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1 0 ] Project Vision

1.1. AIM OF THIS DOCUMENT

During early July 2013 a series of meetings were held with
the Government of Montenegro to discuss the proposal by
the Client to create a world class “Destination of Choice”
at Buljarica Bay in Montenegro. One of the key issues
discussed was the scale of the project and the capacity of
the site to accommodate the 11.5 million sq m of built-up-
area proposed by the Client.

Following these discussion it was agreed that the Client
would prepare a report to clearly illustrate the scale of
ambition for the project and the urban form and massing
that would be required to accommodate the proposed
11.5m sg m of built up area (BUA).

This Interim Concept masterplan has therefore been
prepared to address the above issues.

1.2. CONTENTS

Following this introductory chapter, this report comprises
three further chapters as follows:

Chapter 2 provides an overview of the location and context
of the site and describes the main characteristics of the
site that have been identified to date and the key issues to
be considered. This chapter also provides an overview of
the current planning and environmental policy framework.

Chapter 3 presents a high level assessment of the
economic context for the project and the potential
economic benefits for Montenegro.

Chapter 4 presents the rationale for the project including a
summary of the key opportunities and constraints identified
to date, an assessment of the potential developable

area. The latter part of Chapter 4 goes on to present

the proposed spatial layout for the scheme and the key
character areas and land use distribution as well as the
massing and density required to accommodate 11.5 million
sq m of BUA.
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1.3. THE VISION

Utitising the site’s natural features...

View of the site looking south-gast ~ _ | “ The vision is to

' W . create world class
destination of choice
for the 21st century
on the Adriatic coast

of Montenegro. ’ ’

uoisip joaloid |

A vibrant new town on the bay in a stunning location.

St Tropez, France

A summer destination in the Mediterranean sea.

~m—
o

Porto Arabia, Qatar - ' = | I?anngs} _Franc_e_

Figure 1.1 The vision
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1 4 ‘ Project Context

2.1. SITE LOCATION AND WIDER
CONTEXT

The site is located on the Adriatic coast in the littoral
region of Montenegro, approximately 15km north of Bar,
Montenegro’s main port. It is 15km south of the major
tourist centre of Budva as shown in Figure 2.2. Podgorica,
the capital, lies about 35km inland to the north east (57km
by road).

The smaller settlements of Petrovac and Sutomore lie

on the coast 3km to the north and 8km to the south
respectively, On the south-eastern boundary is the village
of Canj, part of which lies within the site boundary, as
shown in Figure 2.3.

Bar, Budva, Sutomore and Petrovac form a series of
coastal towns linked by a winding and relatively busy
single carriageway road. This road provides the main
means of access to Buljarica and eventually links to
Ulcinj close to the Albanian border in the south and to the
UNESCO World Heritage site of Kotor and Tivat further
north.

Figure 2.1 Scenes from the coastal reglon

The mountainous terrain of Pastrovska Gora with

peaks rising up to 1500m separates the coastal strip

from the capital Podgorica on the Zeta Plain and the
environmentally important and beautiful Scutari Lake basin
to the east.

The 4km long Sozina tunnel that opened in 2005 provides
the main road link between the coastal zone and the
capital. Two other winding roads that traverse the
mountain range via Bar or Petrovac provide other links to
the interior.

A single track railway connects the main port of Bar to
Belgrade in Serbia via Podgorica and runs at its closest,
about 8km to the south of Buljarica.

The nearest airport is at Tivat, approximately 37km to the
north by road. Podgorica Airport is some 40km away by
road to the east.

From Bar there are vehicle and passenger ferry services to
Ancona and Bari in Italy.

The natural beauty of the coast line, its beaches and long
hours of sunshine have combined to make the littoral
region the most sought after part of the country and thus
the region subject to the greatest deveiopment pressure.
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1 6 ’ Project Context

2.2. SITE FACTS ey

Kaluderac

ﬂ Buljarica
221. Boundary and Area B} Maslina Camping Site
. Gradiste Monastery

The given boundary of the Buljarica site is shown in Figure
2.4.As measured it comprises 1179 hectares. The site is Popular Beaches
defined by the Adriatic Sea to the west, mountains to the B Luice

east and lower hills to the north and south. The higher B Reila Beach
ground on three sides visually frames and contains the bay

creating an attractive green coastal setting. Queen’s Beach

The beach at Buljarica is 2,400m in length, making it one
of the longest beaches in Montenegro. Until recently there
was little development along the beach, but the beach’s
popularity is growing as is development interest.

Religious monument/ Monastery

Panoramic view points

Key character zones within the site include: 3
Mountains

Beach with facilities

@ Kaluderac and northern coast

Topography: Predominantly flat with the coastal hill to
the north of the site acting as a natural boundary that
separates the site from Lucice bay and the town of
Petrovac.

Hiking
Camping

Beach accessible only by boat

Significant sites and locations include Kaluderac village
(which offers small scale hotels and rooms to let), Gradiste
Monastery.

Swimming

Hotel

@[] [F] B [ [R][2][0] B

- )

Buljarica settlement, north-eastern
mountain range and coastal flat land

Topography: Ranges from low coastal plains to gently
sloping land to high mountains.

Significant sites and locations include the Buljarica
settlement, the Maslina camping site, agricultural land and
wetland.

@ Southern coast and hills

Topography: Predominantly hilly with dramatic landscape,
including rugged cliffs and headlands with stunning views
over the bay,

Significant sites and locations: Close proximity to
popular beaches that can be accessed exclusively by boat,
such as Queen's beach and Biela beach.
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Adriatic Sea
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Figure 2.5 Cadastral map Key

@ Settlements

The site is currently in a mix of public and private ---- Site boundary
ownership as shown in Figure 2.5 above. ) )

Private ownership
5 . Public ownership

Ownership in Bar
Municipality not

known at present
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The site is 1179 ha in area and measures nearly 3km east -«e+ Site boundary

to west and just over 5km north to south.
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2.2.2 Current Land Use

Reedbeds and wetland occupy a large portion of the

flat central part of the site close to the sea. A number of
drainage ditches (now mostly silted up) traverse the site
and connect back to watercourses flowing down from the
mountains to the east. Around the reedbeds in the central
portion of the site-are small scale agricultural plots.

There are significant numbers of people living within the
project boundary in the villages of Kaluderac, Buljarica and
Canj as well as scattered residential buildings outside the
defined settlements. Existing buildings are low-rise.

Beach front development

The project site has been subject to widespread
agricultural use as evidenced by the remaining field
pattern, but it appears that agricuitural use have mostly

been all but abandoned. i

Buljarica beach has become popular in recent years with
tourists camping and caravaning in the area, with a small
number of local cafes and restaurants. As the beach
extends south-eastwards it becomes less busy and is
more difficult to access.

Figure 2.7 Predominant uses across the site
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2 2 ‘ Project Context

2.3. ENVIRONMENTAL CONTEXT

2.3.1 Topography

We have undertaken a slope analysis of the site to define
what areas are too steep to develop. The results of the
slope analysis are presented in Table 2 and Figure 2.10 to
the right.

Land with a slope of up to 25% has generally been
considered as developable. Land steeper than 40% has
generally considered to be undevelopable due to abnormal
infrastructure and building costs. Where land with a slope
of between 25 and 40% falls within an area that is less
steep or is contiguous with less steep areas, it has been
assumed to have some development potential.

At this stage of the study we have not received any
detailed information on soil or geological conditions so
have not been able to access whether or not these issues
might pose a constraint to development. Consequently

at this stage and for the purposes of this interim concept
master plan we have assumed there are no other technical
constraints to development in terms of ground conditions.

2.3.2 Climate

The Montenegrin coast exhibits a typically Mediterranean
climate with hot summers and moderately mild and rainy
winters. The wettest month is November and the driest

is July. Average annual precipitation is 1300-2500mm. In
general, precipitation decreases from the north-west to the
south-east and increases with altitude. June and July are
the hottest months with temperatures averaging 19-30 °C,
with January the coldest averaging 3-11°C,

Figure 2.9 Examples of slopes within the site

Table1, Climate

Max daytime temperature (°C) 11 12 15 18 23 27 | 30 30 27 22 16 12
Min night time temperature (°C) | 3 4 6 9 13 17 18 18 16 12 8 5
Hours of Sunshine (Daily) 4 4 5 5 7 9 10 9 8 6 4 3
Hours of Daylight (Daily) 9 11 12 13 15 15 15 14 12 1" 10 9
Days with some rainfall 13 13 13 14 11 10 7 7 8 " 14 13
Monthly rainfall {mm) 170 149 132 121 81 63 34 56 107 | 158 208 187
UV Index (max) 1 | 2 4 5 7 B 9 8 6 4 2 1
Sea Temperature (°C) 14 14 14 . 15 18 21 24 25 23 20 17 15
| |

Data from: http.//www.weather2travel.com/climate-guides/montenegro/petrovac.php
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TableZ2. Site slope analysis

A rcentage of
F‘ercer;tage Area (m2) Hectares .s 25 9
Slope (%) site area
0-14 3,015,714 301.57 28.8%

Key

14-25 1,197,838 119.78 11.5% 0.14%
25-40 2,267,854 226.79 21.7% S
=40 3,967,199 396,72 37.9% """mﬁj 25.40%
Total 10,448,606 | 1,044.86 | 100% . >40%

Okm  250m  500m 1km @
L 1 1 1

Figure 2.10 Slope analysis
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2 4 | Project Context

2.3.3. Watercourses and Hydrology

The central part of the site is relatively flat with
scattered vegetation and tree cover mainly following the
watercourses across the site.

To the east, the land rises steeply from just below the
coastal road up to a height of around 700m. To the south
the headland at Dubovica rises to about 300m and to the
north the extent of the site is defined by hills rising to 300m
which meet the sea to the north of the village of Buljarica.

At the northern and southern ends of the project site there
are drumlins, which add to the visual interest of the area.

There is a permanent wetland behind Buljarica beach.

More information is required to fully understand
groundwater and hydrogeology issues.

Woodlands

Figure 2.11 Different ground condition types within the site
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— Watercourses

..... Site boundary
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2.3.4 Flood Risk

According to information received from the Government
of Montenegro, Buljarica bay has a high vulnerability to
storms, with the open shoreline and sand/gravel beach
directly exposed to the effect of large south, south-west
and west waves. Under climate change models a strong
influence of sea level rise is expected on the bay, with
the majority of the Buljarica plain anticipated to flood as
a modelled sea level rise of between 0.98 mand 1.46 m
(Figure 2,13). The cumulative impact of sea level rise,
meteorological factors and oceanographic factors could
lead to significant flooding in the area without defences
— potential flooding is anticipated to cover 159,562 m?in
Buljarica cove based on current ground levels.

Legend
between 1 46 mand 1 9% m
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Figure 2.13 Flood Risk Zones
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2.3.5 Geological Conditions

We have not received any information relating to the
geology of the site. The following summary has therefore
been prepared by reviewing publicly available data that we
have been able to acquire.

Underlying geology

+  The site is located within the Quter Dinarides region,
characterised with great thickness of carbonate
deposits, which form high-mountain areas with peaks
over 2000 m. The mountainous regions are drained
by strong karstic springs, with occasional syphonal
circulation and resurgances below sea level.

+  Further information is required on the geology of the
project site. This may be a limiting design factor for
example if karstic features are present within the site.

- ' " ) o . . | PR * - . - . - .
COLMIATTACTHNEKA PEIIYBITHKA LIPHA NOPA
SOCIALIST REPUBLIC OF MONTENEGRO

/ FEONOIIKA KAPTA
{ GEOLOGICAL MAP
.

A0

Figure 2.14 Montenegro Geolegical Map
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“Source: http.//www.asak.org.rs/karst/
yukarst1.htmf

*Del Bianco, F., Gasperini, L. Bortoluzzi,
G., Giglio, F, D'Criano, F, Polonia, A.,
Ravaioli, M., Kljajic, Z., and Bulatovic, A.
(2010) The Montenegro-Northerm Albanian
Continental Margin: Morphotectonic
Features in a Seismically Active Region.
Rapp. Comm. int. Mer. Medit, 39.

IRrapo, O., Edmond, D., Astnit, D., Adisa,
D., Fatmir, B. (2013) Recent Sefsmic
Activity of the Lezha-Ulgini Seismogenic
Zone and its Associated Hazard . 2nd
International Balkans Conference on
Challenges of Civil Engineering, BCCCE,
Enoka University, Tirana, Albania

‘Alijaj, 8., Adams, J., Halchuk, S.,
Sulstarova, E., Peci, V. and Muco, B.
(2004) Probabilistic Seismic Hazard Maps
for Albania. 13th World Conference on
Earthquake Engineering, Vancouver,
Canada, Paper 2469.
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Seismic risk

The Montenegro coastal region is characterized by
intense seismicity and by the historic occurrence of large
earthquakes. The Montenegro offshore and coastal area
is included in the northern segment of the lonian-Adriatic
coastal earthquake belt and the project site falls within
the Lezha-Ulgini (LU) seismic source zone? (Figure 2.16).
Rrapo et al. {2013) has identified 112 earthquakes having
occurred between the period 2001-2012 in the Lezha-
Ulgini zone, with one recording a magnitude of 5 (Richter)
in 20083. The project area is considered to have a high
seismic hazard* which should be further quantified and
considered in the design and construction process.

42

40

41

Erosion

There is currently very little data available on coastal
erosion in the vicinity of the project but this will need to be
carefully considered especially with regard to the design of
the beach and marina areas.

Figure 2.15 Seismic hazard on rock for Sa (0.2), Sa (0.5), Sa (1.0) and Sa (2.0), for a probability of 10%/ 50 years (units=%g).
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i Albanian Seismicity

1 Red - historical unified catalogue (used for hazard determination) Grey - recent catalogue
‘M<20 'M20-29 °M30-39 °M4.0-498 CM50-58 OM6.0-6.9 (OM7.0+
\

Historical unified Catalogue - all earthquakes larger or equal to Ms 4.5 to the end of 2000 i
| Recent Catalogue - all earthquakes for the period 1964.2000 inclusive |

Figure 2.16 Seismicity of Albania. Red dots show earthquakes used for the estimation of hazard, gray dots represent other earthquakes.
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2.4 EXISTING NATIONAL
TRANSPORT INFRASTRUCTURE

The transport infrastructure in Montenegro reflects the
historic trends of ambitious industrialisation followed by
urbanisation where rural areas became depopulated and
populations in the urban areas swelled. The increasing
demand for tourism-based development resulted in
significant development along the coast. The significant
development of residential and tourism development was
not matched however by transport infrastructure provision.
The maintenance, upgrading and repair schedules for
the existing transport infrastructure did not meet needs
leading to limited accessibility and connectivity and poor
connectivity between urban centres and the coast.

The topography of Montenegro, with valleys and
mountains leads to winding roads with low average
speeds. The fact that approximately two-thirds of the
regional and main roads are more than 25 years old also
decreases average speeds across the network.

The scale of development proposed at Buljarica will require
significant new transport infrastructure to accommodate
future growth in vehicle trips if it is to be successful.
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Figure 2.17 Existing Roads and Tracks in the Vicinity of the Site.

Key

-=--=-  Site Boundary

——  Existing Roads and Tracks

The above content is privileged and confidential information that is the intellectual property of PROJECTS DEVELOPMENT COMPANY Sal which is provided
in strict confidence and which must not be used; not be divulged; copied or distributed in part or in whole without the written permission of PDC sal. This
content is intended to the Government of Mantenegro only and No person should disclose any confidential information contained within this document to any
person other than to officers, staff and advisers to the Government of Montenegro who are directly concerned with the contents of the material enclosed.

ME13048-0100D-RPT-PM-02-REV 4

peo) paloid |



3 2 | Project Context

2.5 TOURISM AND
ACCESSIBILITY

2.5.1 Accessibility by Road

Since 2007 the total number of tourist arrivals has
increased by an average of 5% per year. In 2011, 13% of
the total tourist arrivals were of domestic origin with the
remaining 87% being foreign tourists arriving from outside
Montenegro.

Of the 87% total foreign tourists, 37% came from the four
countries sharing their borders with Montenegro and a
further 20% originated in the Russian Federation. This
would suggest that a large number of visitors arrive in
Montenegro by car and that future transport networks must
be planned accordingly.

2.5.2 Accessibility by Sea

There are seven passenger and cargo ports in
Montenegro. The most important port is the Bar with a 95%
share of passenger and freight transport. Its capacity is
between 14 and 20 boats depending on the type and size
of vessel. Since 2007 there has been an average yearly
increase of about 11% in the number of tourists arriving via
boat, though the total number of water borne visitors still
only represents about 1% of total visitors.

2.5.3 Accessibility via Air

Montenegro has two airports at Podgorica and at Tivat.
Podgorica airport was fully rebuilt in 2006 and this
modernisation has improved the quality of the services for
passengers as well as the level of security and safety. The
government has adopted an Airport Development Master
Plan to 2030. This plan defines a strategy for infrastructure
development in Podgorica and Tivat airports for the period
from 2011 to 2030 with the aim of improving capacity and
quality of service in line with forecast traffic. The plan
proposes a series of projects to increase the capacity and
quality of the airports including the extension of runways
at both airports, increasing passenger terminal space,
expanding gates and providing new parking slots.

Since 2005 there has been an average yearly increase of
about 10% in the amount of passengers travelling through
both airports, with the summer months being significantly
higher reflecting the continuing expansion of the tourism
industry in Montenegro.
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2.5.4 Local Accessibility via the Road
Network

Within the site the existing road infrastructure is very
limited, as seen in Figure 2.19. A single track surfaced
road provides access to the northern end of the beach
from the coastal road. Elsewhere there is a limited network
of winding mostly un-surfaced tracks.

Given that the majority of residents and visitors travelling
to and from the site will be originating from or destined for
zones within Montenegro, providing an efficient and road
network is an essential element of a future access strategy
for the development.

Currently the transport in the coastal region relies almost
exclusively on the Adriatic Highway, a significant portion
of which is carried on traditional city streets. The relative
isolation of the coast from the inland part of Montenegro
due to the coastal chain of mountains is partly overcome
by the two transversal highways: from Bar and Budva to
Podgorica and Cetinje. The Risan-Niksic-Herceg Novi-
Trebinje highway which is currently under construction
will improve the situation further. The construction of

the Sozina tunnel on the Bar to Podgorica road and

the construction of sections of 3-lane highway has also
delivered significant improvements in the highway network
in recent years.

Project Context l 3 3

2.5.5 Coastal Road (M2 & M2.4 East-
West)

Bar, Budva, Sutomore and Petrovac form a series of
coastal towns linked by a winding and relatively busy
single carriageway road (1 lane in each directicn) that
widens to 3 lanes for overtaking in scme sections.

This coastal road provides the main means of access
to Buljarica and eventually links to Ulcinj close to the
Albanian border in the south and to the UNESCQO World
Heritage site of Kotor and Tivat further north.

It is recommended that the coastal road is designated as
a Scenic Coastal Route (under objective 01.3.2.3-9 in the
Spatial Plan of Montenegro Until 2020) similar to Route 1
in California.

2.5.6 Boljare-Podgorica—Bar Link (M2 &
M21 North-South)

This road link provides access from Serbia in the north all
the way down to Bar on the southern coast via Podgorica.
The 4km long Sozina tunnel that opened in 2005
provides the main road link between the coastal zone and
Podgorica. Two other winding roads that transverse the
mountain range via either Bar or Petrovac provide other
links to the interior.
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2.6 EXISTING TRANSPORT
INFRASTRUCTURE

2.6.1 Background

A number of main and regional roads are proposed for
upgrading or reconstruction within the Spatial Plan of
Montenegro Until 2020. Considering the profile of visitors
mentioned above, both foreign and domestic, the main
points of origin were identified (large population-heavy trip
generators, centres of touristic or economic significance,
areas of geographic importance and border crossing
points) as the important nodes to be considered from a
connectivity point of view.

Highways and regional roads and corridors that need to
improved are identified.

They are listed below in order of classification.

Highway and Main Roads

* M2; Debeli Brijeg (border with Croatia)- H.Novi (entrance)
— Petrovac - Podgorica — Kolasin — Mojkovac — Bijelo
Polie — Berane — Rozaje — Spilijani (border with Serbia).

This is the existing coastal road and the main means of
access inta the project site. It is recommended that with
the potential introduction of the twao parallel corridors, the
‘New Coastal Highway' and the ‘Adriatic-lonic’ Highway,
this road is downgraded into scenic, tourist-friendly, stretch
of road. Nevertheless it will need to be maintained and the
surface improved.

* M2.3; Zavala — Cetinje — Podgorica.

* M2.4; Petrovac — Sutomore — Sukobin (border with
Albania).

» M86; Vilusi (border with Bosnia) — Niksi¢
» M8; Gradac — Pljevija — Border with Serbia

* M9; Kolasin — MateSevo — Andrijevica — Murino — Bjeluha
(border with Serbia).

» M18; Séepan Polje (border with Bosnia) — Niksic —
Podgorica — Bozaj

* M21; Dobrakovo (border with Serbia) — Bijelo Polje —
Ribarevina

* New Coastal Highway;

The new coastal highway will potentially run on the higher
ground to the east of the site and may join with the existing
coastal road immediately to the south of Buljarica. This
would provide much improved accessibility to Buljarica
from the National highway netwark

= Adriatic-lonian Highway (East West Corridor);

The Government of Montenegro is planning to develop the
necessary documentation for the Adriatic-lonian Highway
(Eat-West Carridor) around 105 km long, that should
connect the Croatian and Albanian sides of the same
highway .

Regional Roads

» R1; Cetinje - Cekanje - Kotor —Trojica - Radanoviéi
* R3; Pljevlja - Metaljka (border with Bosnia) and Dajevic¢a
Han - Cemerno (border with Serbia)

* R4; Plievlja - Durneviéa Tara - Mojkovac

= R6; Vir - Krstac (border with Bosnia)

* R11; Risan-Grahovo-Vilusi

* R12; Vilusi - Deleusa (border with Bosnia)

» R13; Cetinje — Lovcéen - Krstac

* R16; Virpazar — Ostros - Vladimir

= R17; Ulcinj - Ada

* R18; Mioska - Tusina (Boan)

* R19; Bioge - Lijeva Rijeka - Mategevo

* R21; Gradac - Poros - Sula (border with Bosnia)

* R22; Kator — Trojica - Radanoviéi

» R23; Danilovgrad — Markovina - Cevo Resna - Grahovo-
Nudo (border with Bosnia)

Key - Figure 2.18
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Key - Figure 2.19
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Figure 2.19 Future Proposed Transport Links (Road and Rail)
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Figure 2.20 Praposed Roads within Buljarica Area
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2.6.1 Future Internal Connectivity
Road Access

A fine grained movement network based on an informal
grid is proposed. A main spine route runs through the heart
of the development linking to the existing coastal road at
its northern and southern ends. A secondary spine runs
closer to the waterfront providing access to the main hotel
zone. Where this road crosses the marina entrance there
is the opportunity for an iconic bridge to signpost the heart
of this new destination of choice.

Additional links to the existing coastal road are proposed,
though the precise location of these junctions and their
nature will be subject to further detailed study when more
detailed study of the topography and geology of the site
and existing highway geometry has been undertaken.
Access to the developable areas higher up on the
surrounding slopes and hills will be via smaller winding
lanes that climb the slopes following the natural contours
wherever possible.

Public Transport

A high quality public transport network will be an essential
element of a fully integrated transport strategy. This
should be integrated with external public transport services
to discourage car dependency and encourage use of
public transport and other modes.
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Walking and Cycling

Afine grained network of footpaths and cycle routes will be
embedded within the landscape and movement framework
to encourage non-car modes of travel within the site as
much as possible. We also recommend the setting up a

of communal bicycle hire scheme along the lines of those
found in many European Cities such as London, Paris or
Madrid whereby cyclists can pick-up and drop-off bicycles
at automated cycle racks across the development using
pre-paid cards.

The beachfront and many other routes within the
development will be car free, with hotels fronting directly
onto landscaped gardens and the boardwalk. Access to
the beach will be uninterrupted by motor vehicles.

Goods Vehicles

Heavy goods vehicles will be strictly controlled within
the development and only allowed within the site when
absolutely necessary. There is a potential to include a
goods-handling logistics centre whereby light goods
vehicles can collect disaggregated cargo and packages
and deliver to specific locations. This will help limit
unsightly large trucks going through the site as well as
limiting the associated congestion and pollution
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2.6.2 Potential Future Traffic

We have undertaken a high level assessment of
potential future traffic flows arising from the Buljarica Bay
development to begin to understand future demands on
the internal and external road network.

At this stage, this assessment is based on a notional
breakdown of the.11.5m sq m of development floorspace
between hotel, apartment, residential and employment
generating uses and average occupancy and estimated
number of jobs and assuming that the development is
complete and fully operational.

Duration of Stay

The average duration of stay for Montenegrin tourists is
3.8 nights for hotels, 4.2 nights for hotel apartments and
6.8 nights for houses and villas.

For foreign tourists the average duration of stay is 4.9, 7.5
and 7.6 days for hotels, hotel apartments and house and
villa rentals respectively.

In keeping with the national average, we have assumed
that 87% of visitors to the site will be foreign, with the
remaining 13% being domestic tourists form within
Montenegro.

Hotels

It is assumed that there will be a total of 21,033 hotel
rooms, holding around 52,582 beds available for visitors.
Taking a peak, high season day with an assumed
occupancy of 90%, a total of 47,324 beds will be occupied
with the foreign take-up being 41,385 and the domestic
take-up being 5,8389.

Using the aforementioned average durations of stay, that
will translate to a total of 10,613 visitors, of which 8,513
are foreign and the remaining 1,650 are domestic.

Assuming the peak hour of arrival to be approximately
10% of the total daily arrivals, this translates to 1,017
visitors per peak hour of a high-season, summer day.

Apartments

It is assumed that there will be 10,516 apartment hotel
units, holding 29,025 beds. Using the same arrival profile
as above and the same occupancy rate, a daily arrival

of 3,836 visitors and a peak hour arrival of 384 visitors is
expected.

With regards to visitors staying in residential units, differing
in size and average occupancy from 5 to 3.2 persons per
unit, it is expected that a total of 43,357 units will house up
to 138,505 visitors. We have assumed that 30% of these
units are inhabited permanently, with the remained being
90% occupied at peak season. Assuming a similar 90%
occupancy rate, the peak hour arrivals of visitors, local
and foreign, destined for these residences will be 1,173
persons.

Total Visitor Arrivals

Based on the above, we therefore estimate that a total

of 3,087 visitors will arrive at the peak hour in the high
season, with their departure time and magnitude expected
to be reversed in the PM peak.

Employees

We estimate that there could be up to 50,000 jobs
generated by the development in the retail, administrative
and commercial sectors with a further 12,410 jobs in the
hotel and hotel apartment sectors.

We have made assumptions regarding shift patterns,
mainly that 80% of general employees would arrive in

the primary AM shift, and a further 20% arriving in the
secondary PM shift. In the hotel sector however, there are
two clear shift changes per day. Employees will arrive over
a two hour peak period in both AM and PM peaks, with the
first hour representing 60% of arrivals and the remaining
40% arriving an hour later.

We have assumed that 85% of the development’s
workforce would be housed externally with the remainder,
mainly higher management and office workers housed on
site.

On this basis, the first, AM peak shift will have a total of
46,205 employees, 23,565 of which will be arriving from
outside the site in the first arrival hour, with 15,710 will
be arriving in the second hour. The remaining 6,931 will
commute from site-internal origins.

The second, PM shift, will have a total of 16,205
employees, 8,265 of which will be arriving from outside the
site in the first arrival hour, and 5,510 will be arriving in the
second hour. The remaining 2,431 will commute from site-
internal origins.

The magnitude of trips of employees departing is the same
as those arriving.

Modal Split and Total Vehicles

Based on our experience of similar developments, we
have estimated the modal split and total number of vehicle
trips that the above visitors and employees will generate.

A notional modal split, based on our previous experience is
shown in Table 3.

Based on these assumptions we estimate that the AM
peak hour flow generated by the development will be 2828
vehicles or 3838 PCUs on the basis that the employese
arrival peak will not coincide with the visitor arrival peak,
nor their departures.
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Network Capacity

The development will be able to deliver a high quality
internal road network for the site as part of an integrated
masterplan. However the success of Buljarica Bay

is dependent upon a high level of accessibility and
connectivity to external destinations across wider
Montenegro including the coastal area, airports, ports and
as well as adjoin countries. Developing an appropriate off-
site access strategy for the development is therefore a key
ingredient for its success.

We have not received any data on the current external
highway network or traffic flows so are unable to make
any detailed judgement at this stage on the capacity of the
existing off-site infrastructure to accommodate potential
future demand.

For comparison however we estimate that the maximum
hourly 2 way capacity of the existing coastal road which
currently provides access to the site, is in the region of
1000 vehicles per hour. Given that existing background
traffic already accounts for perhaps 50% of this capacity,
we could estimate that the coastal road currently has spare
capacity for a two way flow in the region of 500 vehicles
per hour or less than 20% of the traffic that could be
generated by Buljarica Bay.

This emphasises the importance of creating new off-site
highway infrastructure such as the proposed north-south
and east-west motorways that will be critical to ensure the
success of the Buljarica Bay Project.

Figure 2.21 Existing highway

Table3, Medal Split and Total Vehicles

Capacity Person & Actual PCU Modal Split Modal Split
per vehicle Occupancy Occupancy (Equivalent Visitors Employees
passenger
car units) i
| Private Cars 5 50% 2.5 1.0 50% 20%
| Mini-Bus 18 60% 96 15 5% 15% :
Public Buses 25 70% 17.5 20 5% 5%
Tourist Coaches 40 T70% 28 2.5 40% 60%
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2.7 ENERGY AND
INFRASTRUCTURE

The energy and infrastructure networks for

the development will include: power supply;
telecommunications, wet Infrastructure and solid waste
management.

2.7.1 Collected Data

We have undertaken a desk top review of data received
to date, to identify any potential constraints or issues that
will need to be addressed in future more detailed design
stages of the project.

The following chapter presents an initial summary of data
received and any issues that we have been able to identify
so far. During the master planning study, we will need

to meet with appropriate officers and technical staff from
service providers in Montenegro to understand in more
detail the existing networks and consider future needs
based on the proposed project floorspace.

2.7.2 Power Supply

According to the received data a 35/10 kV sub-station
housing two transformers of 8 and 4 MVA with a total
capacity of 12MVA exists within the site. This is capable
of being upgraded to 16MVA with the replacement of the
4AMVA transformer with a new of 8MVA transformer. We
understand that this sub-station is 40 years old and suffers
building structural issues as well as issues with the 35kV
and 10kV transformers.

This substation is connected to remote 35/10 kV sub-
stations through long distance 35kV power lines and is
planned to be connected to the Petrovac sub-station
which is in its final stage of construction. The Petrovac
sub-station will provide additional capacity to relieve the
Buljarica sub-station and resolve power supply issues in
Petrovac.

There are other 10/0.4 kV sub-stations within the area with
limited capacity of maximum 2 x 630 kVA transformers.

There do not appear to be any major sub-stations of
110/35 kV in the vicinity of the site.

We understand that there is an existing overhead 110 kV
line running though the site and we also understand that
there are plans to extend these power lines to a plannad
major sub-station 110/35kV within the site.

As the targeted built-up area is around 11.5 million sq.
m, the anticipated power demand loads will significantly
exceed the available spare capacity of the existing
35/10kV sub-station. In addition the anticipated power
demand will require a new 110/35 kV sub-station to be
provided as part of the development.

This new sub-station would be the central node of a new
power supply network for the development with 35kV loops
feeding secondary distribution sub-stations throughout the
development.

Meetings with the appropriate service providers will be
required in the next master planning stage lo understand
more fully existing networks and how a new supply for
Buljarica needs to be planned and delivered to fit with the
regional and national electricity network.

2.7.3 Telecommunications

Our review of data received to date shows that basic
connectivity is provided to the site. Seven service
providers having jurisdiction in the area though services for
landlines, mobile networks, broadband, TV, and radio are
fragmented amongst five of these operators.

We understand that broadband ADSL lines provided

by Crnogorski Telekom are connected to the exchange
located in Petrovac, via a fibre optic backhaul connection,
The other connectivity technology available to is via mobile
wireless networks, providing 3G services to the area from
Crnogorski Telekom, Telenor and M:Tel.

Television services in the area are provided by Crnogorski
Telekom through their “Extra TV" service, which is run over
an IPTV platform, and by TotalTV Montenegro through a
DTH platform via satellite. Fibre optic TV infrastructure has
not been deployed in the area, however connectivity is
possible via the existing fibre optic backhaul connected to
the Petrovac exchange.

The proposed built-up area for the site of 11.5 m sq. m,
implies a need for at least 55,000 end-user connections.
This will require the need for new fibre optic infrastructure
to provide state of the art triple-play services within a new
‘metropolitan” scale network.

From the data received to date, we understand that the
telecom network in the area is part of the telecom network
of Budva Municipality.
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With the very limited number of Digital Subscriber lines 2.7.4 Water Supply
at Budva from the AXE switch exchange (obsolete and
phased out product from Ericsson) compared to the
expected requirement of a minimum number of 55,000
telecom connections for full IP triple services, the future
infrastructure for Telecom shall be based on the following
concept: The proposed strategy for water supply will be based

on connecting to existing supply mains and we do not
envisage that there will be a need for any water treatment
works within the development.

Based on a review of the data we have received, the water
supply system allowing for the delivery of 100 I/s of water
has been extended in the vicinity of the site to serve new
development.

*  The new development will have its own Network
Operating Centre(s) with distribution points throughout
the built up area. This will include telecom civil
infrastructure of ducts and manholes. In the future stages of the project a thorough review of the

status and condition of the existing system will be required

to confirm that there is sufficient supply to meet the
demands from the development.

*  The telecom network will be carried over fibre-optic
network within all buildings and plots.

= In addition to voice and data services, the proposed
platform will deliver TV services, so called IPTV,
shall be considered to offer additional services and 2.7.5 Wastewater

enhanced entertainment, St et
We understand that about 95% of Budva Municipality is

*  Integration of the network for the development with the  connected to the existing wastewater collection network.
national telecom network provided from the licensed

Telecom Operators. The proposed strategy for the new development will be

to install a new wastewater collection system to ensure
At the next design stage, discussion will be required with that all buildings are connected to a wastewater callection
service operators and providers to establish: network. The new network will discharge into a trunk main
that will convey the coliected wastewater from the new

»  To what extent, the developer will be licensed to build,
development to a wastewater treatment plant (WWTRP).

own, sell and operate the telecom network within the
new development. In the next stages of the project, further assessment of
the capacity of the proposed WWTP will be required to
confirm that it is has the capacity to handle the wastewater
that will be generated from the new development. Off-site
works for conveying the collected wastewater from the
development to the WWTP will need to be considered.

= We understand that at least 3 telecom Operators
are delivering services to end users in the country
and the end user shall be given the facilities to be
connected to any of these three operators. Atwhat
level the three operators are sharing the network,
for both space (duct banks, duct conduits, rooms,
cables containment, etc.) and equipment? This will
have an impact on the infrastructure design, space
requirements, network typology, selection of material,
etc.

= Any installation or regulation telecom guidelines
that the developer needs to comply with for the
construction of telecom network for full compatibility
with the national telecom networks provided by the
different telecom Operators.
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3.1 THE ECONOMY: A BRIEF
OVERVIEW

e —
-

Gross Domestic Product (GDP) Composition of Growth

The last decade witnessed an acceleration in economic Household spending has been the principal driver of
growth priar to the global financial crisis which was economic growth over the last decade, accounting for 91%
followed by a sharp though relatively brief downturn. of the total gain in output between 2000 and 2011. Since

Growth has recovered slowly but steadily since 2010 and 2006 it has accounted for almost all of economic growth as

emerging data for 2013 suggests this trend continued with  government spending grew more slowly and investment in

annual GDP growth to June at 4.3%. fixed capital fell. A large part of the capital spending boom
has been directed towards property and particularly the
residential construction market. Although this has dropped
since the global recession, investment levels are still
running at approximately three times that recorded in the
first half of the last decade, supported by ongoing foreign
investor interest.
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Figure 3.1 Montenegro Annual GDP growth 2001-2011
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Figure 3.2 Compasition of Economic Growth by Expenditure Category 2000-2005/6-2011
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Trends in tourist visits

The tourist market has experienced rapid expansion
since the gaining of Independence in 2008, with total
overnight stays increasing from 5.9m in 2006 to 9.1m in
2012 thus helping to boost domestic spending. Growth
has been mainly fuelled by Russians which now accounts
for a quarter of the market — 2 million annual stays from
less than 0.5m in 2006. There has also been significant
increases in Western European visitors by 300,000
between 2006 and 2012 and a similar magnitude of
increase for new the EU (Eastern Europe). The market
remains largely dominated by tourists from the former
Yugoslav states although there is a clear upward trend in

the arrivals of relatively wealthier EU and Russian visitors.
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Figure 3.3 Composition of Overnight Tourist Stays by Country/ Country Grouping 2006 & 2012
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Trends in Employment Growth

Employment dropped during the global recession but has
since recovered to surpass its 2009 peak of 174,152,
Growth has been strongest in consumer-led sectors such
as retail, hotels and restaurants and the real estate and
construction sectors, reflecting the earlier property market
boom. Manufacturing, on the other hand, experienced

a sharp decline with employment approximately halving
between 2002 and 2010. In general terms Montenegro
experiences a relatively low level of labour market
participation and there is scope for active labour
programmes to encourage entry into the workforce among
working-age adults, possibly tied to the implementation of
large capital investment projects.

Construction Sector

The construction industry in Montenegro presently employs
approximately 8,000 people (latest figures for 2010) or 5%
of total employment. It will be the sector of the economy
that will directly benefit most from a major development
project such as that proposed at Buljarica. The sector
expanded strongly between 2002 and 2009 adding around
3,800 jobs amounting to growth of 56%. A large part of

the growth has been fuelled by foreign direct investment
(FDI) projects centred around residential and tourism
development, Although FDI has cooled since the global
financial crisis with knock-on impacts for construction
employment, in-flows have since stabilised at a healthy
level, helping to maintain construction activity particularly
for residential building.

The mining sector in Montenegro is another industry that
could also be significantly affected by the Buljarica project
due to the need for raw materials for building products. It
presently employs around 2,300 workers although it has
seen a significant decline since 2003 when it employed
5,450 workers. Qutput of building materials has declined
sharply since 2009 and more severely than the downturn
in construction output, suggesting that an increasing
proportion of materials for construction are being imported
rather than sourced domestically.

Other services, Social & Personal
Health and Social ‘

Education

Public Admin & Social

Real Estate activities
Financial

Transport, Logistics & Comms
Hotels & Restaurants

Retail & wholesale
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Production of electricity
Manufacturing
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Figure 3.4 Composition of Economic Growth by Expenditure Category 2001-2011
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3.2 THE PROJECT

Context to the Project

The proposal to create a major new European destination
of Choice at Buljarica setting is a major opportunity to
strengthen Montenegro’s position as a tourism, leisure
and residential destination through the delivery of an
internationally renowned luxury development.

The project proposes a total of 11.5 million square metres
(sgm) of built-up area (BUA) to be constructed on a scale
never before seen in Montenegro that will provide a
significant number of job opportunities. The development
will comprise residential apartments and villas making

up the overwhelming proportion of the proposed BUA as
well as hotels, retail and leisure uses including a casino
and a marina. At present a precise breakdown of the BUA
uses is not available, although a broad composition of the
intended uses is provided in Table4 below.

Table4.Land Use Breakdown

Land Use BUA (sgm) %
Residential 7,740,000 67%
Commercial 1,674,750 15%
Other 57,750 1%
Hotels & Leisure Clubs 577,500 5%
Hotel Branded Residences 1,500,000 13%
Marina

500 berths

TOTAL SQM 11,550,000 | 100%

Source: Developer

Table5.High profile projects along Montenegro’s coastal riviera
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3.3 PROJECT CONSIDERATIONS

The Property Market

The 11.5 million sqm proposed BUA means that Buljarica
will be the largest single development project ever
constructed in Montenegro. The residential segment alone
accounts for approximately one-third of all of Montenegro's
existing residential built space. Over the last decade the
construction market has added around 500,000m sgm of
residential BUA per year. This partly reflects the upsurge in
building activity following the declaration of independence
in 2006 and government measures to atiract foreign direct
investment. Although the global economic downturn has
led to residential construction stabilising, the average
outturn of 350,000 sgm per annum remains high by
historical standards.

There is a lack of reliable market-wide data regarding
annual take-up and rates of absorption of new
development in Montenegro. Using the average total
construction volume observed over the last decade

of 0.5 million BUA per annum, and taking the broad
assumption that this represents demand (ie is 100%
absorbed) this would imply that the residential segment

of the Buljarica project would require a development
duration of approximately 20 years in the current market.
However, this assumption excludaes the impact of other
developments in the pipeline so 20 years development
programme may be a conservative estimate, especially as
there are several significant and similar projects planned
for Montenegro's coastal and Riviera locations. A selection
of high profile ones are shown in Table5.

The above projects are considerably smaller in scale to
Buljarica, although are aimed at a similar target market

of international and high net worth buyers. The relatively
small size of the domestic property market means that the
current flow and profile of demand is likely to be insufficient
to absorb a project of this size. Buljarica is intended to

tap the burgeoning global property investment market by
delivering a high quality and transformative development
and achieving this will be critical to the project's long-term
viability.

Project Municipality Description

Porto Montenegro Tivat Residential/ Leisure/ Hotel Marina

Lusticia Bay Tivat Residential / Hotel / Leisure

Aquavista Herceg Novi | Luxury Residential

Tre Cannes | Budva Hotel/ Apartments

Adriatic Project Budva Hotel / Conference / Residential :
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Project Phasing

In order to consider the potential economic impacts

of the Buljarica project, it is necessary to consider the
development timescale. The indicative phasing of the
development outlined below is a broad assumption
based on a combination of spatial planning principles and
developer aspirations. It is not intended to represent the
developer’s planas this as yet has not been finalised.

It is set-out purely to assist in understanding the scale
and evolution of the annual economic impact of the
project. The development is assumed to be built in 8
phases sequenced over a period of 20 years, with 4 of
the phases overlapping in the first half of the construction
period. A significant proportion of the commercial and
hotel segments of the BUA will be completed in the first
5 phases to anchor the location and build the brand
alongside the residential portion.

Table 6 outlines out the indicative phasing for the total
11.5m BUA by type of land use, phase and construction
duration. This will set the basis for calculating the
economic impact of the project over a 20-year horizon. For
the benefit of the economic analysis and in projecting the
chronelogy of impacts, construction is assumed to begin in
2015 and finish in 2034.

Table6.Proposed Indicative Phasing of the Buljarica Project

Land Use BUA (sgm) Phases No.Years
Residential 4,850,000 1-4 10
Commercial 1,674,750 1-5 12
Hotel/Leisure 577,500 1-3

Other 57,750 1-3

Residential 2,890,000 5-8 10
Branded Hotel 1,500,000 4-5 3

Note: This is Indicative Phasing in the absence of guidance from the
Developer
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3.4 ECONOMIC IMPACT
ANALYSIS

Analysis of the economic and social benefits covers both
the development phase and the operational phase of the

project over the specified 20-year time period. The scale

of the development means there are several phases with
operation and development impacts overlapping following
completion of the first phase.

Scope of impacts

An assessment of the impact of the project over a 20 year
time horizon is undertaken for the following:

+ GDP
«  Employment - direct and indirect effects
Perception Impact - Branding effect

This will be an outline assessment due to the lack of
more precise information regarding the BUA breakdown,
investment value, proposed staffing levels and limitations
to the availability of economic statistics. A more detailed
economic analysis can be undertaken in the future when
more data is available,

Catchment Area

The catchment area of the project impacts given its
scale, is assumed to be country-wide —i.e. the whole of
Montenegro. The key economic and social benefits will
be the additional employment, wages and output, plus
the potential long-term impact of attracting future inward
investment. These are assessed at the level of the whole
economy using national accounts, sectoral employment,
construction data and other relevant statistics.

Development Phase: Impact on GDP

Due to a lack of information regarding the estimated value
of the project investment, a fully computable assessment
of its impact on output, the government's budgetary
position and external trade balance is not possible at

this stage. However, by reviewing the current statistics of
average construction costs in Montenegro this can enable
an “order of magnitude” estimate in terms of the potential
benefit accruing to the national economy, as follows

The project will be by far the largest single capital
investment ever made in Montenegro, and the value of the
construction works (excluding infrastructure and remedial
works) would potentially be 60% higher than the total
annual investment made in construction nationally over
the recent period. Based on the indicative phasing set

out, using current prices, the annual capital investment

of the project could represent the equivalent of 8% to

14% of annual GDP in the first 10 years of the project's
construction.
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This would have a significant impact on the national
economy particularly in terms of the demand for
construction materials, equipment and skilled labour and
as such could significantly affect the national trade balance
during the development phase. Effective preparatory
planning to ensure there is additional and sufficient
capacity in the domestic construction and materials
industry will enable the government to maximise the
economic and social benefits of the construction and limit
the risk of overheating.

Development Phase: Trade effect

Montenegro has a persistently high trade deficit, which hit
a peak of 55% of GDP in 2008 due to a surge in imports.
This has since reduced to approximately 25% of output,
however the small size of the domestic economy means
that Montenegro experiences a continued high level of
import penetration, in excess of 60% of total domestic
demand. A major construction project such as Buljarica,
while boosting the domestic mining, construction materials
and services industries would draw in a much higher
volume of imports in the course of development and, given
the prevailing extent of import penetration, is therefore
expected to have a major impact on the existing goods and
services trade balance.

Development Phase: Impact on Employment

The amount of employment expected to be directly
generated by the project is based on a combined
assessment of recent construction volumes, employment
levels and average salaries in construction, as well as

the proportion of national construction output dedicated

to labour costs. The project will also support a number

of jobs indirectly through inter-industry linkages - i.e

the downstream supply-chain impact of the investment
spending on goods and services supporting the
development phase. This has been calculated from

a review of employment multipliers applied in similar
projects, taking into account the small size of Montenegro’s
economy (meaning a higher than average proportion of
demand will suffer external leakage and will be dependent
on imported goods and services).

On the basis of this calculation the project is expected

to support an average 10,350 jobs each year during the
20 year development phase, of which 8,500 are directly
created from the construction and a further 1,850 indirectly
created through supply-chain effects. Employment impacts
will reach a peak of 23,150 in year 10 of the development
when construction volumes are assumed to be highest of
which 19,000 will be directly created and a further 4,150
indirectly. In the latter phases of the development the
construction is expected to support 2,500 jobs per year of
which 2,050 jobs will be direct and a further 450 indirect
jobs. The evolution of the direct and indirect employment
impacts over the whole development phase is shown in
Figure 3.5.
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The annual required construction manpower of 8,500
workers required to execute the development phase

is equivalent to the total persons currently employed

in the construction sector in the whole of Montenegro.
This is likely to result in overheating of the construction
industry and significant skills bottlenecks unless these
are addressed by a large scale recruitment and training
programmes and/or the importation of foreign labour.

Operational Phase: GDP Impact

The main driver of economic growth during the operational
phase of the project will be from the additional wages
earned from the employment opportunities created.

This will be from the operation of the commercial uses
including the hotels and the servicing of the residential
units and supporting infrastructure. As there is no detailed
breakdown of the BUA uses at this stage the impact to
annual GDP is again an order of magnitude estimate
based on general benchmarks for employment densities
and recent average salary data for Montenegro. It is
assumed that the employment generating land-uses

are fully utilised from the first year following completion
which is assumed to be the beginning of year 4 of the
development (assumed to be 2018).

Itis therefore estimated that the total salary income directly
generated by the operational phase of the project could
directly account for 2.5% to 3.5% of annual GDP and a
further 0.8% to 1.1% of annual GDP through downstream
multiplier effects. Once fully operational (assumed to be
2034-2035) the project could account for around 6.6% of
GDP from direct wages income and a further 2.1% through
multiplier effects. This is assuming a trend in real GDP
growth rate of 3% per annum with salaries rising in line
with inflation.

It should be noted that the above GDP impact calculation
is primarily based on the wages generated by the
proposed commercial BUA uses. At this stage it excludes
the potential impact of the hotel and hotel-branded
apartments as there is no detailed breakdown of the BUA
for these uses at present. The analysis also excludes the
benefit to GDP resulting from the sale of the residential
units which will be sold at a mark-up to the construction
cost.

Operational Phase: Employment Impact

Once fully operational, the project, could directly create
up to 50,000 jobs with a further 16,000 jobs throughout
the rest of the economy via multiplier effects. Based on
the indicative phasing, approximately 10,000 to 12,000
permanent jobs are expected to be directly created
following completion of the first development phase,

and 3,000 to 4,000 indirectly through multiplier effects.
The project is expected to generate an additional 3,750
permanent jobs per year for the next 8 years of operation
as the development phase is progressed (and an
average 1,200 multiplier jobs per year) before declining to
approximately 950 direct permanent jobs and 300 indirect
jobs per year in the final phases of development (i.e. year
20).

The above calculation is based on the proposed
commercial BUA using accepted parameters for the
average employment densities. It excludes the potential
impact of the proposed hotel/leisure and branded-hotel
residences as this requires greater detail on the size

and nature of these uses. In general, more detail on the
precise nature of the proposed BUA uses would enable a
more robust analysis of the employment impacts and the
downstream multiplier effects on the domestic economy to
be undertaken.

In terms of the impact of the employment demand on the
wider economy, the unemployment rate in Montenegro is
currently above 20% of the labour force, amounting to just
under 50,000 persons. Hence there is considerable slack
in the labour market that, theoretically, is able to absorb the
job requirements of the project's operation at least in the
early stages. This is, however, discounting the construction
labour needs (which are likely to require certain skill sets)
in addition to that of the operational requirements as
individual phases are completed.

Moreover, in view of the slow rate of Montenegro’s
population growth, at current trends the growth rate of
the labour force is unlikely to be sufficient to service the
operational manpower requirements of approximately
50,000 workers (plus 16,000 in multiplier effects) if the
project vision is fully implemented.

Figure 3.7 summarises the size and timeline of the
employment impact of both the development and
operational phases of the project, with the first full year of
operation assumed {o be 2035.
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Figure 3.5 Direct and Indirect Employment Impact over the whale Development Phase
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Figure 3.6 Direct and Indirect Employment Impact during Operational Phase
through to first fully operational year
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Figure 3.7 Summary of All Employment Impacts by year (to end development
phase / start of full operation)
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Perception Impact: Branding and Promotion

A potentially major beneficial impact to Montenegro
resulting from the Buljarica project relates to the increased
international exposure from the developer’s own marketing
and promotion of the project. At present there is no
information regarding the planned spending and strategy
for marketing the development to enable a quantification
of the economic benefit. However, a project on such a
large scale is likely to be heavily promoted and this will
have knock-on effects in raising the profile of Montenegro
as a tourism, leisure and residential location, and in turn
attracting additional external (tourism) income and possibly
foreign investment.
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3.5 PRINCIPAL CONCLUSIONS

The potential impact of the proposed Buljarica

Project Benefits ! 53

Once fully operational the project is expected to directly

velopment project has been idered tional o
i e e ; IR e | employ approximately 50,000 workers and a further 16,000 ]
20 year development timescale to construct the full ; e ; : .

3 S : via multiplier effects. Approximately 10,000 to 12,000 jobs @
project, taking into account current development rates in ] ; 14
BRI : are expected o be created following completion of the first
the country. The project is assumed to be fully operational = . <
L ! development phase, and 3,000 to 4,000 indirectly through @
after 20 years with parts of the proposed uses becoming b : ; o
. ) multiplier effects. Operational employment creation 3
operational after each development phase of which there ; i e :
; ; will then build up steadily with the completion of each
are assumed to be 8 in total. Parts of the project are it
: individual development phase.
assumed to be operating after three years of development
(assumed to be 2018). The project will require a construction workforce equivalent
The capital investment is expected to add an average of .to tnsiotalnnberel conjs.trucnonl workers smployed o
R s in the country, hence placing considerable demands on =
6.8% to GDP per year over the lifetime of the development : . - o
: e ; Montenegro’s construction and building materials industry. ~
phase, reaching a peak of 14% of GDP in year 10 of the R . y
: ; This is likely to create overheating and bottlenecks in the
development phase. Once fully operational the project i <
! : availability of the necessary labour and resources resulting =]
is expected to add around 86.5% of GDP per year and ; : : @
itwiir 2:5% 1o 3/5%if Ih& Inial operatiig yesrs in the dependence on external migrant workers to service X
: i ’ the development phase. The introduction of skills and
In view of the relatively small size of the Montenegro recruitment programmes in advance of the construction
economy and high levels of import penetration, an will be required to ensure the job opportunities can be fully
investment on this scale is likely to experience a significant  accessed by the domestic labour force and particularly the —_
level of leakage from the domestic economy through unemployed. ]
ttracting imported construction materials, equipment and - . e
s ra‘c G Bporedic ; i o Similarly, the employment required to operate the ]
services. A strategy to boost the capacity of the mining and " : S, : Y L2
2 Al : project will be significant and create a wide-range of job o)
construction materials industry and other supply chains i ¥ ; @

: > g ; : opportunities for the domestic population. The presently o)

will be required to fully maximise the income-generating : : : o
= : high unemployment rate in Montenegro with up to 50,000 =
potential of the development to the domestic economy. : v
persons without permanent work means that the labour
The development phase is expected to create on average market is well placed to maximise the job-creating benefits
8,500 construction jobs per year over the 20 year offered by the project. This would be assisted by the
construction period with a further 1,850 created through creation of training and skills programmes in parallel with g
multiplier effects. Employment demand will reach a peak of  the project's implementation to smooth potential skills

19,000 direct construction jobs in year 10 of development
with a further 4,500 created indirectly through multiplier
effects.

bottlenecks and ensure the unemployed can fully access
the new job opportunities.
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4.1.SITE POTENTIAL
4.1.1 Opportunities and Constraints

Oll(m 25le 5°,°m 1km @
)

Figure 4.1 Opportunities Legend
""" Site Boundary ™ Panaoramic Views to the Adriatic Sea
- Developable Area Spot Views to the Adriatic Sea
‘ Contour Lines __> Potential Connections
Existing Roads [l Beachtront m

Proposed Highways - -] Fiat Land

48

Existing 'Gateway'
Entrances to the site
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Figure 4.2 Constraints
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4.1.2. Developable Area

Figure 4.3 shows the extient of land identified at this stage
as developable. This has been based on the analysis of
slopes and topography described in Chapter 2 combined
with the desire to protect the landscape quality of the site
by limiting significant visual impacts of development on
higher ground overlooking Buljarica Bay.

Of the total site area of 1179 hectares as measured, 560.4
ha was identified as 'developable ' This provides the gross
developable area for the Buljarica development which in
line with the client's current land use budget will be split
70/30 between sellable and non-sellable land.

Based on the client’s target gross BUA figure of 11.5million
sq m this produces a BUA target of 30,900 sq m per
hectare.

71178.7 ha™,
*ene :.. TOTAL SITE AREA '_o'

0 "
s .

\ 5604 ha

. » b7

l_‘ DEVELOPABLE LAND o '.‘.
30% ’.',
NON- 4
SELLABLE :
70% 618.3ha -~
SELLABLE '-._‘!" NON-DEVELOPABLE LAND ,-""
70% SELLABLE: 392.3 HA
30% NON-SELLABLE: 168.1HA = A

Figure 4.3 Developable and sellable land areas
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Key

| Area identified as developable land
D Site boundary

Adriatic Sea

Figure 4.4 Developable land area
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4.2. PRELIMINARY CONCEPT
DEVELOPMENT

4.2 1. A Destination of Choice

In line wth the brief for 11.55 mil sq m of BUA, the master
planning team identified a series of design principles that
should underpin the spatial plan for Buljarica:

1. Create a new tourist hub on the Mediterranean

2. Incorporate Montenegro's traditional styles and
heritage in the master plan concept

3. Promote a luxury identity for Buljarica

4. Brand Buljarica as the first modern resort town in
Montenegro

5. Contribute to the improvement of regional
infrastructure

6. Create a development that offers diverse urban
characters

7. Offer a range of housing styles and typologies,
ranging from apartments to condominiums to villas
and terraces

8. Offer a range of hospitality choices, serving year
round and temporary visitors

9. Retain sensitivity to the natural environment in the
design, including environmental policy where possible

10. Provide a palette of leisure activities linked to the
natural environment

11. Promote an outdoor lifestyle with activities such as
trekking, hiking, nature trails, etc.

12. Provide a minimum of two active retail districts in
addition to a retail/service zone linked to the motorway MARINAAND BEACHFRONT

13. Create distinctive public spacés with access to the
water

14. Promote the marina and beachfront as focal points of
Buljarica Bay

15. Utilise the site’s topography to plan neighbourhoods,
enhancing views and real estate value longevity

16. Promote best practice in urban design and landscape
architecture
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4.2.2 Landuse Approach

Based on the development vision outlined by the client, a e
draft spatial framework was prepared and presented to the
client in July 2013.

Following a workshop on the vision for the master plan,
the client supplied the following ‘fixes’ to inform the Interim
Concept Master Plan:

Fixes

+« An Old Town
+ A Canal Quarter

= A Signature Marina District and Marina with berthing
capacity for at least 400 medium vessels and 60 large
vessels

» A Casino and Entertainment Zone, including the option
of a casino on the promontory

= Hill towns wilth terraced housing, resembling Italian or
Greek coastal hill towns

A selection of resort areas i . "

* A minimum of two retail hubs, one with a traditional

market area Figure 4.5 Draft Spatial Framework July 2013
« Sellable land to be 70% of developable area

* Hotel development along the beachfront

Additional design fixes identified by the master planning Table7. Land Use Concepts
team included:

+  Utilisation of existing natural watercourses in the Land Use Concept - Summary Table

routing of the future canal network Approach:

+  Set character zone densities based on topography = Mixed use neighbourhoods

= Canal Quarter residential is a primary feature
+  Secluded Old Town
= Casino in Duovica Heights

= Leisure activities to north of scheme
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Adriatic Sea
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Key features:

New ‘Old Town' on Hill
Mixed Use Canal Quarier
Casino on Promontory

Mixed Use Marina District
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Key
Tourism focus
Mixed-use focus
. Residential focus
Hospitality focus

Leisure focus (mixed with some residential

minus casino)
. Leisure/ nature focus
Existing regional road
ww= Proposed highway
= Proposed motorway
. Proposed highway interchange

nm Site boundary

Figure 4.6 Land Use Approach
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4.3 MASTER PLAN SPATIAL
FRAMEWORK

4.3.1Accessibility and Road Hierarchy

At 11.5 mil sq m of BUA, the development will require a
minimum of two access points to the existing regional
highway (the Coastal Road) and proposed Adriatic

To Motorway
Juntion

Primary Road 45m
Secondary Road 30m
Tertiary Road 20m
Local Road 12-15m
Coastal Road 25m

To Petrovac

Access Road fram Motorway 45m
Praposed Highway (From National Plans)
Proposed Motorway (From Natianal Plans)
To/From Motorway

Motorway Junction

Dl:m 2 25I01'n EZZOm ﬂilm

Figure 4.7 Road Hierarchy
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highway.

It is anticipated that the Coastal Road will be downgraded
to a scenic tourist route, and used for secondary access to
the development and hillside residential areas.

4.3.2 Connecting Infrastructure to the
Motorway/Highway

Regional infrastructure plans show a future motorway
junction to the south of the site. Kanj junction will be

the main point of access to the site from the South.
Additionally, a junction serving both Petrovac and Buljarica

Master Plan Concept | 65

North is recommended (leaving approximately
4km between motorway exits). The access
road from the motorway will be routed as so
to discourage spraw! development between
Buljarica and Petrovac as has been drawn in
the interim framework plan.

Flat and low lying areas devoid of views at
site’s northern and southern motorway fringes
are recommended for service stations, big box
retail, etc.
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4.3.3 Land Use Strategy Key Features
The potential land use strategy for Buljarica is shown *  Rectangular marina

below. Casino on Dubovica Heights becomes a prominent

feature and visual focal point

Old town to North-East on headland

Formal/rectangular plots for hotels/resorts along the
Beachfront

Artificial canals form arganic Canal Quarter

Residential (Villas/terraced houses)
Residential (Apartment blocks)
Hotels

Mixed-use

Casino

Canals

HOOmENO

Retail Hub

Y iiiiin

/
§
LN

A o “,_,.
Adriatic Sea

Okm EE:DM 5Clﬂm 1km

Figure 4.9 Land Use Strategy
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4.3.4 Character Zones

To help define and articulate the wider Buljarica
development, a series of initial character zones that reflect
the topography and setting of the site and the nature of
the proposed development within each zone have been
developed.

Buljarica Hills
Mew Kaluderac
Kolac Valley
Dubovica Heights

Canal Quarter

Beachfront

Marina District

Beach Town - Resorts and Hotels
Old Town

FOEENER0NR0

Casino at Dubovica Heights

Okm  250m  500m Tkm s N\
L L 1 ,

Figure 4.10 Character Zones
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4.3.5 Landscape Strategy

Landscape Approach - Key Features

Native species shall be specified for the new Buljarica Preservation of Natural Landscape
development planting palette. Ther preservation of flora and Masimised Besach Waterfront
fauna are key to the development's success.

Organic Canal Typologies
A large beach waterfront maximising the coastline is a
feature of the open strategy for the Spatial Framework

Plan. Maximised Waterfront Promenades

Primary Green Link

Organic water bedy typologies with a contrasting
orthogonal marina identify the form of this development
with promenades creating a large public realm.
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Adriatic Sea

OII(rr! EE;OFII SOIOH'I Tkm

Figure 4.11 Landscape Strategy Plan

Beach and Beachfront Promenade
Water Bodies

Plots

Marina

Waterfront Promenade
Residential Waterfront Promenade
Green Park Link*

Green Median Link
Valley Parks
Woodland and Trails
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4.4. INTERIM CONCEPT MASTER PLAN

The basic design approach has been worked up into the
Interim Concept Master Plan, which is presented and
explained in the remainder of the document. Figures 4.12 to
4.19 illustrate graphically in more detail the density, building
height and massing required in order to deliver 11.5mil sq
m of built up area as well as the design intent within the
character areas.

The centrepiece for the scheme is the large iconic marina
with circular breakwaters and piers in the sea, which are
overlooked by the casino sitting on the Dubovica headland.
From this core the canals fan out taking with them the other
land uses.

LEGEND

A. OLD TOWN F. CANAL QUARTER

1. Residential 18. Residential Apartments

2. Market Square 19. Canal Network

3. Mixed Use Services 20. Neighbourhood Centre
BULJARICAHILLS 21. Community Facilities

Residential G. NEW KALUDERAC

5. Retail Facilities 22, Apartments

6. Neighbourhood Park 23. Neighbourhood Park

7. School / Sports Pitch 24. Community Park

8. Visitor Car Parking H. KOLAC VALLEY

9. Residential Villas 25. Mixed Use
C. BEACH TOWN 26. Residential Apartments

10. Commercial Centre 27. 5* Hotel

11. Retail Promenade
12. Mixed Use / Retail
13. Retail Courtyard

D. BEACHFRONT

14. Hotels

E. MARINA QUARTER
15. Central Park

16. Marina Promenade

17. Marina

28. Hotel Resort

29. Retail Facilities

|. DUBQVICA HEIGHTS
30. Casino

31. Mixed Use

32. Walking Trails

33. Community Facilities
34. Residential Apartments

35. Hotel / Exclusive Residencies
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4.4.1 Massing Views

) & s

Figure 4.13 3d Massing View of the Framework Plan from the northwest
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4.4 6 Character Zoom In Shots

View of Old Town and Buljarica Hills
Character Zones

Residential
-
Market Square _ 5T

Mixed Use Services

Residential

Retail Facilities
Neighbourhood Park

School / Sports Pitch

Visitor Car Parking

Residential Villas

Figure 4.16 Detailed Views of the lllustrative Framework Plan
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View of Beachfront, Beach Town and Marina
District Character Zones

Commercial Centre

Retail Promenade

Mixed Use / Retail

Retail Courtyard

Hotels

Central Park

Marina Promenade

Marina
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Central Park

View of Canal Quarter and New
Kaluderac Character Zones

Residential Apartments

Canal Network

Neighbourhood Centre

Community Facilities

Apartments

Apartments

Neighbourhood Park

Community Park

Apartments

Neighbourhood Park

by W o \ N LTS
Figure 4.17 Detailed Views of the lllustrative Framework Plan
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View of Kolac Valley and Dubovica
Heights Character Zones

Mixed Use

Residential Apartments

5* Hotel

Hotel Resort

Residential Apartments

Retail Facilities

Casino

Mixed Use

Walking Trails

Community Facilities

Residential Apartments

Hotel / Exclusive
Residencies

The above content is privileged and confidential information that is the intellectual property of PROJECTS DEVELOPMENT COMPANY Sal which is provided
in strict confidence and which must not be used; not be divulged; copied or distributed in part or in whole without the written permission of PDC sal. This
content is intended to the Gavernment of Montenegro anly and No person should disclose any confidential information contained within this document to any
person other than to officers, staff and advisers to the Government of Montenegre who are directly concerned with the contents of the material enclosed.
ME13048-0100D-RPT-PM-02-REV 4

1dasuog ue|d J191se) I



80 | Master Plan Concept

4.5 CHARACTER ZONE

e P r -,

""i. Zone 4: Buljarica Hills

Land Area: 112.3ha e — e RS
ey i . Zone 5: Canal Quarter
BUA: 745,500sqm ‘ 2
| i Land Area: 75.4ha
Average FAR:1.05 -
TR e BUA: 1,470,000sqm
Resj%an&a}‘lg[guts:-‘l.‘_lﬂt il i
L 1 _Average FAR: 3
Key features: residential area; no | S e e ‘
apartments; large ﬂoof‘épaé'a retail units  § Residential Units: 5,774
. B *"w«ﬂh ngnﬁ-easl accessway ; Key features: area built around a network
; : of canals; predominantly residential with - -
hotels and some commiercial_

{.and Are,a 134ha
' . :"ﬁﬁefage FAR: 4.05
|+ Residential Units: 1,355

‘,I My, i

_ i S

{1

n
i

Wil

I
i T

+  Key features: Mixed l;i§e ai'ea;i 5T
very dense development
designed based on historic
Adriatic city layout

Zone 2: Beachtown
Land Area: 43.3ha
BUA: 990,500sgm
Average FAR: 3.5
Residential Units: 4,210

Key features: Predominantly
residential; central canal
forms main landscape feature
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' Zone 7: Kolac Valla'"y "
Land Arvaa' 96.4ha
BUA: 3 840 GQDsqm ;

ﬂ ,.,,.“ :m:mw
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|U||"IF"" |Iﬂ|||\ "“!ll'l
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ﬂ I‘LH“l""”"w A gy IIIIIullum |||||||| : ”.”illll

| o g [ B o Mabitae
el mumun L I ”"w”h,,"|”|h, ) "‘|'|\|||\||||||I ubovica Heig

“kand Area: 70.24ha

FBUA: 397,500sqm
Average FAR: 0.75
Residential Units: 231

o,

il + Key features: casino to be located
in a predominant position; exclusive
villa residential area

1danunn neld 1Imseia 1
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Zone 3: Beachfront
» Land Area: 14.9ha

Zone 1: Marina District

. Land Area: 85ha
«  BUA: 250,000sgm

Average FAR: 2.5
Residential Units: 0

BUA: 3,090,000sgm
Average FAR: 9.1

Residential Units: 4,974
Key features: only hotel
accommodation in this area
with beach access

Key features: Non-sellable area
includes the marina; highest buildings

located in the area; principal retail hub
Sellable land includes beach
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4 5.1 Marina District =

— = :
The Marina District will be a stunning new urban & - S
environment set around the new marina. Ground floor -
space will provide the opportunity for cafés, bars and ‘_.:\...../'"_:-._:\
restaurants with high quality apartments above. The N S “'_'\...\
District will have a high density vibrant urban character M"“- TS
with constant visual interest and activity. The marina will S

be designed to accommodate a wide range of craft from
small dinghies and sailing boats to large megayachts.

Features
= High rise contemporary towers The landscape character for the Marina District will
, provide extensive hard standing areas, using high
= Marina : : :
quality materials to provide a grand approach to
+ Cafes, bars and restaurants with high quality the Marina. It will be heavily used by pedestrians
apartments above and feature tree planting will assist in providing a

comfortable shaded environment. The trees will also
soften the space. Hard wearing recreation areas will be
i Pronisnads integrated, providing relaxing places to sit.

» Parks and view corridors

Urban Themes Landscape Themes

Hafen City, Hamburg

Marina at night, Porto Cervo, Sardinia
1 40
| b t
]
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4.5.2 The Beachfront

The Beachfront District will host a series of stunning set-
piece hotels each designed by a world-renowned architect
that clearly identifies Buljarica as a world class Destination
of Choice. The boardwalk and high quality landscape will
unite the hotels so that together they create a thriving new
and exciting destination with high quality cafes, bars and
shops for a modern clientele.

The Beachfront will be a car free zone with pedestrians
and cyclists taking precedence.

Features

* Luxury resorts/hotels

* Private/public beaches
» Cafes, bars, restaurants
* Promenade

» Car free zone

Urban Themes

Snghes
L S % —
. '/‘\__./-:\\__\f
\ :-T-' ."\-l--m;_-.N
W )\-‘_‘

The landscape will have a high end design influenced
by the adjacent hotels with materials chosen to work
in harmony. The integration of public and private
space will be key, including a promenade that carries
pedestrians along the beachfront. It will be designed
using native trees to provide shade and integrated
sealing. Play elements and kiosks will become part
of the promenade making an active and bustling
beachfront.

Landscape Themes

Public Square, Tivat, Montenegro

il

lighting, Opera House, Dallas, USA
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4.5.3 Beach Town

Beachtown will be the new City Centre at Buljarica
adjoining the The Beachfront to the west and the Marina
District to the south. It will house a full range of local
services and shops. The ultra high quality public realm will
feature a series of urban squares and spaces providing
opportunities for events and festivals. It will be the premier
shopping destination in Montenegro with a broad shopping
offer including all the high-end brands that will establish
Buljarica as an essential destination within Montenegro
and the wider Adriatic region.

Features

= Canal

+ Public courtyards/urban squares
+ Local services and shops

* High end brands

« Promenade

Urban Themes

Public courtyard, Placa
! %
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Heavily pedestrianised and active public spaces will
require shade using native trees, canopies or building
frontages such as arcades. The canal promenades

will provide a main pedestrian through-way. Additional
landscape features such as water features may appear
in public squares, providing nodal points, interest and
passive cooling.

Landscape Themes
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4.5 4 Old Town

Taking its design clues from beloved and historic towns
such as Kotor and Budva, Buljarica Old Town will hark
back to the medieval history and tradition of the Adriatic
coast. As a modern interpretation of historic vernacular
styles, Old Town will provide a unique living and visitor
experience with cool narrow lanes and alleys linking small
intimate squares and spaces for fine dining and relaxing.
The tight knit community will provide a range of residential
accommaodation in townhouses and apartments as well as
local services and shopping.

Features

¢ Vernacular architecture

* Winding roads/Stepped streets
= Old town Marina

« Plazas/small squares

» Restaurants and cafes

Urban Themes

; ‘—..~ ] ;
U s
R LS -

- .

Landscaped areas will try to adhere with traditional and
locally sourced materials, such as cobbled streets. This
will help provide a traditional old town character, Soft
landscaping should be integrated with building facades,
using climbing plants and pot planting. Space for tree
planting and shrub beds will be restricted to public
squares, where space allows.

Landscape Themes
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4.5.6 Buljarica Hills

Buljarica Hills to the east of the coastal road will be a new
residential community clinging to the hillside with stunning
views out across the bay. It will combine lower density
large plots set within a rich landscape punciuated by small
clusters of village style town houses. The topography

will be utilised to create well defined communities and
neighbourhoods providing a sense of belonging and clear
character.

Features

+ Villas
= Terraced homes
+ Steep streets

= Stunning views

Urban Themes

Villa pestied in hill, Costa Rica

Py
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Linear parks will become the main focus of the
landscape within the area. These parks will follow

the natural drainage channels, designed to cope

with an ever changing flow of water running from the
mountains. Elements of play will be set within the parks
and the landscape will run from a more naturalistic
approach to a well maintained landscape in dense
urban areas.

Landscape Themes

Linear Park, Quebec, Canada
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4.5.7 Canal Quarter

Reflecting the Venetian tradition the canal quarter will

be home to a large proportion of Buljarica's permanent
residents. Waterbuses will link this quarter with the
Marina and Beachtown districts. A mix of housing types
will provide a range of accommodation from townhouses
through to high quality apartments. The public realm

will be high quality with meeting places and civic spaces
focussed on canal junctions and crossings.

Pedestrians and cyclists will be given priority and car
parking will be carefully designed and managed to ensure
that the Quarter remains a haven of peace and tranquillity
with water at its heart.

Features

+ Town houses and high quality apartments

» Canals

+ Public walkways and bridges (public access)
+ Public spaces and seating areas

Urban Themes

Venice Canal Historic District, |

\._.;. o
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Waterways will provide an amenity to the public,
other areas of public space are limited and all must
be well designed to fully utilise the space. Most of the
canals will have promenades for pedestrian access.
Landscaping will suit the hierarchy of each canal,
whether they have tree planting, waterside amenity,
seating or shrub planting.

Landscape Themes
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Development Canal Development

Development Canal Development Development Canal Pocket Park Development
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4.5.8 New Kaluderac

o= -

New Kaluderac is a residential area nestled into the \J\‘.\E
foothills of the Coastal Road at the fringe of the site,
opposite the Canal Quarter. Nature and green are the

: ) o N
main landscape themes. Housing typologies include ww-\\_:__\-\\
mid-rise apartment blocks, terraced apartments and long, §
linear configurations divided by green packets and strip
parks— ‘pedestrian corridors’ leading to the main canals to
the Marina District and Beachtown. This is a quiet, family
oriented district that may contain year-round or timeshare
residential housing.

Features

* Mid-rise apartment blocks nestled into the hills Landscaped waterways will be the start of the canal
* Green pockets systems. The landscape approach will be for them to
provide amenity value by integrating playful elements
and using native flora for various habitat types. A
mixture of formal and natural looking landscape will
characterise this area,

* Private courtyards

Urban Themes Landscape Themes

Tivat Heights, Kotor Bay

. | . TN
embankment
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Open spaces vignette

Pedestrian Corridors:

Provide visual links to the primary
development and the valiey parks.

Pedestrian Corridors

Pocket Parks

Situated intermittently throughout the
character area providing small green
pockets to the community.

Pocket Parks

Valley Park:

Primary green space of the character
area. Utilising the natural valley
formation to provide key recreational
space to the residents in the area.

Valley Park
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4.5.9 Kolac Valley

Kolac Valley nestles in the distinct valley that leads into the
development from the south. The emphasis here will be
on high quality mixed residential development with more of
a community than a resort character. The isolated hilltops
to the west of the valley provide opportunities for exclusive
boutique hotels and terrace time share apartments with
stunning panoramic views of the bay.

Features

= Stepped building (views)
= Luxury apartments and hotels
» Green facades and green roofs

» Panocramic views of the whole site

Urban Themes

wavom Rl
KHNP-Headquarters, South Korea

—
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A network of landscaped mountainous footpaths will
lead pedestrians down to the development. Tall urban
developments will provide opportunity to provide green
roofs and terraces helping harmonise development into
the mountains and maximise views.

Landscape Themes
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An important part of this
character area is to maximise
the use of views using a
combination of green roof
techniques.

Two main types of green roofs
are:

Extensive

Lightweight, comprising mainly
of sedum and hardy planting.
Requires minimal maintenance
and provides strong ecological
benefits. Not intended for
leisure use.

Intensive

Providing access far
recreational use, offering
opportunity for a well designed
landscape using a wide range
of planting, including some tree
species. Regular maintenance
would be required.
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4.5.10 Dubovica Heights

Dubovia Heights will provide stunning views across
Buljarica to the mountains and the seas for those lucky
enough to be living there. The terrain here is steep, so the
emphasis will be on exclusive villas set in large landscape
grounds on the higher slopes and ridge lines. Access will
be via winding country lanes following the natural contours.

Local nature trails and hillside walks will link this
community with the Beachfront District and Old Town.

Features

» Custom design luxury villas

s Luxury resorts Much of the existing woodlands will be retained

and blended with development. Existing hillside

walks enhanced and signposted for the community.

« Stunning views Pedestrian networks will connect the area for pleasant
walking routes. Any additional areas of planting will be
native as to be sensitive to the current habitat.

= Nature paths/walks

Urban Themes Landscape Themes

Walkway throtigh vi
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Development
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4.5.11 Casino (Special Feature)

The casino will be a key iconic element at Buljarica Bay. lts
character will set the mood for either a vibrant waterfront
leisure district location or a secluded, luxurious resort with
services at the Dubovica Heights promontory.

Features

* Contemporary architecture
+ Distinctive lighting
+ Visibility from most areas of the development

» Easy access to waterfront and Marina berths

Modern Art Museum of Fort Worth, USA

Zénith de Strasbourg, France
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4.5.12 Hotels/Resorts (Special Feature)

The scale of the site justifies several hotel typologies.

Types of hotels

= Urban resorts in the Beachfront Distrct
» Hillside resorts
« Hotel / residential branded residence communities

= Resorts emphasising nature and outdoor activity
themes

e e il o

i'f- 1 _l _‘_
e -

Bulgari Resort, Bali
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4.5.13 Canals (Special Feature)

Canals will define the urban form and character of both the
Canal Quarter and the Beach Town. They will vary in width
according to their function and importance. Examples of
different canal treatments are shown below.

Venice, Italy

Venice is a city of small islands. The resulting canals
encouraged the flourishing of a nautical culture which
proved central to the economy of the city. Today those
canals still provide the means for transport of goods and
people within the city.

The maze of canals requires the use of more than 400
bridges to permit the flow of foot traffic. Public transport is
provided by water buses and private water taxis.

1. Grand Canal 2. Cannaregio Canal 3. Santa Margherita Canal
Main waterway running through Medium sized canal with wide Small canal with a high number of
Venice pedestrian walkways small boat berths

- o -

* Average width of water 62m « Average width of water 24m = Average width of water 8m

b A\ferage pedes‘{nan widfhs . Average pedestrian w-idths - A\ferage pedesfl‘iaﬂ widths
(if occurring) 5m 10m 1-3m -
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Amsterdam, Holland

1. Amstel Canal

= Average width of ﬁater 80m
* Average pedestrian widths

Copenhagen, Denmark

1. Frederiksholms Canal

= Average width of water 28m
= Average pedestrian widths
5m

2. Kostverlorenvaart

N - b f ‘,:!

Average width c;f water 30m

+ Average pedestrian widths
3m (13m including road/
_trees/parking)

2. Ved Canal

Average width of water 18m

« Average pedestrian widths
5m

Master Plan Concept | 1 03

3. Herengracht

! R
Average width of water 25m
Average pedestrian widths

3m (8-10m including road/
trees/parking)

Los Angeles, USA

1. Venice Canals

Average Qi'cﬂh of water 16m
Average pedestrian widths
3m
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4.6 LAND USE

46.1 Land Use Breakdown

This section sets out the breakdown of land uses in the master plan. The information is presented as a series of tables,
firstly for the whole project area and then for each of the none character areas.

TableB. Master plan development parameters

Master plan statistics

Total site area 11787

Developable area (ha) 560

Total GFA (SgM) 11,580,500

Built (sellable) area 392ha (70% of developable area)

Non-sellable area 168ha (30% of developable area)

Land use budget for Buljarica Bay

Land use type 5 % GFA (sgm)

Residential 67 7,812,127

Commercial 14.5 1,756,802

Other 0.5 58,248

Hotel & Leisure Clubs 5 611,422

Hotel Branded Residences 13 1,588,398
Totals 100 11,827,998

Residential Breakdown GFA No. Units

Super Luxury Villa (3000sgm) 68,014 23

Luxury Villa (1500sgm) 306,669 204

Mid Range Villa (900sgm) 508,977 566

Terrace (250sgm) 182,721 731

Apartments (average 160sgm) 6,676,449 42161
Totals 7,742,830 43,684

4.6.2 Character areas

The development parameters for the character areas are summarised below with the detailed parameters, land uses and
the mix of residential types for each character area set out in the subsequent tables.

Table9. Summary of Character areas

Character area Gross developable Sellable (ha) Non-sellable (ha) % sellable
area (ha)

Marina Quarter 85 34 51 40
Beach Town 43 28 15 85
Beachfront* [ 15 29 5 193
Buljarica Hills [ 112 71 | 41 63
Canal Quarter 75 49 ﬁ 26 65
New Kaluderac 49 34 ' 15 69
Kolac Valley . 96 80 16 83
Dubovica Heights 70 53 17 76
Old Town 13 9 4 69

Totals 560 394 180 70

*The beach is not included as developable land because it cannot be built on, but is included as sellable land
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Table10. Marina Quarter land uses and development parameters

Marina Quarter

Parameters Land use category % GFA
Total Land Area (ha) 85 Residential 28 | 865,168 __
Total Developed Plot Area (ha) 341 Commercial 33 1,007,092 5
Average Plot Coverage (%) 60 Cther 0.4 12,360 ;
Average Building Height (floors) 15 Hotel & Leisure Clubs 13 388,382 -::
FAR. 9.1 Hotel/Branded Residences 26 | 816,995 :
Non-sellable area (ha) 51 Totals 100 ; 3,089,998
Non-sellable area (%) 80 | }
Sellable area (%) 40
Total GFA 3,089,998 __
as a % of project total 27 :

Residential Breakdown

% of housing type sgm No. units =

Super Luxury Villa (3000sgm)

Luxury Villa (1500sqm)

Mid Range Villa (900sgm)
Terrace (250sgm) =
Apartments (average 160sqm) 100% §65,168 | 5407 |

= Non-sellable area includes the marina i
= Highest buildings located within this character area -
= Principal retail commercial location

Table11. Beach Town land uses and development paramsters

Beach Town ==
Parameters Land use category Yo GFA §

Total Land Area (ha) 43.4 Residential 68 673,540 §

Total Developed Plot Area (ha) 283 Commercial 13 131,737 ;,_C

Average Plot Coverage (floors) 50 Other 0.6 5,963 (:1

Average Building Height i 7 Hotel & Leisure Clubs 2 15,838 %

FAR. | 35 Hotel/Branded Residences 18 163,423 ﬁ

Non-sellable area (ha) f 151 Totals 100 980,500

Non-sellable area (%) 34.8 -

Sellable area (%) | e5

Total GFA | 990,500

as a % of project total : 9 2

Residential Breakdown

% of housing type sgm No. units
Super Luxury Villa (3000sgm)
Luxury Villa (1500sgm) .
Mid Range Villa (800sgm) e
Terrace (250sgm) - =
Apartments (average 160sgm) | 100% | 673,540 | 4,210

+ Predominantly residential area with significant percentage of commercial and hotel floor space

The above content is privileged and confidential information that is the intellectual property of PROJECTS DEVELOPMENT COMPANY Sal which is provided
in strict confidence and which must not be used; not be divulged; copied or distributed in part or in whole without the written permission of PDC sal. This
content is intended to the Government of Montenegro only and No person should disclose any confidential information contained within this document to any
person other than to officers, staff and advisers to the Government of Montenegro who are directly concerned with the contents of the material enclosed.
ME13048-0100D-RPT-PM-02-REV 4



== e = Rl e et o M e e e e w1
1 06 | Master Plan Concept

Table12.Beachfront (hotel) District land uses and development parameters

Beachfront (hotel) District

Parameters Land use category % GFA
Total Land Area (ha) 15 Residential 0 0
Total Developed Plot Area (ha) 10 E Commercial 0 0
Average Plot Coverage 50 | Other 0 0
Average Building Height (floors) 5 Hotel & Leisure Clubs 30 75,000
FAR. &5 Hotel/Branded Residences 70 175,000
Non-sellable area (ha) 4.6 Totals 100 250,000
Non-sellable area (%) 13
Sellable area (%) 193
Total GFA 250,000
as a % of project total 2

Residential Breakdown

% of housing type sgm No. units

Super Luxury Villa (3000sgm) 0 l
Luxury Villa (1500sgm)
Mid Range Villa (900sgm)
Terrace (250sam)

o|lo|lo|o

Apartments (average 160sgm)

+ Saleable are is greater than developed area because the beach is considered sellable but not developable
* No permanent residential accommodation but includes aparthotels and serviced apartments

Table13. Buljarica Hills land uses and development parameters

Buljarica Hills

Parameters Land use category % GFA

Total Land Area (ha) 112.3 Residential 91 | 678405
Total Developed Plot Area (ha) ral Commercial 8 58,640
Average Plot Coverage 35 Other 0] 7.455
Average Building Height (floors) 3 Hotel & Leisure Clubs 0 0
FAR. 1.05 Hotel/Branded Residences 0 0
Non-sellable area (ha) 41.3 Totals 100 745,500
Non-sellable area (%) | 368
Sellable area (%) ! 83
Total GFA | 745,500
as a % of project total E 6

|

% of housing type sgm Na. units
Super Luxury Villa (3000sgm) 5% 33,920 1"
Luxury Villa (1500sgm) 5% 33,920 23
Mid Range Villa (900sgm) 70% 474 884 528
Terrace (250sgm) 20% 135,681 543
Apartments (average 160sqm)

= Topography results in high percentage of non-sellable land
= Gommercial floor space comprises large floar plan units such as supermarket and furniture stores
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Table14. Canal Quarter land uses and development parameters

Canal Quarter
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ara g Ccatego A
Total Land Area (ha) 754 Residential 64 940,800
Total Developed Plot Area (ha) 49 Commercial 10 147,000
Average Plot Coverage 50 Other 0.4 5,880
Average Buifding Height (floors) 6 Hotel & Leisure Clubs 4 66,135
FAR. 3 Hotel/Branded Residences 21 310,185
Non-sellable area (ha) 26.4 Totals 100 1,470,000
Non-sellable area (%) 35.0
Sellable area (%) 65
Total GFA 1,470,000
as a % of project total 13
% of housing type sgm No. units
Super Luxury Villa (3000sgm)
Luxury Villa (1500sgm)
Mid Range Villa (900sgm)
Terrace (250sqm) 5 47,040 188
Apartments (average 160sgm) 95 893,760 5,586
+ Mixed-use area of residential commercial and hotel uses
Table15. New Kaluderac land uses and development parameters
New Kaluderac
Parameters Land use category Yo GFA
Total Land Area (ha) 49.4 Residential a7 659,600
Total Developed Plot Area (ha) 34 Commercial 2 12,002
Average Plot Coverage 50 Other 1 8,398
Average Building Height (floors) 4 Hotel & Leisure Clubs 0 0
F.AR. 2 Hotel/Branded Residences 0
Non-sellable area (ha) 15.4 Totals 100 680,000
Non-sellable area (%) 312
Sellable area (%) 69
Total GFA 680,000
as a % of project total 6

Residential Breakdown
% of housing type sgm No. units |

Super Luxury Villa (3000sgm)

Luxury Villa (1500sgm)

Mid Range Villa (300sgm)

Terrace (250sgm)

|

Apartments (average 160sgm) |

100%

659,600 4,123
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Table18. Kolac Valley land uses and development parameters

Kolac Vailey

Parameters Land use category Y% GFA
Total Land Area (ha) 96.4 Residential a0 3,436,800
Total Developed Plot Area (ha) 80 Commercial 9 345,600
Average Plot Coverage 60 Other 0.4 15,360
Average Building Height (floors) 8 Hotel & Leisure Clubs Q 0
FAR. 4.8 Hotel/Branded Residences 1 42,240
Non-sellable area (ha) 16.4 Totals 100 3,840,000
MNon-sellable area (%) 17.0
Sellable area (%) 83
Total GFA 3,840,000
as a % of project total 33

% of housing type sgm No. units
Super Luxury Villa (3000sgm)
Luxury Villa (1500sgm)
Mid Range Villa (900sgm)
Terrace (250sgm)
Apartments (average 180sqm) 100% 3,436,800 21,480
Table17. Dubovica Heights land uses and development parameters

Dubovica Heights

Parameters Land use category % GFA
Total Land Area (ha) 70.24 Residential 86 ' 340,936
Total Developed Plot Area (ha) 53 Commercial 1 1,988
Average Plot Coverage (%) 30 Other 1 1,995
Average Building Height (floors) 25 Hotel & Leisure Clubs 2 9,934
FAR. | 075 Hotel/Branded Residences 11 42 648
Naon-sellable area (ha) 17.24 Totals 100 397,500
Non-sellable area (%) 245 |
Sellable area (%) 75 '-
Total GFA 397,500 |
as a % of project total 3 |

Residential Breakdown

% of housing type sgm No. units
Super Luxury Villa (3000sgm) 10% 34,094 1
Luxury Villa (1500sgm) 80% 272,749 182
Mid Range Villa (3900sgm) 10% 34,094 38

Terrace (250sgm)

Apartments (average 160sgm)

= (Casino located in this area and forms its focal point
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Table18. Old Town land uses and development parameters

Old Town

Parameters Land use category
Total Land Area (ha) | 134 Residential 216,878
Total Developed Plot Area (ha) i 9 Commercial 14 51,744
Average Plot Coverage (%) 90 Other 0.5 1.837
Average Building Height (floors) 45 Hotel & Leisure Clubs 15 56,133
FA.R. 4,05 Hotel/Branded Residences 10 37,908
Non-sellable area (ha) 4.4 Totals 100 364,500
MNon-sellable area (%) 32.8
Sellable area (%) 69
Total GFA 364,500
as a % of project total 3

Residential Breakdown

% of housing type sgm No. units
Super Luxury Villa (3000sgm) :
Luxury Villa (1500sqm) |
Mid Range Villa (900sgm) .
Terrace (250sqm) [
Apartments (average 160sgm) 100% 216,878 - 1,355

* Mixed use area of residential commercial and hotel uses
= Very dense development designed on historic Adriatic city layout

Dubovica Heights, 3% Old Town, 3%

Marina District, 25%
Kolac Valley, 33%

Beachtown, 9%

New Kaluderac, 6%

Beachfront (Hotel District) 2%

Buljarica Hills, 69
Canal Quarter, 13% uljarica Hills, 6%

Figure 4.18 BUA Distribution by Character Zone
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