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“I should like to comment on the subject of constructive finance. Putting the two words together 

generates two connotations: the first draws on the attitude in the finance world of coming up with 

solutions to support the development of projects in the field of construction with the use of an 

adjective, the intention is to emphasize the difference from creative finance; the second is linked to 

the perspective of the investor who is called on to make a rationally based appraisal of the how far it 

is worth putting it into effect for construction development projects.  

In discussing these implications with the organizers of the conference, it appeared that both 

perspectives were pertinent subjects for discussion for the manager of real estate investment funds.  

I would like to mention a few brief considerations regarding the first point. The property fund is 

assuredly a suitable product to offer an innovative financial solution to the equation of financial 

requirements in building development projects especially in urban development. Significant 

experience in this area already exists. It is certainly a product that can convey equity resources 

towards the realization of projects in the construction industry including infrastructure and highly 

complex projects.  

 

With regard to alternative solutions, in these cases the real estate investment fund guarantees:  

1. the presence of a highly professional player for the evaluation and continual monitoring of the 

adherence to the economic and financial fundamentals of the operation;  

2. full transparency regarding the performance and results of business practice;  

3. maximum efficiency at the participatory level also, but not only, with regard to fiscal planning.  

Competence is certainly a critical factor in this regard. Also in these terms it seems to me more than 

ever convenient to decline the double semantic meaning: when I speak of competence I am 

referring to the abilities and capacities needed to plan and control the important activities in 

development but I would also like to highlight the distinction between roles, responsibilities, the 

precision of the respective and reciprocal practical tasks and the delimitation of the extension of the 

fields of action for the players involved.  

 

The savings management company is and indeed should remain above all a savings manager with 

the specific factors that this entails and that integrate those suppositions and the results of 

professional, transparent and effective practice I indicated before. In this way, the savings 

management company can appropriately become part of this chain of values in the strategies for 

urban development and only in this way can it take up its own place in the chain, becoming 

indispensable in extending the range of financial solutions available.  

I read the recent statistics regarding the industry as positive, where the number of real estate 

investment funds has risen to the respectable figure of 35 and I am also pleased to note the 

emergence of trends which are indices of a diversification of the product and an increasingly 

dynamic and professional approach such as the relevant importance in the entire property 

investment funds market, of subscription in kind real estate funds and the increased recourse to 

leverage which is tending towards 60% of the total permitted.  

On the negative side, I note with some apprehension that the increase in the number of funds shows 

a peculiar correlation with the number of savings management companies and, even more so, with 

"players that aspire to become savings management companies".  



I am and will remain among those who believe that competition is good for the market. However, 

sometimes I have the impression that this fervor to start up conceals a difficulty to understand the 

extent of competence required to distinguish between the roles of the various players in the system.  

Allow me to dwell on a concept I have already mentioned implicitly in my introduction. I stated 

above that the real estate investment fund is a product, and as such lends itself also to becoming a 

solution to "constructive" finance, but it is a product that originates in the finance sector and should 

remain in that sector. The vertical integration that is talked about in some areas, according to which 

the developer "creates its own real estate management company" or rather realtors, qualified 

investors or institutional holders of major real estate assets "create their own management 

companies" is to my mind the result of serious underlying confusion.  

 

Rather, all these players could be users of the product and should insist upon the professional, 

transparent and efficient practice that make up the cardinal quality requisites of which the 

management companies, in their position as intermediaries and within the confines of their role, are 

institutional guarantors. While their urge to become management companies themselves determines 

an unnatural of the vital role of intermediary, with a vocation to bring a collective of savers into 

contact with a more or less varied choice of professionally selected investment opportunities.  

The extension of this consideration to expertise takes me on the second proposition I put forward as 

relevant in my introduction, and that is ability, the capacity of the real estate management company 

to invest in development projects. Since its inception, Sorgente SGR has made its specific expertise 

in property investments a key success factor. The credentials that Sorgente can, today, exhibit as 

manager of ordinary funds with an annual yield in the order of 10% - among the highest in the 

sector - over a period of 5 years savings management, represent the best proof of our particular 

conception of expertise.  

 

Sorgente, indeed, favors a wider reaching, more profound vision of real estate investment 

opportunities, without abandoning highly precise and stringent principles and criteria of selection. 

First of all, seeking out opportunities capable of maximizing created value for the investor is of 

fundamental importance. Such a search implies a marked aptitude for understanding the many steps 

to producing property wealth: from the urban potential of a green field lot, to designing a building, 

engineering development plans and/or adding value through to the letting and trading of more or 

less perfect objects.  

 

This ability to understand cannot but be the result of a sound experience of work in the real estate 

sector. The Sorgente investment philosophy is based on the identification of economic potential, the 

achievement of which is guaranteed by an accurate view of urban planning strategy. Such an 

approach to property investment entails the evaluation of interconnected elements, conveniently 

integrating purely quantitative valuation processes based on current earning power, elements arising 

out of sensitivity to the dynamic of a given community setting, to the architectural, esthetic and 

cultural value of a building and the integration of a project in the area in question.  

The main guideline for selecting real estate opportunities is based on the "unrepeatable" 

characteristics of the investment: as far as possible, the property should have connotations of 

uniqueness for its intrinsic value regarding location, function and construction. This unique quality 

is verifiable, as I mentioned before, primarily through the positioning of the initiative as part of the 

urban morphology and evolution. For the general rules regarding fast tracking, for example, I 

should like, not so much to announce the Sorgente's pioneering initiatives for future development, 

but rather give an account of what Sorgente has done since the launch of its investment activities in 

2001.  



In accordance with the above mentioned philosophies, the first investment carried out by the 

Michelangelo Fund involved a property development operation for which it is possible to 

summarize the results in full. On a circumscribed tract of land between the Parco degli Acquedotti 

and the Parco dell'Appia Antica, to the south east of Rome, Sorgent managed a complex building 

program creating a business center with over 100,000 m3 of office space. The evaluation of the 

investment was made above all with regard to the urban potential of the area in question, taking into 

account urban planning and the fact that an important rail terminal was soon to be built. Moreover 

the office complex is adjacent to the Rome Underground A Line rolling stock depot.  

The initiative found approval for its unrepeatable particularities: the site is surrounded by an area 

subject to strict limitations for archaeological reasons; it is at the intersection for three main trunk 

roads into Rome (Via Appia, Via Tuscolana and Via Casilina) and lies within the main ring road 

(Grande Raccordo Anulare). The site covers a surface area of 80,000 m2 and the business center's 

three buildings are set in a rotational axis with careful landscaping including a large pond and 

fountain to create a considerable aesthetic impact and archaeological remains from imperial Rome 

restored and displayed to full advantage in accordance with the Heritage Superintendence.  

The project involving a building site employing over 200 people took about 30 months to complete 

and required a major tour de force on the part of Sorgente for the valuation and monitoring of the 

works.  

 

The whole process came to an end in early 2004 with the transfer to an end user in the Business 

Center achieving overall added value of 60% on the investment for the Michelangelo Fund. I should 

like to end on this concrete example of a successful operation, hoping that I have managed, through 

the use of a tangible monetary yardstick, to give an sense of what a product combining an adequate 

mix of applied expertise and constructive finance actually is. 


