Original Scientific Article

The Pressure on the Coastal Area as a Factor
of Sustainability of Croatian Tourism

Zoran Klari¢
Institute for Tourism Zagreb, Croatia
zoran.klaric@iztzg.hr

Among MANY aspects of tourism sustainability, especially noteworthy is pressure on
the coastal area, i.e. the number of accommodation establishments compared with
the length of coastline and total area of the particular geographical units (counties,
municipalities, towns or islands). This work elaborates changes in the pressure on
the coastal areas in the previous ten years in the entire Croatian coastline in order to
show the differences regarding the pressure on the coastal strip and the total areas
of coastal administrative units. The first part analyses the number of beds in com-
parison with the length of coastline and the total areas of Croatian counties with
some approximations for smaller spatial units. The second part reports on an analy-
sis of data about secondary homes compared with the previous data in order to show
that the pressure from this type of accommodation is in many areas more dangerous
than the pressure caused by commercial tourist accommodation. The concluding
part summarises all the previous results, emphasising the differences between vari-
ous forms of pressures on the coastal areas and pointing out the parts of Croatia that

are under especially dangerous pressure from tourism and housing development.
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Introduction and Literature Review
The physical pressure on the coastal strip by differ-
ent types of users is one of the most critical indicators
for an assessment of tourism-carrying capacity and,
therefore, of overall tourism sustainability. This is es-
pecially so in areas oriented towards sunbathing and
swimming tourism (hereinafter: bathing tourism),
such as Croatia with almost 95 per cent of its tourism
oriented to Adriatic coastal areas (Croatian Bureau of
Statistics, 2011b). Considering changes regarding the
pressure on the Croatian coast as the most important
tourist area, the main goal of this work was to analyse
the changes over the previous ten years and to high-
light the zones particularly exposed to unsustainable
forms of development.

The analysis of the changes dealing with the phys-

ical pressure on the coastal strip was also a part of the
engagement of the author on the project ‘Master Plan
and Strategy of the Tourism Development of the Re-
public of Croatia’ (Institut za turizam, 2011). An im-
portant part of this project was analysis of tourism
sustainability as a factor of tourism development in
Croatia with the specific goal of determining the ar-
eas exposed to threats of uncontrolled development of
tourism. An extremely useful tool for the analysis were
recent data from the 2011 Census (Croatian Bureau of
Statistics, 2011a), because it includes data about sec-
ondary homes on the settlement level for the whole of
Croatia. This was especially noteworthy, because the
building of secondary homes had already been indi-
cated as one of the main factors of unsustainable de-
velopment on the Croatian coast, probably more dan-
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gerous than the building of tourist accommodation ca-
pacities, but there were no data available on their num-
bers and sizes after 2001 (the previous census year).

In order to indicate the locations showing unde-
sirable forms of development, this work compares the
changes of the number of accommodation establish-
ments and secondary homes in the same period were
both data were available: in 2001 and 2011. Those data
were then related to the length of coastline and the
total area of the particular geographical units: coun-
ties, municipalities and towns for the whole of Croatia.
Since the number of accommodation establishments
is especially suitable as an indicator for measuring
tourism pressure from the spatial point of view, it was
analysed from various aspects, including comparison
with the territory, length of coastline, population, as
well as considering various forms of accommodation
establishments, i.e. tourist accommodation versus sec-
ondary homes.

Because it was more beneficial to analyse details re-
garding spatial context for the purpose of the project,
other indicators dealing with tourist density such as
the number of tourists, the number of overnight stays
or the share of tourism in the overall economy were
not included, although they are also noteworthy for
the analysis of tourism importance (Osaragi, 2002).
Other than their importance, there was a threat that
the usage of other indicators could lead to some con-
clusions that could divert attention from main prob-
lems, which is caused by differences between perfor-
mance of tourism in the coastal and continental parts
of Croatia. That is clear in many works dealing with
tourism density in Croatia as a country overly oriented
towards coastal tourism.

This is seen in the article ‘Contemporary Issues
in the Regional Development of Tourism in Croa-
tia’ (Curic, Glamuzina, & Opacic, 2012) as the most
recent example of spatial analysis of tourism dealing
with the whole territory of Croatia. In this work, the
authors have used seven indicators: the total number
of beds, tourist arrivals, tourist nights, international
tourist arrivals and tourist nights, and the number
of tourist arrivals related to the territory and pop-
ulation of Croatian towns and municipalities. They
also used the Jenks optimisation method in order to
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minimise variations within classes (Jenks, & Coulson,
1963; Andrienko, Andrienko, & Savinov, 2001). The
analysis in this work clearly indicated coastal areas
as those with highest tourism pressure, but it has also
highlighted some continental areas as critical from the
tourist point of view, although tourism pressure there
is not so high due to lower seasonality.

Since the basic purpose of the Master Plan and
Strategy of the Tourism Development of the Republic
of Croatia (Institut za turizam, 2011) was tourism plan-
ning over a longer period, the indicators based on the
number of visitors and overnights were also less useful
because they were more dependent on changes over a
short time. Furthermore, there was a need to com-
pare the development of secondary homes with the
development of tourist capacities, and that was possi-
bly only by comparing the number of beds. The impor-
tance of secondary homes for the tourism-carrying ca-
pacity of Croatian coast is evident in numerous strate-
gicand planning documents, and they are already crit-
icised as probably being a more dangerous threat to
tourism sustainability than tourism accommodation
capacities.

That becomes clear in many research papers deal-
ing with tourism in Croatia, such as Recent Charac-
teristics of the Second Home Phenomena in the Croat-
ian Littoral (Opacic, 2009). However, in this and other
works dealing with the spatial aspects of tourism de-
velopment, the tourist accommodation capacities and
secondary homes are analysed as separate phenom-
ena, and secondary homes often as not directly re-
lated to tourism (Roca, Roca, & Oliviera, 2011). That is
also caused by a fact that secondary homes are usually
treated as a different type of housing and not as tourist
accommodation; therefore, there are no official data
about the number of visitors and overnights in those
establishments. That is also the case with Croatian Bu-
reau of Statistics (Croatian Bureau of Statistics, 2011a),
which treats secondary homes as a type of dwellings
‘not used for primary residence’

In addition to possibilities for comparison with
pressure from secondary homes, the importance of
the number of tourist beds is also evident, because it
is continuously used as probably the most useful indi-
cator of tourism importance. That was a case both in
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the past (Klari¢, 1987) and recently (Banica & Camara,
2011).

The recent development of Croatian coastal tour-
ism is characterised by the slow growth of accom-
modation capacities, but accompanied by the much
higher growth of secondary homes. Due to their pri-
mary use for spending bathing holidays on the coast,
secondary homes also represent a pressure on the
coastal strip, and its importance with regard to the
carrying capacity is extremely high. In many cases,
this pressure is even higher than the pressure from
hotels and similar establishments, because people in
secondary homes are often spending more time on
the beach due to the limited availability of other activ-
ities. That is especially so where secondary residences
represent the main tourist structure (Klari¢, 2007).

In many coastal areas, especially those less popu-
lated with a small number of tourist accommodation
capacities, secondary residences are therefore more se-
rious threat to the carrying capacity than the hotels
and similar establishments. This problem is evident
not only in Croatia, but also in many other countries
in the Mediterranean, such as Spain, Greece, Cyprus,
etc. (Guide to good practice, 2003).

In order to compare the consequences of those two
forms of pressure on the coastal zone, this work elab-
orates the changes over the last ten years for the entire
Croatian coastline.

The first part of this work is analysing the total
number of beds in comparison with the length of
coastline and areas of Croatian coastal counties, with
some approximations for smaller spatial units. The
second part includes current and past data about sec-
ondary homes, indicating the differences in its spatial
distribution. The analysis of numerical data is carried
out in order to emphasise the main problem, i.e. that
pressure from tourism activities is different in partic-
ular areas depending of the main source of physical
pressure — from commercial tourist accommodation
capacities or secondary homes.

Methodological Approach

Since the main purpose of this work is the detection
of the zones characterised with the highest unsustain-
ability of tourism in the whole territory of Croatia,
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the analysis is mainly based on the comparison of the
change in the number of tourist beds and the change
in the number of people in secondary residences be-
tween the year 2001 and 2011. An additional reason for
performing this comparison was a possibility for using
detailed and precise statistical sources, which are avail-
able for the secondary residences only in census years
2001 and 2011 (Croatian Bureau of Statistics, 2001a,
2011a).

Such analysis was especially useful because it was
implemented as a part of the planning process in the
project Master Plan and Strategy of the Tourism De-
velopment of the Republic of Croatia (Institut za tur-
izam, 2011). Available statistical sources give access to
data on a detailed local level, enabling the usage of G1s
tools for the analysis. Therefore, it was possible to pro-
duce maps showing spatial aspects of tourism develop-
ment for all 127 towns and 429 municipalities of Croa-
tia and also to assess data for all 6,755 settlements in
Croatia.

Besides the possibility of comparison of two differ-
ent forms of pressure on the environment, the num-
ber of tourist beds was especially useful as an indicator
of the specific circumstances of the tourism develop-
ment of Croatia. The reason for this is that the num-
ber of beds reflects in the best way the pressure on the
coastal strip as the most vital part of Croatia regard-
ing tourism sustainability. Apart from the indicators
based on the number of tourists or overnights, which
are more salient for areas having year-round tourism,
the number of beds is more suitable for coastal parts of
Croatia, because it is focused on the period when al-
most all accommodation establishments are occupied.

Having in mind that the number of beds reflects
the pressure in the summer period, it is especially rep-
resentative for areas with extreme concentrations of
tourists in the high season, i.e. during July and August.
At the same time, the number of accommodation es-
tablishments related with the particular area or coastal
zone is less exposed to changes in a short period of
time and is less influenced by the typology of tourism
than many other indicators. In fact, the number of vis-
itors/tourists or overnights are much more exposed to
changes in a short period of time due to exceptional
circumstances, such as weather conditions or politi-
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Table1 Area and Population of Croatian Counties in 2001 and 2011
County Area in km? Nr. of inhabitants %in  Perkm® A2011-
Total % 2001 2011 2011 in 2011 2011, %
County of Istria 2,813 4.9 206,344 208,055 4.9 74.0 0.8
County of Primorje-Gorski kotar 3,588 6.3 305,505 296,195 6.9 82.6 -3.0
County of Lika-Senj 5,353 9.5 53,677 50,927 1.2 9.5 -5.1
County of Zadar 3,646 6.4 162,045 170,017 4.0 46.6 4.9
County of Sibenik-Knin 2,984 5.3 112,891 109,375 2.6 36.7 -3.1
County of Split-Dalmatia 4,540 8.0 463,676 454,798 10.6 100.2 -1.9
County of Dubrovnik-Neretva 1,781 3.1 122,870 122,568 2.9 68.8 -0.2
Coastal Croatia 24,705 43.7 1,427,008 1,411,935 33.0 57.2 -1.1
Continental Croatia 31,889 56.3 3,010,452 2,872,954 67.0 90.1 —4.6
Croatia Total 56,594 100.0 4,437,460 4,284,889 100.0 75.7 -3.4

Notes

cal problems, and can show decidedly different results
depending on the average length of stay and seasonal
distribution of tourism in particular areas of Croatia.

For example, the same number of tourists repre-
sents a much higher pressure on the environment on
Croatian islands (as additionally sensitive spatial en-
tities) than in the continental urban areas (as gener-
ally less sensitive areas). This is because on the islands
the average length of stay of tourists is usually longer
than five days, and in urban areas the average length
of stay is only a day or two. For the same reason, a
relatively high number of overnights indicates much
higher pressure on the environment in the areas where
tourism is concentrated mainly in the summer months
than in the areas where tourism is equally distributed
throughout the year, and the usage of accommodation
capacities is higher, what is a case in the majority of
continental urban areas of Croatia.

For the same reason, the data about tourist ac-
commodation capacities are comparable with the data
about secondary homes, which are usually occupied
in the same time as commercial tourist capacities, es-
pecially in coastal areas. Furthermore, it is possible to
estimate the number of people in secondary homes
based on their number and their average area, but it
is much more difficult to estimate the number of peo-
ple residing in them throughout the year, as well the
number of nights spent. This is also significant be-
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Source: Croatian Bureau of Statistics (2001a, 2011a, 2012).

cause the pattern of usage of secondary homes is very
different in coastal and continental parts of Croatia. In
the coastal areas, secondary homes are usually occu-
pied during the summer period as commercial tourist
capacities, and in the continental part mainly dur-
ing weekends except in the winter and rainy weather,
which is different from commercial tourist capacities
often occupied during the working week.

In addition to the basis of statistical data and maps
produced by G1s sources, the conclusions in this work
were also made on the basis of empirical methods
and many other sources, which were part of the Mas-
ter Plan and Strategy of the Tourism Development of
the Republic of Croatia. Although the scope of those
sources is enormous, they are not especially men-
tioned in this work, but they included numerous ques-
tionnaires, interviews with tourism experts and repre-
sentatives of various institutions dealing with tourism,
workshops with local authorities, various business as-
sociations, NGOs etc. Many conclusions were based
on the experiences of the author and other experts
involved in the preparation of the Master Plan and
discussions about various findings.

The Pressure from Commercial Accommodation
Capacities

Tourism in Croatia is distributed unequally in the
country, showing an extremely high concentration in
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Table 2 Croatian Coastal Counties According to the Number of Beds and Number of Overnights in 2001 and 2011
County Beds in 2001 Beds in 2011 Overnights in 2001 Overnights in 2011

Total % Total % Total % Total %
County of Istria 217,097  30.0 249,660 26.7 16,135,451 37.2 19,095,401 31.6
County of Primorje-Gorski kotar 164,736 22.8 201,704 21.6 10,143,298 23.4 11,741,692 19.5
County of Lika-Senj 20,086 2.8 33,831 3.6 770,486 1.8 1,697,107 2.8
County of Zadar 82,368 11.4 113,556  12.1 3,434,798 7.9 6,481,067 10.7
County of Sibenik-Knin 47,831 6.6 65,763 7.0 2,297,213 5.3 3,975,122 6.6
County of Split-Dalmatia 119,267 16.5 169,358 18.1 6,075,612  14.0 10,250,215 17.0
County of Dubrovnik-Neretva 47,976 6.6 69,898 7.5 3,128,798 7.2 4,775,161 7.9
Coastal Croatia 699,361  96.8 903,770 96.6 41,985,656 96.7 58,015,765 96.1
Continental Croatia 23,164 3.2 31,841 3.4 1,418,698 3.3 2,338,510 3.9
Croatia Total 722,525 100.0 935,611 100.0 43,404,354 100.0 60,354,275  100.0
Notes Source: Croatian Bureau of Statistics (2001b, 2001¢, 2011b, 2011¢).

the coastal zone. In seven coastal counties, represent-
ing 44% of the area and 33% of the country’s popula-
tion, there are 97% of total 935,611 beds in tourist ac-
commodation capacities and 96% of total 60,354,275
overnights (see Tables 1 and 2). The remaining 13 con-
tinental counties and the city of Zagreb have only 3%
of tourist accommodation capacities, although they
comprise more than half of the total territory and two
thirds of the population of Croatia.

Although the total number of beds in 2011 is 29%
larger than in the year 2001 (935,611 in comparison
with 722,525), only 12% of this growth reflects capac-
ities in hotels and similar establishments. Therefore,
the change is mainly the result of the growth of the
accommodation capacities in households and camp
sites, where previously unused capacities were made
active again.

It is necessary to mention that the level of over-
nights in Croatia is currently approximately the same
as 25 years ago, which is a result of the extreme de-
crease of tourism after the dissolution of the former
Yugoslavia in 1991. The consequence is that the real
growth rate of the accommodation capacities was rel-
atively low, with the result in small change of pressure
in comparison with ten years ago.

The concentration of tourism accommodation ca-
pacities and overnights is much higher in the northern
part of the Adriatic coastline, especially in the county

of Istria at the northwest. In this county, representing
less than 5% of the territory and population of Croa-
tia, there are 27% of accommodation capacities and
32% of total overnights are realised. The county of Is-
tria is also the most developed county in Croatia after
the City of Zagreb, and the remaining six most devel-
oped counties are those on the Adriatic Sea with de-
veloped tourism. Bearing in mind that the county of
Istria and other coastal counties (except mainly moun-
tainous county of Lika-Senj) show increases or at least
lower decreases of the population than the country’s
average, it is evident that tourism is an engine of de-
velopment for the country as a whole.

Besides the counties of Istria and Primorje-Gorski
Kotar on the north, a high concentration of tourism is
evident only in the largest and most populated coastal
county of Split-Dalmatia in the southern part of the
Adriatic. In the remaining four counties, the number
of beds and overnights is lower, especially in sparsely
populated county of Lika-Senj. An analysis of the con-
centrations of tourism in greater detail shows the high-
est concentration of tourism on the western Istrian
coast in the county of Istria, and the remaining zones
of higher concentration refer to rivieras of Opatija
and Crikvenica and island of Krk in the county of
Primorje-Gorski Kotar, the Makarska Riviera in the
county of Split-Dalmatia county and in the town of
Dubrovnik in the county of Dubrovnik-Neretva.

Acapemica TURISTICA, YEAR 6, No. 1, JUNE 2013 | 65



ZORAN KLARIC THE PRESSURE ON THE COASTAL AREA

Table 3 The Number of Tourist Beds per 1 km of Coastline and per Square Kilometre in Croatian Counties in 2011

County Length of coastline* Area in Beds in Beds per Beds per

km % km? 2011 1 kmt 1 km?
County of Istria 550 9.4 2,813 249,660 453.9 88.8
County of Primorje-Gorski kotar 1,085 18.6 3,588 201,704 185.9 56.2
County of Lika-Senj 210 3.6 5,353 33,831 161.1 6.3
County of Zadar 1,280 21.9 3,646 113,556 88.7 31.1
County of Sibenik-Knin 810 13.9 2,984 65,763 81.2 22.0
County of Split-Dalmatia 870 14.9 4,540 169,358 194.7 37.3
County of Dubrovnik-Neretva 1,030 17.7 1,781 69,898 67.9 39.2
Coastal Croatia 5,835 100.0 24,705 903,770 154.9 36.6
Continental Croatia o 0.0 31,889 31,841 0.0 1.0
Croatia Total 5,835 100.0 56,594 935,611 160.3 16.5

Notes * According to the latest data from the Croatian Hydrographic Institute, the total length of Croatian coastline includ-
ing islands is 6,278 kilometres. Since there are no available data about the accurate length of coastline by counties and the
counties still use the old data in their official information, new data are not available for specific counties. The old data are
also more useful for the calculations regarding pressure on the coastal strip, because they do not include small indentations of
the coastline unimportant for the beach usage included in the newest calculations. + Of coastline. Sources: Croatian Bureau

of Statistics (2001a, 2011a, 2011b).

The analysis of pressure on coastal zone measured
by the number of tourist accommodation per kilo-
metre of coastline shows that the difference between
the county of Istria and the remaining parts of coastal
Croatia is even higher. In the county of Istria, there
is an average of 454 tourists beds per one kilometre
of coastline, in the counties of Primorje-Gorski Ko-
tar, Lika-Senj and Split-Dalmatia between 161 and 195,
and in the remaining three southern counties of Zadar,
Sibenik-Knin and Dubrovnik-Neretva between 68 and
89 beds (see Table 3).

The difference is mainly caused by geographical
conditions, especially with the fact that in the county
of Istria the majority of the coastline is on the main-
land and is close to the main tourism markets. In other
counties, the majority of the coastline is on islands
and the terrain is more often steep and therefore less
suitable for building accommodation capacities, espe-
cially in the two northern counties of Primorje-Gorski
Kotar and Lika-Senj.

Another reason for this disproportion is the lower
level of tourism development of four southern coun-
ties belonging to the historic province of Dalmatia,
which is more distant from the main markets due to its
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position in the southern part of Croatia. Therefore, the
majority of tourist accommodation in Dalmatia is sit-
uated on the mainland near the larger cities of Zadar,
Sibenik, Split, Dubrovnik and on the Makarska Riv-
iera, and much less on the islands. This is different
from the northern part of the Croatian Adriatic, where
a larger share of coastal zones suitable for tourism de-
velopment is used for that purpose, including the is-
lands.

The pressure on the coastal areas measured by the
number of beds on the total area of the particular
counties shows similar results: the highest pressure
is evident in the county of Istria, the second highest
pressure is in the county of Primorje-Gorski Kotar
and in all other counties much less. The low pressure
in the counties of Sibenik-Knin and especially Lika-
Senj is caused also by inclusion of relatively large areas
of the hinterland, and the relatively high pressure in
the county of Dubrovnik-Neretva due to its maritime
orientation.

The more detailed analysis of the pressure on the
coastal areas measured by the number of beds on the
total surface of the towns and municipalities indicates
an especially high concentration in smaller munici-
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Table 4 Number of Dwellings Not Used for Primary Residence in Croatian Counties in 2001 and 2011

County Dwellings not used Change  Share in total Dwellings
for primary residence 2001-2011, number of per 1 km of
2001 2011 % dwell. in 2011 coastline
County of Istria 17,906 30,556 70.6 22.8 55.6
County of Primorje-Gorski kotar 33,879 50,565 49.3 25.9 46.6
County of Lika-Senj 8,182 15,480 89.2 33.5 73.7
County of Zadar 28,240 49,451 75.1 36.7 38.6
County of Sibenik-Knin 16,948 36,778 117.0 39.8 45.4
County of Split-Dalmatia 28,092 43,549 55.0 17.1 50.1
County of Dubrovnik-Neretva 6,769 12,022 77.6 18.5 11.7
Coastal Croatia 140,016 238,401 70.3 25.8 40.9
Continental Croatia 76,461 95,592 25.0 7.2 0.0
Croatia Total 216,477 333,993 54.3 14.8 57.2
Notes Sources: Croatian Bureau of Statistics (2001a, 2011a, 2012).

Funtana
Crikvenica
Medulin
Tar-Vabriga
Dugi Rat
Bagka Voda

2024
1038
904
676
559
526

Figure1 The Municipalities with the Highest Number of

Tourist Beds per km? in Croatia in 2011

palities mainly in the northern part of the Adriatic.
The most extreme case is the municipality of Funtana
on the western Istria coast with a total 2,024 beds per
square kilometre. High concentrations are evident in
many other municipalities on Western Istrian coast,
in the town of Crikvenica in the Kvarner Bay and on
the island of Krk, connected with the mainland with
the bridge (Figure 1). In the southern part of Croa-
tia, higher concentrations refer almost only to the
Makarska Riviera in Central Dalmatia, as probably the
most attractive zone for bathing tourism in Dalmatia
as a whole.

The Pressure from Secondary Homes

Besides the high pressure from accommodation ca-
pacities, the coastal zone is also the main target of
building secondary homes. This kind of pressure has
become especially prominent in the last ten years,

when the amount of secondary homes has greatly in-
creased, as opposed to much slower increase of the
number of commercial accommodation capacities.
Although the data about the number of secondary
homes in the census of 2011 were not available dur-
ing the preparation of this work, preliminary results
about the number of dwellings not used for primary
residence were. Since 84% of such dwellings in the cen-
sus of 2001 refer to secondary homes, in the absence
of more precise data this number can be relevant to
the current situation and conclusions regarding future
trends. In the 2001 census, the remaining 16% were
dwellings used only for economic activities and for
seasonal agriculture work. It is not expected that the
final results will show a significant difference because
in all previous censuses the difference between the first
results and final data is usually smaller than o0.15%,
which is considered unimportant for overall conclu-
sions (Croatian Bureau of Statistics, 2001a, 2011a).
The total number of dwellings not used for pri-
mary residence in the year 2011 was 238,401 for the
seven coastal counties and only 95,592 for the remain-
ing 13 continental counties and the city of Zagreb. In
comparison with the year 2001, the number of those
dwellings increased by 54.3% for the whole Croatia
and 70.3% for coastal counties (see Table 4). Although
there are no data about the number of people staying
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Vir 90.1%
Kolan 87%
Novalja 82%
Malinska 78%
Pirovac 78%
Karlobag 77%
Figure 2 The Municipalities with the Highest Share of

Dwellings Not Used for Primary Residence in
Total Number of Dwellings in 2011

in those dwellings, in almost all calculations for Croa-
tia it is estimated to average four people per one sec-
ondary home. According to this estimation in coastal
counties, during peak tourist season there are more
than 900,000 people staying in those dwellings, most
of them particularly close to the coastline. Since there
were 833,507 beds in all commercial accommodation
capacities in 2010, it is clear that the pressure from sec-
ondary homes is becoming the most serious threat to
the carrying capacity of coastal areas in Croatia.

Another significant issue is the spatial distribution
of dwellings not used for primary residence, which
have a different distribution pattern than that of com-
mercial accommodation capacities. The biggest num-
ber of those dwellings was in the county of Primorje-
Gorski Kotar followed by the counties of Zadar and
Split-Dalmatia, and the smallest number in the coun-
ties of Lika-Senj and Dubrovnik-Neretva. Regarding
the length of coastline, the biggest relative concen-
tration was in Lika-Senj county with an average 74
dwellings not used for primary residence per kilome-
tre of coastline, and all other counties except Dubrov-
nik-Neretva have available 39 to 56 such dwellings per
kilometre of coastline.

The growth in the last ten years was especially fast
in the counties of Sibenik-Knin and Lika-Senj. Those
counties, as well as the county of Zadar between them,
are showing also the highest share of dwellings not
used for primary residence in the total number of
dwellings. At the same time, the county of Dubrovnik-
Neretva, in spite of relatively high growth in the last
ten years, still has a relatively small number of such
dwellings, a low share in the total number of dwellings
and low density of those dwellings per kilometre of
coastline. Although the county of Istria is the most de-
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veloped in tourist terms, it has a relatively low number
of such dwellings, both in total and relative terms.

The analysis of the spatial distribution of dwellings
not used for primary residence on the local level is in-
dicating that the main zones of concentration are on
the island of Krk and Crikvenica Riviera in the county
of Primorje-Gorski Kotar, on the islands of Pag and
Vir in Lika-Senj and Zadar county, and in coastal ar-
eas near Zadar, Sibenik and Split in the three south-
ernmost counties. Those areas also show high share
of dwellings not used for primary residence in the to-
tal number of dwellings and high growth in the last
ten years. The most extreme example is the island of
Vir in the county of Zadar, where of a total of 12,750
dwellings, 11,453 or 90% are not used for permanent
residence on an area of only 22 square kilometres.

Such development was caused mainly by the high
interest for building secondary homes in Croatia in
the period before the global economic crisis. The high
growth was supported by favourable conditions re-
garding transport connections, i.e. building the ‘Dal-
matina’ motorway from Zagreb to Dalmatia and fin-
ishing the previously partly built Zagreb-Rijeka mo-
torway (important for the county of Primorje-Gorski
Kotar). Therefore, the zones of the highest concentra-
tion and growth of secondary homes are areas easy
to reach from the continent by motorway. That was a
case with large stretches of coastline in Northern Dal-
matia and on the islands connected with mainland by
bridges, such as Krk, Pag and Vir. It is interesting that
those areas were not simultaneously occupied with
commercial accommodation capacities.

The relatively slower growth of the number of sec-
ondary homes in the counties of Primorje-Gorski Ko-
tar and Split-Dalmatia between the years 2001 and 2011
was mainly caused by the occupation of most attrac-
tive building areas before the year 2001. At the same
time, the low interest in building secondary homes in
the county of Dubrovnik-Neretva is mainly a conse-
quence of its position, as it is the most distant Croatian
county from Zagreb and Western Europe and the only
coastal county without motorway connections.

Considering such patterns of development, it is ob-
vious that secondary homes were built generally ev-
erywhere possible in the coastal zone, with a conse-
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quence of the occupation of most attractive areas suit-
able for commercial tourism and those with the most
favourable transport connections. An additional prob-
lem is that the majority of secondary homes were built
without respecting local traditions in architecture and
often bypassing the planning procedures, with a con-
sequence in reducing the value of many destinations
for building hotels and similar establishments.

Main Conclusions

The coastal areas of Croatia are under physical pres-
sure caused by building, both by commercial accom-
modation capacities and secondary homes. In the last
ten years, the number of commercial accommoda-
tion capacities has been growing much more slowly
than the number of secondary homes, and is mainly
oriented to the already established tourism areas. In
comparison with the period before 1991, the total
growth was extremely small in comparison with all
other Mediterranean countries, which is mainly a con-
sequence of the slow recovery after the war in 1991.
Considering the current global financial crisis and the
strong decrease of interest in building new hotels and
similar establishments, this kind of growth represents
a relatively small threat for the sustainability of Croa-
tian tourism.

Unlike the commercial accommodation capacities
built mainly in the areas of general concentration of
tourism from the past, secondary homes are built scat-
tered in many small areas and throughout the coun-
try, but mainly in the narrow coastal zone. The biggest
pressure was in the easy available and previously less
occupied areas in the coastal zones with the highest
potential for commercial tourism. That is causing a se-
rious decrease of tourist attractiveness of many Croa-
tian destinations, visible through the decrease in the
number of tourist overnights in comparison with the
period before 1991 in towns and municipalities like
Crikvenica or Malinska exposed to extremely strong
pressure for building secondary homes.

Such development leads to the conclusion that fur-
ther spreading of secondary homes in attractive tourist
areas will cause serious obstacles for future tourist de-
velopment in many parts of Croatia and decrease the
overall value of those areas for future investments in
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commercial tourism. It is also evident that due to the
occupation of large area of the most attractive coastal
zones, the areas with a high concentration of sec-
ondary homes suffer from more serious saturation ef-
fects than the areas with a high concentration of com-
mercial tourist capacities.

Besides visual pollution, areas with a high concen-
tration of secondary homes are less productive than
the areas with a larger share of commercial tourist ac-
commodation and have more serious infrastructural
problems. It is caused by generally extremely short av-
erage usage of secondary homes, often less than two
months per year, causing serious pressure to local in-
frastructure in short summer period. Therefore, it is
necessary to reduce the future building of secondary
homes in the areas where they are endangering eco-
nomic development, to redirect such aspirations to
the areas more distant from the coast and to properly
manage the infrastructural needs before any new de-
velopment.

The areas where secondary homes could repre-
sent lower threat are mainly in the interior of Croatia,
which is at the moment neglected in terms of tourist
development. In many such areas, the building of sec-
ondary homes could represent a positive development
pattern, especially in rural mountain areas exposed
to strong depopulation. Restoration and adaptation of
abandoned permanent housing units can even repre-
sent a positive trend through enabling subsistence of
basic infrastructure and working places in many re-
mote rural areas facing demographic extinction.
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