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The Report on Operations for Manutencoop Facility Management S.p.A. (“MFM”) was drafted in 
accordance with art. 2428 of the Civil Code and, as provided for under art. 40 of Legislative Decree 
127/91, it is presented in a single document. Where appropriate, priority is given to issues considered 
important to the companies included in the scope of consolidation as a whole. 
 

 
1. Macroeconomic and market scenario 

 
Also in 2012 the Italian and European economies continued to show signs of significant weakness. 
Last year the Italian Gross Domestic Product (GDP) fell by 2.2%1 compared to the previous year. 
According to ISTAT, it fell by 0.9% in the last quarter of 2012 alone, making it the sixth consecutive 
quarterly drop: a situation that has not been seen since 1992-1993. On a YoY basis GDP fell by 2.7% 
in Q4 2012. In comparison, in the United States GDP remained the same as the previous year, 
whereas GDP in the United Kingdom decreased by 0.3%. On a YoY basis, instead, it rose by 1.5% in 
the United States and did not change in the United Kingdom. The monthly decrease, according to 
ISTAT, represents the general fall in added value in all segments of the economy: agriculture, industry 
and services. 
 
Europe as a whole remains in a recession: according to Eurostat2 the GDP of the 17 countries in the 
Eurozone fell by 0.6% in Q4 2012. This is a decrease for the third consecutive quarter, which is the 
worst performance in the last four years of the crisis. On a YoY basis, GDP dropped by 0.9% in the 
Eurozone and by 0.6% in the entire EU. As a whole, in 2012 the GDP decreased by 0.5% in the 17 
countries of the Eurozone and 0.3% in the entire EU.  
 
For the moment in Italy, the public facility management market has been impacted less than other 
segments affected by the general economic crisis: there is still a tendency to outsource non-core 
services. According to the annual Facility Report3 produced by Cresme the comprehensive value of 
tenders published in 2012 rose by 3.5%, from € 35.8 to € 37.1 billion. The increase was concentrated 
in a lower number of tenders (-17.2%), which shows a considerable increase in the average size of 
tenders. The lower number of contracts awarded (-31% compared to 2011), however, offset the 
increase.  
  
The difference between the overall value of tenders and the actual value of contracts awarded led 
many competitors to take legal action related to the tenders, which resulted in longer timescales 
necessary for final awarding of contracts, as well as an increase the average value of the discount 
applied to bids.  
 
In addition, as mentioned the extreme delay in payment by public administration continues: on 
average companies wait for about 180-190 days to be paid, the record being in the south were 
payment even exceeds 1,500 days4. 
The continuing macroeconomic crisis proceeded to have a serious impact on the private facility 
management segment, which is increasingly characterised by general a decrease in prices and the 
duration of contracts.   
 
 

2. Significant factors that characterised the 2012 financial year 
 

                                                      
1 Source: ISTAT, GDP preliminary estimate – Q4 2012, 14 February 2013 
2 Source: Eurostat - Flash estimate for the fourth quarter of 2012, 14 February 2013. 
3 Source: Cresme, 2012 Annual Facility Management Report 
4 Source: Sole 24 ore,  “Dal 2013 pagamenti entro 30 giorni” [from 2013 payment within 30 days] by Marzio Bortoloni, 1 
November 2012 
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In 2012, continuing on with the actions undertaken in previous years targeted at achieving external 
growth, albeit at a lower rate, the Group’s Management implemented some business combinations 
aimed at optimising certain business sectors.  
Corporate acquisitions and contractual relations are geared towards entering new regional markets 
and strengthening the Group’s position in existing markets, also by taking advantage of opportunities 
for synergies with other Group entities and insourcing maintenance services for elevating systems 
managed by the MFM Group. 
  
Within the corporate Group relating to the sub-holding Gruppo Sicura S.r.l., a company branch located 
in Uboldo (VA) was acquired from the company “DO-CI Antincendio s.n.c.”. It operates in the 
installation, expansion and maintenance of fire prevention and the wholesale of extinguishers and fire 
prevention material.  
 
During the year, the sub-holding MIA S.p.A. acquired a 76.6% stake in ABM S.r.l., with registered 
office in Cadoneghe (PD). MIA S.p.A. also acquired 100% of the share capital of MIND S.r.l., with 
registered office in Rome (RM), and SIE S.r.l., with registered office in Aci Catena (CT). Lastly, 70% of 
the share capital of EP Servizi S.r.l., with registered office in Prato, was acquired. These companies 
operate in the local segment of installation, repair and maintenance of lifts and goods lifts. 
The reorganisation of the MIA Group also continued in the year through business combinations by 
merger. In particular, MIA S.p.A. carried out mergers by incorporation of the newly acquired 
companies MIND S.r.l. and SIE S.r.l., while Unilift S.r.l. incorporated the company ABM S.r.l.. 
Under the investment agreement stipulated in 2011, on acquisition of Lenzi S.p.A. a call option on an 
additional 11% interest in the subsidiary was exercised, thereby raising the interest held by MIA 
S.p.A. to 60%. 
 

In September 2012 the project company Synchron Nuovo San Gerardo S.p.A. was formed. Its 
company object is the execution of a concession to build and operate the San Gerardo hospital in 
Monza through a project financing agreement that will be effective for over twenty years. 26.16% of 
its share capital is held by MFM S.p.A., 9.62% by MACO S.p.A., and 0.04% by Servizi Ospedalieri 
S.p.A.   
 
Lastly, in December 2012, Manutencoop Private Sector Solutions S.p.A. (formerly MP Facility S.p.A., 
which changed its company name during the year) formed the company PIB Service S.r.l., with 
registered office in Zola Predosa S.p.A.. It participated in a project to outsource asset administration 
and management by acquiring a 33.3% interest in a consortium set up for that purpose by a group of 
banks (Palazzo della Fonte S.c.p.a.). 
 
Also as a result of the business combinations described and the companies formed in the year, the 
MFM Group’s corporate structure as at 31 December 2012 was as follows: 
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100% 100%100% 100% 80% 100% 100% 100%

+10 
subsidiaries

+1 subsidiaries 
and 10 tra jvs 
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+1 subsidiary e 
2  associates

49 subsidiaries, 
consortia, joint ventures 

and associates

+2  jvs and 
associates

+ 2 jvs+6 
subsidiaries

 
 
More details regarding the aforementioned acquisitions are shown in the explanatory notes to the 
consolidated financial statements, to which reference should be made. 
 

Transactions for business combinations of previous years 

On 22 February 2012, the Parent Company MFM S.p.A. entered into an agreement with Servizi 
Energia Calore S.r.l., with which it had signed an agreement in 2008 for the purchase of a business 
unit handling the management and maintenance of technological systems in some health care 
facilities in Sicily. Following the business unit transfer certain disputes arose, which led to arbitration 
proceedings against the seller in 2010 aimed at obtaining a decision that would order the return of the 
business unit as a result of invalidity, cancellation or termination due to breach of purchase contract. 
The transaction, which was an amicable settlement to the dispute, redefined the transfer price, 
returned the sureties given in 2008, and resulted in the parties giving up the Arbitration. 
 

In addition, on 26 September 2012 the Parent Company MFM S.p.A. and subsidiary SMAIL S.p.A. 
entered into an agreement with Acea S.p.A. (also as the agent of Acea Reti e Servizi Energetici S.p.A.) 
to settle the disputes that arose following MFM’s acquisition of Acea Luce S.p.A. (which later became 
SMAIL S.p.A.), in 2008. Following the assessments made after the purchase and due to certain 
guarantees on the minimum amount of net assets sold, MFM S.p.A. formally complained and claimed 
that the selling parties Acea S.p.A. and Acea Reti e Servizi Energetici  S.p.A. were in breach of 
contract and that the asset did not conform to what was agreed on.  
In 2011 MFM S.p.A. and SMAIL S.p.A. initiated arbitration proceedings against the sellers, demanding 
termination or cancellation of the agreement, a refund of the amount paid to purchase the shares in 
Acea Luce S.p.A. and payment of a penalty for allegedly violating the non-competition agreement.  
A settlement was reached by the parties in September 2012 to put an end to the dispute, thus all 
disputes have been definitively closed. 
 

3. Commercial development 
 

In 2012, the Group’s commercial activities were focused on domestic market opportunities, which 
consolidated the company’s market position. 
 
The technical and design skill of workers in the MFM Group has helped drive success in a context 
where commissioning bodies are subject to increasingly stringent economic limitations, which also in 
2012 did not show signs of improvement and have actually worsened, causing even more market 
tension. 
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The ability of the companies in the Group to reorganise and reinvent their offer makes it possible to 
meet customer needs, both public and private. They are called on to guarantee high standards of 
service for their users and at the same time ensure they are more cost-effective. 
 
Control of Public Spending (so-called “spending review”) is slowly leading to certain special 
government actions, however, so far the financial impact on the market has not taken full effect: 
indeed, the time needed for implementation is linked to a national bureaucratic system that follows a 
complex legislative and regulatory process, which has not yet found simple and clear application.   
This translates into a climate of uncertainty and a general reduction in spending and investments by 
public companies, which appears to be irreversible. On the other hand, the spending review was 
already undertaken by private customers in previous years to improve flexibility and reaction time to 
negative external factors. 
 
Thus, business development should meet the widespread need of Customers to make their companies 
more efficient by proposing new management solutions. 
 
Newly acquired contracts and renewed job orders already in the portfolio contributed to the Group’s 
commercial base, recording a total contractual value of around € 1,031 million, € 710 million of which 
for new contracts awarded. € 164 million of these will contribute to the economic results of the Group 
already in 2013. 
 
Contracts acquired by type of customer are broken down as follows: 
 

 
 
 
ndeed, already in July 2012 the “Public Healthcare” customer portfolio acquired a major project-
financing contract for a multi-year value of € 272 million. The object of the concession is the 
renovation, improvement and extension of “San Gerardo” Hospital in Monza, under a thirty-year 
contract for construction and operating non-core services.  
 
New contracts in the Private market played a more important role than the previous year in terms of 
absolute value (€ 240 million compared to € 123 million in 2011) and incidence rate (23% of total, 
compared to 13% in 2011). It is in this market where the Group is developing important business 
opportunities related to the reorganisation of major customers on a national scale, for whom 
outsourcing of facility activities is an excellent means to lower operating costs. 
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Healthcare remains the primary business area of the Group, however, it is one of the segments where 
public spending is expected to be limited and rationalised the most (under Legislative Decree 95/2012 
“spending review”). The measure requires that regions undertake a gradual process of reorganising 
their health care services in order to improve efficiency and effectiveness, while still maintaining the 
objective to safeguard health, which is at the base of the National Healthcare Service. The intent of 
the decree, in this specific segment, is to lower current spending by € 8 billion in 2012-2014, by 
implementing top-down measures5. 
 
An assessment of the acquisition of contracts in terms of SBU (“Strategic Business Unit”) shows that 
Facility Management acquired job orders totalling € 944 million, Laundering & Sterilisation (relating 
almost completely to the company Servizi Ospedalieri S.p.A.) for € 62 million and other secondary 
activities amounting to € 25 million. 
 
The breakdown of contracts in terms of SBU is summarised as follows: 
 

 
 
The average duration of contracts is higher than previous years as it is influenced by the fact that 
several contracts for project-financing services, or similar, lasting over twenty years have entered the 
portfolio. 
 
The composition of acquisitions by geographic area is shown below: 
 

                                                      
5 In particular, once Legislative Decree 95/2012 takes effect the amounts and services of each contract are to be lowered by 5 
percent for the entire duration of the contract. These are actually measures provided for by Legislative Decree 98/2011 but 
brought forward to 2012, based on the obligation for procurement centres to take into account prices of reference provided by 
the Authority for public contracts. For contracts already stipulated are to be renegotiated between Health Care Facilities and 
suppliers, or public facilities are given the option to rescind from the contract where there is a significant difference (20 
percent) between the price in place and the price of reference (departing from article 1171 of the civil code). 
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In the Public and Health segment, the job orders acquired during the year include the following, by 
importance and contractual amount:  
 

Facility Management SBU 
• Acquisition of contracts amounting to € 88 million for heat management services to be 

provided in Emilia Romagna, Campania, Abruzzo and Molise for health care entities and Public 
Administration, for a duration of 5 years under Consip Agreements. 

• Acquisition and extension of services rendered to public administrations, universities and 
museums in Tuscany and Umbria, under Consip Agreements, amounting to about € 80 million 
with a duration of 4 to 7 years. 

• Acquisition of cleaning services at Hospitals located in Lazio amounting to roughly € 57 million 
with an average duration of 3 years.  

• Awarding (some new and some renewed) of maintenance service contracts amounting to 
about € 32 million for public administrations in Veneto with a total duration of up to 9 years. 

• Acquisition of 2 contracts for a total of € 18 million for cleaning services at two hospitals in 
Lombardy with an average duration of 5 years. 
 

It should also be mentioned that the parent company MFM S.p.A., together with Servizi Ospedalieri 
S.p.A. and MACO S.p.A., were awarded a concession contract in project-financing with Infrastrutture 
Lombarde S.p.A. for the renovation, improvement and extension of “San Gerardo” hospital in Monza, 
as well as subsequent management of non-core services for the facility. The duration is for thirty 
years at a total value of € 272 million starting in 2013. 
 
Laundering & Sterilisation SBU 

• Acquisition and re-awarding of contracts for a total of € 14 million in Emilia Romagna for linen 
rental and industrial laundering services for public health care facilities. 

• Re-awarding of linen rental and industrial laundering services for health care facilities located 
in Trentino for a total amount of roughly € 13 million and an average duration of 4 years. 

• Re-awarding of contracts for linen rental and industrial laundering service in Abruzzo for a 
period of 4 years, for a total payment of € 10 million. 

• Acquisition and renewal of the service for sterilisation of surgical instruments in Italy for a 
total of € 10 million, with variable duration of up to 9 years. 
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Other SBU 

• In relation to project financing for renovation and extension of the Monza Hospital, 
construction work amounting to € 16 million. 

• In relation to project financing for construction and renovation of technological systems at 
Sant’Orsola Malpighi Hospital in Bologna, amounting to € 2.6 million. 

 
The main contracts acquired in 2012 in the Private customer market are as follows: 
 

Facility Management SBU 
• Re-awarding a global service maintenance contract with a major utilities company amounting 

to € 18 million and a duration of 5 years. 
• Re-awarding of a cleaning services contract at an important large-scale retail company for a 

total amount of about € 10 million and a duration of 1 to 3 years. 
• Acquisition and renewal of maintenance and cleaning services contracts with a national 

banking and insurance group, amounting to roughly € 18 million with an average duration of 
over 2 years. 

• Renewal of a global service contract at the offices of a banking group, for a contractual 
amount of € 7.5 million on a yearly basis. 

• Acquisition of a global service contract lasting over twenty years with a asset management 
Consortium for the national network of bank branches amounting to € 131 million. 

 
Other SBU 

• Acquisition of a contract for the execution of construction work on behalf of an Emilia-based 
cooperative amounting to about € 5.8 million and an estimated duration of about 1.5 years.  

 

Commercial activities developed in the first few months of 2013 

 
In the first few months of 2013, the Group continued its business development, which has already 
brought interesting results, on the basis of the tenders in which it participated in 2012. 
 
We should mention that in the public market the Consip agreement proceeded for offices in Tuscany 
and Umbria. In the Health Segment a cleaning and auxiliary services contract was acquired for a 
major hospital in Abruzzo serving Vasto, Chieti and Lanciano and contract was awarded for logistics 
services at ESTAV Sud Est. 
 
Lastly, in the Private market significant contracts were acquired for maintenance and hygiene services 
for the networks of branches and secondary offices in Italy for Caterpillar Inc. and GI Group S.p.A.. 
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4. Analysis of the Group’s operating performance and financial position in 2012 
 
 
4.1 Consolidated economic results  

 
The main consolidated profit data relating to the year ended 31 December 2012 are shown below, as 
well as a comparison with the data from the same period in the previous year.  
 

  Year ended 31 December difference difference 

  2012 2011 Euro/000 % 

Revenues 1,072,629 1,068,753 3,876 +0.4% 
Cost of production (958,216) (945,013) (13,203) +1.4% 
EBITDA (1) 114,413 123,740 (9,327) -7.5% 

EBITDA % 10.7% 11.6%     
Amortisation/depreciation, write-downs and write-
backs of assets (44,388) (37,732) (6,656) +17.6% 

Accrual of provisions for risks and charges (10,390) (18,378) 7,988 -43.5% 
Operating Income 59,635 67,630 (7,995) -11.8% 

Operating Income % 5.6% 6.3%     

Share of net profit of associates 3,251 1,426 1,825 +128.0% 

Net financial charges (19,755) (23,192) 3,437 -14.8% 

Profit before taxes from continuing 

operations 
43,131 45,864 (2,733) -6.0% 

Profit before taxes from continuing 
operations % 4.0% 4.3%     

Income taxes (9,823) (33,408) 23,585 -70.6% 
Profit from continuing operations 33,308 12,456 20,852 +167.4% 

Profit (losses) from discontinued operations (6) (227) 221 -97.4% 
NET PROFIT 33,302 12,229 21,073 +172.3% 

NET PROFIT % 3.1% 1.1%     
Minority interests (728) (1,105) 377 -34.1% 
GROUP NET PROFIT 32,574 11,124 21.450 +192.8% 

GROUP NET PROFIT % 3.0% 1.0%     
 
1) EBITDA represents the operating profit (loss) before allocations to the provisions for risks, transfer of provisions and 
amortisation/depreciation, write-downs and write-backs of assets. EBITDA is a measure used by the company’s management to 
monitor and assess its operating performance and it is not identified as an accounting measure under IFRS. Therefore, it must 
not be considered an alternative measurement for evaluating the trend in the Group’s profit/loss. Given that the breakdown of 
EBITDA is not regulated by the accounting standards, the calculation criterion applied by the Group may not be the same as the 
one adopted by other entities and, therefore, may not be comparable. 
 
Revenues 
 
Revenues for the MFM Group in 2012 stood at € 1,072.6 million, substantially in line with the previous 
year. 
 
It should be pointed out that there were certain changes in the scope of consolidation in terms of 
each entity’s contribution to consolidated results. In the current year there were several business 
combinations in the “special services” segment, which led to the acquisition of majority interests in 
certain companies operating in the core business. The positive contribution of these acquisitions to 
consolidated revenues of the MFM Group in 2012 amounted to about € 4.0 million. 
It should also be pointed out that the subsidiary Telepost S.p.A. was acquired only in Q4 2011 and so 
in 2012 contributed revenues estimated at € 9.7 million. 
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Net of the acquisitions described, and so within a perimeter of homogenous activities, net revenues in 
2012 stood at € 1,058.9 million, with a net decrease of € 9.8 million compared to the previous year. 
 

Analysis of revenues by Segment 

The business segment were identified on the basis of IFRS 8 and correspond to the following business 
areas: “Facility Management”, “Laundering & Sterilisation” and Complementary Activities (so-called 
“Other”). 
 
A comparison of Group revenues by segment of business in 2012 and 2011 is provided below.  
 

  

Segment Revenues 

2012 
% of total 
revenue 2011 

% of total 
revenue 

Facility Management 925,330 86.27% 916,081 85.71% 
Laundering & Sterilisation 134,352 12.53% 128,013 11.98% 
Other 14,622 1.36% 27,127 2.54% 
Intercompany infra-SBU (1,675) -0.16% (2,468) -0.23% 

Total 1,072,629 100% 1,068,753 100% 

 

Revenues in the Facility Management sector amounted to € 925.3 million in 2012, marking an increase 
of € 9.2 million compared to the previous year.  
All of the above-mentioned acquisitions between 2011 and 2012 relate to this sector: without these 
revenues it would be € 911.6 million. 
 

The Laundering & Sterilisation sector, which mainly includes the revenues of the companies Servizi 
Ospedalieri S.p.A. and AMG S.r.l., generated revenues of € 134.4 million in 2012, marking an increase 
of € 6.4 million compared to 2011. The increase  recorded, amounting to +5.0% compared to the 
previous year and +0.6% of total consolidated revenue, is entirely due to the natural growth of SBU. 
 
The complementary activities under Other SBU include construction work and activities related to the 
market of photovoltaic systems and project management. In 2012 the sector generated a total of € 
14.6 million in revenues, with a decrease of € 12.5 million compared to 2011. The Group considered 
project and building management, energy management and construction no longer within its strategic 
interest, also as a result of the crisis that struck the real-estate sector and photovoltaic segment and 
its key customers, and so it abandoned the development of these business areas. 
 
EBITDA and Operating Income 
 
EBITDA 
Group’s EBITDA totalled € 114.4 million in 2012, a net decrease of € 9.3 million (-7.5%) compared to 
€ 123.7 million in the previous year. 
The contracts acquired, as described above, contributed a total of € 5.6 million to consolidated 
EBITDA in 2012, which means under the scope of consolidation the Group’s EBITDA decreased by € 
14.9 million (-12.1%). 
The margin of production volumes fell from 11.6% to 10.7% due to a combination of several factors. 
 
On the one hand, certain activities no longer considered strategic are gradually being abandoned, 
especially the photovoltaic market and construction sector, which mainly pertains to the companies 
Energyproject S.p.A. and MACO S.p.A.: indeed, the negative impact on the consolidated result 
decreased by € 1.4 million compared to the same period of the previous year due to a substantial fall 
in related revenues. In addition, there was a positive contribution from so-called “specialist services”. 
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After the start-up phase and reorganisation following the numerous contracts acquired in previous 
years this segment contributed higher profitability to the Group (€ 1.8 million). 
Lastly, it should be pointed out that in recent years the companies in the Group undertook significant 
and effective actions to control and limit general overhead costs, also by reorganisation and redefining 
them, in order to limit their operating costs and provide a positive contribution in terms of recovering 
profitability in economic results. 
 
On the other hand, the traditional Facility Management segment was affected by the financial crisis 
and stagnant domestic market, both public and private.  
Although the commercial action of the Group, as described above, shows positive results in terms of 
contracts acquired, the difficult situation of the economy should also be taken into account. Indeed, in 
our market segment payments and margins for newly acquired contracts are falling sharply. 
The spending review undertaken by government bodies in public administration and healthcare has 
led our sector to lower expectations for the future, both in terms of volumes and profitability. The 
legislation enacted in 2012 have still not been thoroughly applied and in any case it appears to be 
geared towards constant cuts in financial resources, raising uncertainty in their availability in the 
future, which means limiting services and lowering prices. 
The MFM Group has also seen this trend arising in relations with large private customers, whose 
reaction has been even more substantial than public customers since their contractual leverage is 
more flexible and effective in terms of renegotiation.  
 

Non-recurring events and transactions in the period 

During the year, the Group entered into transactions which generated “non-recurring” costs, which 
influence the normal trends in EBITDA as defined above. 
Pursuant to Consob Communication DEM/6064293 of 28 July 2006, “significant non-recurring events 
and transactions” mean events or transactions whose occurrence is non-recurring or those 
transactions or events that are not repeated frequently as part of normal operations and have a 
significant impact on the financial position, economic result and cash flows of Group companies. 
 

The Group incurred non-recurring costs in 2012 for: 
� Voluntary redundancy and mobility schemes for € 4,140 thousand, higher than the amount set out 

in the company restructuring plans launched by the Group companies and reflected in the financial 
statements in previous years. In 2011, similar costs were incurred amounting to € 1,897 
thousand. 

� M&A costs for potential acquisitions by Group companies (due diligence, advisory and 
consultancy) amounting to € 573 thousand (€ 1,576 thousand as at 31 December 2011). 

� Costs due to advance termination of contracts amounting to € 529 thousand (€ 744 thousand as 
at 31 December 2011). 

� Up-front costs (accounting, legal and notary consultancy) amounting to € 19 thousand, related to 
the non-recourse factoring agreement with Banca IMI for trade receivables stipulated by 
Manutencoop Private Sector Solutions S.p.A. and MFM S.p.A. (€ 803 thousand as at 31 December 
2011).  

 
Net of said costs, EBITDA in the year would total € 119,674 thousand. 
 

Analysis of EBITDA by Segment 
 
The table below shows a comparison of EBITDA by segment in 2012 with the amounts recorded in 
2011: 
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Segment EBITDA 

2012 

% of 
Segment 
Revenues 2011 

% of 
Segment 
Revenues 

Facility Management 81,918 8.85% 94,130 10.28% 
Laundering & Sterilisation 33,035 24.59% 31,560 24.65% 
Other (540) -3.69% (1,950) -7.19% 
Total 114,413 10.7% 123,740 11.6% 

 

Compared to the previous year a negative result was recorded in the facility management segment in 
terms of profit margin (down € 12.2 million in absolute terms, with a loss of 1.4% in terms of relative 
profit margin).  By contrast, in terms of EBITDA, the contribution of new acquisitions came to about € 
5.6 million. 
 
The Laundering & Sterilisation segment also contributed to the increase in EBITDA in absolute terms 
(up € 1.5 million), however, the profit margin for the segment settled at about the same level as the 
previous year (-0.1%). 
 
By contrast, the other activities (Other segment) closed 2012 with a negative EBITDA of € 0.5 million, 
which, however, had less of a negative impact than the previous year (+ € 1.4 million). The result 
reflects the progress of restructuring measures in the segment, which already started up last year and 
are showing their effects through the management of contract backlog still existing on activities that 
have become marginal. 
 

Operating Income (EBIT) 
 
Concerning consolidated Operating Income (EBIT), which in 2012 stood at € 59.6 million (5.6% of 
revenues), it was lower than the previous year by € 8.0 million (-11.8%). 
 
In this regard, it should be noted that the item amortisation, depreciation, write-downs and write-
backs of assets rose by € 6.7 million compared to 2011. 
In 2012 the Group reported significant write-downs (€ 12.9 million, +€ 8.2 million compared to the 
previous year), which reflects the increasingly frequent financial difficulty caused by the negative 
economic situation and impacting certain customers, especially in the private market. In this area, 
over recent months there have been significant circumstances of insolvency, even leading to 
bankruptcy, involving not only the companies in question but also parties related to them and their 
customers. So the market has been struck by additional and stronger financial tensions. 
 
Lastly, as at 31 December 2012 there were provisions allocated (net of any transfers) for € 10.4 
million (€ 18.4 million as at 31 December 2011). These provisions constitute the valuation of risks 
related to the closure of particular commercial transactions and specific risks linked to production 
contracts or ongoing legal cases with customers, suppliers or employees.  
Furthermore, the item includes provisions some companies in the Group deemed necessary in relation 
to internal restructuring processes, with a view to streamlining and reorganising production resources. 
These allocations amounted to € 1.3 million in 2012 (made by the company MACO S.p.A.) compared 
to € 12.2 million in 2011 (made by companies Telepost S.p.A. and EnergyProject S.p.A.). 
 

Analysis of Operating Income by business segment 

 
A comparison of EBIT by segment in 2012 with the amounts recorded in 2011 is shown below: 
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Operating Income by Segment 

2012 

% of 
Segment 
Revenues 2011 

% of 
Segment 
Revenues 

Facility Management 56,564 6.11% 61,385 6.70% 
Laundering & Sterilisation 11,805 8.79% 13,308 10.40% 
Other (8,734) -59.73% (7,063) -26.04% 

Total 59,635 5.6% 67,630 6.3% 

 

The Group’s EBIT was significantly affected by the performance of the Facility Management segment, 
which fell by € 4.8 million (- 7.9%).  
The EBIT of the segment settled at € 56.6 million (6.11% of related revenues) while in 2011 it stood 
at € 61.4 million (6.70% of related revenues), thereby showing that profit margins remained 
substantially the same. In any case, it should be pointed out that this result was affected by the lower 
provisions for future risks and charges compared to the previous year (by € 5.7 million), following the 
increasing write-downs for trade receivables (by € 1.8 million). 
 
In 2012, the Laundering-Sterilisation segment, mainly pertaining to the company Servizi Ospedalieri 
and its investee companies, reported an EBIT of € 11.8 million (8.7% of related revenues). A 
comparison with the amounts reported in 2011 shows a decrease in EBIT (- € 1.5 million) as well as 
relative profit margin (- 1.7% of related revenues). The segment’s negative performance is mainly due 
to the impact of higher amortisations and depreciation for € 1.8, in relation to contracts in the 
segment of linen rental and industrial laundering services (which requires significant investments in 
linen) and sterilisation (which requires investments in surgical instruments) in addition to increased 
provisions for write-downs and job order risks for € 1.3 million.  
 
In 2012, complementary activities under Other SBU (construction work and activities related to the 
photovoltaic market) make up a negative EBIT for € 8.7 million compared to a negative result of € 7.1 
million in the previous year. Although, as mentioned, these activities are no longer considered 
strategic for the Group and they will be abandoned, the difficult situation of the market and financial 
tensions impacting customer solvency led to higher write-downs in the sector for € 5.1 million. 
 
Profit before taxes  
 
Operating Income is augmented by net income from companies valued using the equity method, 
amounting to € 3.3 million, compared to € 1.4 million in the previous year, less net financial charges 
of € 19.8 million (€ 23.2 million in 2011), thereby generating a pre-tax result of € 43.1 million in 2012, 
marking a decrease of € 2.7 million (- 6.0%) compared to the previous year.  
Net income from equity investments in shareholders’ equity reflect, among other things, year-end profit 
from the associated company Roma Multiservizi S.p.A. (45.47%), which reported a pro-rata profit 
amounting to € 3 million as at 31 December 2012 (€ 1.2 million as at 31 December 2011), partly 
pertaining to the effects of the IRAP reimbursement claim the associate submitted pursuant to current 
tax law.  
 
Concerning income the Group recently started up a programme to diversify its sources of third-party 
equity and disposal of its working capital. In this sense the revolving agreement for non-recourse 
factoring, stipulated in September 2011 by the parent company MFM S.p.A. and Manutencoop Private 
Sector Solutions S.p.A. (formerly MP Facility S.p.A.) with Banca IMI (now Intesa San Paolo), started 
showing its benefits in 2012. 
Included under net financial charges are financial costs (interest discount) for factoring transactions 
amounting to € 7.6 million (€ 9.6 million as at 31 December 2011). 
Lastly, it should be mentioned that dividends received by other companies amounted to € 0.7 million 
(€ 0.1 million as at 31 December 2011).  
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Net Profit of the year 
 
Taxes amounting to € 9.8 million are deducted from the pre-tax profit (loss) for 2012, with a tax rate 
of 23% applicable at consolidated level (73% as at 31 December 2011), showing a net profit for the 
year deriving from continuing operations of € 33.3 million (€ 12.5 million as at 31 December 2011). 
The positive effect in terms of tax burden on Group profit is mainly related to the application of 
Decree Law 201 of 6 December 2011, converted with amendments by Law 214 of 22 December 2011, 
which enabled certain companies in the Group to submit a claim for IRES reimbursement for failure to 
deduct IRAP relating to staff expenses and similar from 2007 to 2011. Following this claim the Group 
recognised a tax income corresponding to the amounts claimed for reimbursement, totalling € 12.6 
million, in addition to lower taxes for the current year, estimated at about € 2.5 million. 
The tax rate for the period decreased also due to “Decreto Salva-Italia” [Save Italy Decree] of 
December 2011, the effects of which were felt in 2012. This enabled the companies in the Group, 
among others, to consolidate the effects of the lower “tax wedge” and lower taxes estimated at just 
over € 1.6 million. Net of these effects the consolidated tax rate would be around 62%. 
 
As at 31 December 2012, a loss € 6 thousand from discontinued operations was recorded separately, 
represented by the capital loss emerging from the sale of property classed as assets held for disposal 
in business combinations in the year.   
Finally, the consolidated income statement posted net income pertaining to the Group of € 32.6 
million, compared to a net profit of € 11.1 million pertaining to the Group as at 31 December 2011. 
 
4.2 Analysis of the statement of financial position as at 31 December 2012 and 31 
December 2011 

 
Information on the performance of the main equity and financial indicators of the Group as at 31 
December 2012 is shown below, compared with the figures for year ended 31 December 2011. 
 

  
31 December 

2012 
31 December 

2011 
Change 

LOANS         
Trade receivables 655,497 682,271 (26,774) 

Inventories 11,240 12,448 (1,208) 
Trade payables (441,551) (462,823) 21,272 
Other elements of working capital  (132,078) (159,420) 27,342 
Net working capital 93,108 72,476 20,632 
Tangible assets 86,272 75,368 10,904 
Intangible assets 445,643 438,617 7,026 
Equity investments 27,881 15,931 11,950 

Other non-current assets 39,792 41,772 (1,980) 

Capital assets 599,588 571,688 27,900 
Long-term liabilities    (55,131) (55,393) 262 

Net invested capital 637,565 588,771 48,794 

SOURCES         
Minority interests 2,500 13,242 (10,742) 
Group shareholders’ equity   309,485 279,512 29,973 
Shareholders’ equity   311,985 292,754 19,231 
Net financial indebtedness 325,580 296,017 29,563 

Total sources of financing 637,565 588,771 48,794 

 
Net working capital 
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Consolidated net working capital totalled € 93.1 million as at 31 December 2012, marking an increase 
of € 20.6 million compared to 31 December 2011. 
 
Net commercial working capital, composed of trade receivables and inventories, net of trade payables, 
stood at € 225.2 million as at 31 December 2012, compared to € 231.9 million as at 31 December 
2011.  
As at 31 December 2012 the amount of receivables transferred by companies in the Group, under 2 
revolving contracts described in the explanatory notes, and not yet collected by the factoring agents, 
totalled € 146.3 million (€ 176.4 million as at 31 December 2011). 
Added to this is € 52.7 million in non-recourse factoring transactions on a non-recurring basis (€ 36.7 
thousand as at 31 December 2011). The latter were all collected already by 15 January 2013. 
Considering, therefore, the non-recourse factoring transactions, the net commercial working capital 
would amount to a decrease of € 20.8 million, mainly due to a combination of improved average 
collection time from customers and supplier payment. Indeed, the Group increased its actions to 
dispose of its trade receivables by means of the non-recourse factoring transactions described above, 
and it implemented more efficient procedures to collect past due receivables, which improved cash 
flow.  
 
As mentioned above, in 2012 there were additional significant write-downs on trade receivables, 
which is a sign of the increasing difficulty of customers (especially private) to guarantee solvency. As 
at 31 December 2012 the Group adjusted its provisions for bad debts, bringing them to € 33.1 million 
(€ 24.4 million as at 31 December 2011). 
 
In addition to the changes mentioned above there was an improvement amounting to € 27.3 million in 
other expense elements of net working capital, mainly due to higher tax assets for IRES 
reimbursement claims submitted by companies in the Group for the failure to deduct IRAP, amounting 
to € 12.6 million, € 10.0 of which under tax consolidation with the parent company Manutencoop 
Società Cooperativa. 
In addition, the company restructuring plans undertaken by companies in the Group continued, which 
entailed reducing their respective provisions for short-term charges by € 5.8 million following their 
utilisation during the year. 
Lastly, the parent company MFM recorded € 5.3 million in lower trade receivables collected on behalf 
of other parties under the temporary association of companies, in which it participates as holding 
company. 
 

Net financial indebtedness 

Details of net financial indebtedness as at 31 December 2012 are shown below, compared with the 
figures as at 31 December 2010, determined on the basis of the indications contained in Consob 
Communication no. DEM/6064293 of 28/07/2006. 
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  31 December 

2012 
31 December 

2011 Change 

A. Cash in hand 115 235 (120) 
B. c/a, bank deposits and consortia  51,872 42,421 9,451 
D. Liquidity (A) + (B) + (C)  51,987 42,656 9,331 

E. Current financial receivables 11,202 7,786 3,416 
F. Current bank loans (147,100) (39,794) (107,306) 
G. Current portion of non-current debt (85,957) (120,825) 34,868 
H. Other current financial payables (35,277) (37,842) 2,565 
I. Current financial indebtedness (F)+(G)+(H) (268,334) (198,461) (69,873) 

J. Current net financial indebtedness (I) – (E) – 

(D) (205,145) (148,019) (57,126) 

K. Non-current bank loans (81,671) (121,210) 39,539 
L. Other non-current financial payables (37,542) (25,359) (12,183) 
M. Financial liabilities for derivatives (1,222) (1,429) 207 

N. Non-current net financial indebtedness (K) (120,435) (147,998) 27,563 

O. Net financial indebtedness (J) + (N) (325,580) (296,017) (29,563) 

 
Net financial indebtedness increased by € 29.6 million in 2012, up from € 296.0 million at 31 
December 2011 to € 325.6 million at 31 December 2012. 
 

The change during the year mainly reflects: 
• Positive cash flow from current operations for € 89.6 million generated by operations, not 

including absorption of net working capital for € 20.6 million and utilisation of provisions for 
risks and charges and the provision for employee severance indemnity for € 18.7 million. 

• Cash flow absorbed by financial operations amounting to € 18.4 million, against dividends 
from equity investments collected by the Group totalling € 0.7 million and net financial 
charges of € 19.0 million paid, € 7.6 million of which for the non-recourse factoring of 
receivables already in place. 

• Net investments in tangible and intangible fixed assets amounting to € 43.2 million, € 31.9 of 
which relating to the Laundering SBU. 

• Net cash flow absorbed and generated from financial investments for € 26.7 million, € 17.7 
million of which deriving from business combinations and € 12.7 from financial investments 
made in the year. 

• Dividends paid to third parties for € 0.8 million. 
• A drop in the amount of non-recourse factoring for € 14.1 million. 

 
Changes during the year continued with an increase in current financial debt, rising from € 198.5 
million as at 31 December 2011 to € 268.3 million as at 31 December 2012, in addition to a higher 
amount of cash in hand and cash equivalents, up by € 9.3 million compared to 31 December 2011. 
Towards the end of the year certain amounts for medium/long-term loans reached maturity, which 
will be replaced by new transactions of the same duration in 2013. This led to a temporary rise in 
short-term financial indebtedness. 
 

Investments 

Investments in tangible and intangible fixed assets carried out by the MFM Group in 2012 came to € 
44.4 million (€ 36.7 million as at 31 December 2011), € 35.8 million of which in tangible assets (€ 
30.1 million as at 31 December 2011). The investments made in tangible assets during the year 
mainly pertain to Servizi Ospedalieri S.p.A. (€ 33 million), used for linen rental and industrial 
laundering and sterilisation services, and relate mostly to the purchase of linen and surgical 
instruments. Furthermore, an industrial building in Lucca was bought and renovated during the year 



Manutencoop Facility Management  S.p.A.  Report on Operations 2012  

Report on Operations 

 

 17

for a total of € 5.8 million. It is not yet in use, but it will serve the linen rental and industrial 
laundering services rendered in the area. 
Disposals of tangible fixed assets in 2012 totalled € 1.0 million and relate mainly to the sale of linen 
and machines by Servizi Ospedalieri. 
The investments in intangible assets (€ 8.6 million) mainly refer to costs incurred by the Parent 
Company MFM for company IT systems. 
 

4.3 Financial ratios 

The main financial balance sheet ratios as at 31 December 2012 are shown below, calculated at 
consolidated level, compared with the ratios recorded as at 31 December 2011. 
 

Profitability ratios 

 

  2012 2011 

  
 

  
ROE 11.8% 4.1% 

  
 

  
ROI 4.3% 5.0% 

  
 

  
ROS 5.6% 6.3% 

 

ROE (return on equity), which provides a summary measurement of the return on capital invested by 
shareholders, stood at 11.8% in 2012, compared to 4.1% in 2011. The ratio mainly reflects the 
increase in net profit over the previous year, up from € 11.1 million to € 32.6 million. 
 
ROI (return on investments), which provides a summary measurement of the operating return on 
capital invested in the company, stood at 4.3% in 2012, compared with 5.0% in the previous year. 
The decrease reflects the considerable fall in EBIT recorded by the Group, down from € 67.6 million in 
2011 to € 59.6 million in 2012, against invested capital essentially in line with that of the previous 
year (€ 1,378.1 million versus € 1,344.4 million in 2011).  
 
ROS (return on sales), which provides a summary measurement of the Group’s ability to convert 
turnover to EBIT, stood at 5.6% in 2012, compared to 6.3% in 2011, due to a decrease in the Group’s 
profit performance. 
 

Liquidity ratios 

 

  2012 2011 

  
 

  
  

 
  

Liquidity ratio 87.4% 91.1% 

      
 

The general liquidity ratio (current ratio), represents the ratio of current assets to current liabilities 
and expresses the company’s ability to cover current outflow (i.e. current liabilities) with current 
income (i.e. current assets). 
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Ratios of composition of Assets and Liabilities 

 

  2012 2011 

  
 

  
Rigidity ratio 43.5% 42.5% 

  
 

  
Total liquidity ratio 55.7% 56.6% 

  
 

  
Indebtedness ratio 0.77 0.78 

  
 

  
Medium/Long-term debt ratio 12.8% 15.1% 

 
 
The rigidity ratio, which expresses long-term loans as a percentage of total loans, stood at 43.5% in 
2012 at consolidated level, as opposed to 42.5% in 2011, essentially the same.  
 
The total liquidity ratio, which measures the company’s elasticity in terms of the ratio of cash and cash 
equivalents and trade and other receivables (current assets net of inventories) to total loans, stood at 
55.7% in 2012, compared to a ratio of 56.6% in the previous year. 
 
The debt ratio, which is the ratio of net debt to the sum of net debt and own equity, as defined in the 
explanatory notes to the consolidated financial statements, to which reference should be made, stood 
at 0.77 compared to 0.78 in the previous year.  
 
The medium/long-term debt ratio, expressed as the ratio of consolidated liabilities and total sources of 
funding fell from 15.1% in the previous year to 12.8%. 
See the section on Net Financial Indebtedness for details. 
 
Productivity ratios 

 
The growing diversification of services provided by companies in the Group entails a mix of work 
carried out by employees (“internal” workers) and work carried out by third parties (“external” 
workers). It can also vary significantly depending on the organisation/economic choices made in order 
to maximise overall productivity. 
 
The productivity ratio considered as a good indicator is the ratio between sales revenues and services 
rendered and the total amount of costs for internal personnel and external personnel used in 
production (cost of employed workers, cost of external workers, services provided by consortia and 
professional services), expressed as a percentage. 
 

  2012   2011 

  
  

  
  

  
  

Turnover/internal and external 
personnel costs 

155%  
 
          152% 

        
 
The figures show that productivity increased between 2011 and 2012. 
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Sales ratios  
 

Breakdown of revenues 

Details of revenues in 2012 are provided below, compared with the previous year, broken down by 
Customer:  
 

  

Revenues by Customer 

2012 

% of total 
revenue 2011 

% of total 
revenue 

Public  282,859 26.37% 286,718 26.83% 

Public Healthcare 386,673 36.05% 365,398 34.19% 
Private Customers 403,097 37.58% 416,637 38.98% 
Total 1,072,629 100% 1,068,753 100% 
 
The breakdown of turnover by type of customer shows substantial consistency in the number of 
customers represented by Public compared to 2011. The Group also consolidated its turnover in the 
Public Healthcare segment, whose share of total turnover increased by around 1.9%, at the expense 
of the Private customer segment (-1.4%). 
 

Backlog 

The Backlog as at 31 December 2012 is expressed in millions of Euro: 

 

  2012 2011 

  
 

  
  

 
  

Backlog                       2,979             2,707 
      
 

The Backlog is the amount of contractual revenues related to the residual duration of the job orders in 
the portfolio at that date. 
 
The final Backlog amount as at 31 December 2012 was higher than the opening backlog amount 
(+10.0%), as a result of positive business performance and development in 2012. This confirms the 
essential stability of the Group in terms of prospective long-term turnover already obtained. 
 

5. Analysis of the statement of financial position of Manutencoop Facility Management 
S.p.A. 
 

The observations made regarding the trend in consolidated results and business development of the 
Group also directly apply to the Parent Company Manutencoop Facility Management S.p.A. (“MFM”).  
Indeed, the Group is structured around its Parent Company, in which the main facility management 
activities were centralised and developed in the past, which are now coupled with more specialist and 
industry-based activities carried out for investee companies. 
 

5.1 Economic figures 
 

The main consolidated income data of the parent company MFM for the year ended 31 December 
2012 are shown below, as well as a comparison with the figures from the same period of the previous 
year.  
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  Year ended 31 December difference difference 

  2012 2011 Euro/000 % 

Revenues 771,001 765,270 5,731 +0.7% 
Cost of production (705,050) (693,054) (11,996) +1.7% 
EBITDA (1) 65,951 72,216 (6,265) -8.7% 

EBITDA % 8.6% 9.4%     
Amortisation/depreciation, write-downs and write-
backs of assets (21,137) (21,027) (110) +0.5% 

Accrual of provisions for risks and charges (6,457) (5,237) (1,220) +23.3% 
Operating Income 38,356 45,951 (7,595) -16.5% 

Operating Income % 5.0% 6.0%     
Share of net profit of associates 9,946 3,915 6,031 +154.1% 

Net financial charges (16,382) (19,769) 3,387 -17.1% 

Profit before taxes from continuing 
operations 

31,920 30,097 1,823 +6.1% 

Profit before taxes from continuing 
operations % 4.1% 3.9%     

Income taxes (5,675) (22,934) 17,260 -75.3% 
Profit from continuing operations 26,246 7,163 19,083 +266.4% 

Profit (losses) from discontinued operations 0 (253) 253 -99.9% 
NET PROFIT 26,246 6,909 19,336 +279.9% 

NET PROFIT % 3.4% 0.9%     
 
1
) EBITDA represents the operating profit (loss) before allocations to the provisions for risks, transfer of provisions and 
amortisation/depreciation, write-downs and write-backs of assets. EBITDA is a measure used by the Company’s management to 
monitor and assess its operating performance and it is not identified as an accounting measure under IFRS. Therefore, it must 
not be considered an alternative measurement for evaluating the trend in the Group’s profit/loss. Given that the breakdown of 
EBITDA is not regulated by the accounting standards, the calculation criterion applied by the Group may not be the same as the 
one adopted by other entities and, therefore, may not be comparable. 
 
Revenues for MFM S.p.A. in 2012 stood at € 771.0 million, substantially in line with the previous year. 
 
As shown by the final data of the last two financial years, MFM S.p.A. guarantees the Group a sizeable 
portion of the consolidated results (72%), internally developing operational structures for the 
traditional business of facility management, as well as administrative and technical structures for the 
other companies in the Group as well as the parent company itself. 
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The Parent Company’s contribution to consolidated revenues is shown below: 

 

 
 
Group EBITDA totalled € 66.0 million in 2012, a net decrease of € 6.3 million (-8.7%), compared to € 
72.2 million in the previous year. 
Profit margins fell from 9.4% to 8.6% of revenues. 
Also the traditional Facility Management segment, as mentioned, was affected by the crisis and 
stagnation of the domestic market, both public and private, resulting in a significant fall in payments 
and company margins, though to a lesser degree. 
 
The Parent Company MFM S.p.A.’s contribution to consolidated EBITDA is shown below: 
 

 
 
 
 
 
Although lower in terms of absolute value compared to the previous year, the EBITDA of MFM S.p.A. 
maintains a level of contribution that is substantially the same as the previous year (58%). 
 
Concerning EBIT, which in 2012 stood at € 38.4 million (5.0 % of revenues), it was lower than the 
previous year by € 7.6 million. 
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The amount of the item “amortisations, depreciation, write-downs and value adjustments” remains 
substantially the same as 2011. In 2012 the company recognised amortisations and depreciation for € 
10.2 million (€ 11.6 million as at 31 December 2011) in addition to significant net write-downs (€ 4.0 
million, compared to € 2.2 the previous year), as a direct consequence of the widespread financial 
difficulty in its market. There were also write-downs on investments amounting to € 8.1 million (€ 7.1 
million as at 31 December 2011), particularly related to the difficult financial situation of the investee 
companies operating in the building management and photovoltaic segments, which, as mentioned 
above, are in the process of being phased out. 
Lastly, as at 31 December 2012 there were provisions allocated (net of any transfers) for € 6.5 million 
(€ 5.2 million as at 31 December 2011), mainly due to future risks and charges related to production 
contracts or legal cases in progress.  
 

The Parent Company MFM S.p.A.’s contribution to consolidated EBIT is shown below: 

 

 
 

In addition to EBIT are dividends and net income from equity investments amounting to € 9.9 million, 
compared to € 3.9 million in the previous year. The income reflects, among others, dividends from 
subsidiaries for € 8.1 million (€ 2.4 million as at 31 December 2011), in addition to € 1.6 million from 
associated companies and minor companies (€ 1.6 million as at 31 December 2011). Among these, in 
2012 the subsidiary Servizi Ospedalieri distributed dividends for € 6.5 million, compared to € 1.6 
million as at 31 December 2011. 
Lastly, the company recognised net financial charges for € 16.4 million (€ 19.8 million in 2011), 
thereby attaining a pre-tax profit of € 31.9 million in 2012, an increase of € 1.8 million (+6.1%) over 
the previous year.  
Included under net financial charges are financial costs (interest discount) for non-recourse factoring 
transactions amounting to € 5.7 million (€ 6.8 million as at 31 December 2011). 
 
Taxes amounting to € 5.7 million are deducted from the pre-tax profit (loss) for 2012, with a tax rate 
of 18% (76% as at 31 December 2011), showing a net profit of € 26.2 million for the year (€ 6.9 
million as at 31 December 2011). 
The positive effect in terms of tax burden on Group profit is mainly related, also for the parent 
company, to the application of Decree Law 201 of 6 December 2011, which enabled certain 
companies in the Group to submit a claim for IRES reimbursement for failure to deduct IRAP relating 
to staff expenses and similar from 2007 to 2011. Following this claim the company recognised a tax 
asset corresponding to the amounts claimed for reimbursement, totalling € 8.0 million, in addition to 
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lower taxes for the current year, amounting to € 1.8 million. The tax rate of the period also felt the 
benefits of the reduction in the “tax wedge” following “Decreto Salva-Italia” [Save Italy Decree] in 
December 2011, which resulted in lower taxes for € 1.4 million.  
Net of these effects it is estimated that the tax rate would be around 69%.  
 

5.2 Statement of financial position  
 

Information on the performance of the main equity and financial indicators of the parent company as 
at 31 December 2012 is shown below, compared with the figures for year ended 31 December 2011. 
 

  31 December 2012 31 December 2011 Change 

LOANS         
Trade receivables 512,681 532,237 (19,556) 
Inventories 2,224 2,552 (328) 
Trade payables (323,371) (342,964) 19,592 
Other elements of working capital  (97,372) (105,788) 8,415 
Net working capital 94,161 86,038 8,123 
Tangible assets 16,666 18,562 (1,896) 
Intangible assets 309,201 308,753 447 
Equity investments 168,145 166,250 1,895 
Other non-current assets 25,265 26,206 (941) 
Capital assets 519,277 519,773 (495) 
Long-term liabilities    (32,508) (32,257) (251) 

Net invested capital 580,930 573,554 7,377 

SOURCES         

    Shareholders’ equity   323,568 298,401 25,167 

Net financial indebtedness 257,362 275,153 (17,790) 

Total sources of financing 580,930 573,554 7,377 

 
 
Net working capital 

Net working capital totalled € 94.2 million as at 31 December 2012, marking an increase of € 8.1 
million compared to 31 December 2011. 
Net commercial working capital, composed of trade receivables and inventories, net of trade payables, 
stood at € 191.5 million as at 31 December 2012, substantially in line with the amount as at 31 
December 2011 (€ 191.8 million). The parent company also recognised “off balance sheet” receivables 
amounting to € 102.2 million (€ 123.2 million as at 31 December 2011): in consideration of these the 
balance of net commercial working capital would fall by € 21.3 million mainly due to the reduction in 
average collection times, to the benefit of cash flow used in current operations, which contributed in 
lowering short-term payables.  
In addition to the changes mentioned above there was a decrease of € 8.4 million in other expense 
elements of net working capital, mainly due to recognition of reimbursement of taxes following the 
claim amounting to € 8.1 million as mentioned above.  
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Net financial indebtedness 

Details of net financial indebtedness as at 31 December 2012 are shown below, compared with the 
figures as at 31 December 2011, determined on the basis of the indications contained in Consob 
Communication no. DEM/6064293 of 28/07/2006. 
 

  31 December 

2012 
31 December 

2011 Change 

A. Cash in hand 64 74 (10) 
B. c/a, bank deposits and consortia 29,772 20,938 8,834 
D. Liquidity (A) + (B) + (C)  29,836 21,012 8,824 

E. Current financial receivables 95,905 54,213 41,692 
F. Current bank loans (123,101) (34,148) (88,953) 
G. Current portion of non-current debt (80,490) (119,706) 39,216 
H. Other current financial payables (85,469) (69,939) (15,530) 
I. Current financial indebtedness (F)+(G)+(H) (289,060) (223,793) (65,267) 

J. Current net financial indebtedness (I) – (E) – 

(D) (163,318) (148,568) (14,750) 

K. Non-current bank loans (80,874) (112,683) 31,809 
L. Other non-current financial payables (11,948) (12,473) 525 
M. Financial liabilities for derivatives (1,222) (1,429) 207 

N. Non-current net financial indebtedness (K) (94,044) (126,584) 32,540 

O. Net financial indebtedness (J) + (N) (257,362) (275,153) 17,790 

 
It should be mentioned that during the year there was a partial payment of € 57 million for the loan 
the parent company MFM received from a pool of banks to deal with the significant business 
combinations set up in 2008. The loan was posted at 31 December 2012 as a current part of non-
current indebtedness. To date the remainder of the loan to be paid back (€ 42 million) was 
reclassified for € 21 million as a medium-term liability following agreements stipulated with the same 
pool of banks in 2012, which made up for not respecting the financial parameters at the date of 
recognition (31 December 2010) and restored the benefit of the maturity term for the debtor 
Company. 
 

5.3 Reconciliation of shareholders’ equity and income for the year of the Parent Company 

with corresponding consolidated figures 

 
 

Manutencoop Facility Management S.p.A. 31 December 2012 31 December 2011 

(in thousands of Euro) Profit 

(loss) SE Profit 

(loss) SE 

Shareholders’ equity and result for the year as 

shown in the financial statements of the Parent 
Company 

26,246 323,568 6,909 298,401 

          
  - Elimination of consolidated equity investment 
values 0 (166,313) 0 (165,220) 

  - Accounting of Shareholders’ Equity to replace the 
values eliminated 0 70,522 0 70,182 

  - Allocation to consolidation difference (16) 64,428 0 65,767 

  - Allocation tangible assets (4) 82 (4) 79 

  - Allocation intangible assets (relations with  
     customers) 0 0 0 0 

  - Recognition of financial charges on PUT options 52 52 (647) (647) 
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  - Dividends distributed to Group companies (8,080) 0 (2,360) 0 

  - Profit generated by consolidated companies 4,754 4,754 632 632 

  - Valuation of non-consolidated companies using the 
equity method 1,847 4,685 (63) 3,647 

  - Tax effects on consolidation adjustments (85) (367) (257) (283) 

  - Reversal of statutory write-downs 8,108 8,108 6,954 6,954 

  - Other consolidation adjustments   (248) (34) (40) 0 

Total consolidation adjustments   6,328 (14,083) 4,215 (18,889) 

          
Shareholders’ equity and profit (loss) for the 
year pertaining to the Parent Company 32,574 309,485 11,124 279,512 

Shareholders’ equity and profit (loss) for the year 
pertaining to minority interests 728 2,500 1,105 13,242 

Shareholders’ equity and profit (loss) for the 

year as shown in the consolidated financial 
statements 

33,302 311,985 12,229 292,754 

 

 
6. Risk factors 
 

In 2010, MFM S.p.a. launched a project for the development of the ERM (EnterprisRisk Management 
Integrated Framework) framework, in order to better structure the process to assess the Group’s 
exposure to risk and comply with the provisions of art. 2428(I) of the Civil Code (description of the 
main risks and uncertainties in the Report on Operations). 
In particular, this is the reference model for the management of company risk, as described in the 
report presented by COSO (Committee of Sponsoring Organisations of the Treadway Commission) on 
29/09/2004. 
The Italian version of the framework defines the management of company risk as “a process 
implemented by persons, used for the formulation of strategies throughout the entire organisation; 
designed to identify potential events that may affect company activities, manage the risk within 
acceptable company limits and provide a reasonable degree of certainty as regards the achievement 
of company objectives”. 
 
Over the last two financial years the Group has developed the framework for the Facility SBU and, 
more specifically, in relation to the companies Manutencoop Facility Management S.p.A. and 
Manutencoop Private Sector Solutions S.p.A., with the objective to analyse operating, compliance, 
strategic and financial risks. 
The method used is based on the identification of the main risks applicable to the entity under 
analysis, grouped together by type. Based on the list of risk factors, a series of interviews were 
conducted with management to validate the measures formulated and identify existing controls. 
 
The main risks linked to the market in which the Group operates (market risks), to the unique 
activities performed by Group companies (operating risks) and financial risks are shown below. 
 
Risks related to competition 

The market in which the Group operates is characterised by increasing competitiveness due to the 
business combination processes underway between operators already equipped with significant 
organisations in the market of reference and able to develop models for the provision of the service 
mainly geared towards minimising prices for the customer. Over recent years, this has led to an 
increasingly tight competitive context which will probably continue in the future too. 
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Financial risks 

Concerning financial risks (liquidity, credit, interest rates, exchange rates and price risks) the Group 
deals with in its operations and how they are managed, the subject is discussed in detail under note 
35 in the explanatory notes to the consolidated financial statements, to which reference should be 
made.  

 
7. Human resources and organisation  
 
The MFM Group employed 14,740 workers in 2012 (14,465 in 2011), including personnel on lease 
from the Parent Company Manutencoop Società Cooperativa to Group companies. 
A total of 604 workers were on lease in 2012 (591 in 2011). 
 

Details of the different employee categories as at 31 December 2012 are provided below:  
 

  2012 2011 

Executives           65            61  
White-collar workers      1,648  1,652 

Blue-collar workers     13,027  12,752 

Employees   14,740  14,465 

 

11 white-collar workers and 20 blue-collar workers were hired in 2012.  
 

Prevention and protection 

 

In accordance with Legislative Decree 81/08 on occupational health and safety, in 2012 the Risk 
Assessment document was revised following changes in the organisation and the start-up of new 
services provided in the railway sector. 
The draft document was presented to the Coordinating Occupational Physicians and Workers’ Safety 
Representatives with the goal to complete it in December 2012 and distribute it in the first weeks of 
2013. The document has not yet received final approval and formalisation because its content needs 
to be brought in line with the OHSAS 18001 certification (safety management system), obtained at the 
end of December 2012. 
The Prevention and Protection Service conducted 66 audits in the Operations structure, distributed 
throughout all the areas in which the MFM Group operates. These audits were carried out to verify 
compliance with the regulations governing occupational safety and, in the event of any non-
conformities, generated an improvement plan, shared with Area Operations Managers. 
Healthcare supervision, performed by occupational physicians widely distributed throughout the 
country, concerned all personnel exposed to “regulated” risks, i.e. occupational risks that may 
adversely affect health. As a result all the workplaces of Manutencoop Facility Management S.p.A. are 
under supervision, with the exception of the hygiene sector for services provided in non-industrial 
areas. Concerning the latter specific issue, following several inspections carried out by the authorities 
(Labour Inspection Office, Local National Healthcare Agency), in December 2012 a roundtable was 
held with the participation of the Human Resources Department, Operations, Prevention and 
Protection Service and Occupational Physicians. 
 
In 2012, no workplace accidents occurred which involved serious or critical injury to the workers 
concerned, and the company was not held liable or subject to charges for any occupational illnesses 
of employees or former employees. There were no deaths at the workplace. 
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The Group also has a company procedure to identify the specific details of each accident so as to 
obtain more accurate statistical reporting which, starting with a survey of the causes - the dynamics - 
relating to the material agents, makes it possible to more accurately define the areas of intervention 
and their priority in order to reduce accidents.  
 
Furthermore, in 2012 training of personnel on workplace safety continued, especially for supervisors 
and operators with particular duties, for a total of 27,130 training hours.  
 
There are currently 25 Workers’ Safety Representatives at Manutencoop Facility Management S.p.A. 
distributed throughout the areas of Operations. In 2012, they were involved in the process to update 
the Risk Assessment document and took part in periodic meetings held in their area of Operations. 
Lastly, they were involved in a training/education plan on occupational safety. 
 

Training 

 

In 2012, 79 training courses were organised, and they were held over 452 editions. The total number 
of training hours reached 39,208. 
The table below shows the comprehensive results, divided into 5 subjects. 
 

2012 2011 

Subject Courses Editions Participants Hours Courses Editions Participants Hours 

Safety 27 290 2,172 27,442 37 204 2,848 14,860 
Technical-
professional 16 74 519 4,789 8 34 323 4,789 

IT 10 17 247 1,200 20 77 1,424 5,807 
Quality and 
Environment 8 16 413 889 5 11 102 588 

Management 18 55 480 4,888 17 44 727 3,509 

Total 79 452 3,831 39,208 87 370 5,424 29,553 

 

 

In 2012 a great deal of attention was paid to financing most of the courses through the Foncoop 
category fund. This way 57% of the courses received funding: management training was funded by 
94%, whereas the safety and IT courses were funded by 50%. 
Concerning content and subject matter, courses in the safety and technical/professional areas were 
provided with updated programmes in line with the new State-Region agreement of 21/12/2011 and 
new regulatory provisions (e.g.: Italian Refrigeration Engineer License). 
 
Concerning management training an important programme was started up on human resource 
management that involved service managers and account managers from the Operations Department. 
The first three editions were held in the areas of Piedmont, Liguria and Valle d’Aosta, Lombardy and 
Lazio, Campania and Basilicata, comprising 24 hours each, in addition to a series of individual 
coaching sessions and self-assessment tests as well as classroom tests (28 participants total). 
There were also courses on conflict management and negotiations for the Human Resources and 
Organisation Department and for the Purchasing Department (2 32-hour editions per participant for a 
total of 32 participants) as well as courses on time management and meeting management for the 
Administration and Control Department (3 24-hour editions for a total of 30 participants). Business 
development courses were also held for the Promotion and Development Department (25 participants 
for 40 hours of course time each) and a development course on “Mind Maps”, which is a special 
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course for the Technical Business Department to provide support for technical specialists on creating 
mind maps for projects submitted for tenders. 
Training courses were also held on Public Tenders and Purchasing Management for service 
companies. 
 
Lastly, training courses were also held on Quality Assurance and Environment, and IT courses to 
improve the use of company management systems and the Office Suite, particularly Excel and Access. 
 

8. Environment and Quality Assurance 
 
In 2012, MFM successfully passed audits for UNI EN ISO 14001:2004 certification (Environmental 
Management System) and UNI EN ISO 9001:2008. SA8000:2008 certification was also maintained 
(Social Responsibility System). 
 

In 2012 the company acquired the following additional certification: 
� UNI CEI EN ISO 50001:2011 - Energy Management Systems 
� UNI CEI 11352:1020 - Energy Management - Companies providing energy services (ESCO) 
� BS OHSAS 18001:2007 - Occupational Health and Safety Management System. 

 

MFM also maintained certification for complying with the ANMDO CERMET standard for the voluntary 
accreditation of suppliers of hospital cleaning and sanitation services. 
 
MFM also worked to achieve certification or uphold requirements for the following Group companies: 
 

SMAIL S.p.A. Recertification according to the UNI EN ISO 14001:2004 

standard (Environmental Management System). 

Recertification according to the UNI EN ISO 9001:2008 

standard (Quality Management System). 

Maintenance of the Social Responsibility System according to 

the requirements of the SA8000:2008 standard. 

 
Manutencoop Costruzioni S.p.A.  Recertification according to the UNI EN ISO 14001:2004 

standard (Environmental Management System).  
Recertification according to the UNI EN ISO 9001:2008 

standard (Quality Management System). 

 

MIA S.p.A  Maintenance of UNI EN ISO 9001:2008 Certificate (Quality 
Management System). Extension of the system to 
Attachment XIV - Production Quality Guarantee provided for 
under Presidential Decree no. 162 of 30/04/1999. 

   Certification of compliance with BS OHSAS 18001:2007 - 
Occupational Health and Safety Management System. 

 
Manutencoop Private   Recertification according to the UNI EN ISO 9001:2008 
Sector Solutions S.p.A.    standard. (Quality Management System). 
      
 
EnergyProject S.p.A.  Maintenance of certification of compliance with the UNI EN 

ISO 9001:2008 standard (Quality Management System). 
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   Maintenance of certification of compliance with the UNI EN 
ISO 14001:2004 standard (Environmental Management 
System). 

 
Telepost S.p.A.  Recertification according to the UNI EN ISO 9001:2008 

standard (Quality Management System). 
 
In 2012, no environmental damage was reported for which the company was found responsible, nor 
were any definitive fines or penalties imposed on the company for environmental offences or 
damages. 
 

9. Related party transactions  
 

Concerning disclosure requirements laid down in art. 2428 of the Civil Code regarding transactions 
between Group companies and related parties, it should be noted that all transactions carried out, 
including those between the Parent Company and its subsidiaries and their subsidiaries, fall within the 
scope of ordinary Group operations and are regulated under market conditions.  
Equity and economic transactions as at 31 December 2012 are detailed thoroughly in the explanatory 
notes to the consolidated financial statements and the separate financial statements for 2012, to 
which reference should be made.  

 
10. Corporate Governance  
 

The Corporate Governance structure of Manutencoop Facility Management S.p.A. is set up under a 
two-tier administration and control system, as regulated by articles 2409-octies et seq. of the Civil 
Code, widely used in other EU countries.  
This model provides a clear distinction between ownership and management, given that the 
Supervisory Board, composed entirely of independent members, acts as a barrier between the 
shareholders and the Management Board and, therefore, is able to more effectively meet the need of 
greater transparency and lower potential conflict of interest risk as opposed to the “traditional” model.  

 
11. Share capital  
 

Ordinary shares issued by the MFM Group and fully paid up as at 31 December 2012, totalled 
109,149,600, with a nominal value of € 1 each. 
There are no other share classes. 
 
The Parent Company does not hold any own shares. In 2008 it extended its shareholder base to a 
pool of private equity investors, which now holds a total of 28.11%, as follows: 
 



Manutencoop Facility Management  S.p.A.  Report on Operations 2012  

Report on Operations 

 

 30

 
 
 

12. Research and development (art. 2428 of the Civil Code) 
 
In 2012, the MFM Group did not capitalise any research and development costs.  
 

13.  Additional information required by art. 2428 of the Civil Code 
 

The company does not hold own shares, or shares or interests in parent companies, neither through 
trusts nor intermediaries. 
In 2012, the company did not purchase or dispose of own shares, or shares or interests in parent 
companies, neither through trusts nor intermediaries. 
 

14. Information required by art. 2497 of the Civil Code 
 

Manutencoop Facility Management S.p.A. is subject to the management and coordination activities of 
Manutencoop Società Cooperativa.  
For details on transactions with both the entity that exercises management and coordination activities 
and with other companies that are subject to these activities, please refer to the explanatory notes to 
the consolidated financial statements and the separate financial statements of the Parent Company 
Manutencoop Facility Management S.p.A.. 
 

15. Organisational model pursuant to Legislative Decree 231/2001 
 
In the second half of 2012, significant changes were made to the legislation concerning the legal rules 
affecting the scope of application of Legislative Decree 231/01.  
In particular, Law 190/2012 introduced in the range of offences laid down by Legislative Decree 
231/2001, art. 25 the crime of “undue incitement to give or promise benefits” - art. 319 quater penal 
code; amended the criminal offences of corruption (art. 318 penal code) and official misconduct (art. 
317 penal code), also under art. 25, and inserted the offence “corruption between private persons” 
(art. 2635 civil code), art. 25 ter. 
In addition, Legislative Decree 109/2012 art. 25-duodecies introduced the crime “utilisation of foreign 
nationals whose stay is irregular”, which the company deemed it necessary to include in its model 
under a new dedicated part. 
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As a result of the changes made Manutencoop Facility Management S.p.A. updated the Organisation, 
Management and Control Model pursuant to Legislative Decree 231/01 (hereinafter the Model). 
The update to the Model, considering both the legal assessments and in-depth examination of the 
new legislative framework, is based on amendments to procedures, the introduction of new activities 
and observations/suggestions resulting from the controls performed. 
The procedure to update the model was approved by the Supervisory Authority, a collective body 
whose functioning is governed by Regulations which are communicated to the Management Board. 
 
The Supervisory Authority formally met 4 times in 2012. 
As regards audit activities, at the first meeting in 2012, the Supervisory Authority approved the 
proposed audit plan for 2012, as envisaged in the Model. 
A total of 4 audit cycles were performed, the outcomes of which are summarised in the associated 
“internal reports on the audit activities of the Supervisory Authority”, which were sent to the Chairman 
of the company’s Management Board in a timely fashion. 
 
 
16. Secondary offices   

 
The Group has no secondary offices. 

 

17. Tax consolidation 

 
The Manutencoop Group opted to apply the Group taxation system, pursuant to articles 117 et seq. of 
the TUIR (Consolidated Law on Income Tax), which involves Manutencoop Società Cooperativa as 
consolidating company and the following consolidated companies: 

• Manutencoop Facility Management S.p.A. 

• Servizi Ospedalieri S.p.A. 

• Alisei S.r.l. in liquidation 

• SI.MA.GEST 2 Soc. Cons. a r.l. 

• Società Manutenzione Illuminazione S.p.A. 

• Manutenzione Installazione Ascensori S.p.A. 

• Manutencoop Private Sector Solutions S.p.A. 

• Energyproject S.p.A. 

• MACO S.p.A. 

• Telepost S.p.A. 

 

On 13 June 2012 the company Telepost S.p.A. exercised the tax consolidation option for 2012-2014. 
 
The above-mentioned Companies participate in tax consolidation together with the following 
Manutencoop Società Cooperativa Subsidiaries but which are not part of the MFM Group: 

• Manutencoop Immobiliare S.p.A. 

• Sies S.r.l. 

• Manutencoop Servizi Ambientali S.p.A. 

• Segesta Servizi per l’ambiente S.r.l. 

 

18. Subsequent events 
 
There are no significant events to report after the close of the year. 
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19. Business outlook 
 

The serious economic crisis, which has lasted longer than anyone expected, is greatly affecting any 
possibility to draft a budget for sustainable growth for the Group, making CAGR at an estimated 4%. 
This requires choices geared towards consolidation of the customer portfolio and safeguarding 
profitability, but also measures to limit comprehensive financial exposure.  
 
 
Among all the objectives, the latter appears to be the most challenging. Indeed, the Group has to deal 
with the widespread state of financial tension not only linked to the drop in customer spending, but 
also due to the increasingly frequent insolvency striking both public and private customers.  
Forecasts for the future are not encouraging, however, hope has been raised by certain institutional 
measures that would correct payment time by public administrations. 
In any case, the Group is still gearing towards restructuring its financial sources to meet its needs.  
 
Constant reorganisation and streamlining of the operational structure, together with a plan for 
restructuring and overhead reduction that was started up a few years ago, enabled the Group to 
offset lower profit margins offered by the market. 
In this frame of mind the choice was made to rationalise business activities, which led to the decision 
to dispose of company units dedicated to project and building management (Energyproject S.p.A.) in 
addition to those dedicated to more traditional activities related to construction (MACO S.p.A.).  
 
From a business standpoint, the Group is committed to safeguarding its leadership position on the 
domestic market, also with respect to private customers, in line with the actions undertaken in the 
latter part of last year. 
 
The Group will continue to investigate emerging foreign markets, which could ensure significant 
business prospects, both in terms of profitability and financial sustainability.  
 
Energy Efficiency Goal 
 
As mentioned in previous reports, for some time now the Group has considered it strategic to 
implement sophisticated management models that enable energy efficiency in the “building-plant 
system”. 
On a governmental level, the National Energy Strategy published in 2012, also following a push 
received from the related EU directive, makes energy efficiency a number one priority in future 
development, thereby marking increasing awareness on the subject, especially in times of widespread 
financial difficulty impacting public administrations. 
In any case, the governmental policies enacted so far have not been decisive enough in driving this 
line of conduct, which could combine the objective to revamp real-estate, energy savings and 
environmental protection, together with an adequate level of profitability for qualified operators on the 
market. 
The trials initiated by the Group are geared towards promoting these initiatives, thereby proving with 
facts their sustainability and also their soundness. 
 
Development of linen rental and industrial laundering and sterilisation services 
 
The negative effects of lower public spending on healthcare have had a major impact on the Company 
operating in the segment of linen rental and industrial laundering and sterilisation services. Indeed, in 
the next financial year, although significant commercial development is expected in the sterilisation 
segment, according to forecasts there will be a slight decrease in comprehensive revenues, which will 
be met with measures to rationalise and streamline production processes. 
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Development of Specialist Services 
 
The companies in the Group providing specialist services for the retail market, namely the Sicura 
Group (sale, installation and maintenance of fire prevention and safety systems) and the Mia Group 
(specialised maintenance for elevating systems), have grown progressively and stabilised their 
contribution to company results. 
 
The Sicura Group, in particular, is gearing its activity to strengthen its commercial network in order to 
extend its operations to new geographic areas that are not yet served, by means of targeted 
acquisition of small local companies and affiliation agreements with professionals in the sector in new 
geographic areas.  
 
2012 also market the end of the first part of the business development project for the MIA Group. The 
Group currently manages about 16,700 installations and about 9,000 customers. 2013 will be an 
important year for final consolidation of the operations undertaken in previous years.  
 

21. Allocation of profit for the year 
 

In concluding the report on 2012, the Directors encourage you to approve the Financial Statements 
for the year ended 31 December 2012 and allocate the year-end profit of € 26,245,608.44 as follows: 
 

� € 1,312,280.42 to the legal reserve 

� € 24,933,328.02 to the extraordinary reserve. 

 

 

 

Zola Predosa, 25 March 2013 

 

  The Chairman of the Management Board 

     Claudio Levorato 

 

COPY CONFORMING TO THE ORIGINAL ON FILE AT THE COMPANY 


