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PROJECT TASK 

FOR HOLDING AN INTERNATIONAL PUBLIC TENDER ON DEVELOPMENT OF PRELIMINARY ARCHITECTURAL PROJECT OF TOURIST VILLAGE IN RISAN – LOTS UP 260 AND UP 261

INTRODUCTION 

   Project task is developed on the basis of Investor’s Decision to hold an international public tender on development of preliminary architectural project of tourist village in Risan on plots 260 and 261 of Detailed plan (DUP) Risan. 

  From the point of view of architectural and town planning parameters the aims of Project task are based on given Town Planning requirements specification anticipated according to the Plan (DUP) Risan (“Official vestnik CHG – Municipal regulations” № 38/11).

   The basis for developing a preliminary architectural project of tourist village in Risan on plots UP 260 and 261 of Plan (DUP), besides Project task includes town planning requirements № 0303-4552/12 from 25.04.2012, Geodesy and regulations stated in Decree of the development process, scale and full content of technical documentation (“Official vestnik CHG” 23/14), Regulations on detailed documentation plan form and content/ space usage criteria/ elements of town planning regulation by unique graphic symbols, Regulations on views, minimal technical requirements and categorization of hotel objects (“Official vestnik CHG” 63/11) and Decree on inserting changes and addendum to Regulations on types, minimal technical requirements and categorization of hotel objects (“Official vestnik CHG 47/12).



THE AIM AND FUNCTION OF TECHNICAL DOCUMENTATION DEVELOPMENT 


   The aim of developing a preliminary architectural project in Risan on the place where „LJEKOBILJA“ used to be Risan UP 260 and 261 is inspection of this attractive region from Plan Documentation.  

   At the same time setting such aim to get an architectural town planning solution of the highest quality and responding all terms of the Plan (DUP) Risan, the Investor wants to receive an architectural solution with high standards, in accordance with the legislation of Montenegro, in order to transform this particular area the best way. 
   Among others, the aim of preliminary project development is accomplishment of conditions for acquisition of Permission for construction for gradual object construction of tourist village in Risan.  
   A possibility of gradual object construction of tourist village is let in requirements specification which is a part of this project task.


SUBJECT OF TECHNICAL DOCUMENTATION WITH PROJECTION DATA

a.) Location

   The location which is considered for preliminary architectural solution is composed of 2 plots UP 260 and UP 261, that make up cadastral parcel 895/1, 895/2 and 900 KO Risan I, area size around cca=1 ga. The plot’s shape is irregular; borders with Adriatic highway or gas station on the west, with narrow road and pedestrian road on the south and south-east and other borders side with private territory.   
   In preliminary architectural solution it’s necessary to consider and find a solution for the whole area composed of 2 plots and present a unique solution for both plots. 

b) Area purpose 
	
   Future purpose of these areas differs from the previous usage, because before for many years there used to be an industrial object meant for reprocessing herbs and the infrastructure of the object is kept.  	
   Current region plan (DUP) involves development of tourist village T2 that means special objects built to accommodate and cater tourists. In this context all area should be designed as a group of decadences – separate objects that have one main building. Representative free architectural shape of objects is required that fits the surroundings and has necessary elements of traditional architecture in usage of materials that will as well involve all elements of rationality, exclusiveness and quality.
 
   To forecast object arrangement as buildings in interrupt rows or separate buildings. 
   Objects should be located in arc, in line or other way depending on designer’s creativity and in accordance with appointed construction lines. When objects locations are determined it’s necessary to think about unhindered pedestrian and auto traffic to each object  which doesn’t compromise privacy of residence and quality of housing unit usage.
   Peculiarity of investor’s requests consists in the fact, that he doesn’t want to limit the designer with requirements connected with categorization of tourist village, in the sense that offered decision has to be the result of providential index connected with categorization three (***), four (****) or five (*****) stars.
   It is provided depending on designer’s creativity based on own perception of the area, to find the best in all aspects solution. 


c.) Planned volume and town planning characteristics
  
   For an object of tourist village it’s necessary to maintain maximum index towards the area size of the plot, development index ii=0,6 and occupancy rate iz=0,25. The indexes mentioned apply to the level of district. Number of floors - R+2 (three floors). The basement floor should be planned under all objects, that means the maximum level of the lowest floor is 1, 0 m from landscaped lot along the object. Light height of basement premises is 2, 40 m maximum and the floor height determined by network arrangement – not less than 3,00m. The area size of the basement is not included into calculation of occupancy rate. The function of this floor is -garage, technical room and housekeeping area – storage.
   It is essential to plan objects of public usage in the main building. These objects are meant for district needs – tourist village with 20% of general engineered area of the development (BRGP) of this object used for these purposes. Other elevated areas of this object should be considered for accommodation units.
   Horizontal dimension of the main object is max 200 m2, of other objects 150 m2 max.
   The following accommodation unit characteristics should be considered in the complex:
1. Around 140m2  ≈(20%) – Exclusive apartments 
2. From 50 to 70m2  ≈(50%) – 1 bedroom apartments 
3. From 70 to 110m2  ≈(30%) – 2 or 3 bedroom apartments 
   Object roofs should be pitched with angle of slope max 30 degrees, covered with pan or Mediterranean tile with elements of terrace, balconies and pergola. 
   Village free spaces should be decorated in a way that it would be possible to include different objects for recreation, entertainment, sports and communication.  
    Landscaping to be done in accordance with Requirements Specification and Investor’s special demands.
   The swimming pool allowed max up to 100m2 water surface. The area of open pool is included into calculation of total plot area (BGP) with 50% of its own area if counting appointed built up index (ii) and all when counting appointed occupancy rate (iz). 
All other additional commercial objects and covered terraces connected to the swimming pool are included into appointed indexes according to special standards.

   Within the plot it’s necessary to locate a driveway and a parking lot, to mark it in the object, in adjacent building or in the basement floors if object characteristics allow. 
   Planned volume of traffic should be drafted on the basis of standards mentioned in Plan documentation of Changes and Addendum of Detailed Urban Plan Risan.

		                           Additional information
   This location had been occupied with industrial complex of objects which are demolished. Although the infrastructure had been kept – water pipe, driveway – marked on region plan.         

   Besides driveway from the main road there is another drive close to the Gas station.
   There is a stone memorial in the area which will be transferred in good order outside the region. The memorial doesn’t’t restrict preliminary project development.
   The access to sea water should be preserved in order to use it to fill in the swimming pool and other purposes.
   Tall pine greenery should be provided over the edge of the area towards the mountain. All other characteristics essential for developing a preliminary solution are specified in Requirements Specification № 0303-4552/12 from 25.04.2012 in geodetic base, with clearly marked boundaries of town planning, cadastral units and both development lines.

LOCAL PARTICULARITY 
Cultural and historical heritage 

Village Risan 
   The space of internal (Kotor-Risan-Morin) gulf with its surroundings, due to the numerous monuments and exceptional environmental values is declared “World Cultural Heritage” that gives it a special national and broad meaning.
   With this aim a group from Municipal institute of Cultural monuments protection Kotor did a research of central region of the village between the seashore, Lake Spila, Goritsa hill, hospital complex and Public Park.
   
Historical basis
   There are no reliable figures about medieval Risan until nowadays that would help determine the location, scale and the character of the village. On the basis of written sources Risan occurs only from X century when Konstantin Porfirogenti mentions it. 
   More information about Risan comes out when ottoman occupied it in 1482 in order to serve them as in medieval times, for transit, supply and goods exchange between overseas and internal regions.
   The Turks built a fortification – a berth, a town and built a castle on the top of Gradin. After the Turks, the Venetians occupy this territory and hold it under control. Several objects from this period remain in the central part of the village. There is a document in Venice about the topography of settlements of this period which is called “Marciana COD IT VII 2oo”. After Risan had been conquered by the Venetians there had been some changes, that first of all are connected with the extinction of the old and generation of new center with a Place in the beggining of Gabella. Stylistic and chronological analysis of housr development along Gabella show that the oldest objects can date from Baroque, i.e. XVII century and probably XVIII century.
   During XIX century and till First World War, Risan had been under Austrian control, there were several business organizations and a lot of popular merchant families and craft workshops. At that time there were a lot of constructions built in coastal area. An important learning source is the cadastral plan of the XIX Century. The central part of the settlement is shown, it borders the seashore, Spila bed, the church and a part of Gabela Street that had been built at that time.
 
Archeological objects
· Carine region  (appr. 2ha);
· The ruins of old villa with Roman mosaic;
· Acheological region (guarded) and underwater part between Cape Strpachki and the Cape Murovine.

Religious architecture 
· Church of Saint Luc - Smokovats;
· Church complex of Saint Peter and Paul (this complex is located in the southern part of the village; it’s composed from two churches in a spacious yard and a cemetery behind it on the upland);
· Church of St. Yovan
· Monastery Bath
· Lubatovich Heritage with St.Dmitry Church 

Residential architecture
· The center of Risan – Gabela street with residences (D5, D6, D7, D8, D17, D18, D19, D20, D24, D25, D31, D37, D41, D45, D16, D26, D27, D28, D29, D30, D33, D34, D35, D36, D38, D39, D40, D42, D43, D44, D46.
· The Square of Novemder 21 with residences: D4, D1, D11, D12, D13, D14, D15, D48, D2.
· Ivelich Palace.

Note: Object names are taken from “ Risan architectural heritage”, municipal institute of Cultural monuments protection, April, 1982.
 

Actions on protection of cultural and historical heritage 

   Considering the fact that Risan is a part of natural and cultural-historical region of Kotor that is included into World Heritage, it’s necessary to pay special attention on protection, maintenance and development of cultural and natural heritage, especially  the Old Town Risan, Gabella street, archeological regions Carine and roman mosaic, the old highway spiral in Ledenic, Gradine slopes with great view on the gulf and surroundings with castle ruins and space with cultural landscape characteristics.

   Protected area is specified in Old Town (area of cultural sights) as a typical example of local shore village. The structure, location and orientation of the village reflect the tradition of living in order to preserve traditional values of town structure.
As all Risan region is rich with archeological finds and is a potential archeological zone it’s necessary to inform Protection Service about the start of large land works to provide an archeologist or determine the need of archeological dig protection.
 
In case of acquisition of archeological digs regular researches will be organized.

Note: Urban, architectural and landscape characteristics/ criteria of estimation of Risan and mentioned region are impossible to predict. Everything values under the land, historical section and everyone is a reflection of the top point of civilization that inhabited this region.   That’s why typical models have to be done in accordance with universal values of current area.


	


Herceg Novi, 01.08.2014                                          Director, Yuri Dolgulev 




