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INVESTMENT SUMMARY 
 
 Unique business model in the Italian cultural tourism market 
 
Kaleon, derived from the Greek word for “beauty”, is a company dedicated to the professional 
management and enhancement of Italy’s historical, artistic, and cultural heritage. The business 
was founded in 1983 by the Borromeo family under the name SAG (Servizi Amministrativi 
Generali), with the primary objective of overseeing the administrative, management, and 
marketing functions of Terre Borromeo, a brand that identifies the family’s exclusive and 
irreplaceable cultural and historical sites. 
 
Over more than four decades, the company has progressively evolved from a family office–
style management structure into a fully integrated operator with a distinctive expertise in 
cultural asset management, heritage conservation, and tourism development. Its activities 
have gradually expanded from core preservation to include complementary services such as 
ticketing, hospitality, food & beverage, and event management, all designed to enhance the 
visitor experience while ensuring the sustainable valorization of cultural sites. 
 
The company currently oversees 6 cultural sites located on the lake Maggiore (Italy): 
- Isola Bella: 58% of 2024 revenues or approx. € 12.2mn; 
- Isola Madre: 23% or approx. € 4.9mn; 
- Parco Pallavicino: 8% or approx. € 1.7mn; 
- Rocca di Angera: 7% or approx. € 1.4mn; 
- Parco del Mottarone: 4% or approx. € 0.8mn; 
- Castelli di Cannero: 0% as it started to contribute to Kaleon’s P&L from end of June 2025.  
 
Kaleon’s business model is based on three main pillars: 
- Asset-light strategy: Kaleon manages cultural sites without owning them, focusing on 

redevelopment, enhancement, and efficient operation; 
- Centralized management: the company leverages synergies across sites, integrating 

marketing, logistics, and service design, unlike the fragmented Italian landscape where 
most sites are run independently; 

- Customer-centric diversification: Kaleon enriches the visitor experience and extends 
average spending and stay duration by adding food & beverage, hospitality, retail point 
of sales and events to its ticketing core. 

This model is distinctive in the Italian cultural landscape. Italy’s cultural heritage is 
unparalleled - home to the largest number of UNESCO World Heritage Sites worldwide (61). 
It is often said that certain parts of Italy could thrive on tourism alone if only cultural assets 
were managed more effectively. While this may be an oversimplification for a country of 
~59mn inhabitants, we believe that the fragmented, local-first approach lacking a broader 
strategic vision remains a key limitation in Italy’s tourism and cultural sectors. By contrast, 
other countries’ ability to market their cultural assets is, in many cases, enviable. Against this 
backdrop, we see significant value in Kaleon’s coordinated, centralized management 
model. 
 
In 2024, Kaleon generated revenues of €21.7mn and an EBITDA of € 5.5mn (EBITDA 
margin 25.4%). The business mix is still largely dominated by ticketing (74% of sales) 
followed by Food & Beverage (13%), retail (4%), and other activities (including 
hospitality and events) the remaining 9%. While ticketing remains the company’s core 
revenue stream, the increasing contribution from ancillary services underscores the ongoing 
diversification of the business model, with several initiatives underway to further expand these 
complementary areas. 
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KALEON IN A NUTSHELL 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(1) Computed as (EBITDA – Maintenance capex) / EBITDA 
Source: Company presentation 

 
 
 Italian cultural tourism market: a huge potential yet to be unlocked 
 
Italy is the world’s leading cultural destination, home to 61 UNESCO World Heritage 
Sites and an unparalleled concentration of museums, archaeological parks, palaces, and 
historic villas. The country’s tourism market, valued at € 176bn in 20241, is expected to 
expand at a modest +2% CAGR through 2034. By contrast, Kaleon’s core market, cultural 
tourism, a € 6bn niche, is poised for sustained outperformance, with projected double-
digit growth (+14% CAGR 2024–20282), underpinned by: 
- Higher spending profile: cultural travelers spend on average €93/day vs €743 for general 

tourists, reflecting higher education, wealth, and lower price sensitivity given the unique, 
non-replicable nature of cultural experiences; 

- Uniqueness and scarcity: Italy’s heritage and artistic legacy cannot be replicated 
elsewhere; nearly half of foreign visitors cite culture as their primary reason for travel4; 

- Extended seasonality: unlike coastal or mountain tourism, cultural visitation is evenly 
spread across the year, supported by exhibitions, festivals, and city breaks, reducing 
revenue volatility. 

 
KALEON – INTERNATIONAL TOURISM IN ITALY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Company presentation 

  

 
1World Travel and Tourism Council: “Economic impact 2024 – Italy” (2024). 
2 Source: Management elaborations on Rome Business School Research Center “Il business del turismo in Italia” (2024). 
3 Source: Management elaborations on Rome Business School Research Center “Il business del turismo in Italia” (2024). 
4 Source: Unioncamere-Isnart, 2023. 
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We expect the market to continue to grow at attractive pace over the next few years, 
supported by: 
1. International tourism: Italy ranks #2 in Europe and #5 globally for international 

overnight stays5, with spending reaching €56.7bn in 2023 (+10% YoY, +14% vs 2019). 
Asian and Gulf markets are the fastest-growing in-bound segments; 

2. VIP and media exposure: the global appeal of Italian landmarks continues to rise, 
amplified by celebrity endorsements, social media, and the use of iconic sites for 
weddings, fashion events, and film production (e.g., Lake Como’s transformation into a 
luxury destination following George Clooney’s residency); 

3. Heritage enhancement and digitalization: both private and public investments are 
strengthening Italy’s cultural infrastructure. Private spending on historic estates rose from 
€ 1.5bn (2017) to € 1.9bn (2023)6, while the National Recovery and Resilience Plan (PNRR) 
allocates € 3.8bn7 for restoration, modernization, and digital visitor experiences; 

4. Expansion of the global middle class: the “travelling class” is expected to rise from 21% 
of the global population in 2024 to 33% by 20508, with China and India alone adding over 
53mn potential travelers; 

5. Generational shift toward experiences: younger cohorts, particularly Gen Z, prioritize 
travel and cultural immersion over goods consumption9, reinforcing long-term demand 
for authentic and shareable experiences. 

In our view, these factors make cultural tourism one of the most dynamic and defensible 
pockets of growth within Italy’s broader tourism landscape, combining premium pricing, 
low cyclicality, and sustained international demand. Kaleon is strategically positioned to 
benefit from these trends through its focus on heritage enhancement and experiential 
offerings. 
 

KALEON – DISTINCTIVE FEATURES OF THE ITALIAN TOURISM SEGMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Company presentation 

 
  

 
5 Source: Istat and Eurostat. 
6 Source: “Osservatorio patrimonio culturale privato: V rapporto”, Fondazione per la Ricerca Economica e Sociale ETS, 2024. 
7 Source: Italian Ministry of Culture. 
8 Source: “WTM Global Travel Report 2024”, Tourism Economics, November 2024. 
9 Source: “The way we travel now”, Mckinsey, May 29, 2024. 
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 Untapped potential in Kaleon’s cultural sites: we see multiple levers for organic growth 
 
We see compelling opportunities for Kaleon to drive organic growth, building on a solid 
base of six cultural sites under management, all of which still offer significant untapped potential. 
 
Over the past decade, Kaleon has substantially expanded its activities not only by taking 
on new cultural sites but also by enriching the range of services offered to visitors. The 
table below outlines the company’s key milestones. 
 

KALEON – TRACK-RECORD IN EXPANDING ACTIVITIES  
 

 
 
Source: Company presentation 

 
Looking ahead, we see multiple levers to sustain growth. 
 
First, Kaleon is well positioned to capture the ongoing expansion of cultural tourism, a 
segment expected to grow at double-digit rates in the coming years. The company’s 
marketing strategy targets both international and domestic audiences: on the international 
side, Kaleon is strengthening partnerships with leading European and U.S. tour operators and 
increasing visibility through influencer collaborations; on the domestic side, it aims to boost 
repeat visits through temporary exhibitions, special events, and exclusive openings. We note 
that international tourists account for approximately 70% of total visitors and typically have 
higher average daily spending, providing a favorable mix for revenue growth. 
Second, the company is advancing an ambitious service expansion plan, with new F&B 
locations on Isola Bella (2026), extended hospitality capacity on Isola Bella and in Stresa (2027), 
and the reopening of Villa Pallavicino as a new premium destination combining fine dining 
and boutique accommodation. Complementary initiatives (including the creation of a travel 
agency in Stresa and partnerships with maritime transport providers) are designed to 
enhance the overall visitor experience and logistical quality. 
 
Kaleon also benefits from cross-selling and bundling opportunities thanks to the close 
proximity of its venues. Multi-site passes, such as the Isola Bella–Isola Madre ticket (currently 
the group’s second-best seller), demonstrate strong customer appeal. The expansion of 
hospitality services will further increase the likelihood of multi-site visits and longer stays, 
reinforcing Kaleon’s integrated destination model. 
 
Finally, the company’s move toward dynamic pricing represents a key margin driver. After 
years of fixed-price structure, Kaleon introduced differentiated ticket options in 2025 and 
plans to fully implement demand-based pricing from 2027 onward. The company’s strong 
pricing track record (+7% ticket-price CAGR between 2019 and 2024) highlights both its 
pricing power and the perceived value of its offering. 
 
Overall, we see Kaleon as structurally well positioned to unlock the latent potential of its 
cultural asset portfolio, combining favorable market tailwinds, scalable operations, and 
multiple internal levers (from service upgrades and dynamic pricing to synergies across sites) 
to sustain a c7% organic growth and long-term value creation.  
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 2025-2028E estimates: HSD top-line with EBITDA margin reaching 30.5% 
 
We expect Kaleon over 2024A–28E to deliver: 
- Revenues CAGR +7.1% to € 28.5mn in 2028E; 
- EBITDA CAGR +12.2% to € 8.7mn in 2028E; 
- Net income CAGR +19.2% to € 3.1mn in 2028E; 
- Growing FCF (€ ~1.5mn per year, or € ~3.1mn excluding expansion capex); 
- Net cash at € +10.1mn in 2028E (from net debt of € +12.7mn in 2024A). 
 

KALEON – 2025-28E ESTIMATES (€ mn) 
             

 2023A % 2024A % 2025E %  2026E %  2027E %  2028E %  
Revenues 21.5 100.0% 21.7 100.0% 23.0 100.0% 24.7 100.0% 26.8 100.0% 28.5 100.0% 
% Change 23.0%  0.7%  5.9%   7.3%   8.8%   6.2%   
Other 0.2  0.1  0.1   0.1   0.1   0.1   
Value of Production 21.7   21.8   23.1   24.8   26.9   28.6   
% change 14.7%  0.3%  5.9%   7.3%   8.8%   6.1%   
Raw materials -1.4 6.4% -1.4 6.6% -1.5 6.7% -1.6 6.5% -1.8 6.8% -2.0 7.1% 
Services -4.4 20.4% -4.9 22.7% -5.1 22.3% -5.3 21.4% -5.5 20.5% -5.7 19.9% 
Personnel -7.4 34.5% -7.7 35.5% -8.1 35.3% -8.6 34.8% -9.1 33.8% -9.5 33.4% 
Use of third party assets -1.4 6.4% -1.7 7.8% -1.8 7.8% -1.9 7.9% -2.1 7.7% -2.3 8.1% 
Other costs -0.4 1.9% -0.5 2.4% -0.6 2.6% -0.5 2.2% -0.6 2.2% -0.6 2.2% 
EBITDA 6.7 31.3% 5.5 25.4% 6.1 26.7% 7.1 28.7% 8.2 30.4% 8.7 30.6% 
% Change 23%  -18%  11%   15%   15%   7%   
D&A -2.3  -2.4  -2.7   -3.2   -3.8   -3.9   
Provision 0.0  0.0  0.0   0.0   0.0   0.0   
EBIT 4.4 20.7% 3.1 14.3% 3.4 14.9% 3.9 15.6% 4.3 16.2% 4.8 16.9% 
% change 36.3%  -30.4%  10.4%   12.6%   12.7%   11.0%   
Financial revenues (charges) -0.2  -0.2  -0.3   -0.2   -0.1   0.0   
Extraordinary Items 0  0  0.5   0   0   0   
PBT 4.2   2.7   3.6   3.7   4.2   4.8   
Change% 32.4%  -35.6%  32.9%   1.9%   13.6%   13.7%   
Taxes -1.3  -1.2  -1.1   -1.3   -1.5   -1.7   
Minorities 0.0  0.0  0.0   0.0   0.0   0.0   
Net profit 2.9   1.5   2.5  2.4   2.7   3.1   
Change% 16.3%  -47.0%  64.8%   -5.1%   13.6%   13.7%   
Net Profit Adj. 2.9   1.5   2.0   2.4   2.7   3.1   
Change%   -47.0%  32.2%   18.2%   13.6%   13.7%   

                     

Tax rate (actual) 31.6%  43.7%  35%   35%   35%   35%   
                     

NFP -13.9   -12.7   3.2   2.6   5.9   10.1   
                     

FCF  2.0   1.2   -0.3   -0.6   3.3   4.2   
Source: Company data on 2023-24 and Equita SIM estimates on 2025E-28E 

 
We forecast Kaleon’s revenues to grow at a +7.1% CAGR over 2024–28E, supported by a 
combination of organic initiatives and the ramp-up of new services. The strongest 
contribution is expected from hospitality, projected to expand rapidly from € 0.1mn in 2024A 
to € 1.3mn in 2028E, followed by Food & Beverage, growing at +15% CAGR (from € 2.9mn 
in 2024A to € 5.0mn in 2028E). These segments will benefit from the progressive opening of 
new assets: 
- Hospitality: two renovated buildings in Stresa (short-term rentals) and the reopening of 

Villa Pallavicino rooms in 2027, together expected to add € ~1.1mn in revenues at full-
speed in 2028; 

- F&B: two new food locations on Isola Bella, expected to contribute € ~1.0mn of revenues 
at full run-rate in 2027. 

Ticketing will remain the group’s core business, with an expected CAGR of 5.5%, driven by 
~1% volume growth, ~3.5% price effect (supported by the implementation of the dynamic 
pricing and bundled ticketing strategies) and the contribution from Castelli di Cannero (we 
estimate approx. € 0.8mn in 2028E accounting for 1% of the CAGR). As regards pricing, we 
see room to increase ticketing prices mainly at Isola Bella while in other locations we expect 
limited price increases). We remind that between 2019–24, average ticket prices grew at a 
~7% CAGR. 
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On this revenue trajectory, we forecast adj. EBITDA to grow at a 12% CAGR, supported by 
operating leverage with margins expected to reach around 30.5% by 2028E, up roughly 
500bps vs 2024, a level already achieved in 2023. 
 
In parallel, FCF generation is expected to strengthen from 2027 onward. 2025 and 2026 will 
still be impacted by higher capex linked to expansion projects (new F&B outlets, hospitality 
facilities, and boats for Cannero), while from 2027 capex should normalize to around 10% of 
revenues, supporting an annual FCF of € 3/4mn. Overall, we expect Kaleon to close 2028E 
with a NFP of € +10.1mn, including net IPO proceeds for ca. € 14mn. 
 
 
 IPO proceeds to accelerate Kaleon’s portfolio expansion strategy exploiting Italian 

historical fragmentation in the heritage management  
 
Prior to the IPO, Kaleon’s entire share capital was indirectly 100% owned by Vitaliano 
Borromeo through L6A4 Srl. Mr. Borromeo is also the ultimate owner of the cultural sites 
currently managed by Kaleon. 
 
On December 1st, Kaleon’s shares began trading on Euronext Growth Milan and Euronext 
Growth Paris. The IPO comprised a primary offering of 4.125mn shares (€16.5mn) and a 
secondary offering of 0.375mn shares (€1.5mn, greenshoe), for a total of 4.5mn shares 
(€18.0mn) at an IPO price of €4.00ps. Following the IPO and the exercise of the greenshoe, 
L6A4 Srl retained a 68.1% stake, while the free float stands at 31.9%. 
 
Notably, since the IPO, L6A4 has purchased 190k Kaleon shares on the market, increasing 
its stake to 69.5%. 
 
The IPO was aimed to: 
- Raise financial resources to accelerate Kaleon’s portfolio expansion strategy, 

enabling investments in marketing and start-up activities to relaunch cultural sites and 
reopen them to the public (if not yet opened); 

- Increase visibility of Kaleon’s model among private owners of historical estates, 
triggering a virtuous circle of inbound opportunities, as families and institutions 
spontaneously present dossiers of cultural properties for Kaleon’s consideration. 

 
In our view, the Italian cultural tourism market has always suffered from its 
fragmentation driven by: 1) ownership structure (a large share of cultural heritage assets 
in Italy is owned by local public entities -municipalities, dioceses, superintendencies - or 
private families many of whom face financial resource constraints); 2) Regulatory and 
bureaucratic hurdles; 3) Limited industrial approach (heritage management in Italy is still 
perceived predominantly as a duty of preservation rather than as a sector where 
professionalization and business logic can coexist with conservation); 4) Lack of national 
coordination (Italy does not have a strong central institution capable of aggregating and 
managing large numbers of sites under a unified valorization strategy).  
 
This fragmentation translates into significant inefficiencies: limited cross-site synergies, 
underexploited commercial potential, and a structural funding gap. While cultural heritage 
represents a cornerstone of Italy’s global brand and tourism appeal, its management often 
remains sub-scale, with operators unable to fully leverage economies of scale in marketing, 
visitor services, and ancillary revenue generation. 
 
According to the 2024 Private Cultural Heritage Observatory Report by the Fondazione per la 
Ricerca Economica e Sociale, Italy’s private historical residences remain significantly 
underutilized. Indeed, of ~44k historical residences, around 20k are partially or fully idle, 
with financial constraints cited as the key obstacle preventing owners from undertaking the 
maintenance or restoration required to open properties to the public.   
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KALEON – ITALIAN CULTURAL HERITAGE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Company presentation 

 
In this context, we believe Kaleon’s model has strong potential for success in Italy, as it 
addresses several of the key challenges: 
1. Coordinated management: Kaleon provides professional management and financial 

resources, ensuring synergies across sites and enhancing commercial development. 
2. Respect for ownership: unlike institutions such as FAI, which requires property transfers, 

Kaleon allows families to retain ownership of their cultural assets while entrusting 
professional management. This is a critical factor in Italy, where cultural and emotional 
attachment to family-owned assets is particularly strong; 

3. Financial relief and investment capabilities: Kaleon assumes responsibility for the start-
up investments required to revitalize and relaunch a cultural site, reducing the financial 
burden for owners; 

4. Know-how in restoring historical properties: Kaleon has a deep expertise in heritage 
conservation with a modern approach. The company also benefits from extensive 
knowledge of Italian regulatory frameworks and maintains an ongoing dialogue with key 
cultural authorities. 

Management has already identified a pipeline of potential targets beyond Lake 
Maggiore, which include: 
 

KALEON – ONGOING DISCUSSION WITH THIRD-PARTIES OWNERS 
     

Venue Location Size Potential activities  Deal status  
Garden Veneto 100k visitors  Ticketing, F&B and events LOI 
Castle, Garden Lazio 10k visitors (weekends only) Ticketing, F&B, events and exhibitions Dialogue ongoing 
Castle Veneto n.a. Ticketing and events Dialogue ongoing 
Medieval village Emilia-Romagna 15 hectares Ticketing, events and hsopitality Dialogue ongoing 
Garden Veneto >160k sqm Ticketing, events and hsopitality Preliminary analysis  

Source: Company presntation 

 
In our view, the IPO could play a catalytic role by providing: 
- fresh capital to support start-up investments,  
- stronger visibility in the eyes of asset owners and institutional partners, 
- enhanced credibility in a sector where professional reputation and trust are crucial. 
Over time, we believe Kaleon can position itself as the de facto consolidator of a highly 
fragmented market, with the IPO functioning as both a financing and reputational 
accelerator. 
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 We initiate the coverage with BUY rating and a target price of € 5.0ps  
 
We start our valuation discussion of Kaleon with a few preliminary considerations: 
- Given Kaleon’s organic investment program and the expected contribution from the 

Castelli di Cannero starting in 2026 (while related capex and start-up costs will be 
expensed in 2024–25), we believe it is fair to base any meaningful valuation 
assessment on the company’s 2026–27 numbers; 

- We see EV-based multiples (in particular EV/EBITDA) as the most relevant valuation 
metrics for Kaleon. Nonetheless, we also highlight Kaleon’s strong EPS growth 
trajectory, with 2024A–2028E CAGR of c.19%, which is relevant when considering P/E-
based approaches; 

- Kaleon reports under Italian GAAP. Since the vast majority of assets are leased, IFRS 16 
adoption would have a significant impact on both EBITDA and Net Debt. For this reason, 
when comparing Kaleon to other listed companies, we deem it necessary to use ex-IFRS 
16 figures to ensure consistency; 

- Our numbers capture the opportunities from organic growth. We note, however, that 
further upside could come from the deployment of IPO proceeds – which seems 
visible and key part of the Kaleon’s equity story. 

 
We value Kaleon using a DCF model given company’s: 
- unique profile making it difficult to identify direct valuation comparables, as no listed 

peers share a similar cultural asset management model; 
- Good visibility on topline, underpinned by the structural growth of cultural tourism and 

self-help initiatives on ancillary services; 
- High and expanding margins, supported by operating leverage and mix improvement; 
- Appealing cash flow profile, with post-tax FCF to EBITDA conversion of around 55% on 

average. 
 
Our DCF model is based on the following assumptions: 
- Explicit estimates until 2028, assuming revenues CAGR 2024-2028E of 7.1% and EBITDA 

margin to improve to 30.6% in 2028E from 25.4% in 2024; 
- Long-term growth (g) of 2.0%; 
- Risk-free rate of 3.5% (10 years Italian Government bond); 
- A beta unlevered of 1.15x; 
- A cost of equity of 10.0% and a net cost of debt of 3.0%; 
- WACC of 8.6% based on D/E ratio of 25%. 
 

KALEON VALUATION 
           

Assumptions     DCF 2024 2025E 2026E 2027E 2028E 2029E Beyond 
g 2.0%  Sales 22 23 25 27 28 30 30 
WACC 8.6%  Change %  5.9% 7.7% 8.5% 6.2% 4.1% 2.0% 

   EBITDA adj. 5.5 6.1 7.2 8.2 8.7 9.1 9.3 

   Change % 17% 11% 16% 14% 7% 4% 2% 

   Margin 25.4% 26.7% 28.9% 30.4% 30.6% 30.6% 30.6% 

   D&A -2.4 -2.7 -3.3 -3.9 -4.0 -3.0 -2.0 
   EBIT adj. 3.1 3.4 3.9 4.3 4.8 6.1 7.3 
Valuation    Change % 11% 11% 14% 10% 11% 28% 19% 
NPV of Free Cash Flows (2026-2029) (€ mn) 10  Margin 14.3% 14.9% 15.7% 16.0% 16.8% 20.6% 24.1% 
NPV of Terminal Value (€ mn) 58  Taxes -1.2 0.0 -1.4 -1.5 -1.7 -2.1 -2.6 
Estimated Enterprise Value (€ mn) 68  EBIT after Tax 1.9 3.4 2.5 2.8 3.1 4.0 4.7 
2025 NFP (€ mn) 4  Change %  80% 14% 10% 11% 28% 19% 
Adjustments to NFP (€ mn) -1          
KLN Equity Value (€ mn) 70  Capex   -6.0 -2.5 -2.6 -2.2 -2.0 
Others (€ mn) 0  (increase) decrease in NWC   -0.2 -1.0 -0.3 0.3 0.0 
Total Equity (€ mn) 70  Free Cash Flow before minorities   -0.4 3.1 4.2 5.0 4.8 

   FCF Minorities   0.0 0.0 0.0 0.0 0.0 
# of shares (mn) 14  Free Cash Flow after minorities   -0.4 3.1 4.2 5.0 4.8 

           
   Discount Factor   0.98 1.07 1.16 1.26 1.26 
Target Price (€ ps) 5.0  PV of FCF   -0.4 2.9 3.6 4.0 3.8 

Source: Company data and Equita SIM estimates 
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We derive a target price of € 5.0ps, at which Kaleon would trade at 7.8x-6.8x EV/EBITDA 
2027-28E and 24x-19.5x PE adj. ex-cash 2027-28. We believe the valuation could benefit 
further from Kaleon’s re-leverage potential (we prudently assume a D/E ratio of 17.6% in 
our WACC calculation). Indeed, our valuation is based solely on organic performance and 
does not include additional upside from the deployment of IPO proceeds. Kaleon currently 
boasts a strong financial structure (net cash 2025E = € +3.2mn), providing full financial 
flexibility to evolve into a national platform and reference consolidator in Italy’s cultural 
tourism sector. In this context, assuming a 2.0x ND/EBITDA target, we estimate a potential 
M&A firepower of ~€ 18mn, which could accelerate Kaleon’s growth and market 
leadership. 
 
 
 Swot analysis 
 

STRENGHTS WEAKNESSES 
- Unique portfolio of trophy assets (Isola Bella, Isola 

Madre, Rocca di Angera, etc.) with strong 
international visibility. 

- Over 40 years of expertise in heritage conservation 
combined with professionalized site management. 

- Asset-light business model enabling scalability 
without heavy capital intensity. 

- Integrated approach (restoration, marketing, 
hospitality, events, F&B) enhancing both cultural 
and commercial value. 

- Proven ability to integrate ancillary services (F&B, 
retail, events, hospitality) to enhance monetization 
and visitor satisfaction. 

- Professionalized governance and management 
team with experience in tourism, event 
management, and heritage operations. 

- Strong brand recognition through “Terre 
Borromeo” and association with high-profile 
events (e.g., fashion shows, weddings, exhibitions). 

- High profitability (EBITDA margin >25%) and cash 
conversion (c55% in 2024). 

- Geographic concentration on Lake Maggiore 
(exposure to regional demand fluctuations, 
seasonality, and accessibility constraints) with high 
dependence on regional infrastructure. 

- Still relatively small scale compared with 
international peers in cultural asset management. 

- Limited track record outside Borromeo family 
properties (third-party expansion still in early 
phase). 

- Limited track record outside the Lake Maggiore 
region. 

- Heavy dependence on international tourism flows 
(exposure to macro/geopolitical shocks). 

- High weather sensitivity as most sites are open-air, 
making attendance and on-site spending highly 
dependent on weather conditions (rain or cold 
spells can significantly affect daily ticketing and 
F&B revenues); 

- High maintenance capex (c9% of revenues). 

  
OPPORTUNITIES THREATS 

- Expansion into third-party cultural sites leveraging 
Kaleon’s proven business model. 

- Strong growth in cultural tourism segment in Italy 
(+14% CAGR 2024–2028). 

- Increasing demand for premium experiences 
(luxury hospitality, events, curated tours). 

- Partnerships with fashion, media, and 
entertainment industries to boost visibility and 
monetization. 

- Development of year-round tourism via events, 
exhibitions, and diversified activities (beyond 
summer seasonality). 

- Digitalization of visitor experience (dynamic 
pricing, data-driven marketing, interactive guides). 

- Competition from other asset-light operators (e.g., 
CoopCulture, Opera Laboratori) and large cultural 
foundations (FAI, Zetema). 

-  Regulatory and bureaucratic hurdles in Italy 
slowing down heritage restoration and concession 
agreements. 

- Rising operating costs (labor, energy, restoration) 
impacting margins; 

- Relevant extraordinary capex to 
conserve/preserve assets  

- Potential reputational risk in balancing heritage 
conservation with commercial exploitation. 

- Climate-related risks (extreme weather events 
affecting accessibility and preservation of open-air 
sites). 
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COMPANY OVERVIEW 
 
Kaleon, derived from the Greek word for “beauty”, is a company dedicated to the professional 
management and enhancement of Italy’s historical, artistic, and cultural heritage. The business 
was founded in 1983 by the Borromeo family under the name SAG (Servizi Amministrativi 
Generali), with the primary objective of overseeing the administrative, management, and 
marketing functions of Terre Borromeo, a brand that identifies the family’s exclusive and 
irreplaceable cultural and historical sites. 
 
Over more than four decades, the company has progressively evolved from a family office–
style management structure into a fully integrated operator with a distinctive expertise in 
cultural asset management, heritage conservation, and tourism development. Its activities 
have gradually expanded from core preservation to include complementary services such as 
ticketing, hospitality, food & beverage, and event management, all designed to enhance the 
visitor experience while ensuring the sustainable valorization of cultural sites. 
 
In early 2025, the company adopted the new name Kaleon, a deliberate choice intended to 
reflect its mission and values. The rebranding underlines both the company’s long-standing 
respect for the cultural and historical treasures it safeguards and its ambition to position itself 
as a national player in the professional management of Italy’s cultural heritage. 
 
The company currently oversees 6 cultural sites located on the Maggiore lake (Italy): 
- Isola Bella; 
- Isola Madre; 
- Rocca di Angera, 
- Parco and Villa Pallavicino; 
- Parco del Mottarone; 
- Castelli di Cannero. 
 
Building on the expertise gained in managing Borromeo’s assets, Kaleon now aims to extend 
its leadership to the renovation and management of third-party cultural and historical 
sites. Its business model is based on three main pillars: 
- Asset-light strategy: Kaleon does not own the cultural sites but focuses on their 

redevelopment and management; 
- Centralized approach: The company leverages synergies across sites, in contrast with the 

fragmented, asset-by-asset management model still prevalent in Italy; 
- Customer centricity: By complementing cultural offerings with services such as dining, 

accommodation, and retail, Kaleon enhances both the visitor experience and the value of 
its sites; 

This model is distinctive in the Italian cultural landscape. Italy’s cultural heritage is 
unparalleled - home to the largest number of UNESCO World Heritage Sites worldwide (61). It 
is often said that certain parts of Italy could thrive on tourism alone if only cultural assets were 
managed more effectively. While this may be an oversimplification for a country of ~59mn 
inhabitants, we believe that the fragmented, local-first approach lacking a broader strategic 
vision remains a key limitation in Italy’s tourism and cultural sectors. By contrast, other countries’ 
ability to market their cultural assets is, in many cases, enviable. Against this backdrop, we see 
significant value in Kaleon’s coordinated, centralized management model. 
 
Over the past decade Kaleon’s growth trajectory has significantly accelerated, supported by 
the appointment of a new management team (new COO and HR manager in 2019 and new 
head of retail and new event manager in 2025) and a reorganization of the corporate 
structure. This evolution has been driven both by the expansion of services within existing 
sites and by the enlargement of the portfolio beyond Borromeo-owned properties (Parco 
and Villa Pallavicino were not originally part of the Borromeo family estate but came under 
Kaleon’s management first, and subsequently acquired by the Borromeo Family). 
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KALEON - HISTORY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Company presentation 

 
In 2024, Kaleon generated revenues of € 21.7mn, with the business mix still largely 
dominated by ticketing (74% of sales). Food & Beverage accounted for 13%, retail 4%, 
and other activities (including hospitality and events) the remaining 9%. While ticketing 
remains the company’s core revenue stream, the increasing contribution from ancillary 
services underscores the ongoing diversification of the business model, with several initiatives 
underway to further expand these complementary areas. 
 
Over the 2015–2024 period, Kaleon delivered a +10% revenue CAGR, reflecting both 
sustained visitor growth and the successful diversification of its service offering. Beyond 
supporting revenue diversification, the expansion into services such as F&B, retail, and 
hospitality has also enhanced the overall visitor experience, strengthening Kaleon’s 
positioning as a premium cultural destination operator. 
 
 
 Shareholder base and IPO structure 
 
Prior to the IPO, Kaleon’s entire share capital was indirectly 100% owned by Vitaliano 
Borromeo through L6A4 Srl. Mr. Borromeo is also the ultimate owner of the cultural sites 
currently managed by Kaleon. 
 

KALEON – CORPORATE GOVERNANCE * 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(1) Date of incorporation: 25/10/2024; (2) Travel agency, date of incorporation 25/10/2024 
* Kaleon is now an “S.p.A”  
Source: Company presentation 


