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ABSTRACT: In the first decade of the 21st century Croatiaeentinternational real estate market
principally through offering its coastal territoty the tourism sector which, more than any othdustry,
proportionally with its success, destroys its basibstance. The paper addresses present condiiths
trends in the Croatian coastal development, whickt the moment witnessing accelerated growth ofigo
direct investment (FDI) in tourism sector, respottsét by Pilot projects best practices examplegyied
out under the umbrella of the Croatian Archipeldgw Lighthouses (CANL) project, compared to reality
scenarios of Pilot project’s locations, and coaslely delineate set of guiding principles and teigées for
the New! Coastal Ecologies as sights of convensatiebate and more effective moving around of beald
visitors to coastal landscapes.
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1 ON THE NOTION OF TOURISM

1.1 Why tourism?

Tourism has become one of the major internatioralet categories. Worldwide, tourism is one of the
fastest growing economies; it has realized an geeyaarly growth of 8 % in the period 1950-2000rfézi,
WTO 2004], and despite the crisis, previous oneb s1$ 9/11 and SARS as well as current global enano
downturn, tourism shows a reduced but sustainedtgr@Figure 1]. It produces directly 5% of European
GDP and indirectly 10% of European GDP [Mintel 2D06
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Figure 1 Tourism: Actual growth (1950-2004) and foecast

. http://www.world-tourism.org/facts/menu.html

Whilst the uncertain economic situation influenttes spending affordable for travel, the desiredwdl
remains unchanged. To be a tourist is one of ttagackeristics of the ‘modern’ experience, travethe
marker of status. A tourist travels for pleasurenecessity to change his daily routine, with emjzeas
intention to get some new experience. As John drgues* tourism results from a basic binary division
between the ordinary/everyday and extraordinaidj’

First massive movement of organized groups of medgdilitated by the revolution of easy accessible
railway network in nineteenth century, have beathfr democratized in twentieth century with the aad
the airplane. Nowadays, in the age of great mghélitd commercial flights the world becomes smaliad
the farthest so far hidden places of undevelopeddwbecome easily accessible. Despite the defitgabf
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tourism to be taken as a main strategy for econaiei@lopment in so-called developing societiegotéf of
tourism are highly complex and contradictory, defieg on the range of considerations. As much as it
creates much needed employment, the economic befrefin tourism are often less then anticipateduehm
tourist investment in the developing world has aatfbeing undertaken by large scale companies hased
north America or western Europe, and the bulk @hstourist expenditure is retained by the transmatli
companies involved. At thé2Rotterdam Architecture Biennale in Rotterdam Ssp@aca group presented
its research into the relation of cruisers andltwal economy of the West Indies, showing thatdach
dollar spent by tourists, only 14 cents remaine@anibbean.

Next doubt about the benefits of tourism is relatethe questiofor whomis that development? Many
of the facilities that result from tourism (airpgrgolf courses, marinas, luxury hotels) will bditiie benefit
to the mass of the local population. There is gngnawareness of the way tourism is affecting thesjalal
environment and local culture. Concentration of/ieeis specifically organised for the provision tégsure
serves the needs of the tourist mass which see&sitepe from established routines and behavioodsdsc
that rule their daily lives, is shedding part ofd#is identity and behaviour. Coastal landscapeaase and
more privatized themetized and “sliced” into theeerminment zones barely living the space for non
commercial activities - causing fragmentation, eggtion, and social exclusion.

However, it is to be asked wheatear the developmgntries have much alternative to tourism as a
development strategy, as it is case in Croatia lwBimatia enters international real estate markatipally
through offering its coastal territory to the t@mi sector? By an additional pressure of the neadilcapital
and real-estate market, the life costs are séteateivel that is unreachable for the locals. Moegply the
realization of large scale investments in tourishe, sector of small privet apartments is vanishihghe
building prohibitions are added to the expulsion d#cision-making, inability of additional income,
overcharges of real estate and national actioribegfl building demolition, the new colonizatioifi vast
coastal zones is ready to start, and the locabiténats could start emigrating.

1.1Coast+mass tourism

Throughout the centuries the relationship of madhkivith its coastal landscapes was based on the
apprehension of the sea which was perceived asrla uddathomable force hosting the sea monsters,
voracious whales and catastrophic floods, inspitgror rather then attraction[2] Gradually, attiéu
towards the sea and a coast changed into the pogala of the shore resulting in a concept of beash
known today and rise of the coastal resort as pdécecreation and rest.

One of the first places which offered the enjoymehtthe seaside was English fishing village of
Brighton. In the mid-nineteenth century Brightorveleped from medical spa into recreational zonayiti-
in escape from patterns and rhythms of everyday lifecoming the pattern for a development of nuogero
resorts where the beach became constructed a% dosifpleasure, social mixing and status reversals.
Organization of the coastal recreation in the faifngigantic seaside resort near Prora in Germaugiuthe
fascist regime in 1930s served as an example fermedels of coastal recreation that were realizét w
varying levels of success in post-war Europe; abreken wall of apartments blocks , designed to host
20.000 holidaymakers extended for some kilometi@sgathe coast. However, emergence, development and
finally the “costs” of mass coast tourism at thedierranean is the best illustrated trough the gtaris the
Spanish coast [3] which started to expand in the ¥s and finally consolidated in 1970s and 1980s,
whereas the transformation of the coasts from aldi&scoastline dotted here and there with fisiigges
nestling in sheltered harbours into a symbol ofsrtasirism came about without any government plapnin
or interference. Speculators and private initativad a free rain. The natural resources whicte hav
guaranteed the success of the leisure landscathe ipast are now undergoing privatisation to intehg
used “entertainment zones”. Driven by the goalshafrt term profit, market is urbanising coastabkrape
by the means of gated fragments inhabited forithitedd periods.

Unlike its western counterparts Spain, Italy or éewhereas expansion of mass tourism start tandxpa
in 1950s and gradually colonized and exploitedrikidre after kilometre of the coastline, developiegsely
built urban strips, for more then 40 years, dutiing socialism, Croatia was avoiding dramatic emage
and development of mass coastal tourism. Howdlverjuestion is does Croatia still have a chanesoid
unwanted negative experiences or reality is alrdalling its courses? Even though transformatiothef
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territories colonized by tourism activities are gwmots of specific local conditions, and it is natsgible to
understand them with a single concept, one canssagar phenomena in the coastal transformation
processes. To understand a specific situatiois, ecessary to understand the underlying procdbses
define a space.

Airport
Ho-Yeol, 2005

Image 001  Airport Ho — Yeol, 2005

2 CROATIAN TOURISM: BACKGROUND AND DEVELOPMENT

2.1 Socialist Legacy

The comparison of Croatia with western Europearsted&ountries could result with a conclusion that
Croatia has a chance to steer its coastal develupareiding some of the of the mistakes that amwvshas
inevitable consequence of progress that comes apthlication of market orientated principles, what
Stefano Boeri recognizes as a “fertile delaj@]Similar views are expressed in the concept dadulae
erasure” by Boris Groys [5]who explains communigiezience as the Utopianow we have a knowledge of
how to get into and then come out from Utopia thlabuld actually be understood as completing the
communist experience. We have to ask how we casergee a memory and re-use the knowledge
accumulated at that time, related primarily to gd& possibility to “create public and aestheticasps out
of objects circulating in our civilisation and medi

Coinciding with the appearance of first sea sid®ns in  England, Austro-Hungarian monarchy builds
first luxuries hotels in northern Adriatic for highass travellers of the late" 8entury that were discovering
the peaceful, unknown region of Croatia. Most famaeimd often mentioned was the occasion in which
Edward VIII and Wallis Simpson went skinny dippio§f the coast of Rab Island in 1936. However, the
actual extensive development appeared in the tom the 1960s to 1970s, a period that was markeitidoy
construction of large structuralist hotel complexes
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Centrally planned economy regulated the coastalsleape designating the coastal strips into indstri
and recreational zones, forming large tourist aruthitectural ensembles in the vicinity of big citi€lhe
concepts of these buildings principally remain oe tevel of fragmentation and recomposition of déarg
construction masses, but the stringing togetherresidential micro cells created complexes whose
configuration follows the topography, adapting e tground and turning it into unique terrace-likega
forms. Brutalist architectural expression and tlales of these hotel buildings created an authentic
iconography of the collectivistic tourism arcadigeinded for the working class and lower middle slak
Western Europe. In the most fruitful era of Yugeia coastal tourism, in 70s and 80s hotel compexe
would accommodate numerous mostly German toutstisftock to the beaches for their single holidafs
the year. Workers and their families from all Yugesan republics had an opportunity to have a taglidy
the sea using state controlled and financed reoreegsorts. At the same time, local populatiomfrooastal
cities and villages would profit hosting the guestsa “room and board” scheme.

Such a development of tourism infrastructure angstraction resulted in controlled density and |aoat
at the coast, supervising and preventing metasaéikes expansion ,almost accidentally preserving th
coastal territory as a valuable natural resourceHe decades to come when the resources once kaswn
common would become unreachable and serve to singriate-profit.

Image 002 Image 003
Village of Mimice in 1960s Village of Mimice ih990s

2.2 Unrevealed Reality

The relatively non-exciding exploitation of the @tian coast during the socialist era resulted in
preservation the landscape: for the time beingradd®0% of the coast remains non-built. Howevereméec
figures reveal new trends in the occupation of ¢bastal territory: until 1960s about 120 to 150 &Mm
6000km long coast was urbanised; as a consequémgere intensive building year 2000 marks 837 km of
occupied territory and a forecasts , accordingxistiag development plans envisage further expansio
cities and villages to additional 716km, in totVing 30% of the un-built territory [6].

“Virginal” costal landscape becomes a main “tradéug” when the country enters turbulent decade of
the 90s. Government as well as the new forces iagtéhe Croatian economic and social realm when
country entered a transition from the socialiste-party, state-controlled market system, into atabst,
parliamentary democracy, free-market system, raezegthe economic potentials of the coastal strip.
Although the Adriatic and the coastal policy moug® the centre of the Croatian government’s peficias
“ the starting point in the consideration of deveioent, the economy, culture, tourism and other sireas
stated in “The Program of the Government of theuRp of Croatia for the 2003-2007 Mandate”, thiexe
an absolute lack of long-term development stragetiiat would gear the counter in the time of thstaivle
conditions of new market economy. Coastal spacehvbame under the marked strain of building, shows
the clearest manifestation of all the problemspaEfce management. There are numerous of questidies to
answered without reliance on previous experiengashich the country can look: How to protect thesto
while at the same time direct, curb, and occasipnaldefine it so as not to lose the financial bise
accompanying large projects which are being spubsetbreign capital? How to prevent the islandsrfro
becoming tourist theme parks and retain the comgiesrsity of their functioning and way of life? Wao
accept offered investment plans in a way that theskkbpment coming together with investment brirgan

184



end dull season which lasts for 10 months, incegselity of an urban life in coastal communitigghaut
devastating cultural landscape values and tradiioth at the same time evenly distributes incomes fr
tourism?

In addressing these issues there is a significack bf sound concepts for spatial planning and
management. The key aspects of such unstable mnwldare manifested in the absence of a long-teten r
by the state and by towns within a wider geo-paditienvironment; the absence of long-term developme
strategies for individual sectors of the economyhvan essential influence on urban changes (ingustr
tourism, transport, agriculture, etc.); the poatbfined public sector role in the policy of urbavdlopment
(public standards and public services); the uribéiig of the legal system and political responkiipj lack
of knowledge with regard to the way the instrumeaftplanning function in conditions of market ecang
combined with weak political will, in inferior traing in professional institutions in acting in cai@hs of
instability, and uncertainty and rapidly changiriyations (inability to comprehend a situation,aak of
preparedness to adjust, and the uncritical adoptionodels).

)
e e i MR Sk ot -

Image 004 Image 005
Expansion of family houses in the 90s New resorts — Skipper residence in Istria

The first extremely negative spatial phenomena gmegrin 90s was a process of wild building along th
coast: local population is rapidly enlarging exigtiand building new objects, which accommodate
“apartments” for low-income tourists . In orderpevent the further spread government launcheadhef
building, which imposes regulations for the builglim a zone of 1000m from coast. Extremely strict
implementation of the regulation indeed stoppedpitaeess of wild building and preserves the coashf
further degradation caused by building. Howevethatsame time whilst governmental actions arestacy
more to the domain of preservation then the plapoinactual development of the coastal space, neee$
are shaping the coastal space which is being wemsfl according to the requests of new travellers,
shoppers and investors; the question of publiclacal interest has been erased from all operatiomgich
private capital is involved. Regardless of the noduof investment, private capital is, paradoxicabging
serviced by public institutions — as if public sees exist only to meet the demands of privateréste
Endless and complex legal procedures and documeatdd finally end up in a monodimensional
understanding of urbanism with a tourism-only notaf program, resulting in a creation of hotelsoirés
and other exclusively tourist facilities.

In the first phase the foreign capital would fiestplore the potentials of the social tourism mega -
structures and its transformation into new tourfsilities as a profitable real-estate investmentsthe
means of adaptation to european standards and vempent of organization service. However, the
transactions and transformation processes are negeipted to the public and there are often expbged
media which seek to reveal the setting of the “gaméno buys? Who plans? What kind of building isrgp
to happen? Are the new typologies foreseen byméestor’s plans offering something else than #moad
housing for foreigners? Where are the revenues frew build tourism infrastructure going?

2.3The Development of a Tourist Image for Croatia
How did the tourist get the idea to go to Croat@®atian National Tourist Board sells the image of
virgin landscapes, summarized by the slogan “Caoatihe Mediterranean as it once was”. These bmgndi
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and marketing strategies present an Image of G'sats a traditional, summer-only so called “sud see”
destination for the mass market. At the same tgiwal capital is entering the country and Croat@rism
industry market is developing rapidly: according®@O" market share of the Croatian tourism industry in
the region of Southern/ Mediterranean Europe habléd in a first five years of 21 century. The destion
countries along the Mediterranean littoral havenbgeick to capitalise on the changing trends inttheist
behaviours. Targeting a new customer, they are redipg the promotion of their historical and natural
assets, often located far from traditional seagideist territories; developing new promotional dnares for
inland itineraries, rural retreats, winter tourisamd nature parks and are building heritage pankisgmlf
courses. By offering more varied destinations astivifies, national tourist organisations all hdpeattract
more 'quality tourists'.

Image 006 + Image 007
New all-inclusive typology in Croatia: Falkensteimesort at the island of Krk

In the case of Croatia, development of the tounstge still does not address this “mythical visitor
whom planners think of as more affluent and cutlyerson. While Croatian tourism lobby is still urgth
a definition of a clear profile for the tourism umtry, international tourist agencies are carrymg
international sale and marketing of Croatian cad@stinternet, offering more customized, diversifieohd
flexible forms that reflect new consumer profileglébehaviors. International tour operators aretcrga
new image for a destination that would become étitra for foreign urban population, exercising sgand
conflicting pressures on local socio-economic dewedent viewed as the key to liberating destination
communities from enervating dependence on hordelwispending package tourists. Mass tourism is
coming to Croatian coast in a new form, developieg typologies for a global traveller - not anyrmo
attracted by the sun, sea, good fish and wine is Ipairsuing a different kind of lifestyle, wishirig be a
discrete owner of the up market residence, and hiedtiends and business partners in clubs siduatthin
proximity of gulf clubs, marinas, and leisure parksecured and entertained in monofunctional anedga
community, inhabited for the limited periods.

3 TESTING REALITY

3.1 Mediterranean as it could be

Responding to the conditions in which architectarel urban practise in Croatia demonstrate its
incapacity to act under the new conditions dictdbgdthe neo-liberalism Berlage Institute launchies t
project Croatian Archipelago New Lighthouses(CARNThe project had an objective to introduce a styat
the coastal development capable to articulate giaasd new urban spaces in the times of sociakitiamn,
anticipating the potentials of participating praes in urban management. Seven paradigmatic example
located from Northern to Southern Adriatic presdrdéferent strategies of interventions imagining&tia
asMediterranean as it could be

! World Trade Organization, Tourism Market Trend3)& Edition - www. unwto.org

% Croatian Archipelago New lighthouses project iatmrative project of Berlage Institute and Craati
Architects Association, funded by the Matra Progfarthe Social Transformation of the Countries of
Central and Eastern European of the Dutch Minifstryoreign Affairs www.croatianarchipelago.cqrRhD
thesis basis some of its conclusions in the expee from a project, since Sasha Zanko (author) was
involved in a project design and management
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Image 008 Image 009
Abandoned factory in Dugi rat Sitedugi rat after demolition of the factory

Probably the most obvious choice, considering thmesitional context of Croatia is the example ofBm

village Dugi rat in the middle Adriatic, where tleeal community for decades is trying to find awimn for

the reconstruction of abandoned heavily pollutedligtrial complex situated in the most attractiveura
area. How architecture and urban design can paateiin transitional processes and how much thay ca
affect those processes — was the focus of therstseadertaken under the umbrella of CANL projedha
location of Dugi rat. Dugi rat looks like the iddaboratory for testing different scenarios andiaéihg them

in relation to economic, ecological and social eatd. In fact, the potential of architecture liesthe
possibility to show a vision of development that caotivate imaginations of the political or econorkind.

Pilot project for the abounded factory in Dugi ilaistrate two substantial weaknesses of the Caoati
coastal development policy that found itself untter first blow of the neoliberal economy and resthee
market. It epitomizes all the environmental stigneighe Croatian industrial age and witness thenmai
weaknesses of the insufficiency of the system ¢éactr with appropriate approach to territorial apétigl
regulation in the planning of space which is rapidking privatized, frequently changing its owngush
structure, and involving more and more actors alwitly theirs particular interest.

Image 010 Image 011

URBOTANSCAPE® project at the"2IABR URBOTANSCAPE® integrates the botanical
as part of Croatian Archipelago New Lighthouses landscape and the urban structure

In the inception period of the CANL project devalmgnt, in year 2004, specific site of Dugi rat was
burdened with all the complexities of the space agament in transitional Croatia. Factory that was f
more then 50 years main provider of employmenttli@ whole region proclaimed a bankruptcy in 1995
leaving behind unclear and unsolved ownership sitmaSince that moment local authorities were wegit
in a loop of unsuccessful attempts to real@ea’s potentials for further development and enghe
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desperate need for the creation of employment. gdimie with the appearance of numerous foreign
investments in the newly liberated Croatian markes, peninsula of Dugi rat records a series of ik
buyers, demonstrating great speculative value efstte. Finally, in 2006, the buyer prepared toantake
the risks of the investment the development of erigpambiguous in the terms of ownership appeaned a
the factory was sold to international investmemidfiLandmark property Management.

Spatial setting of Dugi rat evokes the rapid chaofyphysical condition of the Croatian coast: ie th
densely urbanised narrow coastal strip of middleiait pine trees crowns are exchanging with caecre
blocks. Powerful image of the landscape is fornmed relation between the two strong borders; onsiche
is the mountain of Kozjak which streams with a ptéeline towards the seashore bordered by thd san
beaches of the extreme natural beauty. Thoughtdefris occupied by non ending linear growth of
settlements whereas areas between the old vilagedhe coastline are encountering the procesapid r
building and the space between the sea and theisdadmed as the area of high density which igaore
public services and infrastructure, tourism sét@gnize the value of landscape as an attraction.

Within the objectives of CANL project, Architectliraffice Ante Kuzmanic from Split develops a
strategy named URBOTANSCAPE® which anticipates tmraent of a tourist-urban leisure field
incorporated in the contrast of nature and urbaiozaalong the,Split-Riviera“. Concept “mellows™ o
defines more precisely the urban planning rulesame parts, stressing and preserving the main pbnce
rules: Respecting the industry matrix and its ma@stiable industry monuments; Providing a maximum of
open public space in form of one huge botanicallgrarAchieving well mixed population, disperse peog
mix, all over 24 hour activity. Proposed model aipiate the uncertainties of the future programmeéxgreas
the network of streets and division of fields gexterthe potentials for the variations of urbanussithin
open model matrix. The density is determined byrtiation between the horizontal botanical elensrtt
the dense urban structure revealing the inheritddstrial character. The program of the local qaranas to
be able to function from within has been compleraéntith elements of great gravitational power (bess,
entertainment, culture etc.) of the regional leeghiding the creation of an island of social exin caused
by fragmented land speculation with little infrastiure investment beyond the immediate project. area

Image 012 Image 013

Concept rules of Dugi rat’s plan Projgenerates a 24hours/365 days vivid urban —
botanic - landscape

Referring to the incapacity of the local municipatio stand up to the pressure of the developnidras
been exposed, URBOTANSCAPE® argues that a modelvtfil ensure that the revenues from the new
economic activities would stay in a local commuratyd not to be displaced to multinational fundsildde
achieved with a precondition of existence of thditipal will of the state to actively involves in a
management of the site. On a first glance com@dtatwnership structure could be taken as an adyanta
since the owner of the every lot of the peninsplace is the state in some form (local governmeninty,
state-owned company for real estate, companiesajority state ownership, etc.) Prior to entering thal
estate trade procedure government and municipaiityld agree on a concept which develops theléxt
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step would be the preparation of the land (infradtre, improvement, cleaning) to determine thé estate
price. The joint investment into infrastructure slibbe prepared and added to the price. Only aftehose
steps the borders of intervention of the new laraticcording to the new plan could be determinetsate
to the interested parties could start.

Instead of the route delineated by this action gleesented by URBOTANSCAPE® reality scenario
undertook opposite direction in which state iseast of governing selling its territory. For the memnit is
known that Landmark Property Management will buié high quality tourism resort — “Korenat Point
Resort” — which includes Five star hotel and sp@,b&rth international marina, the Peninsula Club —
members only Retail, leisure and entertainmentifi@s, offering to its guests “second homes unidher
warm climate”. Is this a kind of autonomous touridevelopment that will create ghettoization andaison,
as proved in developed tourist countries that gadhe model for longer period, instead of opesrasl
dynamism, as argued by CANL and URBOTANSCAPE wdllrbvealed in a very near future. Slow down of
the global market has big influence on the flowfafeign investment in Croatia, which are signifitgn
reduced, causing the structural changes withirLér&lmark Property group too and postponing thehéur
development of the resort. For the moment onlyofgcis demolished, but for the rest local popuwiati
remains in a resignation and disbelief that positiiiange is ever going to happen. Apart from coruiale
slogans, detailed plans are not visible, and iallegatial planning documents that are in the plos, the
issue of public programmes and interests of thallpopulation is not high at the agenda. Munidipaitill
see its chance to advocate the public interest thmbugh its role of the (hypothetic) owner of tharitime
property which is still in the property of stateathso far is not willing to transfer that right the
Municipality. Local population of Dugi rat live ia territory that appears to be more and more faygwom
them, a territory on which the “others”, the “okror an “unknown transcendental force” is in coht

4 ALTERNATIVE SOLUTIONS / NEW! COASTAL ECOLOGIES

Croatian Archipelago New Lighthouses put forwargetof strategic directions, but real implementatio
is depended on a set of factors and powers thatemte the process of decision-making. The projet
completed with the conclusion that rudimentary dmwament of civic society and not transformed
institutions characterized Croatian transitionatisty today. Politics and market are two dominantés
that decide upon the future of the territory iniaterchange, which is not based, on developed teng-
strategies but more as an immediate response todHeet requests.

However, overlapping of the conclusions generatgedhle implementation of hypothetical models for
chosen sites, additionally tested through real ldgweents, breeds a new kind of knowledge which
illustrates some main characteristics of the spciatural and spatial practices related to (Cergticoastal
development. This knowledge is a starting point dofurther exploration on a range on themes and
observations that are waiting to be developedngway or another, all coastal destination comnesre
affected by some general features of tourism; thastent nature of tourism and the unequal relation
between tourists and locals is causing economiedl political fragmentation as well as social alitoa
How then do individuals and communities dependent tbe presence of tourists cope with the
commoditisation of their culture and the constaérdion of outsiders? This question is positioned
focus of a research that brings irparameters and logic that will determine intelligeise of our main
resource, the coast — resulting in a developmerstrategies for the New! Coastal Ecologies as sigffit
conversation, debate and more effective moving ratoof locals and visitors to coastal landscapess Th
strategy proposes an opposite approach with a itpgamegotiate and develop inclusive conditiortseve
tourists and inhabitants can co-exist. In thisusdle condition, the tourist no longer consumesplaee as a
pure leisure condition, but becomes part of thegfar the time of its stay — a temporary local.

New! Coastal Ecologies refer to alternative typodsgand new social reality which seeks for more
productive relationship between locals and visjtdeveloping a new kind of landscapes that wouidialby
and conceptually overlap with the vision of newanlife in the Mediterranean. Instead of sightlessafter
the market rules that results in a creation of matwous resorts only for tourists, it introduces new
typologies for daily life of both citizens and t@is. New programs in the cities would form additib
tourism offer, whereas city (life) represent a tsuattraction.
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