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AGENDAAGENDA

• Project general characteristics

• Analysis of the economic and financial Model inputs 

• Evaluation of Project profitability and financial sustainability
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Project Project GeneralGeneral CharacteristicsCharacteristics

GeneralGeneral CharacteristicsCharacteristics

Parking Parking srlsrl is a project company set up by a sponsor specialised in creation
and management of parking lots. 

Parking Parking srlsrl received from an important Italian Municipal Administration the 
concession to build and manage a public parking lot – both basement and 
ground levels – as well as the facilities to host the related management offices. 

The concession envisages 3 years of construction and 27 years of management 
activities.

So as to ensure the intervention’s profitability, estimated to exert an extremely
relevant social impact, the Municipality has made a Municipal land available for
surface rights, as well as its participation with a contribution estimated at 50% of 
the investment value. 
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GeneralGeneral CharacteristicsCharacteristics
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Project Project GeneralGeneral CharacteristicsCharacteristics
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Project Project GeneralGeneral CharacteristicsCharacteristics

OWN CAPITALOWN CAPITAL

SourcesSources

€€ 2,532,0002,532,000

CONTRIBUTIONCONTRIBUTION

BANK DEBTBANK DEBT

€€ 3,500,0003,500,000

€€ 4,095,004,095,00

VAT REIMBURSEMENTVAT REIMBURSEMENT €€ 568,000568,000

TOTALTOTAL

UtilisationUtilisation

ExecutionExecution CostsCosts

PrePre--redemptionredemption InterInter.s.s

BankBank commissionscommissions

VAT on VAT on ConstructionConstruction

TaxesTaxes on on OutputsOutputs

Stock of CashStock of Cash

€€ 10,757,00010,757,000TOTALTOTAL

€€ 8,520,0008,520,000

€€ 665,000665,000

€€ 237,000237,000

€€ 852,000852,000

€€ 44,00044,000

€€ 435,000 435,000 

OtherOther TaxesTaxes//DutiesDuties €€ 4,0004,000

€€ 10,757,00010,757,000

REVISED GOM (MOL)REVISED GOM (MOL) €€ 69,00069,000

UtilisationUtilisation and and SourcesSources
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Project Project GeneralGeneral CharacteristicsCharacteristics

The creation of a Model aims to verify the economic and financial feasibility of a 
public parking lot – both basement and ground levels. On the basis of the 
hypotheses set by the Model’s users (base hypothesis), the Model allows
calculating financial needs as well as the volume of resources potentially
generable through the creation and management of the parking lot. 
The Model is itemised in 6 electronic sheets, each respectively related to the 
following sections:

EconomicEconomic and and FinancialFinancial ModelModel

Investments and Financement
Taxes and Duties
Economic Account (EC)
Patrimonial Status (PS)
Cash Flow (CF)
Indices

Base Hypothesis
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Project Project GeneralGeneral CharacteristicsCharacteristics

Project Project ProfitabilityProfitability and and BankabilityBankability ObjectivesObjectives

The profitability and bankability objectives that the Project is to ensure so as to allow
adequate economic returns to bearers of own capital and guarantee punctual
reimbursement of the bank loan are quantifiable as follows: 

A) Profitability defined as:

Shareholders’ ROI internal rate equal at least to 10%

Project ROI internal rate at least higher than 5.95% (discount rate used to calculate the 
net present value (VAN). The ROI internal rate shall not only be calculable but possibly
also higher than the average pondered cost of the risk capital and debt capital invested in 
the Project 

Project VAN higher than zero. Positive VAN value indicates that the investment can 
generate returns (i.e. cash flows) higher than the resources employed in the Project (i.e.
invested capital)
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Project Project GeneralGeneral CharacteristicsCharacteristics

Model Model FunctioningFunctioning
B) Financial structure hypothesised as follows:

Bank loan equal to 75% of investments

Capital contributed by shareholders equal to 25% of investments

C) Bankability defined as:

Project capacity to pay off the debt contracted within maximun 15 years (Average
loan life in the medium/long term in similar projects) and fulfilling the following
bankability criteria:

Average Annual Debt Service Cover Ratio (ADSCR) index equal at least to   
1.35x

Average Loan Life Cover Ratio (LLCR) index at least equal to 1.45x
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ITEMITEM AssumedAssumed ValueValue in the Modelin the ModelDefinitionDefinition/Pattern of /Pattern of CalculationCalculation

Istat populations of the Municipality where the sports
centre will be built, as well as neighbouring
municipalities, meant as those municipalities that will
assumingly use the sports facilities.

IstatIstat InhabitantsInhabitants

% % PotentialPotential Potential users are calculated by reducing the number
of Istat inhabitants via a percentage of potential users, 
which allows identifying overall potential users excluding
those ones who cannot or do not want to practise
swimming owing to various reasons (age, interests, etc)

DEMAND ESTIMATEDEMAND ESTIMATE

Model Input Model Input Analysis Analysis 

ISTAT ISTAT inhabitantsinhabitants amountamount toto 250,000 250,000 unitsunits..

The base Simulation envisages a % of % of potentialpotential
usageusage equalequal toto 20% of 20% of overalloverall potentialpotential
usersusers.... The demand trend is also simulated by 
considering a % of increase in potential users 
over the concession years equal to 2% every 4 
years. 

% % ActualActual The actual usage rate allows identifying that segment of 
potential users that will actually use the sports centre in 
light of several factors (i.e. distance, sports centre
activities, existence of other swimming pools, etc)

The base Simulation envisages anan actualactual usageusage
rate rate equalequal toto 5%.5%. A growing trend in the actual
usage percentage as of 2010 is simulated. 
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

Timing Timing HypothesesHypotheses

Start of Start of ConcessionConcession Starting year of Concession  (i.e. signing of contract). 

End of End of ConstructionConstruction

End of End of ConcessionConcession

Year of conclusion of  construction works.

Final year of Concession.

Concession is envisaged to start in 2004.

Construction works are envisaged to end in 
2006. 

Concession is envisaged to end in 2033. 

Assumed ValueAssumed Value in the Modelin the Model

Analysis of Economic and Financial Model Inputs
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

MacroeconomicMacroeconomic HypothesesHypotheses

InflationInflation RateRate The inflation rate selected is the ISTAT index for consumer 
prices. 

Interest Rate Interest Rate 
(Base Rate)(Base Rate)

MarginMargin

ActiveActive/Passive Rate/Passive Rate

The interest rate on the main loan is equal to the base rate 
plus a spread applied by the Bank. The base rate is the IRS 
rate and automatically adequates the rate accordingly to the 
loan life. Simulated rates refer to IRS of 10/11/03. 

It is the margin applied by the Bank on base rate. For project 
financing operations ranges between 1% and 1.5%.

The active rate is the rate perceived by the Project company 
ointo its current account. The passive rate is, instead, the rate 
paid by the Project Company onto its bank account in case of 
overdraft, which is to be higher than the base rate plus 
margin.  Both active and passive rates are automatically
calculated by the Model.

AssumedAssumed ValueValue in the Modelin the Model

The assumed inflation parametre value is in 
line with medium-long term expectations
(2.5%). 

The assumed base rate value applied for
the bank loan is equal to 4.45%  

The assumed margin value is 1.5%

In the Model:
Passive rate: 5.5% (base rate 
increased by 1%)
Active Rate: 2% (base rate 
decreased by 2.5%)

Analysis of Economic and Financial Model Inputs
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

BasementBasement Parking Parking SpacesSpaces

ProceedsProceeds
fromfrom Rotation Rotation 

Parking Parking 
SpacesSpaces

Calculated per: hour/space/day – rotation; rotation 
parking operative days; rotation parking toll (Euro); 
rotation parking payment rate; monthly subscription
prices (Euro).

EmploymentEmployment RateRate The Model is capable of simulating three different  
employment rates over the management period. The 
rate can be varied so as to correctly estimate the impact 
that possible decrease/increase in the demand could
exert on the Project’s economic and financial balance.

AssumedAssumed ValueValue in the Modelin the Model

Analysis of Economic and Financial Model Inputs
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

BasementBasement Parking Parking SpacesSpaces

ProceedsProceeds fromfrom
Parking Space Parking Space 
SubscriptionsSubscriptions

Calculated upon monthly subscription prices (Euro).

ProceedsProceeds fromfrom GrantGrant
of of Surface  RightsSurface  Rights

Calculated upon parking space prices (Euro x ‘000).

So as to envisage this typology of proceeds, it is
necessary to activate the related function by selecting
the option “YES” and indicating the grant year.

The proceeds thus obtained can be either recorded
onto Economic Account in the grant year or distributed”
over the remaining years, by respectively selecting the 
options “NO” or “YES”.

AssumedAssumed ValueValue in the Modelin the Model

Analysis of Economic and Financial Model Inputs
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

GroundGround LevelLevel Parking Parking SpacesSpaces

ProceedsProceeds fromfrom
GroundGround LevelLevel

Parking Parking SpacesSpaces

The proceeds resulting from ground level parking spaces
depend upon their number, employment rate, 
hours/spaces/days, operative days, toll (Euro), and 
payment rate. 

For the model to calculate such proceeds, it is necessary to
select the beginning of the functioning period.

AssumedAssumed ValueValue in the Modelin the Model

Analysis of Economic and Financial Model Inputs
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

Ground LevelGround Level ParkingParking SpacesSpaces

Furthermore it is possible to envisage that either a part or 
all of ground floor parking spaces will be operative before
finalisation of basement parking spaces. To activate such
typology of proceeds it is sufficient to select any percentage
other than zero. 

In the item “Other Proceeds” it will be possible to insert
the annual proceeds deriving from activities other than the 
ones considered (i.e. self-service car washing, petrol
station, publicity, etc).

ProceedsProceeds fromfrom
GroundGround LevelLevel

Parking Parking SpacesSpaces

OtherOther ProceedsProceeds

AssumedAssumed ValueValue in the Modelin the Model

Analysis of Economic and Financial Model Inputs
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ITEMITEM DefinitionDefinition/Pattern of /Pattern of CalculationCalculation

Ordinary Ordinary MaintenanceMaintenance CostsCosts

Ordinary Ordinary MaintenanceMaintenance
CostsCosts

Ordinary maintenance costs are to be considered as annual
and exclusively referred to current management. Ordinary 
maintenance costs are itemised as follows:

• Basement parking spaces
• Ground floor parking spaces

BasementBasement Parking Parking 
SpacesSpaces

Calculated upon total number of basement parking 
spaces and related rotation parking unitary cost (Euro x ’000).

GroundGround FloorFloor
Parking Parking 
SpacesSpaces

Calculated upon total number of ground level parking 
spaces and related unitary cost (Euro x ‘000).

AssumedAssumed ValueValue in the Modelin the Model

Analysis of Economic and Financial Model Inputs
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Project Profitability and Financial Sustainability

Project Cash Project Cash FlowFlow and and IndicesIndices

The Model calculates, in a simplified fashion, the main economic prospects (Economic
Account and Patrimonial Status) composing the budget, Project cash flow, main profitability
indices (ROI) and debt service coverage (ADSCR, LLCR, PCR). Through the  project financing
technique, the Project cash flow assumes remarkable relevance, being the primary source of 
debt reimbursement. 
Below is the analysis of the main items of the Model relatively to the cash flow scheme
defined upon evaluation needs (operational mangement, debt reimbursement, dividends for
shareholders).

GrossGross OperatingOperating Margin Margin (GOM)(GOM) - revised: results from the difference between operational
revenues and operational costs, and represents the potential cash flow generated by
operational management. 

Cash Cash flowflow availableavailable forfor debtdebt: resulting after deducting from GOM all taxes/duties (economic
cash flow), variations in the Net Circulating Capital (cash flow before
investments/disinvestments), Investments (operational cash flow) as well as issuance of own
Capital and debt Capital.

Cash Cash flowflow beforebefore dividendsdividends and and treasury intereststreasury interests: cash flow available to pay dividends to
shareholders.  



19

19
Bulgaria - Italy Bilateral Cooperation

BankabilityBankability IndicesIndices

Project Profitability and Financial Sustainability
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Project Project InternalInternal ROI ROI IndicesIndices

Project Profitability and Financial Sustainability
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ShareholdersShareholders’’ InternalInternal ROIROI IndicesIndices

Project Profitability and Financial Sustainability
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CONTACTSCONTACTS

UNITAUNITA’’ tecnica FINANZA di PROGETTOtecnica FINANZA di PROGETTO

Head Office Head Office -- Via Via BoncompagniBoncompagni, 30 , 30 –– 00187 00187 RomeRome, , Italy Italy 

Tel. +39 06 4761 1850 Tel. +39 06 4761 1850 –– 1846, Fax. +39 06 4761 1857 1846, Fax. +39 06 4761 1857 –– www.utfp.itwww.utfp.it

Pasquale MARASCOPasquale MARASCO –– FinancialFinancial AdvisorAdvisor

Tel. +39 06 4761 1926Tel. +39 06 4761 1926

EmailEmail: pasquale.marasco@tesoro.it: pasquale.marasco@tesoro.it


