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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).

In parallel, Carlos secured early federal validation for non-traditional housing formats.
In 2017, CMHC issued a Letter of Intent for up to $4.0 million under the Affordable
Rental Housing Innovation Fund to support an 80-unit modular/container-based
affordable rental project, structured as subordinate, long-term capital at a 0.5% fixed
rate, capitalized and explicitly restricted to post-construction refinancing. The approval
reinforced CMHC’s willingness to support innovative housing delivery models after
execution risk had already been absorbed by the sponsor, consistent with Carlos’s “build
first, institutional capital later” approach.

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.
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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 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 (forthcoming). 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.
He lives between Cascais, Thilisi and Toronto.

Web: www.CarlosJardino.com
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Also, by Carlos Jardino (forthcoming):
Book Zero: the governing rules that underpin the entire system.

Book 5: the legal-first operating manual that extends the method into finance.

Book 6: the ten-year industry-first full warranty.

Author photo: Anthony Hall, SeeMyClients.com
Cover design: Robert Duncan, Cybility.ca

Web: www.CarlosJardino.com

Book 1 | The Day the Map Changed | Page 4


http://www.carlosjardino.com/

Book One: The Day the Map Changed

Copyright Page (Canada / U.S. edition)

The Day the Map Changed

From Forced Exile to Building Empires: A Refugee’s Method for Making Life
Unbreakable

by Carlos Jardino
© 2025 Carlos Jardino. All rights reserved.

No part of this book may be reproduced, stored in a retrieval system, or transmitted in
any form or by any means - electronic, mechanical, photocopying, recording, or
otherwise - without prior written permission of the publisher, except in the case of brief
quotations used in reviews, articles, or scholarly analysis.

1. Jardino, Carlos - Biography. 2. Refugees - Biography. 3. Entrepreneurship - Case
studies. 4. Success in business.

The events, opinions, and financial structures described herein are presented for context
and inspiration only and should not be interpreted as financial, legal, or tax advice.

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

For permissions or inquiries:
Vulpin Press
info@Vulpin.Capital

www.CarlosJardino.com

Book 1 | The Day the Map Changed | Page 5


http://www.carlosjardino.com/

Book One: The Day the Map Changed

Table of Contents

ABOUT THE AUTHOR ... eeeeettttceeee e e e e e eesaaas e e e s seeesssssannaneaeeseeassssssnnnnnnns 2
Copyright Page (Canada / U.S. edition) ........ceeeeeeiiieiieiiiiieccccieee e e eeeee e eeeveee e e 5
DEDICATION .....otiiiiiieecieeeeiteeeeteeeetteesteeesssteeessseeessseesssseesssssesssssssssssassssssesssssesssssesans 8
PUBLICATION NOTE .....ceiiieieeeeecceeeeeeeeetttreeee e e e eeeeeaaaa e eeeeeeeessssaannnesesseeessessnnnnnnnns 9
FOREWORD ...ttt eeteeeettesetee e s eae e s steeesaae e s saaessssaessnsaessssassssssessssseesnssaean 10
AUTHORS NOTE.....ceetieeeeeeeteeeetteeetteeecteeeeteeessaaesesaeeesssesssseesssssaesssssesssssessssseesnnes 11

INTRODUCGCTION ....oiiiiiieiiieeeeetteeeeeeeeeeeettieeeeeeeeeesassssnnnaeeseeessssssssnnnssssesesssssnnnnnsesseaases 13

PROLOGUE...... ettt s e s s e e e e e e aaaa s s e s e e eessasassnsssssseeessssssnsnnsnsssaaans 15
Seven Days that ReEWIote a Life .......ccccveieciieieiiiiiiiieecieecieeceee et 15

PART I: ROOTS & RUPTURE......ccctttitiiiiiiiiiiiieietieieeeeeeeeesesesesesesesesesssssessssssssssssssssssssssssee 19
CHAPTER 1: ChildROO . ......uuvviiiiiiiiiiiiieieeeeeeceeeertree e e e e e eeesassaraeeeeeeeens 19

PART II: LEAVIING ...cottiieeiieeeeeeeteeeee e eeeeeettteeeeeeeeeesasasannneeseeeesssssssnnnnsssesssssssnnnnnneessaeses 22
CHAPTER 2: The Road to Pretoria........cocccciieeeeeciiieecccciieeeeeceee et eeceeee e e vene e 22
CHAPTER 3: The Two-Star Lesson (Cash First, Pride Later) .......cccccccoeevvvvvvereeeeeeeen. 24
CHAPTER 4: Falling Two Grades, Rising Two Levels.......c.cccoccerviiiiiinniiniiinninneenne. 25

PART III: BECOMING .....cciititiitiiiieeeeeeeeeeeettiieeeeeeeeeeearasnnnneeseeessssssssnnnesssessssssssnnnnnsessessns 26
CHAPTER 5: The Company That Behaved Like a University ........ccccceecverveeenvierneennne. 26
CHAPTER 6: Lisbon: Making a Big System Breathe in a Small Factory...................... 28
CHAPTER 7: Sweden: The System in Practice (What I Wrote on the Inside Cover)...30

PART IV: BUILDING .....uciiiiiiiiittiieeeee e eeeeettnieeee s e e eeessassaaeeeeseeeesssssssnnsssssseessssssnsnnnssssaaaes 33
CHAPTER 8: Canada (The Drawer Test) ......cccceeeeiieeeieciiieeececereeeeecreeeeeeeeee e vnee e 33
CHAPTER 9: Algarve: Three Words, FOrty Years........ccccceuveeevvieeecieecceeeeeceeeeceeeeeeneenn 34
CHAPTER 10: The Plant That Forgot How to Breathe (ABB Guelph)......................... 35
CHAPTER 12: Two Lots in Lorne Park (Starting the Street Work)........cccceeeeuveennenn. 38
CHAPTER 13: Method Before Marble (Indian Road & Birchview Drive).................... 39
CHAPTER 14: 370 Maple Grove (The Corner That Became a Brand) ......................... 40
CHAPTER 15: I Never Built on Speculation. Pre-sold only. No Drawing on Day One.42
CHAPTER 16: The Street Where Policy Became a Floor Plan.............cccceeuvveeencnnnnenn. 46
CHAPTER 17: The Magic Castle (Philanthropy, With Standards) ..........ccecceeeveernnennee. 49
CHAPTER 18: Vulpin: Safety + UPSide......ccceevierriiriiiniirieerieeteeeeeeeeeee et 51
CHAPTER 19: The Governance ROOIN ..........eevvevveieiiieiiiiiiieieieeeeeeeeeeeeeeeeeeeeeeseessesessseseees 54

Book 1 | The Day the Map Changed | Page 6



Book One: The Day the Map Changed

CHAPTER 20: Position First, Optionality Always (How the Premium Exit Really

LA V0] <) 56
CHAPTER 21: True North: The Hard DecK ......ccoeeeumviriieeeiiieeciiteeeeee e 58
PART V: LESSONS FROM PORTUGAL.......coovtiriienieenteerteesteeseeesteesveesssessseessseessseenns 59
CHAPTER 22: Portugal, the Beautiful Trap ........ccccceeeeeiiieeiieiieeeccceeee e 59
CHAPTER 23: Live Where You Love, Build Where You're Respected......................... 61
CHAPTER 24: The Endgame — The Patient Hand.........ccccceeeeiiiieiiieieiieeecciieeeeeeeieeae 62
EPILOGUE: THE SOVEREIGN HORIZON .....cccctttttiiiiiieiieeeeeeeeieeeeeeeeeeeeeeerseseemsesesmsesmsmee 66
THE FORK IN THE ROAD ... s 68
SPECIAL THANKS .....ccottitititititttittteteteeeteteteeeteeeteteeetetetetereteteterererererererererermramemememememmmmmmmen 70

Book 1 | The Day the Map Changed | Page 7



Book One: The Day the Map Changed

DEDICATION

For Alexandra - my calm voice, my compass, and the home inside every border.

For Mainha and Painho, who taught me that dignity and work share a name; and for
Simeon, “My Man,” whose bell still rings on my shelf.

For refugees who carry wealth that fits in a fist and turn it into a life.

To my parents, Mina and Zé, and to our children, who made every Tuesday worth
earning.
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PUBLICATION NOTE

The earliest drafts of this book began more than seven years ago. What you're reading is
the sharpened, expanded version, completed to accompany my current work so readers
can see the system behind it. Nothing here is financial, legal, or tax advice; these are
scenes, lessons, and methods that survived moves across borders and industries.

The intent is context and clarity, not solicitation.
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FOREWORD

I should have died three times: at birth; on a hospital bed with hepatitis when I was five;
and in September 1974 when nights of gunfire cracked open Lourenco Marques.

Luck granted reprieves; a plan made them useful.

That plan was small promises with dates, bills paid on time, and early truth even when it
stung.

This book is a ledger of that plan - fact first, drama later.
It begins under a star-shaped church and ends with a key left on a ledge.

In between is the method a refugee used to make calendars behave.
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AUTHOR’S NOTE

I was born in Lourenco Marques in 1963 to a family that believed work and dignity were
the same word.

When the revolution forced us to leave, I learned to carry what cannot be confiscated:
method, reputation, and the discipline of numbers you can run with a pencil.

That discipline later became PCM, FoxyHome, FoxySuites, and VULPIN.

If one sentence survives me, let it be the rule I keep coming back to: Cash first, pride
later.
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INTRODUCTION

THE DAY THE MAP CHANGED

A safe full of gold is less valuable than a system that respects work.
That sentence took me forty years to earn. This book is about the earning.

It is not a memoir for nostalgia. It is the blueprint of a method forged across continents,
collapses, and rebuilds - one that later became the operating spine behind everything I
build and finance today.

WHAT THE BOOK IS REALLY ABOUT (IN ONE GLANCE)

1. Systems beat speeches. Mozambique taught me what happens when rules vanish.
Pretoria taught me survival. Sweden taught me discipline you can run with a pencil.
Canada taught me to make that discipline scale. The result: a system. One priority
signal, earned dates, hard buffers, and execution that does not depend on personality.

2. Cash first, pride later. Exile stripped us of illusions. My family got out because we
carried jewels in a candy bag, not a narrative. Everything I built later - factories, houses,
streets, and finance - follows the same operating rule: capital must be productive
immediately. We do not wait for perfection; we eliminate cash drag from Day 1.

3. Good positions pay twice. Early in life I learned to value assets with three doors:
the developer door (selling the skyline), the retail door (selling the finish), the portfolio-
premium door (selling the governance). That later became the exit logic: buying
difficulty today to sell scarcity tomorrow.

4. Dates beside promises. In factories, on streets, and in finance, nothing works
unless calendars match the floor. A promise without a date is theatre. A date without
discipline is a lie.

5. Governance protects families when the weather turns bad. Soldiers emptied
my uncle’s safe in Mozambique, not because he defaulted, but because the system
changed. That is why every structure I build today carries first-lien security, trustee-
controlled cash, pre-funded reserves, and non-discretionary rules encoded into the
documents. I lived the alternative.

Book 2 shows what the rules are. Book 1 shows why they exist.

Book 1 | The Day the Map Changed | Page 13



Book One: The Day the Map Changed

THE ENTIRE SPINE OF THE METHOD, IN FIVE LINES
Cash first, pride later.

Dates beside promises.

Early truth beats late theatre.

Security first, upside second.

Build so well that when the map changes, you don’t have to.

If you only read this one page, you already understand the heart of the book.

If you read the book, you’ll see how every chapter became a rule, and how every rule
became governance.

VULPIN is a rule-governed partnership where capital, execution, and exits are protected
by first-lien security, trustee control, and non-discretionary rules. The full structure is in
Book 2.
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PROLOGUE

Timeline: Years, Places, Proof Points

Seven Days that Rewrote a Life

September 7, 1974. I padded into a dim foyer and found adults arranged like furniture:
my mother steady, my father alert, staff in sleep clothes, machine guns leaned against
door frames. We’d always had hunting rifles. This was different. At dawn the shutters
opened as if daylight could veto rumor. At night the gunfire returned on a schedule no
one had approved.

A young worker looked at my mother’s new Mercedes and told my father, “Soon that car
will be mine.” He was fired on the spot. The sentence was not about a car; it was about a
new order arriving without paperwork. By September 13, the plan was a caravan to
Pretoria. That morning my father collapsed, white foam at his mouth. The caravan left
without us.

September 14. He said he could drive. I sat behind him and watched his silhouette like it
was a gauge. We crossed at Ressano Garcia. The border behaved. We left Mozambique
and did not return. Later, in Johannesburg, my Mainha hugged me and pressed a candy
bag into my hands; inside were rubies and sovereigns wrapped in paper. Only a child
could carry wealth past a gate that stopped adults. We converted jewels to money and
bought a new Tuesday. A few pieces I kept for memory - because survival sometimes fits
in a fist. If exile has an honest sentence, it’s this: learn fast.

We learned to prize position over property - coordinates that can carry multiple futures.
Income keeps you fed; optionality makes you free. From then on, I preferred assets with
three doors out: the developer door when skyline math pays for land, the retail door
when price-per-key goes rich, and the portfolio door when a platform pays a premium
for pattern and governance. I didn’t know the words yet. I knew the feeling: hold
optionality; sell into strength.

What our family endured inside the city explains my posture for the rest of the book.
When the FRELIMO government nationalized private property, soldiers escorted my
uncle to the bank and ordered him to open the safes. A lifetime’s gold was confiscated; a
green slip with a weight scribbled on it left in exchange. No ride home. I built my adult
life to prevent that kind of surprise from ever holding the pen again.

That week did something else I only named years later: it picked my system for me.
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Until then, capitalism was just the background music of our life. We owned buildings
and a farm; we did rent rounds and mortgage payments; my father chased a casino
license; my mother shipped cotton and sold capulanas. The word “capitalism” never
came up at Sunday lunch. The rule did:

Do the work. Pay on time. Keep your word. Try again.

Rent rounds ended at Montepio to pay mortgages first; surplus turned into sovereigns;
when the safe was heavy enough, part of the gold went back into cash for the next down
payment. Rents — mortgages — gold — safes — new equity. A child could see the
flywheel. You took risk, you kept your commitments, you were allowed another roll of
the dice.

When FRELIMO nationalized property and emptied my uncle’s safe with soldiers and a
green slip, it wasn’t “just politics.” It was a software change. One operating system
deleted and another installed by force.

Under the old one, you could argue about fairness, but the rule was at least written
down: if you miss payments long enough, you lose the building.

Under the new one, the rule was simpler: if we have guns and you have assets, we win.

That is the moment I became a capitalist for life. Not because of a book - because I saw
what happens when property, contracts, and effort become optional.

Every other system I met later is measured against that memory. The pattern is simple:
when effort, risk, and reward travel together, people like us can rebuild. When they split,
only people near the microphone win.

The version of capitalism I chose to live by has three non-negotiables that started
forming in those seven days:

1. Skin in the game. If you make the decision, you should feel both the upside and the
downside. The men who emptied my uncle’s safe faced no loss if they were wrong - that
was the problem.

2. Rules written in advance. Confiscation by slogan is the opposite of law. From
then on, I trusted systems where contracts, liens, and dates are dull, legible, and
enforceable - not improvised to suit the mood.

3. Fast consequences for cheating. A system that punishes fraud slowly and
selectively will eventually punish everyone else quickly and unfairly.
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Later chapters will show this spine in factories, houses, buildings, and finance. But it
was born here, when a boy watched adults learn that a safe full of gold is less valuable
than a system that respects work.

When we crossed at Ressano Garcia with jewels in a candy bag and rubies wrapped in
paper, we weren’t just smuggling value. We were carrying a method: cash first, pride
later; position over property; short promises with dates; no surprises if you can help it.

Call that capitalism, call it a system, call it survival with a ledger. For me it started the
week the map changed, and it has been my operating system ever since.
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Timeline: Years « Places « Proof Points

1974-Late 1970s
Pretoria, South Africa
“Cash first, pride later” lesson.

Late 1980s-Mid 1990s
Canada, ABB Guelph « Ludvika
Packaged SYSTEM for global rollouts.

2015-2019
1809 Lawrence Ave West

“NOI = $135k - =~ $450k in 12 months;
Levered IRR = 40% over ~4.25 years.”

2025
VULPIN

&)

&)—(0)—(8)——(¢)—(9)—(9)

Late 1970s-Mid 1980s
ASEA Training, Lisbon
“Binder-first SYSTEM; trucks keep dates.”

Late 1990s-Early 2010s
Luxury Custom Homes, Oakville
“Pre-sold only; budget - design. Method before marble.”

2020-2025
Missing-Middle Program

“Kit-of-parts seven-unit builds...
Feeds the VULPIN Active Treasury.”
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PART I: ROOTS & RUPTURE

CHAPTER 1: Childhood

The Cathedral of Our Lady of Fatima, Maputo.

-
|

There’s a church in Polana that looks as if geometry tried its hand at grace: Santo
Antonio, a sixteen-point star with light that climbs the walls like a benediction. Family
helped bring it into the world - architecture and structure in duet - which says a lot
about the culture that raised me: beauty with a backbone.
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I was born José Carlos and early on insisted on Carlos instead. “Free man” fit better
than “God multiplies.” I grew up an only child who never felt alone. Behind our two-
storey house sat a working “hobby” farm: pigs, cows, chickens, pheasants, peacocks,
even turtles; fruit trees bent under mango, papaya, tangerine, guava, cashew. Sticky
chins were a seasonal uniform. Sundays were uniforms to church, then a formal lunch
served by staff in full dress, and afterward the cinema with Vovd, my kindergarten
principal, where cowboy films taught plot: fall, stand, finish.

My Mainha (Aunt Estela) and Painho (Uncle Augusto) were a second set of parents. He
ran railways and real estate and introduced me as “my heir.” She ran the household like
a small, kind company. At a long white-oak table, Sunday lunch was ceremony - soups,
roasts, prawns, dessert, cigarettes; hibiscus nodding outside like an audience. We didn’t
know our last Sunday together would be in late August 1974. It was better we didn’t.

We didn’t just own buildings; on some blocks we owned streets. Rent rounds ended at
Montepio to pay mortgages first, then we converted surplus into British sovereigns and
split what remained: ~10% cash, ~90% gold. When a safe was half full, we converted
part back to cash for the next down payment. The flywheel was simple enough for a
child to see - rents — mortgages — gold — safes — new equity. That was my first
finance class, taught with keys, ledgers, felt trays, and the musical clink of coins.

That flywheel carried a rule I named later: scarcity carries its own yield. When supply is
throttled by policy, cost, and time, good positions pay you twice - cash today and more
than one good exit tomorrow.

My mother, Mina, shipped Mozambican cotton to England, then sold capulana designs
at home. My father, Z¢, the youngest of thirteen, sidestepped war with a clarinet and
landed in Mozambique, where music and work proved a decent marriage. With partners
who ran a tannery, a salt operation, and the provincial Datsun distributorship, he
pursued a hotel-casino license at Matola Rio and finally won it. Bulldozers had already
cleared jungle when the map changed. I've been told the casino later opened. I never
went back to see it. I prefer my memories unspoiled.

We lived with staff as neighbors, not props - twelve houses behind the farm, with
schooling, food, and health care moving along with wages. Simeon called me “Little
Boss”; I called him “My Man.” We signaled each other with engraved brass bells, tones
as distinct as fingerprints. Mine sits on a shelf in Canada; no object speaks more clearly
about my childhood. Race was a fact, not a theatre. Mozambique made that easy. South
Africa would teach me a vocabulary I wish I'd never needed.

On certain Sundays my father flew in fresh sardines from Portugal. We’d collect them at
the aircraft and grill by late afternoon - salt, smoke, laughter. We were tied to the old

Book 1 | The Day the Map Changed | Page 20



Book One: The Day the Map Changed

continent by food, ships, planes, and habits. At the Railway Club, Painho played bridge
as if bids could organize the future.

On other days I rode DETA flights to visit family across Beira and Moatize; sometimes
we drove through Gorongosa - red dirt, long views, adults who still believed the future
could be scheduled. Those were the postcards of a boyhood that ended in a week.

The last Sunday in August 1974 felt like all the others - prawns, gossip, willow branches
stirring the heat - except the air had changed notes. We didn’t yet understand that the
night had grown teeth. A week later, it bit down.
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PART II: LEAVING

CHAPTER 2: The Road to Pretoria

DETA - Linhas Aéreas de Mocambique.

We crossed at Ressano Garcia with the smell of petrol still in our clothes and a to-do list
bigger than our luggage. The air turned drier, thinner, less certain. Pretoria had a
different sky and a quieter panic. The plan was “two weeks.” We repeated it often
enough to make it sound like a contract.

Leaving Mozambique didn’t just strip us of property; it stripped us of the illusion that
property alone was security. When the system changes, the deeds in your drawer are
worth less than the paper they’re printed on.

That’s why, in Pretoria, I started caring more about liquidity than about appearances.
The illusion of safety had cost my family a fortune. Cash would have to help me rebuild
one.

Everything we carried into South Africa had to be small, dense, and liquid. Gold became
cash, cash became survival, survival became a method. Later in life, that method would
look like contract discipline, delivery dates, and balance sheets that could withstand a
storm - but here, in a two-star room with thin walls and a hotter sun than I was used to,
it was much simpler: pay today, owe no one, don’t bluff about money, make only short
promises you can keep.
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I didn’t have the vocabulary yet, but I was already learning the adult version of the
lesson Mozambique had carved into me: the system you live under matters more than
the assets you hold.

Pretoria became my first classroom in that new operating system. When you’ve watched
a government erase your father’s life work with a sentence, you stop confusing comfort
with safety. Safety comes from method. And method comes from rules that don’t change
when someone gives a speech.

The first shock was a two-star hotel. After a childhood of five-star lobbies, this wasn’t a
fall; it was a choice. My mother ran the numbers and made the rule I've lived by since:
cash first, pride later. My father carried the cases like a man signing a promise with
himself. Thin beds, thinner towels, a ceiling fan that hummed like a tired metronome -
and resolve thick enough to stand on.

The second shock was silence. LM had always sounded like radios and roosters, engines
and laughter. Pretoria was measured. Streets wide, faces guarded, language a new
puzzle. Even the light felt Protestant - clean, unforgiving, without the humidity that
softened Mozambique’s edges. Our hotel sat on Paul Kruger Street between the station
and Church Square, a corridor of echoes and diesel. We were grateful. We were not yet
home.

We went looking for our people and found them at the Portuguese club, a switchboard
more than a building. Phones rang, names moved, rooms appeared, jobs were
whispered. Children played between chairs while adults built lifeboats out of paperwork
and kindness. Within hours, the club became our map and our embassy.

Then reputation paid out as infrastructure. A friend of my father’s - his family supplied
bananas across South Africa - handed us keys to a fully furnished apartment: no rent,
utilities covered. Not charity; reciprocity for years of paying on time and telling the early
truth. That is how a good name behaves when the map changes.

We slept twelve hours. Morning opened onto a skyline of red roofs and telephone wires -
no sea, no mango trees, no family. My mother stood at the window and said what we
were all thinking: “We begin again.” Pretoria wasn’t LM, but it had one advantage the
old world had lost - safety. We learned new words, new prices, new manners. Exile
turned into routine. Cash first, pride later. It carried us farther than any luggage.
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CHAPTER 3: The Two-Star Lesson (Cash First, Pride Later)

School first. I spoke no English and no Afrikaans. The registrar dropped me two grades.
Pride wanted a fight; the two-star rule said accept and advance.

Hamilton Primary became my lab. The first weeks were sandpaper - teasing, small
shoves, the smell of difference. Math and science didn’t care about accents; they cared
about answers. I won on the scoreboard that mattered and ended up Scholar Patrol
Captain and a Prefect.

After class I put on a different uniform: salesman. From five to seven I worked door-to-
door for Pretoria News. Every doorstep was an A/B test; every sentence improved the
next. Soon I was the top seller. Selling turned out not to be mystical; it was repetition
and honest feedback.

Central Tech followed. At fifteen I lied about my age and got hired at OK Bazaars.
Weekends meant manual inventory - aisle by aisle, count by count - because theft
prevention is just counting with purpose. By sixteen I was Student Supervisor.

At seventeen, with a little cash saved, I did the obvious: start a business. I sold a
leasehold improvement at Esselen and Beatrix Streets, rented a garage, and discovered I
am a catastrophe with tools. We delivered on time; shelves sagged; profit was zero.

I remember standing in that garage after the last job, looking at equipment I'd paid for
with newspaper money and stock-room weekends. The tools were fine. I was the wrong
operator. There was no lesson to extract that made it feel better. I had simply been
wrong about what I was good at. The cash was gone. The garage was empty. The only
honest next move was to sell the equipment, close the door, and not pretend the
experience was secretly valuable.

It wasn’t valuable. It was expensive. What survived it was a rule I've never broken:
method beats charisma. If you can’t systematize the work, you have no business doing
the work.
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CHAPTER 4: Falling Two Grades, Rising Two Levels

Before Pretoria, my uniforms were Christian Brothers: pressed shirts, table-clothed
lunches, soup, fish, meat, dessert - as if manners could organize the future. I preferred
numbers to nouns, history to adjectives. My mother once tried to install a musical bone -
piano, teacher, months of plink-plink-plink. Mercy prevailed.

Evenings pulled us to the Portuguese club. My father taught Portuguese to children who
would one day thank him. He auditioned into the South African Air Force band; we
moved to Sunnyside. He shaved reeds, played golf and tennis, brought home a paycheck
that arrived when it said it would. My mother, who had gone to English boarding school
in Swaziland and spoke perfect English, landed in two weeks as Executive Secretary to
the CEO of ASEA. Calendars exhaled. Lines moved.

Years later, when Sweden showed me a factory where Order — Build — Cash ran like a
conveyor belt, it didn’t feel foreign. It felt like the clean, grown-up version of what
Mozambique had taught me brutally and Pretoria had taught me practically: that life
works better when effort, risk, and reward stay in the same room.
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PART III: BECOMING

CHAPTER 5: The Company That Behaved Like a University

muﬂ .!u..
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The factory where the system was born.

ASEA took me in straight from high school and made the deal simple: work by day,
study by night, and get paid for both. Each block of credits I passed came with a raise;
by graduation I was already paid like an engineer with two years’ experience. If
Mozambique had shown me what happens when a system fails, ASEA showed me what
it looks like when a system behaves: dates beside promises, numbers that matched the
floor, and pay that moved with progress. The Training Center and the Pretoria West
Power Transformer division treated the factory like a classroom: sales engineering,
drafting on boards, planning, purchasing, production control, cost accounting, stores,
quality, service, shipping. The mantra on every whiteboard was a river: Order — Build
— Cash. If you can’t see that river, you can’t save a plant.

A janitor gave me the best rule in management I've ever learned: ask the person who
cleans the place. He knew which lines ran honestly and which clocks were “adjusted” for
visitors. That cemented the habit that shows up in every chapter of my life: early truth
beats late theatre. We paid vendors on time, delivered bad news with a date, and
discovered that people forgive almost anything except surprise.
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SHOP NOTE: Discipline = alpha. Standardize the work so a buyer can one day

pay for the pattern, not just the asset. (Portfolio premium is just trust in a
repeatable system.)

Then geography changed the script. ASEA announced its disinvestment from South
Africa just as I finished my program. Because I spoke Portuguese and they’d invested in

me, they offered a transfer. I said yes. That move would teach me the operating system
I've used ever since.

Book 1 | The Day the Map Changed | Page 27



Book One: The Day the Map Changed

CHAPTER 6: Lisbon: Making a Big System Breathe in a
Small Factory

In Lisbon, my country manager Hans Henning Hjort sent me to Vasteras, Sweden for
seasoning. Sweden in those years was a finishing school for people marked for
leadership. The Controller taught me the discipline of numbers that do not lie; the
Central Planning Manager, Gunnar Hallstrom, taught me to make a factory repeatable.
When I returned to Portugal, he flew down and stood next to me while we installed the
scaled-down system. I use that word on purpose. Not software: a management system
that holds engineering, purchasing, fabrication, sub-assembly, final assembly, test, and
shipping in one rhythm.

One priority signal. Every order received a sequence ID that appeared on drawings,
travelers, purchase orders, queue boards, test lists, and ship docs. If a job was #014, it
was #014 for everyone. Departments stopped inventing “hot lists,” and WIP stopped
piling up like driftwood. Flow beat drama.

Hard WIP limits and staging caps. Fast areas were forbidden to outrun the plant.
When the downstream zone was full, work stopped, and bodies moved to the bottleneck.
That single rule - flow before output - raised throughput faster than any overtime plan
and killed the myth that “busy means progress.”
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Control at engineering release. Version-stamped drawings, tight lock windows for
changes, and kits for the few chronic blockers. Travelers carried the same sequence ID
as drawings and POs, so the office and the floor finally spoke one language.

Capacity to the mix you actually have. We measured throughput, process times,
and - most important - variation. Averages hide lies; spread is where schedules go to die.
We planned capacity against the current product mix, so we could see where tomorrow’s
constraint would move as the mix shifted.

We documented the plant as loading diagrams by checkpoint so anyone could run it
with a clipboard. The full checkpoint framework is detailed in Book 5.

At night I rebuilt the shop in Lotus 1-2-3 until the spreadsheet began to breathe like a
floor: queues, first-pass yield, supplier reliability, cash timing. The sheet didn’t run the
factory - just made the truth faster to teach and harder to lie about. We pulled “hot jobs”
off the hero board and put them back into earned sequence. Expediting is a tax on
tomorrow.

Daily cadence was short and relentless: stand-up at the bottleneck, fifteen minutes,
verbs and dates only - yesterday’s throughput, today’s constraint, which travelers move
and why. Supplier promises were tied to our sequence IDs with real dock times, not
generic weeks. Problems older than 48 hours were either fixed or escalated. Within
weeks, trucks arrived when the plan said now, overtime dropped, quality rose. Later I
read The Goal and TPS and laughed at the parallels. We’d just called it common sense
and written it on the wall.

SHOP NOTE: Audit-clean files and disciplined releases aren’t theatre; they’re
a pricing factor when portfolios trade. Pattern beats pitch.
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CHAPTER 7: Sweden: The System in Practice (What I Wrote
on the Inside Cover)

By the time I left Visteras, the inside cover of my notebook carried eleven lines in thick
pen. They’ve run every factory, house, and finance structure I've touched since.

1. Earn the date, then keep it. Promises are calculations, not wishes.

2. One priority signal. Same sequence ID on drawings, travelers, POs, boards, tests, and
ship docs. No departmental hot lists.

3. Flow before output. Hard WIP limits; staging caps; when downstream is full, stop and
help the constraint.

4. Control starts at release. Version-stamp; lock change windows; kit the chronic
blockers.

5. Measure time honestly. Track throughput and process times; plan to variation, not
means.

6. Capacity to the mix you actually have. Yesterday’s constraint isn’t tomorrow’s.

7. Supplier promises are part of the schedule. Dates tied to our sequence IDs, with
consequences.

8. Run the day at the constraint. Fifteen-minute stand-up; verbs and dates only.
9. Write it so a pencil can run it. Binder first; software second.
10. Finance must read the floor. Physical truth turns into cash on a lag - plan for the lag.

11. Leadership is what stands when you leave. Rules on walls; meetings cut to decisions;
no personality propping up the plant.

Lisbon proved the list. Trucks kept their dates. People got their afternoons back. The
system didn’t need speeches; it needed discipline a crew could trust. That same spine
would show up again when I landed in Canada and a plant that’s stopped breathing
needed a calendar that told the truth.

Looking back, Sweden didn’t give me a new personality; it gave my instincts a language.
Mozambique had shown me what happens when a system collapses; Pretoria had taught
me how to survive one; Lisbon and Visteras taught me how to build one on purpose.
From then on, every factory, street, and structure in this book would be a test of the
same spine: dates beside promises, numbers that match the floor, and leadership that
leaves something standing when you walk away.
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By the time I left Sweden, I knew the system worked. I had seen it breathe in factories
that mattered, under deadlines that punished mistakes, with capital on the line and no
patience for theory.

What took longer to understand was this: the system was not personal. I had applied the
same logic in different countries, different industries, and under very different
conditions. The surface details changed. The outcomes did not.

Failure did not occur during work. It occurred at irreversible transitions - where proof
was assumed rather than verified.

Years later, after factories, streets, buildings, and capital structures, I formalized that
logic into a doctrine now referred to as Book Zero.

It is not a philosophy. It is not a belief system. It is a rule-based engineering framework
designed for environments where capital is large, steps are irreversible, time compounds
risk, and optimism is expensive.

The rules themselves are indifferent to personality, politics, or geography. They exist to
control transitions, not effort; to compress uncertainty, not debate; and to ensure
systems survive long enough for optionality to appear.

This book shows why those rules exist. The next book shows how they are enforced.
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Interlude: Scarcity Has a Postmark (Toronto, July 29, 1944)

PbBuc NOTICE
HOUSING SHORTAGE

_Due (o the Lack of l!onsmy Accommoduﬁon in This City

Notification is hereby given to families residing outside this City, that
THIS MUNICIPALITY WILL NOT ASSUME ANY RESPONSIBILITY OR
PROVIDE ANY ASSISTANCE IN LOCATING LIVING QUARTERS for those

families contemplating moving to Toronto.

—frly /e

The City has exhausted every available means of finding accommodation
for those families already in the City and is unable to cope with an #dditional
number.

For your own comfort and convenience DO NOT COME TO TORONTO
FOR HOUSING ACCOMMODATION.

" ROBERT H. SAUNDERS ~J. W. SOMERS
Acting Mayor City Clerk

Toronto Telegram housing-shortage notice, July 29, 1944. The City warns families not
to come because there is no housing accommodation available.

“Scarcity is not a headline; it’s a through line. The way we prove it with
comps, audited NOI, and transparent valuation.”
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PART IV: BUILDING

CHAPTER 8: Canada (The Drawer Test)

Toronto, 1944. The housing shortage is not new.

After eighteen months in Portugal, I knew I would leave. I loved the coast and the food,
but the country was too small for my cadence. I tested three maps - United States,
Australia, Canada - and waited to see who answered like a partner. Canada replied first.
I flew over to see whether the process matched the promise.

I crossed the country like a reconnaissance patrol: Montréal — Toronto — Vancouver —
Banff — Kamloops — Calgary — back to Toronto. Everywhere, the feeling was the same:
counters with numbers, forms that explained themselves, phones answered, instructions
clear. It felt like opening a chest of drawers. Portugal was one big messy drawer with
good things inside, hard to find; Canada was a tidy drawer, labeled and measurable. In
three days, I had a social insurance number, health coverage, and a driver’s license. A
country that behaves like a well-run meeting lets you exhale.

Decision made, I activated the permit, flew back to Lisbon to close my loops, and packed
what matters: methods, relationships, a notebook of dates. When we returned for good,
I wasn’t betting on luck. I was betting on a process I could earn. “Estou a caminho” - on
my way.
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CHAPTER 9: Algarve: Three Words, Forty Years

Between the decision and the paperwork date, Alexandra flew in from South Africa. We
drove to Praia da Rocha in the Algarve, a weekend that changed the map.

“I'm moving to Canada, come with me.”
“I won’t live with some guy.”

“I'm not some guy. I'm Carlos.”

“Then marry me.”

That was the whole contract: three sentences, one decision. We didn’t agree to a
wedding so much as we agreed to a method - we both already lived by same respect for
work, same rule that pride comes after payment.

Back in Lisbon I took the honest test of leadership: leave a system that stands without
you. The one-signal schedule, WIP limits, release rules, and daily cadence were on the
walls and in a binder. Supervisors ran the stand-up at the constraint, not in a
boardroom. The Controller’s numbers matched the floor. A foreman slipped me a note I
kept longer than my first car: “Thanks for giving us back our afternoons.” We packed no
furniture - only the habits that make calendars behave.

At the gate, I repeated the words from my scouting trip: Estou a caminho. This time they
were permanent.
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CHAPTER 10: The Plant That Forgot How to Breathe (ABB
Guelph)

=3

I had left Portugal and severed my ties with ASEA - by then ABB - on purpose. I wanted
a clean break and a clean test of the method without the safety net of old badges. Canada
changed that plan. Within a few months the phone found me: a large power-transformer
plant in Guelph was losing money and breath. I drove down uninvited and asked for
fifteen minutes - no speeches, just system. I sketched the spine I had learned in Vasteras
and proven in Lisbon: one priority signal, an earned schedule, hard WIP limits and
staging caps, capacity planned to the mix you actually have, supplier promises tied to
our sequence IDs, and a daily cadence at the bottleneck. It wasn’t exotic - just Swedish
common sense baked into a factory. It was a language Lars Nilson (the president) and
Jan-Olof “Joppen” already spoke. “Give me a few weeks,” I said. “If the floor doesn’t
exhale, I'll leave and it costs you nothing.” A few weeks later, the plant had a pulse.

I rebuilt planning on Excel. After mainframes and Lotus 1-2-3, Excel did the same job -
just faster and wider for a larger factory. The workbook became a cockpit: mix and
demand, buffers from variation, capacity by work center, release plan, supplier dock
dates, and finance lag. We still ran the factory from whitewalls, travelers, and the
binder; the sheet only made the system faster to teach and harder to lie to. Software
makes it quicker; it doesn’t make it true.

The daily cadence stayed short and relentless: stand-up at the bottleneck, fifteen
minutes, verbs and dates only. Problems older than 48 hours were either fixed or
escalated. Suppliers learned to speak our sequence IDs. Trucks began arriving when the
plan said now. Overtime dropped because we stopped paying to produce the wrong
things. Quality rose because the right work met the right people at the right time.

Factories breathe when calendars tell the truth. Guelph began to breathe.

Book 1 | The Day the Map Changed | Page 35



Book One: The Day the Map Changed

CHAPTER 11: The Flagship Years (Ludvika - not a farewell)

There was no farewell. When Lars Nilson was tapped to steady the flagship in Ludvika, I

was offered a senior post in Spain. I chose Sweden. Joppen had already gone back; the
center of gravity - and the work that mattered - was in Ludvika. After the mergers, too
many layers sat on top of basics. We took the plant back to what it already knew.

We put up one priority signal for the whole factory. We earned schedules instead of
announcing them. We capped WIP and staging so fast areas couldn’t outrun the plant.
We planned capacity to the mix we actually had, not to the mix we wished for. Supplier
promises were tied to our sequence IDs with real dock times. The day ran at the
constraint with a fifteen-minute stand-up, verbs and dates only. Under a leader who
could steer without noise, performance returned.

By then the Excel cockpit wasn’t enough. I packaged the method end-to-end - slides,
handbooks, checkpoint diagrams, loading charts, the binder you can run with a pencil
first and software later. The rule was simple: keep the system invariant, let the manners
adapt. Ludvika became the showcase. I lived on airplanes training teams from Brazil to
China. You could land the binder anywhere and, if people followed it, the floor would
breathe.

Between trips I left myself two unemployed weeks on purpose and registered the IP in
Canada - methods, models, training - under my own name. Not ego. Order. If you're
going to teach a system, make it auditable and portable.

After about three-and-a-half years, I hit the optics ceiling - “come back when you’ve got
more grey hair.” No drama. Then Piotr Cholewinski called from Portugal: a large
German competitor wanted help with a factory that had forgotten how to breathe. I flew
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down, did a $75,000 opportunity analysis, showed the top-down play - one priority
signal, earned dates, constraint-first leadership, finance tied to buffers - and priced the
engagement by results: if it didn’t work, they owed me nothing. It worked. That contract
became my first million, in Portugal, of all places.

Meanwhile, Alexandra had moved to Canada. I was in Portugal three weekends a month
with nothing to do. I started a construction “hobby” by building two luxury homes in a
gated community that, at the time, had become a magnet for professional soccer players.

Back home, the “construction hobby” became two lots in Lorne Park, and a street that
would learn our dates.
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CHAPTER 12: Two Lots in Lorne Park (Starting the Street
Work)

I came back from Ludvika to Canada for family, not for a title. Work still found me. I
bought two lots in Lorne Park and told the first client the simple truth.

“How many houses have you built in Canada?”
“None. If you’re unhappy, I'll take the house back.”

Risk on me; dates beside promises. Pre-sold only. No drawings on Day One. Budget —
design — schedule — build. The budget dictates the design, not the other way around. I
kept the binder from the factory days: one priority signal, earned start, staging caps,
trades tied to our sequence IDs. We ran the site with a stand-up at the constraint -
fifteen minutes, verbs and dates only. Architects learned the cadence, suppliers got dates
that meant something, and neighbors got Friday-noon letters instead of excuses.

SHOP NOTE: Method before marble. If the numbers don’t stand up, the stone
won'’t save you.

Those first two houses did their real job quietly: they taught the street we would keep
short promises, and they proved we could run a Canadian build like a factory that
breathes.
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CHAPTER 13: Method Before Marble (Indian Road &
Birchview Drive)

I bought a house on Indian Road to sell with a promise: two independent appraisals; we
would credit the midpoint $675,000 into the new build. I put about $30,000 into tight,
targeted work on Indian Road using leftover materials - no theater, just value. Then I
priced both houses decisively: Birchview = $2.5M; Indian Road $1.2M.

The chorus called it reckless. The market called it unconditional - $1.1M two weeks later
on Indian Road. The ledger called it what it was: clean paper + real sequence + the right
week.

What made it work wasn’t style. It was rules: numbers before nouns; pre-sold or
productive; capacity to the mix you actually have; finance that reads the floor.

Those two Lorne Park homes and the Indian Road/Birchview play did what I hired them
to do: pay for the next promise. Next came a corner designed to sell everything else.
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CHAPTER 14: 370 Maple Grove (The Corner That Became a
Brand)

The standard: every house delivered as if the client were watching.

It started with a broken word. A seller in Lorne Park backed out of a promise, and I
decided anger would pay for itself. I called Alexandra from the car: “I must buy
something today. Land.” I drove the streets that always felt serious - South-East and
South-West Oakville - and found an old house on a busy corner: 370 Maple Grove. Not a
place to live - a model home to sell everything else. High exposure, easy parking, close to
the lots I wanted.

I built the model and opened the doors on weekends. No agents. No middlemen. Plans
on the table, budgets that matched drawings, dates beside promises. In short order I
pre-sold three custom homes organically, zero commissions. The corner had already
paid for itself. Then came the question: what do you do with a beautiful house on a bad
living corner once it’s done selling the brand?

Answer #1: a national supermarket chain offered $12,500/month. The cap math smiled;
we started paper.

Answer #2: two people “from a lottery” walked in before I signed. They wanted the
house as a grand prize. I showed them the superb rental alternative to prove value. They
didn’t blink. That’s how 370 Maple Grove became my first lottery home for the Princess
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Margaret Cancer Foundation - I didn’t even know the name on day one; I just knew the
numbers and the mission both worked. Sell, signal, start a brand.

Even a model home has three doors if you design it right: the user who lives in it, the
retail buyer when price-per-key spikes, and the platform that pays for a row of identical,
well-run proofs. We chose the best door and kept moving.

Anger turned into an address; the address turned into three houses; the houses turned
into a reputation. Sometimes the best location is not where you live - it’s where you
prove the promise.

7400SF
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CHAPTER 15: I Never Built on Speculation. Pre-sold only. No
Drawing on Day One.

18090 Lawerence Avenue West, Toronto

Budget — design — schedule — build. The budget dictates the design, not the other way
around. That discipline scaled from single homes to multifamily turnarounds and
entitlement engines.

1809 Lawrence Avenue West - “cockroaches & corridors” to cash flow

We triaged safety first (egress, alarms, full-building IPM), rebuilt lobbies and corridors
bright and durable, and funded only capex that earns (water, LED, boiler controls, each
<36-month payback). With a posted tenant code and a daily maintenance stand-up at
the constraint, NOI lifted from =$135K to =$450K in Year One. Bought March 2015 for
$3.7M, invested $1.75M, exited June 2019 at $9.45M. Implied exit cap =4.8%; levered
IRR =40% over ~4.25 years. Not magic. Method.
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2346 Weston Road - two houses into 15 stories / 126 units

Acquired Feb 2017 for $4.5M all-in; we pre-consulted immediately and solved shadows,
traffic, and services on paper. Rezoning approved; appraisers marked the site at $8.75M

(as affordable housing) in
Feb 2020 (or =$14M as
condo). We chose the
affordable path to lock a
CMHC cornerstone.

Interim (unrealized)
disclosure: entitlement
uplift = +$4.25M (=1.94x
basis) from Feb 2017 —
Feb 2020; paper IRR to
appraisal = 24.8% p.a. over
~36 months (illustrative;
unrealized; not guidance).
That’s how regulatory
friction becomes bankable
currency. The method:
choreograph policy; don’t
fight it.

No speculation, either pre-
sold homes or paper that
already earns. Numbers
before nouns. Finance that
reads the floor. Decisive
pricing backed by
paperwork, not vibes.

-

8

o B

2346 Weston Road

Book 1 | The Day the Map Changed | Page 43



Book One: The Day the Map Changed

Shop Note: The IRR Trap vs. The NPV Engine
(Or: Why We Don’t Eat Percentages)

In the boardroom, they ask for IRR. On the job site, we build for NPV. The difference
isn’t just academic. It is the difference between looking smart for eighteen months and
being wealthy for eighteen years.

Case 1: 1809 Lawrence (The Time-Value Lever). Imagine we ran this deal
through a standard Private Equity model that demanded a 25% IRR and a forced exit in
Year 3. Year 1: bleeding cash - fumigating, evicting, replacing risers. Year 2: systems
fixed but rent roll hasn’t turned yet. The PE verdict: “Sell it and move the capital.” The
reality: if you sell in Year 2, you walk away just as the engine starts. You paid all the
friction costs and captured none of the compounding. Because we weren’t forced to sell,
the equity wedge opened up. By Year 5, the IRR didn’t matter. We didn’t need to be fast;
we just needed to be right and hold the lever.

Case 2: 2346 Weston Road (The Approval Arbitrage). If you judged 2346 by
IRR during the zoning battle, you would have fired everyone. Month 12: money out, zero
revenue. Month 24: city delays, still spending. A time-driven fund would panic and sell
the land at raw value just to stop the clock. We ignored the clock and focused on the
hard deck. We knew that if we secured the density, the value would step up vertically.
The “cost” of the delay was trivial compared to the value of the entitlement.

Sidebar: The Anomaly in the Algorithm

Years ago, the CRA audited me. Not because I was late, and not because I was messy.
They audited me because their software flagged my margins as “impossible.”

In the standard construction industry, net margins are thin - single digits. When their
computers saw our returns, they assumed we were hiding costs or inflating value. They
sent an auditor to find the mistake.

He sat in my office for days. He went through every invoice, every check, every draw. At
the end, he looked frustrated. “I can’t find the missing costs,” he said.

“There are no missing costs,” I told him. “There is just missing time.”

I explained that standard builders pay in 60 to 90 days. I pay on inspection day.
Standard builders fight trades for 5%; I pay them 25% above market to finish 50%
faster. The auditor was looking for a construction company. I was running a
manufacturing plant that happened to be outdoors. He signed off on the audit. He didn’t
understand the model, but he couldn’t argue with the math.
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THE INVESTOR’S DILEMMA: IRR vs. NPV

THE IRR TRAP:
CHASING SPEED

IRR measures the
SPEED of your money.

It prioritizes how fast a return
is generated, using a time-
weighted calculation.

The Trap: It forces
premature selling.

Projects are sold to protect the IRR
ercentage, even if they are
undamentally strong.

The “Stupid” Outcome

Assets are sold just as they
mature, leaving massive potential
gains on the table.

A

Year1

Asset Value
The “'RR Trap"

& Shows how a forced

VISUALIZING WEALTH:
THE "JAWS OF WEALTH" DIAGRAM

early exit cuts off the
majority of wealth
creation.

The “Equity Wedge"”
(The Gap)

The expanding space
between the two lines
represents massive NPV and
equity creation over time.

Fixed Debt
(Flat Line)

Year2 Year3 VYear4 Year5 Year6 Year7 Year8 Year9 Yearl0

o

THE NPV ENGINE:
BUILDING WEIGHT

@ NPV measures the ﬁ
WEIGHT of your money.

It focuses on the total,
absolute doliar value an
investment will create,

The Strategy: Hold the lever
and let it compound.

Focuses on long-term operational
improvements and ignores short-term
spreadsheet performance.

® The “Wealth” Outcome

Generational equity is built
by letting the gap between
asset value and fixed debt widen.
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CHAPTER 16: The Street Where Policy Became a Floor Plan

I exited legacy multifamily and put full weight behind the Missing Middle - the small,
low-rise housing that fills the gap between single homes and high-rise towers: walk-ups,
townhomes, and mid-density dwellings built for families who are priced out of both
extremes.

Under Ana Bailao’s practical leadership at the City of Toronto, we invested just over
$18M CAD of our own unencumbered capital to prove a system, not a brochure. Policy
only works when dates sit next to promises; Ana ran it that way, and we matched her
discipline with our wallet.

The system (street edition): top-down sequence from lot selection through massing,
services, and traffic - solved pre-politics. Design freeze before procurement. One priority
signal for trades. Kit-of-parts at seven-unit scale. Record time from rhythm, not
rushing: we delete re-work and idle overlaps; we don’t squeeze quality.

Proof points: 12 Batavia Avenue — 21 Batavia Avenue — 50 Castleton Avenue: same
bones, faster rhythm; inspections that stick; zero drama at occupancy.

5 Knight Street: first site with the full ground-floor specification, and home to “Joe &
Maria” - our partner-resident model that addresses gentrification, where seniors share
upside by formula, without exposure to construction risk, and keep the right to stay.
Short promises, kept.

System means optionality by design: boutique scale, transit and school adjacency, and
finished service layers that plug-and-play into larger platforms. Scarcity isn’t a slogan,
it’s zoning, cost, and time working in your favor while income carries the land.

City got dignified density, predictable sites, fewer complaints, buildings that perform -
not just pass. Neighbors got tidy jobs, visible dates, crew cars gone when promised. We
got: a repeatable product - seven homes at a time - that a manager can run on Day One.

After five years, the system was built. The next step was finance that matches the build
discipline - protect the floor, then share the lift - which is where VULPIN enters.

The institutional track record behind this pivot didn’t start with the Missing Middle
program. As early as 2017, CMHC issued a Letter of Intent for up to $4.0 million under
the Affordable Rental Housing Innovation Fund to support an 80-unit
modular/container-based affordable rental project. The approval was structured as
subordinate capital at 0.5% fixed, restricted to post-construction refinancing -
consistent with the “build first, institutional capital later” approach that governs
everything we do today.
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Real Estate Investing: Why Building New Beats Buying Old

Buying ‘Used’ Real Estate: The Prison

Trapped by Rent Control Handcuffs

a

RENT INCREASE CAP

LOST MARGIN
against

INFLATION

In many regions, older buildings have legally
capped rent increases, guaranteeing lost margin
against infiation.

The "Rental Prison” Exit

WHOLESALE | |
PRICE
SALE ONLY

NO CONDO
SALES OPTION

You are forced to sell the entire building at a whoiesale
price, with no option for individual condo sales.

The Operating Expense Black Hole

S > UNPREDICTABLE
, COSTS

You inherit inefficient systems, deferred maintenance,
and no warranties, leading to high, unpredictable costs.

“1 would rather build a machine
| can control at full price than
buy a prison at a discount.”

The initial cost premium is noise; the long-term benefits
of control and obtionalitv compound forever.

Building New Real Estate: The Machine

Immunity from Rent Control

MARKET RENT &
INFLATION ADJUSTMENT

New properties are often exempt, allowing you to
adjust rents to match the market and inflation.

The Profitable Condo Option

MAXIMIZE
EXIT VALUE

You can legally structure the build to sell
individual units at a retail premium,
maximizing your exit value.

Net-Zero Efficiency & Warranty

Enjoy minimal energy costs and the security
of a 10-year warranty on major systems.
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SIDEBAR: The “Blood and Mud” Version

In this chapter, I made the Missing Middle sound clean. I talked about systems,
checklists, and kit-of-parts. But you need to know something: before it was a system, it
was a war. We paid millions of dollars in “tuition” - fighting with zoning, arguing with
utilities, and fixing mistakes in the mud - so that we could eventually write the rules you

see here.

If you want the romance, stay here. If you want the reality, read Book 4: Missing
Middle, No Bullshit.
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CHAPTER 17: The Magic Castle (Philanthropy, With
Standards)

Ay

( «p( <V

For years we built grand-prize homes for the Princess Margaret Cancer Foundation. We
kept tight schedules, delivered quietly, and focused on the mission - health wins over
headlines.
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Through one of our companies, we pledged $2 million; about $1.8 million is already
donated, and we intend to complete the balance in full. That commitment stands
independent of any future projects.

As costs rose, design expectations drifted away from budgets we can stand behind. We
will compromise on ego; we will not compromise on standards. In 2025 the Foundation
clarified how participants may appear in marketing or promotional material. We
appreciate the clarity and the confirmation that we may reference what is already public.
We chose to step back from future lottery builds while completing our pledge. Gratitude
remains; we simply prefer formats where our quality rules and the mission can travel
together.

On the night we made the decision to step back, we drove home in silence. Some
decisions don’t need speeches. Integrity is not a performance; it is a sequence you can
audit.
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CHAPTER 18: Vulpin: Safety + Upside

Why We Pay Up for Scarcity

If you're sitting outside Canada reading the headlines, Toronto looks like a mess.
“Condo market collapsing.” “Investors underwater.” “Projects cancelled, developers
bleeding.”

Most people see that and think: good, I'll buy the bottom when it hits. That sounds
clever until you actually look at what goes on sale in a panic. It’s never the best dirt.

In every cycle, the first things to get marked down are the generic pieces: small investor
boxes in commodity buildings, fringe locations that only made sense when money was
free, projects that needed 80% pre-sales just to get funded. Those are the people now
trying to dump assignments, walk from deposits, or hand the keys to the lender.

The owners of true trophy coordinates - big lots on the right streets, walkable to the real
economic magnets of a city - behave very differently. They don’t slash 25% off the price
because five articles said “bubble.” They simply stop answering calls. They refinance.
They wait.

So no, you do not get Yorkville, Annex or Dufferin Grove land at fifty cents on the dollar.
You are lucky if you get the privilege of paying full price while everyone else is hiding
under the table.

And that’s exactly what we do. VULPIN is not in the business of buying the cheapest
thing on the screen. We are in the business of buying irreplaceable coordinates at a
moment when the entire development machine is broken.

The headlines say crash. We see an air pocket. In Toronto, a high-rise tower is a five-
year promise. When a developer cancels a launch in 2025 - and they are cancelling them
by the dozen - that building doesn’t vanish from today; it vanishes from the supply of
2029. By pausing construction now, the market is guaranteeing a violent shortage five
years down the road.

That is the arbitrage. We are buying today’s fear to sell into tomorrow’s mathematical
certainty. The coordinates are what survive the next two or three cycles.

The “Sleeping Years” Strategy

What makes this interesting is what happens between buying and selling. We don’t buy
great dirt and then pray. We buy great dirt and then put it to work.
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While the condo market digests its hangover, Toronto itself is dealing with a completely
different problem: not enough beds. Vacancy is structurally low. Universities don’t have
enough student housing. The city is begging for more purpose-built rentals.

During what I call the sleeping years - the period when the market is too shocked to
build anything new - our assets are not asleep. We run high-yield, well-managed
product: student and co-living on university-adjacent sites, furnished mid-term
apartments for professionals on urban sites. The result: strong, steady cash flow; no
forced sales; the development pipeline starves while our pipeline of rents stays full.

The Five-Level Moat

We operate in the Missing Middle niche. Our competition is not the giant REITs; it is
the small, local builder. This gives us an unfair advantage at five levels:

1. The Capital Moat: Our competition borrows at hard-money rates and scrambles for
draws. We deploy our own capital at secured rates. We are the bank.

2. The Velocity Moat: They pay trades in 60 days. We pay on inspection day. We get
the best crews; they get the leftovers.

3. The Win/Win Arbitrage: Our client (the project) gets instant financing, allowing
them to build faster. We (the fund) get instant yield. Speed creates margin for both
sides.

4. The Complexity Moat: Building a tower is engineering; building a multiplex in an
old neighborhood is politics. Most small builders cannot navigate the variances and the
acoustic engineering. We industrialized the complexity.

5. The Governance Moat: They run on a founder’s instinct. We run on encoded
governance - trustee-controlled, independently audited. The full structure is in Book 2.
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WE DO NOT MARK TO MODEL. WE MARK TO PHYSICS.

MARKET VOLATILITY

Physics-
Based Floor

J

THE HARD DECK
(Replacement Cost)

THE HARD DECK RULE:

1. ANCHOR: Value = Land +
Steel + Concrete + Labor.

2. THE RULE: No asset is sold
below the Rebased Economic
Principal.

3. KILL SWITCH: Sales below
floor trigger Fire-Sale
Resolution.

— “We sell only when the market

<—— offers an irrational premium.

Never because a calendar
demands it."
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CHAPTER 19: The Governance Room

(Rails That Don’t Move)

I built 52 Chartwell for myself. But once you build an asset worth $20 million, you
realize you cannot hold it in your own name. Personal ownership is a liability. It exposes
you to lawsuits, probate, and the highest tax brackets in the country. You need a
governance room.

In Mozambique, the rules changed overnight. In Canada, I built a system where the
rules are locked in a vault. We call this encoded governance.

I didn’t build this structure to raise money; I built it to protect my own. The governance
room - with trustee controls and first-lien locks - was designed for my family’s capital.
The rules don’t change based on who’s in the room.

The Rails

The Fortress Structure. We do not own assets personally. Assets are owned by a
Limited Partnership. The LP owns the title. Income flows through to the partners before
tax. Liability is firewalled.

The First Lien. When partners invest, they secure a first mortgage over the land and
construction. Senior capital is protected by first-lien security anchored to replacement
cost. Applied leverage is deliberately conservative, governed by cash-flow coverage,
reserve buffers, and trustee-controlled covenants. The specifics are in Book 2.

Active Treasury (Money That Moves). The worst thing you can do with money is
let it sleep. When capital arrives, if we aren’t acquiring a new flagship, we deploy it
immediately into secured construction loans for our Missing Middle program. We fund
the construction; we secure it with a first lien; we lend against a pre-approved
government-backed refinance. The exit is substantiated by paperwork before funding.
Rates, terms, and mechanics are governed by Book 2.

The Trustee. Cash is trustee-controlled. We maintain a reserve account covering
forward coupon obligations. When the reserve is full, the system operates normally.
When it drops below threshold, everything pauses - no fees, no distributions - until the
reserve is refilled. The rules are non-discretionary.

Who runs this when I’m not in the room?

By the time you read this, the structure is not a one-man show.
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Alexandre, as Acting CEO of PCMnow, is responsible for the streets, houses, and
buildings that feed the structure. He leads growth, expansion, and the execution of the
Missing Middle projects.

A fractional institutional fund manager is responsible for day-to-day execution of the
fund itself under trustee control. Their job is to obey the covenants: first liens, reserve

fills, fee pauses outside normal operating status, and no exceptions that aren’t written
down.

My job is to guard the rails: first-lien discipline, reserve rules, and the integrity of the
assets.

The point is simple: the system survives management changes because the rules don'’t.

Book 1 | The Day the Map Changed | Page 55



Book One: The Day the Map Changed

CHAPTER 20: Position First, Optionality Always (How the
Premium Exit Really Works)

We never sell cap rates. We sell position - the kind of one-of-one coordinate you can’t
reprint - and we monetize optionality the day we buy it.

But we also stopped waiting for the exit to make money. With the Active Treasury
model, patience is no longer a cost; it is a profit center.

The Big Idea (in two lines)

For the Flagship Assets (Equity): Income carries the land while we wait. When the
window is right, we take the best bid from the best door.

For the Treasury Cash (Debt): We don’t let capital sleep. We lend it into secured
construction with a substantiated government take-out. We don’t guess the exit; we
underwrite it before we wire the first dollar.

The Three Doors (for the Equity Portfolio)

Developer take-out (covered land logic). Income today buys time; when
entitlements make skyline math undeniable, a developer pays for the future.

Condominium sell-down (retail optionality). On select assets, when price-per-
foot rewards design, we pivot to retail sales.

Portfolio premium (REITSs, funds, UHNW platforms). Audit-ready, ESG-clean,
plug-and-play operations trade at a pattern premium.

The Fourth Door (for Active Treasury)

The Substantiated Government Take-Out. For capital deployed into construction
loans, we do not rely on a market sale. We lend against a pre-approved government-
backed refinance. The exit is substantiated before funding.

Scarcity pays twice: once while you hold the position, again when the world realizes it
cannot recreate what you already control.
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CHAPTER 21: True North: The Hard Deck

In my life, I have learned that the market lies, but the ledger does not.

When a realtor tells you a building is worth $20 million because “replacement costs are
compressing,” that is an opinion. When a Quantity Surveyor tells you it costs $16 million
to buy the land and pour the concrete, that is a fact.

At VULPIN, we do not value our assets based on the mood of the market. We value them
based on the Hard Deck.

The Hard Deck (Book Value = Cost)

We carry our assets at Replacement Cost: land acquisition (what we paid for the dirt)
and hard construction (what we paid for the steel, the glass, and the labor).

We do not mark up the value just because we got a zoning approval. We do not inflate
the price just because a neighbor sold high. We hold the value at cost until the day we
sell or refinance.

Why? Because cost is gravity. If the market crashes, it crashes down to the replacement
cost. By booking our assets at the cost to build, we have already priced in the worst-case
scenario. We don’t have “air” in our balance sheet; we have inventory.

The Discipline

Amateurs get rich on spreadsheets by lowering the cap rate. Professionals get rich on the
ground by controlling the cost.

We live on the Hard Deck. Everything else - market signals, comparable transactions,
institutional benchmarks - is context. The full valuation framework, including how we
measure embedded equity and report it to investors, is set out in Book 2.
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PART V: LESSONS FROM PORTUGAL

CHAPTER 22: Portugal, the Beautiful Trap

Affection can be expensive. Portugal gave me food, light, and family; it also taught me
what a court can do to a calendar. Two stories, one rule: live there, yes; invest there with
your eyes open and your wallet shut. And most importantly: never run a treasury on
hope.

a) Madlobos Rent-a-Car: How to lose money with affection

A friend-of-family story became a loan. I advanced €500,000 at 10% interest-only for
ten years, secured by 25% of the company and mortgages over homes. Within a year the
plan on paper became a showroom of leased Mercedes and Lexus, missing statements,
and vanishing cash. Interest stopped after twelve months. I called the loan.

The trap: courts called our loan a “shareholder loan” because of the 25% security. Before
we could act on the mortgages, the company entered protection and a restructuring
order. Under that regime: no more interest, and up to ten years for principal repayment
at the debtor’s convenience.

b) Two cars and a judge

Two of our cars were stolen. Insurance paid for one. The other, a nearly new Mercedes
E350 Cabriolet, was recovered in Paris. A buyer had purchased it “in good faith.” The
French court let the buyer keep the car. We appealed in Portugal; the decision stood. I
kept my paperwork; a stranger kept my car.

I am not going to dress that up. It was not a tuition payment. It was a loss. The car was
mine, the law was not, and no amount of retrospective wisdom makes the outcome fair.
Some lessons do not come with a silver lining. They just come with a bill.

That lesson fits on a napkin: hospitality is not the same as investor protection.

What I changed because of Portugal

I learned that a high yield is worthless if the principal is trapped in a polite court. This
experience is exactly why VULPIN’s Active Treasury operates the way it does today.

Compare the Portugal loan to a VULPIN construction loan: in Portugal, second-tier
security and repayment from “future business profits.” In Canada, first lien on the dirt
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and the build, with repayment from a substantiated government take-out. In Portugal,
we waited for monthly checks that stopped coming. In VULPIN, interest is pre-funded
into the reserve before the first dollar deploys.

The rule: separate where you live from where you deploy risk capital. Never rely on
“common sense” in a jurisdiction; underwrite the process, not the pitch. If enforcement
is slow or uncertain, don’t lend. Kindness is not diligence. Write the rule down before
you wire.

Portugal taught me that a high yield without a hard lien is just a donation with a delay.
That is why VULPIN only lends in Canada, only in first position, and only when the exit
is backed by paper stronger than a handshake.
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CHAPTER 23: Live Where You Love, Build Where You’re
Respected

I split the map. Live where your nervous system relaxes. Build, and lend, where the rules
respect work.

For me: Cascais to live; Toronto and Old Oakville (sometimes Georgia) to build. That
split kept us happy and solvent.

People ask if this system works outside Toronto. In Europe, if you drive 20 kilometers,
the language changes, the law changes, and the way a bricklayer thinks changes. North
America is different. From Toronto to Chicago, from Oakville to Austin, a 2x4 is a 2x4.
Common Law is Common Law. The shortage of Missing Middle housing is identical.
Our system is not a “Toronto trick.” It is a manufacturing process. Because the inputs
are homogeneous across the continent, the factory is portable.

Four tests I now apply before committing capital:

1. Does the jurisdiction prize speed and clarity over ritual?
2. Do small promises keep their dates?

3. Do courts price time honestly?

4. Am I confusing hospitality with accountability?

If a market passes those tests, it rewards you twice - on equity (optionality, developer
bids, platform buyers) and on debt (high-velocity lending with government-backed
exits).

If a market fails these tests, it’s a postcard. Visit often; don’t deploy.

I'll take my family to Portugal for sardines and sunsets. But I'll keep the Active Treasury
in Canada, where the dates on the calendar match the laws in the court.
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CHAPTER 24: The Endgame — The Patient Hand

In Mozambique, I learned that a safe full of gold is only as good as the system that protects it.
In Canada, I realized that a premium exit is only as good as the machine that replaces the
capital.

For years, I talked about the “Three Doors” of optionality — Developer, Retail, and Portfolio. But
as VULPIN evolved from a builder’s method into a permanent capital structure, a fourth
principle emerged: design the system so that capital returns early, and the most irreplaceable
positions are held indefinitely.

The Design Principle: Return Capital Early

The governing idea is simple: sequence exits so that invested capital comes back first, and the
long-term holds become free options. The specific mechanics are documented in Book 2.

Early exits: Stabilized assets are sold into the liquid retail market when the window is right.
The proceeds, combined with accumulated income, are designed to return the original capital
basis.

The Principle: Once the original capital is returned, every dollar that follows is surplus. The
system is designed to reach that point as early as the asset cycle allows.

Why it matters: A system that returns capital early turns patience from a cost into an asset.
The long-term holds become free options on irreplaceable coordinates.

The Long Hold: Positions You Never Sell

Some assets are not meant to be sold. The most irreplaceable coordinates — the ones where
supply can never be recreated — are designed to be held permanently, generating income across
multiple layers while the land itself compounds in value.

The preferred exit for these positions is not a sale — it is a structure that retains ownership of the
land while monetizing the air above it. The goal is perpetual income on zero remaining capital.
The specific exit mechanics are documented in Book 2.

1. The Ground Lease: Escalating land income.

2. Student Rents: Demand that never disappears.
3. Inflation-Linked Income: Payments that grow with the cost of building.

The Kill-Switch: Protecting the Patient Hand

A system is only as strong as its weakest hand. This is why we encoded the Hard Deck as more
than a cost floor — it is a governance mechanism that makes patience a mechanical
requirement, not a personality trait. The rules are designed so that no one can panic-sell an
irreplaceable asset below replacement cost without consequence. The specific governance
mechanics are documented in Book 2.

Why We Are Not Forced Sellers

In Mozambique, soldiers emptied my uncle’s safe and handed him a green slip. That was a
regime change. In Weimar Germany, a wheelbarrow of marks could not buy bread. In 1930s
America, families who owned buildings free and clear watched leveraged landlords lose
everything — not because shelter stopped being needed, but because debt was called faster than
rent could cover it.
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The lesson across every one of these episodes is the same: in systemic monetary stress, asset
destruction is rarely caused by loss of utility. It is caused by forced liquidation.

e Tenants default.

+ Landlords cannot service short-term bank debt.

» Construction lenders pull funding mid-build.

» Assets are sold below intrinsic value to satisfy

external leverage.

» Equity is wiped not because the asset failed — but because the capital stack failed.

THE DIAGNOSIS

In Systemic Stress,
Assets Don’t Die.

KISTORICAL PRECEDENT

SRIET B 508
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During construction — the highest-risk phase in real estate — the system is designed so that no
external lender can pull the plug mid-build. Most developer failures in downturns happen at
exactly this point, when outside capital stops flowing to incomplete projects. We eliminated that
trigger by design. The specific capital structure is documented in Book 2.

PHASE 1 DEFENSE: THE CONSTRUCTION FORTRESS

During Construction: We Are The Lender. . 4
;d’///////‘

VULPIN

Context: Construction is the “Valley of
Death."” Most failures happen here when
external lenders freeze.

Key Mechanism
» Internal First-Lien Capital
» No External Trigger
* No Mid-Build Margin Calls
* Result: Projects Complete.
Completion Creates Survival.

Interna
First-Lien Deb

External Bank L !
Credit Freeze THE PROJECT ,

In a 1930s-style deflation or a 2008-on-steroids credit freeze, bank-financed projects stall and
collapse. Self-financed projects complete. Completion alone creates survival.

Once construction completes and a building stabilizes, the exit is a government-backed
refinance — not a market sale. That mortgage sits on the completed building, not on the
platform. The core equity positions carry no external leverage. Nothing to foreclose.

PHASE 2 DEFENSE: POST-STABILIZATION
Sovereign-Backed Liability.

Active Construction INSTRUMENT: CMHC-Insured Mortgages Stabilized Fortress
TERMS: Long-term, Fixed-Rate, Non-Recourse
GUARANTOR: Crown Corporation (Government of Canada)

“The last debt allowed to fail.”

The principle is straightforward: self-finance the riskiest phase, use government-backed exits for
completed buildings, and carry zero leverage on the positions you intend to hold permanently.
That is a fundamentally different risk profile than borrowing from a bank and hoping markets
cooperate.
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The long-hold structure makes this argument generational. The principle is that the most
valuable asset — urban land in a supply-constrained city — should never be pledged, never be
foreclosed, and never leave the platform. The specific legal architecture that achieves this is
documented in Book 2.

Historically, in every major currency collapse, highly leveraged buildings failed. Prime land
survived. Unencumbered land compounded post-crisis. That is not theory. That is recorded
financial history. It is the structure by which aristocratic European land capital survived
centuries of wars, revolutions, and currency resets.

Real estate is not gold. Gold has zero counterparty risk, no tenants, no maintenance. Urban land
has operating friction, political risk, and tenant risk. But unencumbered urban land in a supply-
constrained city behaves more like productive farmland than like paper assets. During crisis,
yield compresses and growth stalls. But if liquidation is avoided, replacement cost eventually
reasserts, construction halts, supply shrinks, and demand returns before supply does. Prime
land reprices violently.

The pattern is consistent: 1930s America, post-war Europe, Weimar Germany, Latin American
currency resets, 2008 cash buyers’ post-distress. Leverage destroys. Necessity preserves.
Unleveraged necessity recovers first.

This is not a collapse prediction. It is defensive architecture: we structure capital so that if
collapse comes, forced liquidation does not occur. We do not optimize for peak IRR. We
optimize for survivability across regimes. That is family-office thinking. That is why the system
was built this way.

DEFENSIVE

ARCHITECTURE.

This is not a collapse prediction. It is a structural immunity to collapse.

We do not optimize for peak IRR. We optimize for survivability across regimes.

The Transition: From Founder to Factory

Finally, this system was built to survive its inventor. I spent decades paying the “Tuition” so that
the rules could be written in ink, not memory. The VULPIN roadmap moves from the Family
Factory, led today by my son Alexandre, to a Rules-Governed Institution. As we scale,
professional CFOs and COOs take the wheel, but the Trustee remains the gatekeeper of the cash.

I am no longer the operator of a calendar; | am the steward of the rules. The machine runs on
code, not charisma.
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EPILOGUE: THE SOVEREIGN HORIZON

As I'look back on the map that changed my life - from forced exile out of Lourenco
Marques to the last great coordinates of Toronto - the journey now culminates in one
word: Vulpin.

Vulpin is not a fund idea. It is the encoded governance of everything I've learned the
hard way: cash first, pride later, with time as the only architect that matters.

For our family, Vulpin is a sovereign instrument. The architecture splits exposure into
two components: a senior secured position anchored to replacement cost, and a separate
equity interest that participates in exits. The floor is engineered for capital preservation;
the ceiling reflects the optionality embedded in the asset base. The specific terms,
coupon mechanics, reserve rules, and exit governance are set out in Book 2 and the
offering documents.

Underneath that sits one simple test I care about more than any stress model: does the
cash coming out of the buildings comfortably cover the contracted coupon obligations
with a meaningful buffer? If it does, I can sleep at night. If it doesn’t, we don’t do the
deal, or we change the structure until it does. The specific coverage tests are in Book 2.

The work in this book was about how we got here: the exile, the factory scars, the
construction systems, the discipline that came from losing everything and rebuilding
from zero. Vulpin is what happens when you pour that lifetime of scars into a single
operating spine and govern it under rules that treat every seat at the table equally.

Book 2, The VULPIN Way, is where I open the hood. There you’ll find the full-term
sheet, the gates, the reserve rules, the sale committee, the treasury mechanics, and the
detailed return ranges. It reads less like a memoir and more like a flight manual.

This epilogue is simply the bridge between the two: from story to structure; from a boy
pushed out of Mozambique to a man who decided his family would never again be at the
mercy of other people’s maps; from surviving regimes to building a private, sovereign
one of our own - with rules carved in advance, in ink we can live with.

If, after reading this book, you still think it’s all snake oil, that’s fine. Close it, walk away,
and find a better trick.

If, on the other hand, you recognize your own scars in these pages, then you already
understand the core idea: sovereignty is not a slogan; it is a set of rules you are willing to
obey even when nobody is waching.
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Vulpin is mine. You are welcome to judge it, test it, and decide whether the logic holds.
If it does, the structure is documented in Book 2 for those who want to understand the
machinery.

The operating rules implied in this book are formally codified in Book Zero, which
governs all subsequent works.

Carlos Jardino, December 2025
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THE FORK IN THE ROAD

(Bridge to Book 2, Book 3 & Book 4)
Luck is not a plan; resilience must be encoded.

The same spine that made factories breathe and houses arrive on time has to live in the
finance as well. The Active Treasury model didn’t change the mission; it just removed
the waiting room.

The rules that now run VULPIN are not in my memory. They are encoded in covenants,
enforced by a trustee, and documented in Book 2. The proof is in the pages you just
read.

Leadership - encoded, not improvised
Today the platform has two visible hands and one invisible spine.

My son Alexandre, Acting CEO of PCMnow, leads our build and operations arm. His job
is position and execution: taking the method you’ve just read and turning it into new
streets, buildings, and partnerships without bending the rules. He leads growth,
expansion, and the execution of the Missing Middle projects. His mandate is simple:
keep quality non-negotiable, keep dates beside promises, and keep the system teachable
to the next person in line.

The fractional fund manager runs the fund structure itself: capital calls, treasury
deployment, compliance, and reporting under trustee control. Their job is to obey the
covenants: first liens, reserve fills, fee pauses, and no exceptions that aren’t written
down. They are disciplined to the system, not the other way around.

My role is now narrower by design: I protect the rules and the rail, not the calendar. If I
disappeared tomorrow, Alexandre, the fund manager, and the trustee could keep the
system breathing because the governance is encoded in contracts, not in a founder’s
instinct.

This book is the manual; the fractional manager is the operator; the system is the
defence.
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Now, you have a choice. The map has changed. Here is how to read what
comes next.

First: Book Zero (The Rules)

You have just read where every rule came from. Now read the rules themselves, stripped of
story, encoded for governance. Book Zero is the spine. Everything that follows is built on it.

Then: Book 2 - The VULPIN Way (For the Investor)

If you want to see how the rules become machinery, the covenants, the trustee controls, the
treasury yield mechanics, and the detailed financial architecture, Book 2 is the operating manual.
It is legal-first, rules-forward, and contains no metaphors.

For those who want to go beyond the reading and explore whether the structure fits their own
capital, the process begins at www.CarlosJardino.com or www.Vulpin.Capital, where a regulated
pathway connects you with a licensed dealer who can walk you through the rest.

Book 3 - The Corner Enclave (For the Homeowner)

If you are a homeowner who looks at their empty nest and sees a liability, and you want to
replicate what we did at 52 Chartwell Road, this is the blueprint.

Book 4 - The $5,000,000 Tuition Book (For the "Joe & Marias')

If you own a standard house on a good street and you're thinking about becoming a developer,
stop. Before you sign a loan or hire an architect, read this first. Missing Middle, No Bullshit, and
a Safer Path for Your Home. If this book is the hopeful version, Book 4 is the unfiltered version,
the shoring bills, 3 a.m. wakeups, and the $5,000,000 we burned learning what not to do.

Book 5 - The Builder Manual (For the Operator)

If you want to see how the houses actually get built - the checkpoint gates, the procurement
logic, the trade controls, and the documentation discipline that makes the financial promises in
Book 2 enforceable on the ground, this is the operating system. No gut feel. No text-message

management. Gates, proof, and release.

Book 6 — The Ten-Year Industry-First Full Warranty
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SPECIAL THANKS

This book was carried by more hands than mine. If I have kept my short promises, it is
because of you.

Family

Alexandra - your steadiness made ambition livable. To our children and our extended
family - Odete, Estela (Mainha), Augusto (Painho), and the memory of Mina and Zé -
thank you for the values that traveled better than furniture. And to Simeon, “My Man,”
whose bell still reminds me what respect sounds like.

Teachers & early allies

At ASEA/ABB: Hans Henning Hjort, Lars Nilson, Jan-Olof “Joppen,” - thank you for the
Swedish common sense that became my system. To Gunnar Hallstrom, Central
Planning Manager, Viasteras - your lessons on cadence and clarity made the floor
breathe. To the teams in Pretoria, Lisbon, Vasteras, Guelph, and Ludvika - your floors
breathed because your calendars told the truth.

Colleagues & companies

The people of PCM, FoxyHome, FoxySuites, and VULPIN - thank you for turning rules
on a wall into keys in a hand. To Volker Miiller and Piotr Cholewiiski for the door in
Portugal when I needed a clean test of method.

City builders

In Toronto, Deputy Mayor Ana Bailao and the municipal teams who put dates beside
promises - thank you for making policy a floor plan and not a speech.

Friends, Clients & Partners

Rob and Deniese Nella, Jorge and Carmen Sardina, David (Bud) Johnson and Laurie
Simpson, Dan and Jill Devlin, Roderic and Rita Prat, Peter and Lucia Cook, and many
more - too many to mention - thank you for trust that behaved like friendship and
friendship that behaved like trust.
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Finance & governance partners

Anna Balinsky — KPMG, Sebastian Rusin — KPMG, thank you for steady counsel and
discipline without noise.

Trades & neighbors

To Victor Rebelo, Paulo Oliveira, Alexandre Kelati, Jose (Joe “the Plumber”) Miguel,
Darek Krowiak, Augusto “the Painter”, Penco Drywall, Salome, and Nika, Claudio
Fernandes — VESCOM, and the many, many crews who kept rhythm on sites - and to
neighbors who judged us by Friday-noon letters and clean perimeters, “obrigado.”

Princess Margaret Cancer Foundation

We are grateful for the chance to help, for the homes we built together, and for the
clarity that let us keep our standards while keeping our pledge.

Craft & cover

Anthony Hall (author photo) and Robert Duncan (cover design) - thank you for helping
the outside match the inside.

Any errors or exaggerations are mine alone. The good parts belong to the people

named above.

The map will change again. Build so well that when it does, you don’t have to.
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WHEN THE MAP CHANGES, TITLE DEEDS ARE JUST PAPER
In September 1974, I watched a government erase my family’s wealth with a speech. Soldiers
emptied our safes, and a lifetime of work was traded for a green slip of paper.
That day, I stopped trusting "good times" and started trusting systems.
This is not a memoir for nostalgia. It is a blueprint for resilience. It tracks the method, forged in
the fires of Mozambique, sharpened in Swedish factories, and proven in Canadian real estate,
that turns chaos into cadence.

INSIDE, YOU WILL LEARN THE "REFUGEE’S ALGORITHM":
» Cash First, Pride Later: Why liquidity beats ego every time.
» The Factory Floor System: One priority signal, dates beside promises, and early
truth over late theatre.
» Position Over Property: Why we buy coordinates that can survive a software

change in the government.

"A memoir that reads like a risk-management manual.”
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