
Verona 17032025  

 

 
 
 

TECHNICAL SPECIFICATIONS “EOS” EN 
Costermano sul Garda (VR)_Località Boffenigo 

 

 
 

1 PROJECT, LOCATION AND OVERVIEW 

The new construction project proposed by OSANNI SRL is located in Boffenigo, in Costermano sul 

Garda. This is a well-known locality with a tourist/residential vocation situated on the eastern 

shore of Lake Garda and characterized by splendid vegetation that enhances its natural aspect. 

The proximity to Lake Garda, which mitigates the climate, the presence of gentle hills, lush 

vineyards, and olive groves, as well as the strategic position from the point of view of roads, make 

Costermano a sought-after area. Over the years, it has developed from a building point of view, 

both through the recovery of old rustic buildings and the construction of new residential and 

tourist-hotel properties. 



With this new construction project, OSANNI SRL proposes two architecturally advanced buildings, 

but designed with a strong focus on harmonious aesthetic integration from an environmental point 

of view. 

Each building consists of two above-ground floors and a basement level, where the garages and 

cellars are located. The outdoor area, exclusive to the ground-floor flat, features a private 

swimming pool and a lush garden. 

The stairwell - elevator provide access to the apartments and the garages.  

The garages will be accessible directly by car via a modern lifting platform. 

The residential units will consist of a living-dining area, two bathrooms, and two or three 

bedrooms. 

 

2 LOAD-BEARING STRUCTURE 

All structures are designed and dimensioned in compliance with current "Technical Regulations for 

Construction," for the permanent and accidental loads and overloads, snow, wind, and earthquake 

that may affect the buildings during their useful life. Referring to the details contained in the 

Structural Executive Project, a brief description of the main structural elements is given. 

 

Foundations 

The foundations will be the slab type, 40 cm thick, made of machine-mixed concrete with a 

strength class of C25/30, properly vibrated, and reinforced with B450C steel with improved bond, 

controlled at the factory. The shape and quantity of reinforcement will correspond to the project’s 

static calculations. The foundations will rest on an underlying cement lean concrete of 

approximately 10 cm thickness, properly spread. The Geological, Geotechnical, and Hydrological 

Report, specially prepared by a specialized technician, indicates that groundwater is not expected 

to affect the foundations and masonry basement, even under exceptional weather conditions. 

 

Other reinforced concrete works 

Minor concrete structures shall be made of class C25/30 concrete and reinforced with B450C 

reinforcing steel with improved adherence and factory tested. The all in accordance with the 

structural design and the specifications of the Works Manager. 

 

Perimeter walls 

The basement and above-ground walls will consist of reinforced concrete walls, pillars and shear 

walls as shown in the structural project, made of class C25/30 concrete and reinforced with B450C 

reinforcing steel with improved adherence and factory tested.  

The perimeter walls of the basement floor will be waterproofed with a bituminous membrane and 

a protective sheet to safeguard the membrane during backfilling. 

The perimeter walls of the above-ground floors will have external insulation of the ‘thermal coat’ 

type, with an exterior cladding of HPL wood-effect vertical slats. 

For further details regarding the construction characteristics and planned stratigraphy of the wall 

packages, horizons and floor packages, please refer to the graphical and descriptive drawings of 



the executive project (architectural, structural). Any modifications in relation to the above will be 

functional to guarantee at least the same level of quality. 

 

Floors 

The intermediate floors will also be constructed in reinforced concrete, as resulting from the 

structural project. They will be made of class C25/30 concrete and reinforced with B450C 

reinforcing steel with improved adherence and factory tested. 

 

3 ROOFING 

The FLAT ROOF will be constructed in reinforced concrete with the following stratigraphy: 

• Load-bearing reinforced concrete structure; 

• Vapor barrier; 

• Collaborative slab, 8 cm thick, with slope formation; 

• Double waterproofing membrane; 

• Double thermos-insulating layer type STYRODUR 3000CS, 8 cm thick; 

• Protective sheet; 

• Gravel; 

• Photovoltaic system. 

 

4 LIFE LINE AND ANCHORAGE SYSTEMS ON ROOFS 

Lifeline and anchorage systems will be constructed in compliance with current European 

regulations. Lifelines shall be certified with a declaration of workmanship by a qualified technician. 

 

5 WATERPROOFING 

The various waterproofing will be made with a double bituminous membrane reinforced with 

polyester, weighing 4 kg/m², applied hot with a torch, after the application of a cold bituminous 

primer or equivalent products. 

 

6 SHEET METAL WORKS 

All flashings, gutters, valleys, copings, downpipes, etc., will be made of pre-painted sheet metal in 

the colours prescribed by the project approved by the Superintendence. Any modifications will be 

at the discretion of the Works Manager. 

 

7 PROJECTED ENERGY CLASS – RENEWABLE ENERGIES 

The buildings will comply with the requirements set out in the regulations governing the minimum 

energy requirements of buildings, both for heating and domestic hot water production. 

The projected energy class is A4. 

The Energy Performance Certificate (EPC) will be compiled and certified by a qualified professional 

in accordance with the procedures defined of the Provincial Government. The EPC certificate shall 

include at least the following information: 

• Global specific primary energy requirement (EPgl); 



• Specific energy requirement for winter heating (EPr) and for the production of hot water 

for sanitary use (EPacs); 

• Estimated CO₂ emissions; 

• Assigned energy efficiency class. 

A copy of the EPC will be submitted to the municipality along with the declaration of project 

completion. 

Each residential unit will be equipped with an independent photovoltaic system installed on the 

flat roof, with a capacity of approximately 4.8 kWp. The system will include an inverter and all 

necessary connections to the electrical grid. 

 
 

8 HEATING AND HOT WATER SYSTEM 

For hot water production and heating, a SAMSUNG heat pump will be used. 

The heating system will consist of low-temperature underfloor heating panels, complemented by 

heated towel radiators with electric resistance in the bathrooms. 

Each residential unit will have an independent system, allowing room-by-room temperature 

control via thermostats installed in each living area. 

 

 

 



 
 

9 COOLING SYSTEM 

Cooling will be provided by wall-mounted indoor split units with independent temperature 

control, connected via refrigerant lines to a single outdoor unit. The system will be inverter-based 

and will use R32 eco-friendly gas as the heat exchange fluid. Brand: SAMSUNG. 

 

10 SANITARY PLUMBING SYSTEM 

The domestic hot and cold- water distribution system will be constructed using multilayer pipes 

and pressed fittings, insulated with insulation material having thicknesses as required by the 

applicable regulations. 

In the bathrooms, a distribution manifold is planned, complete with shut-off valves, a containment 

box with a closing panel. 

The drainage pipes up to the main stack will be made of polypropylene pipes with push-fit fittings. 

The main drainage stacks will be of the soundproof type.  

The plumbing installations in the residential units will include: 

 

The bathrooms will include: 

1. modular bathroom vanity unit from the Elegance Squared series by Azzurra Ceramica, 

available in L 102, L 81, and L 60 cm, with a matt ash ceramic finish, anthracite metal 

structure, and natural elm drawer; 

2. wall-hung toilet from the FORMA series by Azzurra Ceramica, in matt ash finish; 

3. wall-hung bidet from the FORMA series by Azzurra Ceramica, in matt ash finish; 

4. ultra-flat shower tray in matt ash resin; 

5. Washbasin and bidet faucets from the Tabula series by Cristina, in matte black finish; 

6. fixed shower wall from the Italo series by TDA, with a black profile and brown smoked glass 

o similar; 

7. electric towel warmer from the Smart series by Tubes, in black finish, with size and wattage 

to be determined by the project management; 

8. recessed shower set with 2-way diverter, hand shower from the Tabula series by the 

company Cristina, showerhead and arm by the company Cristina in a matte black finish; 

9. WC flush plate from the Sigma 30 series by Geberit. 

 



 
 

 

For the kitchens:  

1. 1 cold and hot water connection plus drain for the kitchen sink; 

2. 1 connection for the dishwasher, including a dedicated drain.  

 

11 ELECTRICAL SYSTEM 

The electrical system will comply with CEE regulations, operating at 220V AC. It will be installed 

under plaster using rigid ducts, bearing the IMQ certification. These ducts will adhere to 

standardized dimensions (UNEL tables 38118/37112) and will be self-extinguishing once installed. 

Switches and power sockets will have mechanical, thermal, and insulation properties suitable for 

the environment in which they are installed. They will be from the BTICINO LIVING NOW series or a 

similar brand. 

The electrical setup for each residential unit will comply with the "Level 2" requirements of CEI 

standard 64-8 V3. The main power line will be sized for a 6.0 kW capacity. A magnetothermal 

differential circuit breaker with 1P+N C40 6.5 kA AC 300 mA selective protection will be installed in 

the meter housing niche, ensuring safety for the main line. 

 

 
 

The general services will include:  



• Centralized TV-SAT system, equipped with an antenna for RAI channels 1, 2, and 3 in 

broadband, as well as for private TV channels, with branch connections to the various 

sockets of each unit. The satellite TV reception system will also be centralized. 

• Video intercom system, with a central video intercom station positioned near the 

pedestrian gate facing the street. It will feature a digital call module with a graphic display 

and a colour camera. 

• Telephone system, starting from distribution panels located in dedicated niches outside the 

building, and routed through sub-panels serving all individual apartments. 

• Grounding system, unified for the entire building. It will be created by connecting the 

reinforced concrete foundation rebars to a zinc-coated steel grounding strip, Ac-Zn, buried 

around the perimeter of the complex. This will be further connected to grounding 

electrodes housed in dedicated inspection pits. 

• Electrical system for garages and manoeuvring areas, equipped with IP65-rated LED 

waterproof light fixtures and a 360° presence detection system, IP55. 

• Electrical system for walkways and pool area, featuring LED bollard lights and an automatic 

activation system with twilight sensors. 

• Photovoltaic system 

Each apartment will be equipped with an independent photovoltaic system for 

independent electricity production. The solar panels will be installed on the flat roof. Each 

system will include an inverter and electrical network connections, with a power output of 

approximately 4.8 kW per unit. 

 

 
 

12 CONNECTIONS 

The connection to the electrical grid and the potable water supply is provided. 

Only induction cooktops will be used. 

Therefore, the project does not include any supply of natural gas. 

 

13 VERTICAL WALLS 

All partition walls are supported by a sound-insulating mat made of expanded material. 

 



14 PERIMETER WALLS 

As stated above, the external walls of the upper floors will be in reinforced concrete with external 

insulation using a "thermal coat" system, applying rigid thermo-insulating panels glued and 

mechanically fixed to the walls, with an exterior cladding of vertical HPL slats with a wood effect. 

Inside, a double-layer plasterboard partition wall will be constructed. 

 

15 INTERNAL PARTITION WALLS 

The internal partition walls will be made of double-layer plasterboard with rock wool insulation of 

a density of 40 Kg/m³, plastered on both sides and painted with high-quality emulsion paint. 

The perimeter walls of the garages, as well as the cellar walls, will be made of exposed reinforced 

concrete or exposed concrete blocks, unpainted. 

A screed for slope formation will also be applied in correspondence with terraces, porches, and 

balconies.  

 

16 PAINTING WORKS 

Internal and external painting 

The walls and ceilings of the apartments will be painted with breathable emulsion paint in two 

coats, ivory white in colour. 

For the external finishes, a “stucco” finish will be applied in colours chosen at the discretion of the 

Project Management. 

 

17 METALWORKS 

All external metalworks will be hot-dip galvanized and painted with suitable exterior enamel. The 

internal metalworks will be painted with two coats of synthetic enamel applied by brush, after the 

first coat of rust-proof acrylic resin-based primer. 

 

18 STONE WORKS 

The entrance thresholds of the individual units, as well as the thresholds and surrounds of 

windows and French doors, will be made of natural stone slabs or porphyry. 

 

19 STAIRS 

The stair ramps will be covered with porcelain stoneware or porphyry. 

The skirting boards (baseboards) and flooring of landings and corridors will be made of the same 

material as the stair ramps. 

 

20 SUBFLOORS 

Subfloors will be constructed for all floors, with an initial layer of lightweight concrete for running 

the installations, followed by a second layer (over the underfloor heating system package), made of 

cement and sand (screed) to receive the final flooring. A screed for slope formation will also be 

applied in correspondence with terraces, porches, and balconies. 

 

 



 

21 FLOORS AND CLADDING: 

External Flooring 

The flooring of the external walkways on the ground floor, including the relevant paths, will be 

made of Trentino porphyry Palladiana, mixed autumn red colour, from the quarry, irregularly laid, 

large size with a thickness of 2/7 cm, chosen by the Project Management. 

It will be laid in an irregular pattern, with gravel and sealed with porphyry gravel and resin. 

 

 
 

The flooring of the first-floor terraces will be made of top-quality porcelain stoneware, produced 

using coloured clays in standard colours. The selected material belongs to the Upper series by 

Fondovalle, in the colour Fog, in the size 60x120 cm, with a thickness of 8.5 mm and a rectified grip 

finish.The flooring of the roof in the hydromassage area will be made of top-quality porcelain 

stoneware tiles, produced using coloured clays in standard colours. The selected material belongs 

to the Upper series by Fondovalle, in the colour Fog, in the size 100x100 cm, with a thickness of 20 

mm and a rectified grip finish. 

 

 



 

Internal Parquet Flooring 

The internal parquet flooring will be made with oak planks, with thickness and color to be chosen 

by the Project Management. 

 

 
 

Internal Porcelain Stoneware Flooring 

The internal flooring will be made of top-quality porcelain stoneware tiles, produced using 

coloured clays in standard colours. The selected material belongs to the Upper series by 

Fondovalle, in the colour Fog, in the size 60x120 cm, with a thickness of 8.5 mm and a rectified 

natural finish. 

 

Bathroom Flooring and Cladding 

The bathroom floors will be made of Upper Fondovalle Fog, 60x120 cm.  

The bathroom cladding will be made of top-quality porcelain stoneware tiles, produced using 

coloured clays in standard colours. The selected material belongs to the Upper series by 

Fondovalle, in the colour Fog, in the size 60x120 cm, with a thickness of 8.5 mm and a rectified 

natural finish. 

The distribution of cladding in the bathrooms is localized in the shower area with a height of 240 

cm, while the remaining walls are covered with tiles up to a height of 120 cm. 

 

Wooden Skirting Boards 

All residential room units, except for walls with porcelain stoneware cladding, will be fitted with 

hardwood baseboards coordinated with the internal doors or the walls, with a minimum height. 

 



Garage Flooring 

The floors of the underground garage and cellar areas will be made of quartz-finished smooth 

concrete. 

 

22 WINDOWS AND DOORS 

External Windows 

The project includes the use of black aluminium windows with a 76 mm frame, double glazing with 

low-emissivity (ARGON) glass, standard accessories, perimeter seals, and a tilt-and-turn hardware 

system, all designed to ensure perfect air, water, and noise insulation. The sliding windows will be 

of the lift-and-slide type, with one operable leaf and one fixed leaf. 

The shading will be provided by motorized roller blinds. All of this will be at the sole discretion of 

the Project Management. 

 

Internal Doors 

The internal doors will be hinged and flush-mounted sliding doors with a panel matching the wall 

colour; 2 adjustable concealed hinges, magnetic lock, and satin chrome finish handle. 

 

Garage Doors 

The opening and closing of the individual garage doors will be through galvanized sheet metal or 

motorized sectional roll-up doors. 

 
 

23 OUTDOOR ARRANGEMENTS  

Green Areas 

The green areas will be landscaped with traditional seeding (depending on the optimal season) and 

will include an automatic irrigation system. 

 

Fencing 

The gardens will be enclosed by installing a diamond-mesh wire fence made of plastic-coated iron 

wire, mounted on standardized "T"-section profiles, appropriately spaced and stabilized at the 

ends. The perimeter will then be lined with hedges and plants along its entire length 



 

Swimming Pool 

The private pools will have a water circulation system with a skimmer, an automatic disinfection 

system, and will be prepared for potential heating. They will be built with easy-access steps into 

the water, complete with night-time lighting and all necessary components and systems. The pools 

will be tested, filled, and made operational. 

 

24 MISCELLANEOUS AND GENERAL ASPECTS 

Changes to the Specifications 

It is possible that during the construction of the buildings, for various reasons (materials no longer 

in production, product replacement, different technical and aesthetic choices made by the seller, 

etc.), there may be a need for minor modifications, both aesthetic and technical. In the event that 

this occurs, the construction company commits to maintaining the same quality level as described 

in this specification, even if such changes fall outside the options provided herein. 

 

Construction Company's Choice and Decision Rights 

The construction company reserves the right to make choices and decisions regarding alternative 

proposals included in various sections of this description. The company also reserves the right to 

make any necessary changes to load-bearing and non-load-bearing walls, as required by the 

structural engineer’s calculations, in order to guarantee at least the same quality level as described 

in the Specifications. 

 

Buyer's Choice and Decision Rights 

The buyer, during construction, may request internal modifications, as long as they align with the 

chosen technical solutions and comply with current regulations. Such requests must be made in 

time and will be subject to separate accounting adjustments, including any technical or design 

changes. The buyer may also, if requested within the required time, choose the internal finishes at 

his/her discretion. Any price differences due to the selection of materials and/or finishes not 

included in this specification will be subject to separate accounting systems.  

 

Request for Deductions  

The agreed sale price of the property is binding based on this specification and is not subject to 

deductions. Therefore, requests for a reduction in the agreed sale price are excluded if, at the 

buyer's specific request, materials of lower quantity and/or quality are provided and installed, 

unless otherwise agreed between the parties at the time of the preliminary sale agreement. 

 

General Aspects 

The selling party reserves, from this moment, the broadest right to make any modifications to this 

document that it deems appropriate to improve the overall outcome of the construction. This right 

is applicable both prior to and during the execution of the work. 

For this reason, the purchasing party hereby declares to accept any modifications to this 

document, even if made during the construction process and before or after the signing of the 



preliminary sales agreement, provided that such modifications ensure at least the same quality 

level as described in the Specifications. 

The external arrangements for the common areas will generally follow the project plan, except for 

the replacement of certain materials, which will be decided at the sole discretion of the Site 

Project Management, as long as they maintain at least the same quality level as described in the 

Specifications. 

The residential units will be delivered fully completed and connected to the electricity grid, water 

supply, and sewage system, including all necessary works such as excavations, pipelines, and 

structures, which will be covered by the construction company. 

For any matters not explicitly stated in this document, the construction company reserves the right 

to carry out any works or modifications that may become necessary during the course of the 

project, at its sole discretion, provided that they maintain at least the same quality level as 

described in the Specifications and are aimed at ensuring the best possible outcome of the 

construction or to comply with requirements imposed directly or indirectly by relevant Authorities 

and Entities.  

 

__________________, on __________________ 
 
 
 
The purchaser                                                                                                                                          Osanni Srl 
 


