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Located in the heart of picturesque San Zeno di Montagna, 
the property is an exclusive gem for discerning buyers. This 
charming municipality, nestled on the slopes of Monte Baldo, 
offers breathtaking views of Lake Garda, making it an ideal 
retreat for those seeking tranquillity and natural beauty. The 
area is renowned for its serene atmosphere and mild climate, 
perfect for those wishing to escape the hustle and bustle of 
urban life.
The local infrastructure is well developed, with convenient 
transport options that quickly connect to the main centres: 
Verona can be reached in less than an hour by car, while 
the Verona-Villafranca airport is about 45 minutes away. 
Moreover, the presence of scenic roads offers a unique 
driving experience, enriching each trip with unforgettable 
views.
For leisure enthusiasts, San Zeno di Montagna offers a wide 
range of activities: from hiking along the paths of Monte 
Baldo to relaxing walks in the local botanical gardens.
Very close by we also have qualified facilities such as the Cà 
degli Ulivi Golf Club House, the New Marciaga Equestrian 
Centre, and numerous bicycle paths, a strategic point for 
discovering the hinterland, to take a tour around Lake Garda 
or to make the ascent to Monte Baldo.
A distinctive feature of the area is its proximity to the Monte 
Baldo Natural Park, a paradise for hikers and nature lovers, 
which further enhances the prestige of the property. This 
exclusive location is the perfect combination of luxury and 
nature, an irresistible invitation for those who wish to live in a 
setting of rare beauty and tranquillity.

location
breathless view
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Inside, the spacious living room surrounds the soul of the 
house, three bedrooms invite you to relax, and four bathrooms 
are dressed in luxury and sophistication. Crossing the 
threshold reveals an atmosphere of understated elegance in 
every corner, with first-class stoneware that reflects the light 
like discreet mirrors of the sun and parquet floors as warm 
as a hug. 
Two terraces offer different but equally unforgettable 
experiences: one opens onto the horizon of the lake, where 
the water meets the sky in an infinite embrace; the other is 
set up for a private hot tub, perfect for immersing yourself in 
peace and well-being in total privacy.
A manicured garden and a cosy terrace complete this oasis 
of serenity where every season is celebrated with grace.
What makes this residence even more unique is the 
magnificent infinity pool, which seems to merge with the 
landscape and is in perfect balance between nature and 
architecture.
And that’s not all: a 57 square metre underground car park 
where you can carefully store your cars, a wellness corner 
where you can relax, and a cosy tavern ideal for socialising, 
dinners with friends or winter evenings in the warmth of 
the house, with its own entrance. The predisposition of an 
internal lift adds value and comfort, as it makes each floor 
easily accessible and meets the needs of all ages.
This is more than just a house. It is a place of the soul, 
an architectural dream that epitomises luxury living 
with discretion, nestled in one of the most mesmerising 
landscapes Italy has to offer. A rare opportunity for those 
who want to combine elegance and comfort in a perfect 
embrace with nature.

the villa
elevated living,

inspired by light.
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Internal porcelain stoneware flooringInternal porcelain stoneware flooring
The internal flooring will be made of top-quality porcelain 
stoneware, produced with colored mixtures in standard 
colors. The selected material is available in two options: 
Option 1: Soap Stone series by Cercom, in the Coffee color, 
size 60x120 cm, thickness 9,5 mm, with natural rectified finish. 
Option 2: Glocal series by Mirage, in the GC08 color, size 
60x120 cm, thickness 9 mm, with natural rectified finish.

Bathroom flooring and wall coveringsBathroom flooring and wall coverings
Bathroom flooring will be in two options:
Option 1: Soap Stone series by Cercom, in the Coffee color, 
size 60x120 cm, thickness 9,5 mm, with natural rectified finish. 
Option 2: Glocal series by Mirage, in the GC08 color, size 
60x120 cm, thickness 9 mm, with natural rectified finish. 
Bathroom wall coverings will be made with top-quality 
porcelain stoneware tiles, produced with colored mixtures 
in standard colors. The selected material is available in two 
options:
Option 1: Soap Stone series by Cercom, in the Coffee color, 
size 60x120 cm, thickness 9,5 mm, with natural rectified finish. 
Option 2: Glocal series by Mirage, in the GC08 color, size 
60x120 cm, thickness 9 mm, with natural rectified finish.
Wall coverings in the bathrooms will be applied in the shower 
area, with a height of 240 cm, while the remaining walls 
will be covered up to a height of 120 cm and finished with 
painting, as decided by the Project Manager.
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Internal parquet flooringInternal parquet flooring
The internal parquet flooring will be made with oak planks by 
Listone Giordano model Vicuña.

Wooden baseboardsWooden baseboards
All rooms, except those with porcelain stoneware wall 
coverings, will have hardwood baseboards coordinated with 
the internal doors.
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StairsStairs
The steps of the internal stairs will be covered with first-rate 
porcelain stoneware, made from colored mixtures with standard 
colors. The selected material is available in two options:
Option 1: Soap Stone series by Cercom, in the Coffee color, 
size 60x120 cm, thickness 9,5 mm, with grip rectified finish.
Option 2: Glocal series by Mirage, in the GC08 color, size 
60x120 cm, thickness 9 mm, with natural rectified finish.

External flooringExternal flooring
The flooring of the external walkways and terraces on the 
ground and first floors will be made of top-quality porcelain 
stoneware, produced with colored mixtures in standard colors. 
The selected material is available in two options:
Option 1: Soap Stone series by Cercom, in the Coffee color, 
size 60x120 cm, thickness 9,5 mm, with grip rectified finish.
Option 2: Noor series by Mirage, in the RR09 ST color, size 
60x60 cm, thickness 9 mm, with structured rectified finish.

Garage flooringGarage flooring
The flooring of the underground garage will be made of cement-
effect porcelain stoneware from the (2) Industrial series by 
Florim Floorgres, with dimensions of 60x120 cm, color Ivory, 
and a Soft Touch surface finish ( or equivalent, as selected by 
the Works Direction).
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External windowsExternal windows
The project includes the use of black aluminum windows 
with a 76 mm frame, double-glazed units with low-emissivity 
(ARGON) glass, standard accessories, perimeter seals, and 
tilt-and-turn hardware, all designed to ensure perfect air, 
water, and noise tightness. The sliding windows will be of 
lifting type, with one operable sash and one fixed sash.
The shading systems will be made with motorized roller 
blinds. All decisions regarding this will be at the discretion of 
the Project Manager.

Internal doorsInternal doors
The internal doors will be made of white lacquered wood 
with a smooth finish, with frame and casing matching the 
door. Each door will have two adjustable concealed hinges, 
a magnetic lock, and a handle with satin chrome finish.

Garage doorGarage door
The opening and closing of the garage will be done via a 
motorized sectional door.

finishes 
& 

materials
doors and windows



16

villa horizon 



17

villa horizon 

VERTICAL WALLS
All vertical partition walls will rest on a dedicated soundproofing 
mat made of expanded material.

Perimeter wallsPerimeter walls
The external perimeter walls will be made of reinforced 
concrete (RC) with thermal insulation “external thermal 
insulation composite system” (ETICS), using rigid thermal 
insulating panels glued and mechanically fixed to the 
walls, finished with a final coat of silicate-based products 
to achieve a smooth and uniform surface. Inside, a double-
layer plasterboard partition wall will be installed.

Internal partition wallsInternal partition walls
Internal partition walls will be made of double-layer 
plasterboard with rock wool insulation (density of 50 kg/
m³) placed between the layers, skimmed on both sides and 
painted with high-quality water-based paint.

PAINTER’S WORKS

Internal and external paintingInternal and external painting
The walls and ceilings of the rooms will be painted with 
breathable water-based paint in two coats, ivory white color.
For the external finishes, “intonachino” (stucco finish) will be 
applied with colors at the discretion of the Project Manager.

IRON WORKS
All external iron works will be hot-dip galvanized and painted 
with suitable outdoor enamel paints. Internal works will be 
painted with two coats of synthetic enamel applied by brush, 
after the first coat of anti-rust primer based on acrylic resins.

STONE WORKS
The thresholds and borders of windows and French doors 
will be made of porcelain stoneware, natural stone slabs, or 
local marble.

UNDERFLOORS
Underfloor preparation will be made for all floors, with the first 
layer of lightweight concrete for the passage of the systems 
and a second layer (above the underfloor heating package) 

made of concrete and sand (screed) to support the flooring. A 
screed will also be applied in terraces, porches, and balconies 
for the formation of slopes.

EXTERNAL ARRANGEMENTS

Fencing – GardenFencing – Garden
The garden will be enclosed with a diamond-mesh wire fence 
made of plastic-coated iron wire, mounted on standardized “T”-
shaped posts, properly spaced and anchored at the ends. The 
perimeter will be lined with hedges and plants along the entire 
length.
An automatic garden irrigation system is planned.

Swimming poolSwimming pool
The villa will feature a swimming pool equipped with a water 
circulation system with overflow and an automatic disinfection 
system. It will be prepared for heating and will be prepared for 
a cover for the winter period. The pool will have easy access 
steps into the water, complete night lighting, and all necessary 
components and systems. It will be tested, filled, and put into 
operation.

HydromassageHydromassage
On the first floor terrace, the system will be prepared for the 
installation of a hot tub, model Hot Spring - Jacuzzi or similar.

finishes 
& 

materials
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WATER SYSTEM AND SANITARY SYSTEM
The distribution system for hot and cold sanitary water will be 
made with multilayer pipes and press fittings, insulated with 
material thicknesses as required by the current regulations.
In the bathrooms, a distribution manifold with shut-off valves 
and a containment box with a closure panel will be provided.
Drainage pipes up to the column will be made of polypropylene 
tubes with push-fit fittings. The main drainage columns will 
be of the soundproof type.
The following fittings are planned:

The bathrooms will consist of:
1. Modular bathroom furniture from the Elegance Squared 
series by Azzurra Ceramica, in sizes L 122, 102, and L 
60 cm, with a matte ash ceramic finish, anthracite metal 
structure, and natural elm drawer unit;
2. Wall-hung toilet from the FORMA series by Azzurra 
Ceramica, matte ash finish;
3. Wall-hung bidet from the FORMA series by Azzurra 
Ceramica, matte ash finish;
4. Extra-flat ash-colored resin shower tray from Fiora, in 
various sizes;
5. Faucets for sink and bidet from the Tabula series by 
Cristina, with a matte black finish;
6 Fixed shower screen from the Italo series by TDA, with 
a black profile and smoked brown or similar glass, in 
various sizes according to the shower tray;
7. Electric towel warmer from the Smart series by Tubes, 
in black finish, with size and wattage to be chosen by the 
project manager;
8. Built-in 2-way shower set with hand shower from the 
Tabula series by Cristina, shower head, and arm from 
Cristina with a matte black finish;
9. Geberit Sigma 30 WC plate.

For the kitchen:
1. One cold/hot water connection and sink drainage for 
the kitchen;
2. One connection for the dishwasher with its 
corresponding drainage.

structures 
& MEP 
systems



20

villa horizon 



21

villa horizon 

ELECTRICAL SYSTEM
The electrical system will comply with CEE standards, 
operating at 220V, installed under plaster using rigid conduits 
with the IMQ mark. Control devices and outlets will have 
mechanical, thermal, and insulation characteristics suitable 
for the environment in which they are installed. They will be 
from the BTICINO LIVING NOW series or similar.
The electrical system of the residential unit will have a main 
line sized for a power of 6.0 kW. A differential magnetothermal 
switch will be installed in the same niche housing the meter, 
with characteristics 1P+N C40 6.5 kA AC 300 mA selective, 
to protect the main line.

General services also include:
TV-SAT system: equipped with an antenna for the 1st, 2nd, 
and 3rd RAI channels on a wideband frequency and for 
private TV channels with connections to various outlets.

Video intercom system: equipped with a video intercom 
station located near the pedestrian gate facing the street, 
with a digital audio call module with graphic display and a 
color camera module. Preparations are made for an alarm 
system.

Telephone system: installed from central units located in 
appropriate niches outside the building and distributed 
through the sub-panel that serves the building.

 Grounding system: the grounding system will be implemented 
by connecting the reinforced concrete foundation rods to an 
underground AC-Zn strip along the building’s perimeter. This 
will be connected to earth dispersers placed in inspection 
pits.

Outdoor lighting for pathways and pool area: the system will 
be complete with lighting points featuring LED lamp posts 
and an automatic activation system using twilight detectors 
or manual switches. All lighting fixtures will be from the 
company SLV:
Bit Fi step light (or similar) – Enola Square spotlights (or 
similar) – Quad 1 wall light (or similar) – Quad Pole floor lamp 

(or similar) – Nautilus spotlight for vegetation (or similar).
Photovoltaic systemPhotovoltaic system
As mentioned above, the villa will be equipped with a system for 
the autonomous production of electricity through photovoltaic 
panels installed on the roof. The system will include an inverter 
and connections to the electrical grid with a power output of 
approximately 8 kWp.

CONNECTIONS
The property will be connected to the electrical grid and the 
potable water network.
Only induction cooktops (electromagnetic) will be used.
Therefore, the project does not include any supply of natural 
gas.

structures 
& MEP 
systems
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HEATING SYSTEM AND DOMESTIC HOT WATER 
PRODUCTION
Domestic hot water and heating will be provided by a 
SAMSUNG heat pump system.
The heating system will consist of low-temperature underfloor 
radiant panels, integrated with electric resistance towel 
warmers in the bathrooms.
The entire system will be autonomous and individually 
controllable in each room through a thermostat installed in 
every habitable space.

COOLING SYSTEM
Cooling through a ducted system with air vents and/or wall-
mounted internal splits, featuring independent temperature 
control and connected via refrigerant lines to the outdoor unit. 
The system will be inverter-based and will use eco-friendly 
R32 gas as the exchange fluid. Brand: SAMSUNG.

structures 
& MEP 
systems
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All structural elements are designed and dimensioned 
in compliance with the current “Technical Standards for 
Construction” regulations, taking into account permanent 
and variable loads, including snow, wind, and seismic actions 
that may affect the building throughout its service life. Below 
is a brief description of the main structural components, as 
outlined in the Executive Structural Design documentation.

FoundationsFoundations
The foundations will consist of a 35 cm thick reinforced 
concrete slab, cast with machine-mixed concrete of strength 
class C25/30, properly vibrated, and reinforced with high-
adhesion B450C steel bars, factory-controlled. The shape 
and amount of reinforcement will be in accordance with the 
structural design calculations.
The foundations will rest on a 10 cm thick lean concrete 
bedding, carefully spread and leveled.
The geological, geotechnical, and hydrological report, 
purposely prepared by a qualified specialist, confirms that the 
groundwater table is not expected to affect the foundations or 
basement walls, even under exceptional weather conditions.

Other reinforced concrete worksOther reinforced concrete works
All secondary concrete structures shall be constructed 
using class C25/30 concrete and reinforced with high-
adhesion B450C steel bars, factory-controlled. All works 
will be carried out in accordance with the structural design 
and the instructions of the Site Supervisor (Construction 
Management).

Perimeter wallsPerimeter walls
The basement and above-ground perimeter walls will consist 
of reinforced concrete walls, columns, and shear walls, as 
specified in the structural design. These will be built using 
class C25/30 concrete and reinforced with B450C steel, high-
adhesion and factory-tested.
The perimeter walls of the basement will be waterproofed with 
a bituminous membrane and protected with insulation panels 
during backfilling operations.
The perimeter walls of the above-ground floors will feature 
an external thermal insulation system (ETICS or “cappotto” 
system).
Further details regarding the construction features and 
the stratigraphy of wall systems, horizontal elements, and 
flooring layers can be found in the architectural and structural 
executive design documents.
Any modifications to these construction features will aim to 
maintain at least the same level of quality.
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FLOOR SLABS
The intermediate floor slabs will also be constructed in 
reinforced concrete, as defined in the structural design, using 
class C25/30 concrete and reinforced with high-adhesion 
B450C steel bars, factory-controlled.

ROOFING SYSTEM
The PITCHED ROOF will be constructed in reinforced 
concrete with the following layer composition:

• Reinforced concrete supporting structure with overlying 
brick masonry and hollow clay blocks (tavelloni);
• 5 cm thick composite screed;
• Vapor barrier;
• 10 cm thick double layer of rock wool thermal insulation;
• Self-adhesive waterproof membrane;
• Metal sheet roofing;
• Photovoltaic panels.

SAFETY LINE AND ROOF ANCHORING SYSTEMS
A fall protection lifeline system and roof anchoring points will 
be installed in accordance with current European legislation. 
The lifeline must be certified with a statement of proper 
installation issued by a qualified technician.

WATERPROOFING
Waterproofing works will be carried out using a double 
layer of polyester-reinforced bituminous membrane, 4 kg/
m², torch-applied over a cold-applied bituminous primer or 
equivalent products.

SHEET METAL WORKS
All flashings, gutter channels, roof valleys, copings, 
downpipes, etc., will be made of pre-painted sheet metal in 
the colors specified by the approved project as validated by 
the Superintendence for Cultural Heritage. Any modifications 
will be subject to the discretion of the Site Supervisor.

PROJECT ENERGY CLASS – RENEWABLE ENERGIES
The single-family villa will comply with all regulations regarding 
the minimum energy performance required for buildings, both 
for heating and domestic hot water production.
It will be equipped with a photovoltaic system for the 
autonomous production of electricity, with a total power output 
of 8 kWp. The system will include inverters and all necessary 
connections to the power grid.
The projected energy classification of the building is Class A4.
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Modifications to the specificationsModifications to the specifications
It is possible that, due to various needs (discontinued 
materials, replacement of products, different technical 
and aesthetic choices made by the seller, etc.), during the 
construction of the building, it may be necessary to make 
slight changes, both aesthetic and technical. In the event this 
occurs, the construction company commits to maintaining the 
same quality level as described in this Specification, even if 
outside the options outlined herein.

Construction company discretion for choices and decisionsConstruction company discretion for choices and decisions
The construction company reserves the right to make choices 
and decisions regarding alternative proposals included in 
the various points of this description. It also reserves the 
right to make any necessary modifications to both load-
bearing and non-load-bearing walls to meet any requests 
from the reinforced concrete structural engineer, in order to 
guarantee at least the same quality level as described in the 
Specifications.

Buyer’s discretion for choices and decisionsBuyer’s discretion for choices and decisions
During construction, the buyer, in accordance with the 
chosen technical solutions and in compliance with applicable 
regulations, may request internal modifications. Such 
modifications must be requested in a timely manner and 
will be subject to separate accounting regularization. Any 
changes to the technical project will also require separate 
accounting regularization. Additionally, the buyer may 
choose the villa’s internal finishes, provided the request is 
made in time. Any price differences due to the choice of 
materials and/or finishes not included in this specification will 
be subjected to separate accounting regularization.

Request for deductionsRequest for deductions
The agreed sales price of the property is fixed based on this 
specification and is not subject to reductions. Therefore, any 
requests for a reduction in the agreed sales price, if materials 
of lesser quantity and/or quality than those specified in this 
document are provided and installed at the buyer’s request, 
are excluded unless different agreements are made at the 
time of signing the preliminary sale agreement.

General aspectsGeneral aspects
The seller reserves the right to make all changes to this report 
that they deem necessary to improve the overall result of the 
construction, both before and during the execution of the work. 
For this reason, the buyer agrees to accept any changes to this 
report, even if made during work or before or after the signing 
of the preliminary sale agreement, provided these changes 
maintain at least the same quality level as described in the 
Specifications. The external arrangements for common areas 
will generally follow the project, with the possibility of replacing 
some materials, which will be decided at the sole discretion of 
the Project Manager, provided they maintain at least the same 
quality level as described in the Specifications. The property 
will be delivered completed and connected to electricity, water 
supply, and sewage systems, including all works, excavation, 
pipes, and installations, which are the responsibility of the 
construction company. For any items not stated in this report, 
the construction company reserves the right to perform any 
necessary works or changes during the course of the project, 
at their sole discretion, as long as they ensure at least the 
same quality level as described in the Specifications and 
are required to achieve the best possible outcome of the 
completed work or as prescribed by the relevant authorities.
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