NOI + 3.25% is not aggressive; it is simply the mathematical
expression of irreplaceable land in a constrained system.

e Invisible density is not only legal under Bill 23—it is
rewarded by the market.

e Acorner lotin Southeast Oakville cannot be
recreated.

e Athree-dwelling luxury Enclave cannot be mass-
produced.

Scarcity always prices powerfully.
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CHAPTER 2 - The Bill 23 Loophole

(Density Without Demolition)

For decades, if you wanted to add a second kitchen or a
guest house to your property in Oakville or Toronto, you had
to beg.

You had to apply for a "Minor Variance." You had to go to the
Committee of Adjustment. You had to put a white sign on
your lawn. You had to let your neighbors complain. It was a
humiliating, expensive, political process.

Then, in late 2022, the world changed.

The Ontario government passed Bill 23: The More Homes
Built Faster Act. Buried in the legislation was a "Golden Key"
for the luxury homeowner.

The "As-of-Right" Revolution

Bill 23 effectively stripped municipalities of their power to
ban "Gentle Density."

Under the new Planning Act rules, almost every residential
lot in Ontario is now allowed to have three units "As-of-Right."

This means:
¢ No Rezoning Required.
¢ No Begging the Neighbors.

You have the right to turn your single-family home into a
three-unit enclave. Period. This is the foundation of our
"Entitlement Arbitrage", we are tripling the legal utility of the
land without asking for permission.
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The 45% Override (The Golden Key)
This is the secret weapon.

Historically, Oakville and parts of Toronto had strict "Lot
Coverage" limits, often capping the building footprint at 20%
or 25% of the lot. This prevented you from building a large
garage or a substantial cabana.

But recent provincial regulations (O. Reg. 462/24) aimed at
supporting Bill 23 have directed municipalities to allow
higher coverage for properties with Additional Residential
Units (ARUs). In many cases, this unlocks up to 45% Lot
Coverage.

On a standard 100x150 lot, moving from 25% coverage to
45% coverage is the difference between a cramped shed and
a Luxury Pool Pavilion and Vertical Vaults for your car
collection.

The Financial Gift: DC Exemptions

The government wants these units built so badly that they
bribed us to do it.

Under Bill 23, the Development Charges (DCs) for the 2nd
and 3rd units are exempt.

¢ The Bill 23 Way: You pay $0 in Development Charges
for the additional units.

¢ Parkland Dedication: Exempt.

The government is effectively handing you a six-figure
discount to increase the value of your own land.
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The NIMBY Paradox
Your neighbors will hate this... until they understand it.

They think "Density" means "Tower." They don't realize that
Invisible Density actually protects their property value.

A street of empty, dark mansions is a target for crime. A
street of occupied, multi-generational Enclaves is a Fortress.

The 2025 Accelerator: Bill 60 (The Owner’s Shield)

Bill 23 gave us the right to build.
But experienced owners know that zoning permission is only
half the battle.

The real risk has always lived after approval:
e delayed servicing,
e endless municipal “process,”
e invented green standards,

e and death by a thousand technical reviews that
quietly destroy timelines and returns.

Thatis the gap Bill 60 closes.

Passed in late 2025, Bill 60 - The Fighting Delays, Building
Faster Act is not about slogans. It is about removing the
last tools municipalities used to slow, stall, or quietly kill
projects after zoning was already settled.

If Bill 23 is the key, Bill 60 is the lock removal.
What Bill 60 Actually Changes for Owners

1. Infrastructure Certainty
Municipalities can no longer weaponize water,
wastewater, or servicing approvals to delay
occupancy.
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For owners, this means faster delivery, earlier
stabilization, and reduced carry risk.

2. End of Process Sabotage
Cities had learned to comply with provincial density
rules while inventing new procedural friction:
extra studies, shifting standards, and “policy
interpretations” that changed mid-stream.

Bill 60 sharply limits this behavior.
What is approved stays approved.

3. No More Bureaucratic “Green Tape”
Municipalities increasingly used non-statutory
environmental overlays to impose cost without
authority.

Bill 60 curtails this practice.

We still build energy-efficient, net-zero-ready assets,
because it lowers operating costs and increases
resilience, not because a city planner invented a
checklist.

4. Time Risk Is Now Provincial, Not Political
The most dangerous risk in rental housing isn’t rent,
it’s time.
Bill 60 shifts timing control upward, away from local
politics and toward enforceable provincial
standards.

That matters to owners.
Cash flow delayed is cash flow destroyed.

Why This Matters for Rental Owners

This isn’t about being “pro-landlord” or “anti-tenant.”
It’s about removing uncertainty from capital deployment.

e Faster completion = lower leverage stress
e Shorter carry = stronger DSCR

e Earlier occupancy = safer assets
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For projects like the Corner Enclave, Bill 60 doesn’t change
the math, it protects it.

The message from the province is clear:

If you are adding housing,
if you are following the law,
if you are building durable assets —

the era of obstruction is over.

Bill 23 gave us the right.
Bill 60 ensures we can actually use it.

The Risk Has Shifted (Tenant Risk Is No Longer Structural)

Bill 23 governs what you are allowed to build.
Bill 60 governs how quickly you are allowed to deliver.

But experienced rental owners know there has always been a
third fear — quieter, but more personal:

“What happens if a tenant stops paying and the system
freezes?”

For a long time, that fear was rational.
The Old Risk

From 2020 through 2022, Ontario’s Landlord and Tenant
Board (LTB) suffered from extreme backlog, procedural
delay, and pandemic-era paralysis.

Non-payment could stretch for many months.

Process mattered more than facts.

In that environment, rental housing carried behavioral risk,
not just market risk.
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What Actually Changed

No single statute “fixed” the LTB.
Instead, the risk profile shifted through operational reform
and enforcement reality:

e digital filing and remote hearings

e prioritized arrears cases

¢ reduced procedural adjournments

¢ increased resourcing and procedural throughput
¢ consistent enforcement of existing remedies

The result is not instant eviction.
It is predictability.

And predictability is what rental owners need.
The New Reality for Owners

Professional non-payment is no longer a strategy.
Itis a delay with diminishing returns.

Disputes still occur.
Friction still exists.
But the system no longer rewards indefinite stalling.

Tenant risk has moved from open-ended to bounded.
Why This Matters for the Enclave Model

The Corner Enclave is not built on perfect tenants.
It is built on excess coverage, conservative rents, and time
buffers.

The model assumes:
e vacancies happen
e disputes occur

e friction exists

What it does not assume is institutional paralysis.

That is the shift.
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Plain-English Summary

Bill 23 lets you build.
Bill 60 lets you finish.
Operational reform restored the ability to operate.

When time is bounded, and cash flow is engineered, tenant
risk becomes manageable, not existential.

That is why this works now, when it didn’t ten years ago.
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CHAPTER 3 - The Asset Engine

(Hope for the best, Plan for the Worst)

Most wealthy people ignore the true carry cost of their
estates.

They pay property tax, insurance, utilities, and maintenance
with after-tax dollars, bleeding equity every month while
telling themselves they are “asset rich.” In reality, they are
house-rich and cash-poor.

A large estate is not an asset.
Itis a liability that consumes cash.

At 52 Chartwell, we do not merely reduce that burn.
We reverse it.

We use density and yield to turn a legacy home into a
solvent operating asset—one that pays for itself, protects
capital, and creates optional upside without forcing a sale.

The OLd Reality (The Liability)

A standard single-family estate looks impressive, but the
math is brutal:

e Propertytax: ~$60,000
e Insurance: ~$15,000
o Utilities: ~$10,000
e Maintenance: ~$40,000

Totalannual burn:  ~$125,000, paid with after-tax
personalincome.

Thatis not wealth.
That is slow liquidation.
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The New Reality (The Asset Engine)
There are always two sets of numbers in development:
1. The numbers you show the bank to get approval.

2. The numbers you use to sleep at night.

The “Shark” looks at appraisal upside and says:
“$24,000 a month in rent? That feels aggressive.”
| agree.

That is why we do not build safety around appraisal upside.
We build it around the Planning Floor.

Invisible Density (The Physical Engine)

Instead of a basement apartment, we engineered three full-
scale luxury dwellings inside one envelope:

o Dwelling 1 (Owner): ~3,200 sq. ft., 3 bedrooms,
private walk-out terrace

e Dwelling 2: ~3,000 sq. ft., 3 bedrooms
¢ Dwelling 3: ~2,000 sq. ft., 2 bedrooms
Total: ~8,200+ sq. ft. of interlocked luxury living space.

This is not subdivision.
It is manufactured utility.

The Stress-Test Pro Forma (The Financial Engine)
Below is the reality of 52 Chartwell.

Column A -The Appraisal
What third-party professionals believe the asset could earn.

To sanity-check those appraisal numbers, we didn’t rely on
theory. We anchored them against live leases on the same
street grid. One immediate comp. is the neighbouring home
at 533 Carson Lane, which has been leased for over $18,000
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CAD per month for nearly four years, despite having no
swimming pool and inferior sun exposure. If a single-family,
single-tenant home with weaker amenities can sustain that
level of rent, a three-dwelling luxury Enclave with superior
light, privacy, and amenity stack does not need heroic
assumptions to underwrite $61,000/month at full
stabilization.

Column B - The Planning Floor

What we assume internally under a soft market with no
unicorn tenants.

Metric Appraisal Planning Floor
Monthly Rent $61,000 $42,000
Annual Gross $732,000 $504,000
Vacancy (3.5%) (25,620) (17,640)
Operating Expenses (114,000) (114,000)
Net Operating Income 592,380 372,360
Debt Service (2% coupon)  (243,100) (243,100)
Surplus Cash Flow 349,280 129,260
DSCR 2.44x% 1.53x
The Verdict

Even after cutting rents by roughly 30%, the asset still
generates $372,000 of NOI.

The Debt Service Coverage Ratio is 1.53x.

Translation:

For every $1.00 owed to investors, the system produces
$1.53in cash.

Banks typically require 1.25x.
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Even in a bad market, the building:
e paysits expenses,
e paysitsinvestors, and
e generates six figures of surplus every year.

We hope for the appraisal numbers.
We plan for the floor.

That is how you build a fortress that survives a recession.

Important clarification:

The debt service shown above represents the maximum
cash-flow-supportable capacity of the asset under Planning
Floor assumptions.

VULPIN does not lend to this limit.
The actual VULPIN take-out loan for 52 Chartwell is
intentionally capped at approximately $6.75M (=33% of

replacement cost), resulting in materially lower actual debt
service and significantly higher resilience.

The excess cash-flow capacity is not used for leverage; it
exists as structural protection and optionality.

The Cash Spine (How First Lien Becomes First Cash)
This section describes the VULPIN Take-Out Facility, which
applies only to completed PCM-executed projects.

Construction financing is provided separately under the
VULPIN Construction Facility, capped at up to 80% of
verified CCDC2 construction cost, and must always remain
within future take-out capacity.

You still own the asset.

But you do not control the cash.

The Waterfall (Strict, Mechanical, Non-Negotiable)
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When rent is collected, it flows through the following
defensive layers.
No exceptions.
Priority 1 - Trustee Receipt
e SingleKey collects all rent.
¢ Rent never touches the owner’s bank account.

o Rentis remitted directly to the Trustee
(Computershare).

From this point forward, cash is governed, not discretionary.
Priority 2 - DSRA First (Rolling 12-Month Coverage)
e Computershare applies the first call on cash to the
Debt Service Reserve Account (DSRA).
e The DSRA must always maintain twelve (12) months
of forward coupon coverage.
e |fthe DSRA s below threshold, 100% of cash is
trapped until restored.

The first twenty-four (24) months of interest are pre-funded
at closing.

Beginning Month 13, operating cash must replenish the
DSRA on a rolling basis so the 12-month buffer never
disappears.

This ensures investor coupons are protected before any
operating or owner discretion exists.

Priority 3 — Operating Integrity (PM Reserve Required)

After DSRA sufficiency is confirmed, Computershare
releases operating funds to the approved Property Manager,
subject to strict reserve rules.

e The PM must maintain a minimum six (6) months of
operating expenses in a segregated trust reserve
account.

e Thisreserve must be held in trust, continuously
maintained, and kept current.

If the PM reserve falls below threshold:
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e replenishmentis prioritized,
e ownerdistributions are suspended, and
o PMreplacement may be enforced.

If the building fails, everything fails.
We protect the building second, with real working capital,
not promises.

Priority 4 - Coupons (Paid from DSRA)

Investor coupons are paid from the DSRA under Trustee
control, not from leftover operating cash.

This is why coupons remain reliable during:
e tenantturnover,
e arrears, or
e operating noise.
Priority 5 — Residual Cash (Traffic-Light Rule)

Residual cash means economic surplus after debt service
and operating integrity.
It does not mean automatic distributions.

e Joe & Maria Lane: residual is be distributed only if
the asset is Green.

e LuxuryLane: residual cash is distributed only if the
assetis Green.

Summary:

VULPIN is paid first.

The building is protected second.

The owner is paid last - only if the system stays Green.
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The Vulpin Waterfall: The Architecture of Capital Protection

1. TRUSTEE RECEIPT OPTION -B

(Computershare)

All rent is sent directly to the
Trustee (Computershare),
bypassing the owner's account.

3.INVESTOR COUPONS
Investors are paid from the secured
DSRA, ensuring reliable payments
during tenant turnover.

2. DEBT SERVICE | —
RESERVE ACCOUN —
(DSRA) [ | Cashis trapped until a

12-month investor coupon the Property Manager
buffer is fully funded. only after the DSRA

is satisfied.

Surplus cash is distributed last, and only if — .
the asset is financially healthy ("Green").

@ VULPIN is paid first. |5 The building is protected second. 9. The owner is paid last.
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What This Means for You (Explicit, No Assumptions)
Joe & Maria - Toronto 416 Core
e Capital atrisk: $2.45M (land)

e Loan:~$6.7M, based on Cash-Flow / Insured-Rent
capacity.

Important Clarification (Governing Rule):
The loan figure shown reflects only the income-based
test (=75% of verified NOI, using insured rents).

Final VULPIN loan sizing is always the lowest of three
independent constraints:

1. Cash-Flow Capacity (£75% of NOI),

2. Hard Cost Cap (< verified CCDC2 construction cost;
land excluded), and

3. Insured Rent Reality (SingleKey or equivalent).

Where verified construction cost is lower than income
capacity, the applied loan is reduced accordingly.
Documents govern.

e During the hold:
o OpExand coupons are paid

o Youreceive surplus cash (% $1.01M over 10
years, subject to traffic lights)

o Atexit:
1. Debt repaid
2. Your land capital returned in full
3. Remaining profit split (65% investors / 35% you)

Even in a weak decade, you never lose your land.
In normal markets, you create real wealth.
In strong markets, the asset compounds.

35 Go to Table of Contents



The Corner Enclave

Luxury / Estate-Grade (52 Chartwell)

1.
2.
3.

Capital at risk: $13.65M
Loan: ~$6.75M
During the hold:

o Surplus cash exists economically

At exit:
Debt repaid

Your equity returned in full

Remaining profit split (65% investors / 35% you)

Luxury is governed for capital preservation first, upside
second.

Closing Thought

This is not aggressive finance.

Itis defensive engineering.

We control the cash.
We limit the debt.
We return capital before profit.

We share upside only after discipline is proven.

That is the Asset Engine.
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SIDEBAR: Why “Professional Tenants” Are No Longer a
Structural Threat

For years, many small rental owners learned the wrong
lesson.

They didn’t fail because rents were too low.
They failed because time became unbounded.

A single non-paying tenant could:

e stall cash flow for months,

¢ drain reserves, and

¢ force a sale at the worst possible moment.

That experience shaped a generation of “Joe & Maria”
owners — and the fear was justified at the time.

What Changed

The risk did not disappear.
It was contained.

Tenant disputes are no longer an open-ended game of delay.
Backlogs still exist, but the era of unlimited delay as a
business strategy is ending.

You are no longer designing around hope.
You are designing around bounded timelines.

How the VULPIN Structure Neutralizes Tenant Risk
This model does not depend on perfect behavior.

It assumes:

e vacancies happen,
e arrears occur,

e disputes arise.

And it is engineered accordingly:

* conservative rent assumptions
¢ surplus coverage above debt service
* DSRA protection at the capital level
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* six-month operating reserves
¢ time buffers built into the structure

Tenant friction becomes noise, not a fatal event.
The Key Insight

Professional tenants only succeed when:
e leverage is thin, and
e time is unlimited.

This structure removes both.
Plain English

You don’t win by evicting faster.
You win by not needing to panic.

That is the difference between speculative rental ownership
and engineered housing assets.

This sidebar is explanatory only. Tenant enforcement,
timelines, and remedies are governed by applicable law and
executed documents.
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PART Il: THE ARCHITECTURE OF
PRIVACY

CHAPTER 4 - The Vertical Vault

(Stacking 4 Cars in a 2-Car Footprint)

The number one reason high-net-worth homeowners refuse
to downsize is not the bedroom count. It is the garage.

You have spent a lifetime acquiring the collection—the 911,
the vintage Mercedes, the G-Wagon for winter. A condo offers
you two concrete lines painted on a floor three levels
underground, next to a stranger’s door-dinging SUV. That is
not an option.

But the neighbors don't want to see a parking lot in your
driveway, either.

The Solution: The Split Vault

At 52 Chartwell, we solved the density problem by re-
engineering the standard double-car garage.

Most people see a double garage as "two cars side-by-side.
We see it as Two Vertical Towers.

The Separation

We take the existing wide garage footprint and split it down
the middle with a 2-Hour Fire-Rated Wall. We create two
completely separate, single-bay garages with their own
overhead doors.

e Vault A (Unit 1 - You): Private access directly into the
Manor.
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¢ Vault B (Unit 2 - The Townhome): Private access
directly into the rental unit.

This is critical for the valuation. A tenant paying $9,500 a
month does not want to walk past your lawnmower to get to
their Porsche. They want their own distinct, secure entrance.

The "Double Stack" Logic

While we fought for height, we are practical. To fit a Triple
Stacker requires immense vertical clearance that often
triggers massive variance battles with the Town.

Instead, we install Commercial Double Stackers.

e The Tech: A hydraulic lift system that holds one car at
grade and one above.

e The Height: This fits comfortably within a modified
residential roofline (approx. 11-12 ft clear interior),
making the variance much easier to win than a triple-
height tower.

The Result: 4 Cars Indoors

By installing a Double Stacker in Vault A and another in Vault
B, we park 4 vehicles in the footprint of a standard double
garage.

e Unit 1 (You): 2 Indoor Spots (Daily Driver + Weekend
Car).

e Unit 2 (Tenant): 2 Indoor Spots.

o Unit 3 (Penthouse): Dedicated exterior spot off
Carson Lane.
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The "Scarcity Value" From the street? You see two standard
garage doors. The neighbors see a tidy, quiet estate.

But inside, you have created a scarce asset. There is almost
no other condo product in Oakville that offers a Private, 2-
Car, Heated Indoor Garage to a tenant. This feature alone
justifies the premium rent.

You see your collection, heated, secure, and indoors. The
market sees a unicorn.
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CHAPTER 5 - The Cabana Strategy

(Detached Luxury & The Noise Buffer)

The "Vertical Vault" solves the car problem. But the backyard
is emotional.

The fear is visceral: "l don't want to be sitting by my pool and
see my tenant eating a sandwich five feet away."

In a traditional triplex, the backyard is a "Common Area." It
breeds conflict. It destroys privacy. And importantly, it
destroys value.

The "Cabana Enclaves" (Year-Round Living) We didn't just
build pool sheds; we built destination guest houses.
Dwellings 2 and 3 each have exclusive access to a Private
Cabana totaling 700 sq. ft. of amenity space.

e The "Conditioned" Core: Over 200 sq. ft. is fully
enclosed, insulated, heated, and air-conditioned. It is
a four-season home office, gym, or cigar lounge.

e The Summer Kitchen: The remaining 500 sq. ft.
creates a covered exterior lounge with a full chef’s
kitchen (Wolf grill, refrigeration, prep sink).

This solves the privacy paradox: The tenants don't hang out
at the pool staring at the main house. They retreat to their
private, air-conditioned pavilions.

1. The Main Terrace (Unit 1 Ownership)

[ live in Unit 1. My unit opens directly onto the grand stone
terrace attached to the main house. It is elevated, distinct,
and private.

This is my zone.
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2. The "Cabana Enclaves" (Units 2 & 3)

We utilized the perimeter of the lot to build detached Luxury
Cabanas.

e The Structure: These aren't sheds; they are
architectural pavilions with covered roofs, heating,
lighting, and data.

¢ The Amenities: Each cabana is fitted with a chef’s
grade outdoor kitchen (BBQ, fridge, sink).

o The Effect: When the tenantin Unit 2 wants to host a
dinner party, they don't come up to my terrace. They
go to their private Cabana. They have their own
destination.

The Only Shared Asset: The Water

The swimming pool is the only true "Common Element." It
functions like a boutique hotel pool.

I swim. The tenant swims. We nod. Then we retreat to our
private, separated zones.

The "Wet Feet" Rule

We built one communal exterior bathroom accessible
directly from the pool deck. No wet feet ever enter the main
residences. This is a commercial design standard applied to
a residential estate.

The Noise Buffer

The detached cabanas act as Acoustic Anchors. By pushing
the "living noise" (conversation, music, cooking) to the
perimeter of the lot, we create a quiet zone in the middle.

The architecture itself manages the sound.
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CHAPTER 6 — Acoustic Engineering

(Commercial Silence in a Residential Skin)

When thinking about splitting a home, the first question is
usually about the garage. Their second question is always:
"Will | hear them?"

We have all been in a "luxury" condo where you can hear the
neighbor walking in heels or watching an action movie at 11
PM. That happens because most developers build to Code
Minimum. They use wood studs, pink fiberglass insulation,
and a single layer of drywall. They build for speed, not
silence.

At 52 Chartwell, we don't build to Code. We build to
Commercial Spec.

1. The Floor Mass (The Radiant Shield)

In a multi-unit home, the biggest noise complaint is "impact
noise" (footsteps) traveling through the floor. Standard
builders use wood subfloors. They squeak. They vibrate. They
act like a drum.

The PCM Solution: Because we use Hydronic Radiant Floor
Heating throughout the Enclave (as discussed in Chapter 9),
we pour a layer of Self-Leveling Concrete over the entire
subfloor.

¢ The Thermal Mass: This concrete holds the heat and
radiates it evenly.

e The Acoustic Mass: This added weight deadens
vibration instantly. It acts as a monolithic sound
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shield. When you walk on the second floor, it doesn't
sound like a hollow wooden box; it sounds like a slab.

2. The Partition Walls (The "Silent Assembly")

We do not separate the units with standard 2x4 framing. We
use Acoustic Isolation Assemblies.

We utilize the best soundproofing materials available on the
commercial market:

o Staggered Stud Framing: Prevents sound from
traveling through the wood.

¢ High-Density Mineral Wool: We use Roxul Safe 'n'
Sound, not cheap fiberglass.

o Decoupled Drywall: Multiple layers of Type X drywall
mechanically isolated from the frame to break the
sound wave.

3. The Fire Code Advantage

Because we are building a "Vertical Vault" (stacking cars
with fuel tanks) attached to a multi-unit residence, the Fire
Code demands a 2-Hour Fire Separation.

This is a strict engineering requirement. It demands double
layers of 5/8" Type X Fire-Rated Drywall and aggressive fire-
stopping at every penetration.

Here is the happy accident: A wall built to stop a fire for two
hours also stops sound. By adhering to the strictest
commercial safety standards for the garage and unit
separations, we create the quietest residential walls in
Oakville.
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4. Why Silence Pays

Why do we spend the extra money on self-leveling concrete
and commercial isolation?

Because Silence is Solvency.

If you can hear your tenant, they are a nuisance. If you cannot
hear them, they are just a deposit in your bank account.

When a tenant walks into Unit 2 for a viewing, we do a simple
test. We have someone in Unit 1 blast music. The tenant
hears nothing. That is the moment they sign the lease.

They aren't paying for the drywall; they are paying for the
silence. This is why we can command $9,500 a month while
the house down the street struggles to get $5,000.
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PART Ill: THE EXECUTION (52
CHARTWELL)

CHAPTER 7 — The Site Plan

(Corner Lot Advantage)
Real estate agents say "Location." | say "Geometry."

When | found 52 Chartwell Road, most buyers saw a
problem: a corner lot exposed to traffic on both Chartwell
Road and Carson Lane.

| saw the Holy Grail.
The "Corner" Solution

A corner lot gives you something a standard interior lot
cannot: Two Distinct Frontages.

This is the key to Invisible Density. It allows us to hide the
scale of the operation by splitting the activity between two
streets.

o Chartwell Frontage (The Manor): This is the formal
face. Unit 1 and the Vertical Vaults enter here. To the
passerby, it looks like a single, grand estate.

e Carson Lane Frontage (The Penthouse): This allows
us to "unlock" the rear of the Enclave. Unit 3 utilizes
this side for its dedicated pedestrian arrival and
exterior parking.

The Valuation Impact: Because Unit 3 has its own street
frontage and address, it doesn't feel like a "Coach House" in
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someone's backyard. It feels like a standalone property. That
distinction is worth $2,000/month in rent.

The "Human Shield" Landscaping

Privacy must be engineered. We utilized the Detached
Cabana as a strategic barrier along the Carson Lane
setback.

e The Wall: The back wall of the cabana functions as
the privacy fence. It is solid, acoustic masonry.

o The Effect: It physically blocks the sightlines from
the street and creates a "Sound Shadow" for the pool
area.

We respected the "Existing Non-Conforming" setback of
just 1.09 meters on the Carson side. By keeping the
structure tight to the lot line, we didn't just save space; we
maximized the interior courtyard, turning the pool area into a
completely enclosed, private sanctuary.
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CHAPTER 8 — The Variance War
(Fighting the "Status Quo" & The Two-Faced Neighbor)

| want to be honest with you. This process is not for the faint
of heart. Itis a war.

When you try to monetize a property in a neighborhood like
Southeast Oakville, you will meet resistance. You will meet
neighbors who smile at you in the driveway and then stab you
in the back at Town Hall.

| call them NIMBYs (Not In My Back Yard), but recently, | have
found a more accurate term for the mindset that drives them.

They are "Status Quo Warriors."
The Psychology of Resistance

These are not bad people, but they are driven by a specific
fear: The Fear of Change.

They believe that the way the neighborhood looked in 1990 is
the only way it should ever look. They confuse
"Neighborhood Character" with "Frozen in Time."

They preach community, yet they fight the very density that
allows families to stay together. They want to protect their
view, their parking, and their perceived property value, often
without realizing that the "Enclave" model actually increases
the value of every home on the street.

The 52 Chartwell Story: The Raw Truth

When | bought 52 Chartwell years ago, | did my homework.
The property sits on two legal lots as defined by the zoning
by-laws. My intention was always clear: live there, raise the
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family, and when we became empty nesters, monetize the
land by splitting the lots or densifying the asset.

Long before Bill 23 existed, | initiated the process to split the
lot. I was not in Canada at the time. | was traveling. When |
returned, | found out that 23 neighbors had written letters to
the Municipality opposing me.

These were people who knew nothing about zoning. They
knew nothing about the law. They only knew "Performative
Moralism." They wanted to protect the "character of the
street" (which is code for protecting their own view) while
denying me my legal rights.

The Two-Faced Neighbor

| have been in development long enough to know a simple
truth: Talking to neighbors is a waste of time. They will be
nice to your face and oppose you in writing.

There was a neighbor directly across the street. For years, we
waved. She seemed friendly. When the application wentin, |
saw her on the City’s camera feed making a massive,
dramatic argument against my project. | called her. | asked a
simple question: "Why didn't you just pick up the phone and
ask me what | was doing instead of performing for the City?"

Her reaction? She called the police. She told them | was
"harassing" her.

The police called me and told me not to contact her. Then
there was the neighbor at Chartwell, inquisitive, nosy,
demanding to know my private business.

This is why | have no time for these people. | don't entertain
them. | don't negotiate with them. | hire top municipal
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lawyers. Life is too short to argue with Status Quo Warriors. |
let the lawyers deal with the process, and | let the law deal
with the outcome.

The Current Battle: The Variances

Today, at 52 Chartwell, we are going back to battle. Even with
Bill 23, we need Minor Variances to execute the "Enclave"
vision correctly.

1. The Height Variance (10.59 Meters) We are asking to
increase the roof height to 10.59 meters.

e The Logic: Look at the new custom homes built
around me. They are massive. My existing home is
now dwarfed. To fit the vertical volume we need for
the interior layout and the architectural grandeur, we
need the height. It fits the streetscape perfectly.

2. The Garage Variance (Two Separate Vaults) This is where
the bureaucracy gets stupid. The Province (Bill 23) allows
Three Dwellings. But the Municipality only allows One
Communal Garage. Figure that out. They want density, but
they want us to share a single garage door like a commune.

The fact that the municipality is making me get a variance for
splitting the garage IS NOT in line with the provincial Planning
Act. The spirit of the law is density and autonomy; the
municipal by-law is stuck in the 1950s.

We are applying for a variance to split the garage structure
into Two Separate Private Garages (Vault A and Vault B).
Why? Because a tenant paying $10,000 a month does not
want to share a door with me. Privacy requires separation.
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The Outcome | bet you that all the NIMBYs on the street will
oppose this. They will oppose the height. They will oppose
the separate garages. They will oppose the shadow cast by a
tree that hasn't been planted yet. It is jealousy, oritis plain
stupidity.

The Solution: The OLT

Thank God for the Ontario Land Tribunal (OLT). City
Councils are cowardly; they care about votes. They will side
with the 23 angry neighbors to keep their jobs.

The OLT cares about Law. The OLT is where we get rid of
stupidity and let common sense prevail.

We don't beg for permission. We apply for our rights. We let
the neighbors scream at the clouds. And then we build.

The "Trojan Horse" Strategy (Build First, Rezone Later)

Most people apply for a Rezoning before they build. Thatis a
trap. It gives the neighbors a target.

We use the Trojan Horse Strategy:

1. Phase 1 (The Build): We pull permits for a "Single
Detached Home with Two Additional Dwelling Units."
This is "As-of-Right." The neighbors cannot stop it.
The Municipality cannot stop it. We build the fortress.

2. Phase 2 (The Occupation): We move in. We rent the
units. The cars are parked underground. The street
looks quiet. The "Chaos" the neighbors predicted
never happens.
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3. Phase 3 (The Strike): Once the building is standing
and occupied, then we apply to convert the Title to
Condominiums.

Why this works: The City generally opposes converting
freehold land into condominiums because they fear the
precedent. But logically, the density already exists. The fire
separation exists. The independent living exists. We are
simply asking to change the legal title to match the physical
reality.

It is much harder for a City (or the OLT) to say "No" to a
building that is already standing, safe, and beautiful.

A Note to the Civil Service (The Complexity Premium) |
write this with full awareness that this blueprint will likely
circulate within municipal planning departments. | know you
are reading this.

| do not write this to mock you. | write this to state an
economic fact: Inefficiency is a commodity.

Every time a barrier is erected that defies market logic—like
forcing three families to share one garage door—you create a
"Complexity Premium" for those of us capable of solving it.

We are not asking for favors. We are operating within the
rules you wrote. And if those rules become too frictional, we
have the capital and the counsel to navigate them. We would
prefer to work with you to build the housing this province
desperately needs. But if we must work around illogical
hurdles to secure our legacy, we will.
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CHAPTER 9 - The PCM WAY

(Bespoke Engineering)

Most builders in Oakville build to "Code." Understand what
that means: "Building Code" is the legal minimum you can do
without going to jail. It is a D- grade.

At PCMnow, we do not build to Code. We build to the PCM
Standard.

We build structures that are 3 to 4 times stronger than the
law requires. We insulate to levels that make the furnace
bored. We use glass that blocks sound like a concrete wall.

We don't do this because we are "Green." We don't do this
because we are worried about climate change. We do this
because it makes Economic Sense.

0. The PCM Methodology: Bespoke by Design

Before we talk about steel beams and solar panels, we must
agree on how we build. The PCM Standard is not just a
construction spec; it is a relationship architecture.

We are not a commodity builder. We do not "bid" on drawings
provided by third parties. We are a bespoke atelier, and we
only engage in tailor-made suits for clients who understand
the value of a perfect fit.

Here is the PCM Way:

1. The Budget Anchor We do not start with a sketch; we start
with a number. We begin with a candid, realistic discussion
about your expectations vs. your wallet. We establish a
Budget Anchor immediately. Most projects fail because the
dream outpaces the cash. We align them on Day One.
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2. The Curated Team You do not bring us an architect. We
bring the team to you.

e The Control: PCM selects the Architect, Interior
Designer, and Landscape Architect.

o The Reason: These professionals must design to our
standard and our budget. When we control the team,
we control the outcome.

3. The "Zero-Surprise" Execution We do not break ground
on a guess. Through iterative design cycles, we refine the
budget alongside the drawings. By the time we dig, we have a
locked scope and final pricing.

4. The PCM Warranty Because we control the design, the
team, and the execution end-to-end, we stand behind our
work.

Client homes are delivered with a 5-Year Warranty, already
well above standard market practice.
https://www.pcmnow.com/warranties-1

VULPIN flagship assets are held to a higher bar and benefit
from an extended 10-Year Warranty, reflecting their long-
term ownership, operating intent, and governance standards.

5. The "Net-Zero Days" Rule Most General Contractors treat
their trades like banks, paying them in 60-90 days. We pay
instantly (Net-Zero Days).

o The Result: We get priority. When a storm hits and
every builder in Oakville is calling for a roofer, my
phone rings back first.
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1. The Bones: 400% Stronger

A standard home is framed with "sticks"—lumber that warps,

twists, and shrinks. That is why floors squeak and drywall

cracks.

We frame the Enclave using a massive skeleton of
Engineered LVL (Laminated Veneer Lumber).

The Logic: Steel is strong but transmits vibration. LVL
absorbs it.

The Feel: We get the structural rigidity of a
commercial building without the noise. It feels like a
bank vault. There is no "bounce" in the floor. It is
infrastructure, not housing.

2. The Energy Plant: Hybrid Resilience

52 Chartwell sits on a corner with massive solar exposure.
We use a Hybrid Energy Strategy.

Electricity (Solar & Battery): A 45kW Solar Array and
Tesla Powerwall stack run the Lighting, Cooling (AC),
and Plug Loads. This targets "Net-Zero" for daily
electrical consumption.

Thermal (Gas): For heavy heating loads in February,
we use High-Efficiency Condensing Gas Boilers.
Electric wires are physics suicide for heating 8,000
sqg. ft. in Canada.

Independence: If the grid goes down, your batteries
keep the lights and security on. You are never
dependent on a single fuel source.

3. Precision Climate: The "European" Micro-Zone
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In North America, we build "Dumb Homes" with one massive
furnace. We build to the European Standard using a
Commercial VRF System.

¢ Room-by-Room Control: Every bedroom has its own
hidden climate engine. You set the temperature for
the room, not the house.

o Efficiency: If the Guest Wing is empty, you don't cool
it. This cuts cooling costs by 60-70%.

4. The Fireproof Vault (The EV Reality)

You are parking electric vehicles (Tesla’s, Porsches) inside
your house. These are giant batteries. We treat the garage like
a Hazmat containment zone.

e Fireproofing: We line the Vertical Vault with double
layers of 5/8" Type X Fire-Rated Drywall.

e Containment: This creates a 2-Hour Fire Separation.
If a car catches fire, the garage becomes a sealed
kiln, protecting the structural integrity of the Enclave.

5. The Heated Infrastructure (Hydronic Power)

We delete the winter maintenance nightmare using
Hydronics (Water).

e Exterior Snow Melt: Heated driveways mean no
shoveling, no salt, and no slip-and-fall liability.

¢ Interior Radiant Floors: We heat the home from the
floor up using warm water. It is silent, dust-free, and
efficient.

6. The Envelope: Triple-Glazed Silence
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We use Triple-Glazed Windows imported from Europe. They
act as a thermal break (efficiency) and a massive sound
barrier (silence).

7. The Economic Alpha (OpEx Reduction)

Why do we spend the extra money on all this? Because it
lowers our Operating Risk.

In a standard estate, utilities and maintenance are inflation-
unprotected liabilities. Energy costs rise 5-10% a year.

e Solar & Battery: We lock in our energy cost at near
zero.

e Commercial Durability: By building with steel, LVL,
and stone, we reduce the "CapEx Reserve" required
for repairs.

We don't build this way just to be "Green." We build this way
because an asset with Lower Operating Expenses
commands a Higher Valuation from the bank. A dollar saved
in OpEx is worth $20 in asset value.

We build this way to eliminate maintenance and maximize
yield. That is the PCM Way.
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CHAPTER 10 - The Lifestyle

(Security, Grandkids, and the Freedom to Leave)
Why do we do all this? To buy back your Freedom.
1. The Security Paradox

In an Enclave, you are never alone. There are three families
living on the property. Lights are on. Cars are moving.

A thief doesn't rob a fortress that is buzzing with life. By
adding density, you have actually added security.

2. The "Grandkid Magnet"

The detached Unit 3 (or the Cabana) becomes the "Cool
Zone."

The grandkids can make a mess and sleep over in their own
private villa. You retreat to your quiet Unit 1. You get the
connection without the chaos.

3. The "Lock and Leave" Life

The revenue covers the service. The landscaping, snow
removal, and pool maintenance are automated and paid for
by the "Asset Engine."

You turn the key and go to Florida. Your home is occupied,
heated, safe, and solvent.

4. The Legacy Exit (Asset Permanence)
The final question is: "How do | pass this on?"

Because the Enclave is a self-sustaining business, it does
not burden your heirs.
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e The Burden: Inheriting a standard $20 million
mansion usually comes with a $200,000/year
carrying cost (taxes, insurance, maintenance). Heirs
are often forced to sell the family home just to stop
the bleeding.

e The Asset: Inheriting an Enclave comes with a rent
roll. The property pays for its own taxes and upkeep.

You are leaving your children a cash-flowing business, not a
massive bill. This allows the property to stay in the family for
generations, regardless of the heirs' personal financial
situations.

5. The Liquidity Event (The Refinance)

The "Shark" will ask: "Carlos, what if | want my capital back?"
We don't just build for cash flow; we build for liquidity.

The Bill 60 Advantage: Because we utilize Bill 60 to bypass
municipal "green tape" and site plan delays, we reach
stabilization years faster than a standard developer. Speed
reduces the cost of capital.

The Refinance: Once the "Fortress Valuation" is established
by the independent appraiser, we don't sell. We refinance.
We secure a commercial Line of Credit sized strictly to the
asset’s verified cash flow capacity (typically ~35% LTV for
Luxury, up to 75% LTV for Core).

The Extraction: This unlocks liquidity strictly limited to the
recovery of your Hard Cost Basis (Risk Off). VULPIN does
not allow you to borrow against paper profit. By returning
your original capital while keeping the appreciated equity
trapped in the deal, the asset remains solvent and your
'Profit' acts as a safety shield for the lender.

You aren't tied to the house; the house is working for you.
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EPILOGUE

Your Legacy Secured
The map has changed.

The era of the 10,000-square-foot single-family mansion is
ending. It is being replaced by the era of the Private Enclave.

e You keep the address.
e You keep the pool.
e You keep the cars.
¢ You lose the cost.
At PCMnow, we don't just build houses. We build freedom.

We handle the zoning, the acoustic engineering, the pit
stackers, and the variance wars. We turn your liability into a
legacy.

The Engine Behind the Enclave

This PCMnow blueprint isn't just construction; it is the heart
of Vulpin's Sovereign Wealth Engine, where we lend
exclusively to our own arm to build unbreakable assets for
the family and partners (accredited allies investing
alongside).

Unlike standard Private Equity's scattered bets, it is a Closed
Loop that turns legacies like 52 Chartwell into self-sustaining
fortresses, much like Temasek's approach to long-term,
resilient holdings.

You have the blueprint. The only question left is: When do we
break ground?

Carlos Jardino
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Visual Summary The next pages illustrate the core
concepts of this book. Note: Renderings are for
visualization purposes only. Actual results and final
details may vary slightly from these depictions due to
necessary technical or operational adjustments.
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The Zero-Cost Asset: How to Turn a Luxury Home from a Liability into a Legacy

The Problem: Your Home is a Financial Liability

N
EHEE

R

ER

Ba

Your luxury home isn't an asset; it's a liability. A true asset @ @
puts money in your pocket, while your estate takes it out. ‘

$125,000+ Yo

“Total Burn” Per Year

This is the average after-tax cost to
maintain a typical luxury estate.

The Downsize Fallacy is
the Only Alternative

Society's solution is selling your legacy for
a condo, losing privacy, space, and control.

The Solution: The “Private Enclave” Blueprint

Pillar 1:

The Legal Key (Bill 23) Architectural Ingenuity The Financial Engine
Ontaric law now allows three units Engineer privacy using vertical car  Reverse the cash fiow to create
“as-of-right,” bypassing municipal vaults, detached catianas, and an asset that pays for itself

and neighbor objections. commercial-grade soundproofing. and generates profit.

The "Stress Test” Pro-Forma

Planning Floor

Appraisal (Stress Test)

Net Operating Income (NOI) $592,380 $372,380
Surplus Cash Flow (Profit) $349,2680 $129,260

Safety Ratio (DSCR) 2.44x 1.53x

*Purpose: To demonstrate the financial resilience of the asset, showing it remains
profitable even under conservative, “stress-test” conditions with rents cut by 30X.*
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The 52 Chartwell Blueprint

How to Turn a Legacy Home into a Zero-Cost Asset.
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Your Home Isn’t Your Biggest Asset.
It’s Your Biggest Liability.

“You are likely reading this in a house that is
too big, too quiet, and too expensive.”

A true asset puts money in your pocket. A
liability takes money out. Your estate, with
its property taxes, insurance, and
maintenance, is a consumption item—a very
expensive museum where you sleep.

The “Total Burn”:

Over $125,000+ PER YEAR in
after-tax dollars to maintain the
average estate in Oakville or Rosedale.
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Society Demands You Accept The Downsize Fallacy.

The conventional solution is to sell your legacy. Move to a 2,000 sq ft condo. Share an elevator with strangers. Park
your car three levels underground. Give up the garden, the pool, and the privacy you've spent a lifetime building.

“I refuse to accept that.”
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There is a Third Option: The Private Enclave

It is possible to stay on your land, keep your
address, keep the pool, and keep the prestige.

The solution is to stop seeing your house as a
“family home” and start seeing it as a Private
Enclave—a high-performance asset that pays
you to live in it.

/N Fit three ultra-luxury families into
B Iil one building envelope.

Rental income covers all expenses
for the entire estate.

This isn't a renovation. It's an
economic and lifestyle revolution,
unlocked by new laws.
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The Realtor’s Eye Sees a Home. The Investor’s Eye Sees an Engine.

REALTOR’S EYE INVESTOR’S EYE

2 > —

The “Lorne Park Fallacy" is believing your home is an asset. A Realtor values it based on “comps.”
An investor values it based on Net Operating Income (NOI).
By re-engineering the property into three high-yield luxury units, we change its entire financial DNA.

The ‘Sum of the Parts’ Valuation (Why $20M is Conservative)
« Land Basis: ~$8M land cost / 3 units = $2.66M per door (a discount to neighbors' raw land).
« Construction Basis: ~$12M build cost / 3 units = $4M per door (for commercial steel, solar, Level 5 finishes).

« Total Cost Base: $6.66M per unit.
« Replacement Floor: 3 Units x $6.66M = ~$20 Million Total Asset Replacement Cost.

“We do not value the property based on what a family would pay for a ‘home.”
We value it based on what the market pays for Finished, Liquid Inventory.”
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The Blueprint is Built on Three Pillars of Execution

The transformation from a Museum to an Enclave is not a single action, but a synchronized execution of three distinct strategies.

Pillar 1: The Legal Foundation

Leverage new zoning laws (Bill 23) to
enable 'as-of-right’ density, by-passing
local opposition.

Lo

Pillar 2: Architectural Ingenuity

Design for absolute privacy, utiiity, and
uncompromising luxury with commercial-grade
silence and separate amenities.

Pillar 3: The Financial Engine

Reverse the cash flow from a liability into a
tax-efficient, zero-cost asset.
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Pillar 1: The Legal Key - Bill 23 Unlocked ‘As-of-Right’ Density

For decades, adding

units was a political
battle.

In late 2022, Ontario's

Bill 23 stripped

municipalities of their
power to ban ‘gentle

density.

This is the legislative
unlock for the entire

strategy.

We don't beg for

permission; we rely on

Provincial Law.

Three Units ‘As-of-Right’:

No rezoning required. No
begging the neighbors.
You have the right.

The 45% Lot Coverage
Override: Unlocks the
ability to build
substantial garages and
cabanas, previously
impossible under old
20-25% limits.

The Financial Gift:
Development Charges
(DCs) and Parkland
Dedication fees are
exempt for the 2" and
31 units—a six-figure gift
from the government.
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Pillar 2: Deleting the “Common Area” with Architectural Ingenuity

Solving the Garage Problem - The Vertical Vault

2-Hour Fire-Rated wall —= — Commercial Double-stacker Lift

Double —{-{#| |e{1- Double
Stacker Stacker

L] L L

A condo offers two painted lines. We re-engineered the standard
double garage into two private, vertical towers. A 2-Hour Fire-Rated
wall creates two separate, single-bay garages. Commercial double
stackers lift 4 vehicles in the footprint of a standard 2-car garage.
The Result: A private, heated, secure indoor parking feature that
commands premium rent.

Solving the Privacy Problem - The Cabana Strategy

[
E Umt 1(Owner)

. anate Terrace
I‘H

|
| Emel|| - ‘
=\

Unit2 |
Cabanak\

:
,J

The fear is visceral: "l don't want to see my tenant from my pool.”
We replace the “common area” with distinct, private destinations.
Unit 1 (Owner) retains the main terrace. Units 2 & 3 (Tenants) get
their own detached, heated Luxury Cabanas with outdoor kitchens.

The Only Shared Asset: The pool itself. Residents retreat to
private zones after swimming.
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Pillar 3: Engineering the Zero-Cost Equation

We hope for the Appraiser’s numbers. We plan for the Floor.

The “Stress Test” Pro-Forma (Based on 52 Chartwell)
Metric Column A: The Appraisal Column ?éz_gisp.}z:tn)ing Floor
Annual Gross Revenue $732,000 $504,000
Net Operating Income (NOI) $592,380 $372,360
Debt Service (2% Coupon) ($243,100) ($243,100)
Surplus Cash Flow $349,280 $129,260

The Verdict: DSCR is 1.53x. “For every $1.00 we owe investors, we have $1.53 in cash. Banks

require 1.25x. Even slashing rents by 30%, the fortress cannot be breached by a recession.” |

Surplus: “The building pays for itself, pays the investors, and puts over $129,000 of profitinto
the War Chest every year, even in a “bad” market.”
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The Foundation of Privacy is Commercial-Grade Silence.

In most “luxury” builds, you
can hear your neighbors.

That's because they build to
Code Minimum—a D-grade.

We don't build to Code.
We build to a commercial
standard that creates
absolute silence
between units.

| T P 3 RN R

Self-leveling

concrete i :
/ -

pm—
B ’11{;?%"
|

“Silence is Solvency.”

The PCM Acoustic Assembly

Floor Mass: A layer of self-leveling
concrete for hydronic heating acts
as a monolithic sound shield,
deadening impact noise.

Partition Walls: We use staggered
stud framing, high-density mineral
wool, and decoupled drywall to
break the sound wave.

The Fire Code Advantage:

A mandated 2-Hour Fire
Separation for the garageis also a
world-class sound barrier.

If you can't hear your tenant, they are just a deposit in your bank account.
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We Don’t Build to Code. We Build to the PCM Standard.

We build structures 3-4 times stronger than required, not to be “green,” but because it makes Economic
Sense. This isn’t just construction; it's the creation of a durable, low-maintenance, tax-efficient asset.
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The Bones
(Engineered LVL)

Stronger than steel by weight,
but absorbs vibration. Feels
like a bank vault.

Heated Infrastructure
(Snow Melt)
Hydronic systems in driveways

and floors delete winter
maintenance and liability.

The Energy Plant
(Solar & Batteries)

A 45kW Solar Array and Tesla
Powerwall stack target Net-Zero
electrical consumption and
provide grid independence.

The Economic Alpha

An asset with lower Operating
Expenses commands a higher
valuation. A dollar saved in OpEx
is worth $20 in asset value.
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The Process is a War. We Bring the Generals.

When you monetize
a property in a luxury

Our Strategy

neighborhood, you « We hire top municipal lawyers.

will meet resistance » We bypass cowardly city councils who
from NIMBYs and care about votes.

“Status Quo « We win at the Ontario Land Tribunal
Warriors.” (OLT), which cares about law and

commaon sense.

They will smile at
you in the driveway
and

oppose you at
pp y ¢ Phase 1: Build the fortress 'As-of-Right’

Town Hall. under Bill 23. The city cannot stop it.
3 ; * Phase 2: Once standing and occupied, the
Talking to them is a ‘chaos' neighbors predicted never happens.

waste of time. » Phase 3: Then we apply to convert the Title

to Condominiums, matching the legal title
to the physical reallty.
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For Owners Who Want the Asset, Not the Headache: The Sovereign Swap.
Reserved exclusively for Investment-Grade Locations.

Step 1: The Structure Step 2: The Funding Step 3: The ‘Free Ride’ Step 4: The Exit
(The Fold-In) (The 80% Injection) (Capitalized Living) (The Fork in the Road)
(

Option A Option B

(Buy-Back) (Sovereign Hold)

Secure agank Remain an LP partner.

Transfer property title into a VULPIN Treasury deploys the The LP assumes all carrying costs ~ Mrtgage, buythe  VULPIN converts the
Project LP. You receive LP Units Construction Facility directly (tax, insurance) immediately. You a:::tref'g%'::‘t:‘go'f ;?;:‘gﬁg?: umos

equal to the appraised land value. into the LP. live in the home expense-free Title qualiﬁcatiori needed
PCM/VULPIN acts as the during permitting, then move into a i You pay 'rent’ to the LP

General Partner. PCMnow luxury unit (cost included which pays the note,

in budget) during construction. and you receive the

surplus cash flow back
as a distribution.

You live in a fortress financed by VULPIN, effectively paying the ‘Spread’
rather than a full mortgage, with no bank underwriting required.
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The Vulpin Waterfall: The Architecture of Capital Protection

1. TRUSTEE RECEIPT OPTION-B

(Computershare)

All rent is sent directly to the
Trustee (Computershare),
bypassing the owner's account.

3.INVESTOR COUPONS
Investors are paid from the secured
DSRA, ensuring reliable payments
during tenant turnover.

2. DEBT SERVICE | A
RESERVE ACCOUNT
(DSRA)

| Cashis trapped until a Funds are released to
12-month investor coupon the Property Manager
buffer is fully funded. only after the DSRA
is satisfied.

Surplus cash is distributed last, and only if _—r y
the asset is financially healthy ("Green").

(\/: VULPIN is paid first. £©) The building is protected second. Q The owner is paid last.
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The Blueprint Isn’t About Building a House.

Liability

It’s About Buying Back Your Freedom.

The engineering, the legal strategy, and the financial architecture all serve

one purpose: to deliver a lifestyle that a traditional estate cannot.

> Enclave

1. Freedom from Fear
(Security)
An occupied, living fortress is the

ultimate deterrent. Lights are on,
cars are moving.

2. Freedom for Family
(The ‘Grandkid Magnet’)
The grandkids get their own private

villa, keeping them close but
maintaining your peace.

3. Freedom to Leave
(‘Lock and Leave’ Life)

With revenue covering automated
maintenance, you can leave for months
knowing your home is secure
and managed.

4. Freedom for Legacy

You leave your children a cash-flowing

business, not a massive bill. The asset

pays for its own upkeep, allowing it to
stay in the family for generations.
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The Map Has Changed.
Your Liability Can Become
Your Legacy.

The era of the 10,000 sq ft single-family liability is ending.
The era of the Private Enclave is here.

At PCMnow, we handle the zoning, the engineering, the variance wars,
We don't just build houses. We build freedom.

You have the blueprint.
The only question left is:
When do we break ground?
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For a confidential consultation on your property: www.PCMnow.com
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STOP PAYING FOR A MUSEUM. START LIVING IN AN ASSET
You have spent thirty years building equity. You have the address. You have the prestige.
But if you are honest, you also have aliability. Your home costs you over $175,000 ayearin
after-tax dollars to maintain (based on typical Oakville estates).

Society tells vou to downsize to a concrete box. Refuse.

In The Corner Enclave, Carlos Jardino reveals the strategy to re-engineer your single-family
estate into a multi-unit, zero-cost asset without leaving vour neighborhood.

THIS IS NOT A RENOVATION. IT IS A REGIME CHANGE. Backed by the legislative power of
Bill 23 and the Ontario Land Tribunal, this is the manual for the High-Net-Worth
homeowner who demands sovereignty.

INSIDE:
« The Vertical Vault: Stacking 6 cars indoors to solve the density paradox.
» The Asset Engine: Using commercial-grade rental income to cover 100%
of your estate's carrying costs.
« The Cabana Strategy: Private outdoor zones for multi-unit harmony.
« The Exit: How to unlock millions in liquidity by converting a single title into
three liquid condominiums.

'A revolution in luxury living, disguised as a renovation."
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