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Areas of disused military barracks are commonly exploited as a land resource that is attractive for redevelopment, 
within the urban city area. Their commercial potential is high on the list of attractiveness, primarily based on the 
value of the site’s disposition, size, and capacity for redevelopment in terms of rebuilding. Contemporary architectural 
practice is often directed towards urban redevelopment projects in military areas whose position and other 
characteristics are valued by investors as crucial commercial benefits. These sites may be places of tangible cultural 
heritage based on recognized architectural heritage and social memory. The paper presents a comparative study of the 
redevelopment of two former military barracks in Niš - Bubanjski Heroji and Filip Kljajić. These sites share the same 
disposition within the city but diverge in terms of their size, historical importance, and discourse of redevelopment. 
The comparison is presented from four perspectives: planning, built heritage, public perception, and cultural meaning. 
By examining the transformation of the complexes, the paper aims to perform a critical review which compares the 
reality of urban transformations in Serbia with the theoretical background and current urban regeneration policies 
promoted worldwide. This paper exploits the HUL approach, an integrated approach to urban management promoted 
by UNESCO, by extracting and analyzing four principles: the historical layering of cultural and natural heritage and 
attributes, dynamic character of urban space, promotion of social diversity, and balanced relation between artificial 
and natural. The conclusions highlight the difference between the local practices of commercially- and heritage-led 
redevelopment in order to suggest some improvements for similar redevelopment projects in the future. 
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INTRODUCTION 

New urban models using previously built areas that have 
lost their original purpose, known as brownfields, have 
been intensively considered in recent decades (Tang and 
Nathanail, 2012). Western countries have faced brownfields 
mostly as a result of deindustrialization processes (Sýkora 
and Bouzarovski, 2012). Industry has vanished from 
densely built-up urban areas because of better business 

opportunities elsewhere (cheaper land, construction costs, 
and labor with fewer ecological requirements), moving 
production dominantly into less developed countries and 
leaving former facilities empty and unused. On the other 
hand, in the states of the former Eastern Bloc, industrial 
production collapsed as a consequence of political changes 
that transformed state-directed economies into free 
markets, leading to the closure of numerous unprofitable 
and uncompetitive production sites (Hirt, 2013). Despite 
different narratives between East and West, the brownfields 
left in cities are their common problem. Brownfields can 
be found both in central urban areas and on the periphery. 
While older sites, with richer history and heritage, are more 
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common for central urban areas, more recent developments 
(post-WWII industry) are distributed on the periphery of 
cities. Brownfields degrade the urban environment visually, 
economically, socially, and ecologically (Bullen, 2007). 
Their existence causes a decrease in the economic value of 
real estate in neighboring areas, an increase in insecurity, 
environmental pollution and the loss of identity of the city, 
which often leads to the exodus of the surrounding local 
population (Perović and Kurtović-Folić, 2012; Špirić, 2015). 

The redevelopment of former industrial, military, traffic, 
or other types of brownfield areas has been noticeable 
in cities since the end of the 20th century as a part of 
sustainable urban regeneration strategies and policies. 
Sustainability has leaned on brownfield redevelopment, 
focusing on the clean-up of toxic industrial residues, 
adding value to the sites by building new or reusing old 
structures, and providing job and housing opportunities 
within transformed urban areas. This has also been justified 
because it reduces urban sprawl, promotes and protects the 
built and industrial heritage, maintains the identity of the 
place, and provides affordable space for both commercial 
and non-commercial uses (Oevermann and Mieg, 2015). 
Thus, brownfield regeneration creates local economic 
prosperity and employment, whilst increasing the land 
value and eliminating environmental pollutants (Malek and 
Matev, 2014). Sometimes the area is simply converted into 
green space (Atkinson et al., 2014; Kristianova et al., 2016). 
From the spatial aspect, the main benefit of redeveloping 
brownfield areas is to form opportunities for their reuse, 
existence, revival, and integration into the inherited and new 
landscapes, changing their physical and functional structure 
while preserving the urban and built heritage (Jevremović 
and Turnšek, 2011; Doleželova et al., 2014). 

The culture-led (heritage-led) and commercially-led 
approaches are the most prominent regeneration policies, 
established throughout decades of redeveloping brownfield 
areas (Sacco et al., 2014; Jocić, 2020). While in the early 
days, preservation policies focused on the conservation 
and preservation of particular monuments and buildings, 
contemporary urban regeneration policies are striving 
for more balanced and sustainable concepts of managing 
the built heritage (Goncalves et al., 2020; Guzman et al., 
2017). Also, since the 1970s the importance and need for 
holistic approaches in overall urban management has 
grown (Gonzalez Martinez, 2017), and challenges faced at 
the turn of the millennium pushed UNESCO to take a more 
active role in mapping the road for sustainable development 
(Erkan, 2018). Its focus shifted from heritage conservation 
to heritage management, resulted in adopting the 
Recommendation on Historic Cultural Landscapes (HUL) in 
2011, acknowledging that urban areas are dynamic entities 
in which development and conservation are supposed to 
supplement each other in a joint process (Martini, 2012). The 
HUL Recommendations are the first instrument developed 
after 35 years to manage problems arising from rapid urban 
development, and they propose an integrated approach that 
would place development and the conservation of urban 
heritage on the same plane (UNESCO, 2011).        

The emergence of military brownfield areas in cities is 
connected with the well-known geopolitical changes at 

the end of the 20th century (the fall of the Berlin Wall in 
1989, the end of socialist regimes in almost all Eastern 
Bloc countries). Due to military reorganization and policy 
restructuring, many military areas and defense bases, once 
built on the periphery of cities and towns, today belong to 
the urban core, but they have lost their original function and 
purpose (Jauhiainen, 2007; Simonović and Ilić, 2013). Cities 
that have previously undergone complex transformations 
caused by industrialization, urbanization, and later 
deindustrialization and suburbanization are now faced 
with demilitarization processes. In Eastern Bloc countries, 
transitional reforms announced after the fall of the ruling 
socialist regimes resulted in the formation of post-socialist 
cities (Hirt, 2013). In the political sense, in order to achieve 
a democratic system, the transition to a multi-party 
government system and decentralization occurred. The 
former socialist countries of Eastern and Central Europe 
went through two phases of demilitarization: 1) between 
1988 and 1995, marked with wars, the disintegrations of 
former Soviet republics (USSRS, SFRY, Czechoslovakia) 
and the demobilization of military units, and 2) from 
1995 until the beginning of the 21st century, when the 
size of the national army decreased (Glintić, 2015). These 
circumstances have resulted in the abandonment of military 
premises and a reduction in the number and size of military 
bases. In recent decades, these areas and properties in 
post-socialistic countries have also become the subjects 
of redevelopments projects (Jarczewski and Kurylo, 2010; 
Hercik et al., 2014; Glintić, 2015). 

International research so far has mainly focused on 
examining the principles and possibilities for the 
revitalization and adaptive reuse of military areas, with the 
emphasis on barracks and garrisons (Gatti and Cacciaguerra, 
2014; Hercik et al., 2014; Morar et al., 2016; Zagroba, 2015), 
as well as the preservation of military heritage (Gawryluk, 
2016; Klupsz, 2008; Camerin et al., 2021). However, few 
domestic authors have dealt with the topic of redeveloping 
military areas. Some authors have discussed deliberative 
planning strategies for regenerating military brownfields in 
Serbia (Miljuš, 2018; Perić and Miljuš, 2021). Others have 
tackled the issues of abandoned fortifications in the form of 
bunkers and their potential for revitalization and conversion 
(Turnšek et al. 2020; Krzović, 2011). Only a few authors 
have discussed the issue of military barracks in Serbia and 
their potential for redevelopment (Mirić and Kurtović-Folić, 
2016; Staničić, 2014). The notion of military legacy may be 
avoided by many researchers because of mixed emotions 
among the population towards recent political history 
(Bakić, 2011).

In this paper, we investigate the case study of two former 
military barracks in Niš - Bubanjski Heroji and Filip Kljajić, 
which have a rich and dissimilar historical background, 
including a building of outstanding architecture in a 
complex and favorable location within the city. The paper 
examines the sites through a comparative analysis, aiming 
to investigate the scope and results of urban redevelopment 
processes and the compatibility of the approaches used, 
putting into practice globally promoted agendas in this field. 
We compared the transformations of these barracks in Niš 
using UNESCO’s HUL approach to analyze these areas from 
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four different perspectives: planning; land use, urban form 
& function; heritage protection; and public reception and 
cultural meaning. 

TOWARDS THE HISTORIC URBAN LANDSCAPE (HUL) 
APPROACH 

Urban spaces are affected by a large array of new challenges, 
such as urbanization and globalization, which on one hand 
provide economic, social, and cultural advancement and 
opportunities to enhance the quality of life. On the other 
hand, unmanaged and poorly managed changes in urban 
density and growth can undermine the sense of place and 
the integrity of the urban fabric. Urban cultural heritage is 
an important human and socio-cultural element that retains 
the identity, integrity, and continuity of the city (Girard, 
2013). The primary task in the protection and revitalization 
of abandoned urban areas is to enable a new lifecycle 
with a sense of contemporary standards and quality of 
life. The term Historic Urban Landscape (HUL) was first 
mentioned at a conference under the auspices of UNESCO: 
Vienna Memorandum on World Heritage and Contemporary 
Architecture - Managing the Historic Urban Landscape, in 
Vienna in 2005. This term was later defined as “an urban area 
understood as the result of a historic layering of cultural and 
natural values and attributes, extending beyond the notion of 
historic centre or ensemble” in the Paris Recommendations 
on the Historic Urban Landscape, adopted at the General 
Conference of UNESCO in 2011. This document defined the 
HUL approach as one of urban management. In Article 11, 
the Recommendation on HUL states: 

“The historic urban landscape approach aims at 
preserving the quality of the human environment, 
enhancing the productive and sustainable use of urban 
spaces while recognizing their dynamic character, and 
promoting social and functional diversity. It integrates 
the goals of urban heritage conservation and those of 
social and economic development.” (UNESCO, 2011). 

UNESCO promotes the connection between contemporary 
architecture, sustainable development, and the integrity 
of the urban landscape, based on preserving the existing 
historical layers, built environment, and the context (Araoz, 
2008). 

Otherwise, the concept of the landscape has become widely 
accepted through other international instruments such as 
the European Landscape Convention (ELC, 2000), which 
introduced the landscape as “a resource favorable to: a) 
economic activity and whose protection, management and 
planning can contribute to job creation; b) the formation 
of local cultures, being a basic component of the European 
natural and cultural heritage, contributing to human 
wellbeing; c) being an important part of the quality of life 
for people everywhere: in urban areas and the countryside, 
in degraded areas as well as in areas of high quality, in 
areas recognized as being of outstanding beauty as well as 
everyday areas; and d) being a key element of individual 
and social wellbeing, and its protection, management, and 
planning entail rights and responsibilities for everyone.” 
This shift, at the turn of the millennium, replaced the 
practice of dealing with historical monuments as isolated 
heritage artifacts (established by ICOMOS’s Venice Charter 

in 1964), instead seeing them as an integral part of the 
dynamic, built and natural environment, known as the 
landscape (Bandarin, 2019). 

The HUL Recommendations is not a binding document, but 
it still reflects the common attitudes of UNESCO member 
states regarding the current and common challenges that 
cities are facing despite their geography and history. The 
quality of this approach (HUL) is its applicability to all 
urban areas, regardless of their size and context (Rodwell, 
2018). HUL promotes a comprehensive and integrative 
approach to the identification, assessment, preservation, 
and management of historic urban landscapes within 
sustainable development. Based on a balanced relationship 
between the urban and natural environment and the needs 
of present and future generations, the HUL approach aims 
to preserve the quality and recognize the dynamic character 
of urban space and promote social diversity (Figure 1 
left). Historic urban areas are aesthetically attractive and 
historically significant clusters of buildings and monuments, 
which need to be preserved. They create the local identity, 
expressed by a specific immaterial cultural dimension 
(Sonkoly, 2012). The HUL recommendations combine a 
traditional and modern understanding of heritage, aiming 
at urban and socio-economic development while respecting 
inherited values and traditions. Pereira Roders (2018) 
emphasized the advantages of the HUL Recommendation 
in broadening the resources that should be conserved: 
“today, every resource could become listed as heritage, as 
long as they are held in common and deemed valuable by 
their communities … there is no limit to attributes and/or 
values, only the common aim to conserve them for future 
generations”. The process of planning interventions in the 
historic urban landscape requires careful consideration of 
the potential and anticipation of risks to ensure balanced 
development (Figure 1, right). Contemporary architecture 
is complementary to the values of HUL and should not 
compromise the historical peculiarity of a given area. At 
the same time, the new structures should be designed to 
improve the visual character and richness of HUL. 

Reports on implementing the HUL Recommendation 
(Pereira Roders, 2019) showed that 160 cities in the world 
(Serbia excluded) are currently participating in and/or 
hosting nearly 350 activities fostering the implementation 
of the HUL Recommendation. As “diffusion of innovation” 
(Rogers, 2003), implementation of the HUL approach is 
expected to have several stages. Thus, five groups of cities 
have been defined according to the innovation diffusion 
stages: innovators, early adopters, early majority, late 
majority, and laggards. It may become essential to integrate 
the HUL approach into national and local development policy 
to ensure adequate architectural and urban intervention in 
the historic urban fabric and its surroundings. The cities and 
countries that started exploring the potential of the HUL 
approach became early innovators, willing to take a risk, 
to try new things even if they fail, but they accumulated an 
essential experience that may help other cities to improve 
their built environment and urban management. 

This perspective of urban management and spatial 
transformation is used as a qualitative framework to evaluate 
the areas in the case study and identify the challenges even 
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though Serbia and the city of Niš do not formally implement 
the HUL approach. The main principles, promoted by the 
HUL, to be examined are (Figure 1, left): 

• the historical layering of cultural and natural values and 
attributes; 

• acknowledgment of the dynamic character of urban 
space; 

• promotion of social diversity; and 
• balanced relation between artificial and natural. 

MANAGEMENT OF MILITARY HERITAGE IN THE 
FORMER EASTERN BLOC AND SERBIA 

Eastern and Central Europe, including the former Yugoslav 
republics, are characterized by numerous large areas 
of military barracks located within urban areas that 
were developed during the 19th and 20th centuries, but 
abandoned by the end of the 20th century. The end of the 
Cold War meant that many military estates in Europe 
became useless (Staničić, 2014). In Poland, most post-Soviet 
and post-Polish military land was demilitarized in 1992 and 
1993 (Jarczewski and Kurylo, 2010). Most post-military 
facilities have been converted for civilian use, with the sites 
usually sold to the local authorities. There have been several 
directions of redevelopment for former military properties in 
Poland (Jarczewski and Kurylo, 2010) and military barracks 
have been: revitalized, upgraded, and converted into multi-
family housing complexes; used for educational purposes; 
and converted into public administration buildings. Post-
military areas are now being used for tourism, and former 
airfields have been adapted to become capital investment 
zones or civilian airports. 

Similarly, in the Czech Republic, in 2007 many of the 151 
military brownfields were successfully transformed into 
civilian purposes (Hercik et al., 2014). These sites today are 
in the property of public administration, self-governance, 
and the private sector. Most of the military barracks have 
been converted into housing, by extending existing sites 
with new facilities (Hercik and Šery, 2012). In Hungary, 

 Figure 1. left: HUL approach and its attributes; right: Action Plan for HUL approach.
(Source: Erkan, 2018)

the process of demilitarization left behind more than 2000 
military properties, and a small number of them have 
become the property of local governments (Glintić, 2015). 
By 2011, 32% of 342 identified post-Soviet properties 
had been reused, mainly with commercial and residential 
functions, but also in public services (Kadar, 2014). 

As a post-socialistic country, Serbia faced democratic 
changes later than the rest of Central and Eastern Europe. 
After the last decade of the 20th century that witnessed 
war conflicts within the territory of the former Yugoslavia, 

democratic changes in 2000 brought a break with the 
socialist past (Bakić, 2011). With this political change, there 
were regressive events manifested in the reduction of the 
state size (fragmentation of the country), and also in the 
population, with additional demilitarization of the state (as 
part of the peace treaties ending conflicts in the region). This 
narrative has influenced the fact that in the 21st century, the 
legacy of military history in society is being experienced 
without consensus. The people have always had respect 
for the national military, but political elites have often 
referred to the history prior to them in a negative context 
(the communists disputed the legacy of the monarchist 
period, before World War II; or the democratic government 
concerning the communist legacy) (Bakić, 2011).

Upon establishing a democratic regime, the Serbian 
Army began the process of transformation. This change is 
described as “switching from quantity to quality” (Ponoš, 
2007). In practice, this meant that the army began the 
professionalization process and abolished compulsory 
military service, reducing the number of military units. Two 
trends can be observed in this period of transformation: 

• Decrease in spatial capacities due to the reduced size of 
the army (resulting from the reduced size of the state) 
and its professionalization; this is significant because it 
caused the underutilization of military assets (buildings 
and complexes) on a large scale; and

• Gradual relocation of larger military complexes from 
urban city zones. The new ones are built in strategic 
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positions outside of city cores (e.g., Jug – Cerotina 
military base), while at the same time, the existing urban 
military complexes are being sold. The availability of 
urban military assets for change of ownership was 
further increased due to changes in military doctrines 
that largely rejected the concept of a visible military 
presence in cities, which had previously been the idea 
since the restoration of modern Serbian statehood in 
the late 19th century.   

The transformation of military properties for civilian 
purposes began in 2004 with establishment of the Fund for 
Defence System Reform based on the Decree of the Council 
of Ministers, which aimed to provide adequate financial 
resources through the commercialization of available 
military real estate (Tadić, 2012). As this fund did not 
bring the desired results, it was canceled two years later. 
In 2006, the Government adopted two documents: “Real 
Estate Information on the Territory of the Republic of Serbia” 
(Ministarstvo odbrane, Sektor za materijalne resurse, Master 
plan, 2021), regarding land no longer needed by the army, 
and the “Master plan” for real estate management (NALED, 
2015). Using these documents, the commercialization of 
military real estate could be achieved through tender, sale or 
exchange with local authorities, following the enacted Law 
on Public Property. The main goal of launching the master 
plan was to acquire funds to solve the housing issue for 
members of the army, and such planning has been partially 
preserved to date. In the master plan, 447 buildings and 
complexes (of which 51 are barracks) unnecessary to the 
army, are stated. 

By 2010, 22 facilities, and by 2013, 71 facilities were 
relinquished or sold (Manić et al., 2015). One of the 
leading problems that prevented the master plan’s (2006) 
implementation was the lack of appropriate documentation, 
because army documents have always been inaccessible 
to the public, thus and data on military properties can still 
not be found in civilian records. Further, unlike the practice 
of other Eastern European countries, in Serbia, the sale of 
military property to local authorities is done by means of 
compensation, which complicates the process of attracting 
foreign investments. These problems were partially solved 
by adopting the Sub-Action Plan in 2010 and an Amendment 
to the Sub-Action Plan in 2011. They clarified the deadlines 
for the sale of military real estate, enabled a reduction in 
the initial price of a property if there is no bid after the first 
announcement, and made it possible to have other forms of 
reimbursement to the Ministry of Defence instead of payment 
(Tadić, 2012). Although the Republic Property Directorate 
published advertisements for the sale of army real estate in 
March 2016, November 2017, and several times in 2020, no 
buyers were found for most of the military property.

Previous researchers have highlighted the following 
challenges regarding the practice of managing unnecessary 
military property, presented here in three categories (Tadić, 
2012, NALED, 2015): 

• The motive of the army - the financial gains for the army, 
in order to solve the issue of housing for army members, 
initiated the process of commercialization;

• The Local Authority’s role and perspective - the local 

authorities were the purchasers of military properties 
in 2/3 of the cases. The local authorities usually have 
a determining role in defining the land-use plans of 
an area, as this is a part of a formal procedure, despite 
possible speculative practice; and

• The real estate value - the value of a military property 
is vague due to the lack of market regulation and the 
potential high cost of remediation (demolition of 
unnecessary facilities, potential polluters).

According to the list of real estate sales available to the 
Ministry of Defence (Ministarstvo odbrane, Sektor za 
materijalne resurse, Master plan, 2021) and the Serbian 
army, today, there are 303 military complexes in Serbia, 
with 1,510 buildings covering an area of about 2,375 
hectares of abandoned and unused military brownfield land 
(Ministarstvo odbrane, Sektor za materijalne resurse, Master 
plan, 2021). Military heritage management has gained 
importance in the last decade, with attention drawn to the 
barracks. The former Knežev Arsenal military and industrial 
complex of recognizable architecture in Kragujevac has been 
used since 2011 as a cultural center for music and other 
types of events and as a museum (Pavlović and Taranović, 
2021). On the site of the former 4. Juli barracks in Voždovac 
in Belgrade, the complete demolition of military facilities 
freed the space for the construction of the Stepa Stepanović 
residential complex in 2012 (Staničić, 2014). Further, it is 
planned to convert the Arčibald Rajs barracks in Novi Sad 
into a university campus, but this has not yet been carried 
out (eKapija, 2017). In addition to barracks, usually vacated 
for new construction by demolition, many military facilities 
are being commercialized (e.g., airports have changed from 
military to civilian use). 

RESEARCH METHODOLOGY: THE CASE STUDY OF 
MILITARY BARRACKS IN NIŠ

To perform in-depth research on the reuse of military 
property in Serbia, the paper focuses on the case study of two 
military barracks in Niš. Within the city area today are several 
military facilities (barracks, fortifications from the Middle 
Ages, and buildings of the modern Serbian army – Vojna 
komanda, Oficirski dom, Dom vojske) which are part of the 
city’s image and are incorporated in the urban tissue. Their 
character defines them as military facilities, but it does not 
mean that those facilities still have military usage, especially 
those from the previous epochs – the Fortress, Oficirski dom. 
Construction of military facilities in modern Serbia began in 
Niš upon liberation from the Ottoman Empire at the end of 
the 19th century. Since then, two time periods can be defined: 
before WWII – the period of monarchy rule; and after WWII 
– the socialistic period. Both periods were characterized 
by the great importance of the army supporting the state 
system that, as a consequence, gave the army and its estates 
privileged status in the city. This privilege could be seen in the 
spatial distribution of military areas within the city area, in 
the quality and the size of particular military buildings (e.g., 
Inženjerska kasarna (Engineer’s barracks), Vojna komanda) 
and in the special treatment of the areas of greenery within 
barracks. The political changes at the turn of the century have 
defined different approaches regarding these military areas. 
Today, it is possible to identify six military barracks, which 
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should all but one, according to General Urban Plan (GUP) 
2010-2025 for Niš, be transformed and reused for different 
purposes (Sl. list Grada Niša, br. 43/2011; Sl. list Grada Niša, 
br. 136/2016a; Sl. list Grada Niša, br. 26/2018). Four of the 
six barracks are at the stage of this expected transformation 
(Table 1). 

The research is based on a comparative analysis of two 
former military barracks in the city of Niš (Bubanjski Heroji 
barracks and Filip Kljajić barracks), which are in the process 
of urban renewal. The cases were selected based on the 
following criteria:

• solved ownership status allowed the start of the urban 
redevelopment process;

• different current ownership status, original urban 
morphology, and built heritage status that has led to 
different approaches in urban redevelopment;

• the same shared disposition within the city area; and
• legacy of different periods.

These sites were analyzed from the planning perspective, 
the perspective of land use, urban forms and function, the 
perspective of heritage protection, and the perspective 
of public reception and cultural meaning. The research 
relies on a theoretical background, which includes a 
review of previous studies in the reconstruction of military 
complexes, a review of the development and transformation 
of military heritage management in Serbia, and an overview 
of UNESCO’s HUL approach. The research methodology is 
based on several data collection techniques, the case study 
method, comparative analysis, and qualitative analysis. The 
source materials (data) for analysis included the following: 

• data on the historical development and heritage 
protection of selected barracks, gained from published 
studies, historical archives, Institute for the Protection 
of Monuments, and planning documentation;

• site analysis using official city maps, orthophoto 
maps (Google Maps), Google Street View, and on-site 
exploration; 

• data on planning perspectives, land use, and urban 
forms gained from official planning documents, urban 
projects, official statements by authorities, available 
photo-documentation, on-site investigation, and Google 
Maps; and

• qualitative data on public reception and cultural 
meaning regarding urban development plans and 

projects for selected areas, gained from around 90 
articles in newspapers, national and regional internet 
news-portals, blogs, and social media, published from 
2011 to 2020, using comment sections.

The data collection techniques exploited were: the 
observation method on-site (fieldwork), observation and 

analysis of photo-documentation and maps, content analysis 
of relevant documentation and texts (planning documents, 
historical documentation, published papers, and official 
statements by authorities). Fieldwork was carried out on 
several occasions in the period from 2018-2021, following 
the changes in the developmental strategies. Public 
perception and cultural meaning were researched by data 
collection and content analysis from various sources state 
above, then statistical analysis was used for processing the 
data and presenting the results. By comparative, qualitative, 
and quantitative analysis and then synthesis, the conclusions 
were formed. 

COMPARATIVE ANALYSIS - THE TWO CASE STUDIES 

This research focuses on the study of two military barracks – 
Bubanjski Heroji and Filip Kljajić. These barracks are situated 
in the south-western part of Niš, on plots separated by the 
Vojvode Putnika city road, which leads to Bubanj memorial 
park. The distance from the central city square to both areas 
is around 1.5 km, which is a walking distance of 20 minutes.  

These complexes are legacies of different periods. Bubanjski 
Heroji barracks was established during the Ottoman regime. 
After the formation of the Kingdom of Serbs, Croats, and 
Slavs in 1918, the barracks was called Barracks of the 
16th Infantry Regiment Car Nikolai II Romanov, and after 
reconstruction after WWII, it was changed to Bubanjski 
Heroji barracks which it has retained to date (Mirić and 
Kurtović-Folić, 2016). Filip Kljajić barracks or Engineer’s 
barracks as it was originally called, was built at the turn of 
the 20th century, according to the project by architect Danilo 
Vladisavljević. Its recognizable building was constructed in 
the neo-Romanesque style, and since 1983 it has been under 
a protection regime as a cultural monument (Mirić and 
Kurtović-Folić, 2016). 

Besides having different historical backgrounds, these 
complexes do not share the same morphology of building 
form. Bubanjski Heroji barracks was a complex of free-
standing buildings situated within an open space with 
greenery. Its pavilions were built as simple utilitarian 

Name of

the barracks

In the use by the army Current ownership status The planned purpose according to GUP 2010-2025 
(Sl. list Grada Niša, br. 43/2011; Sl. list Grada Niša, br. 

136/2016a; Sl. list Grada Niša, br. 26/2018)currently future

Bubanjski Heroji No No Private Residential, commercial uses

Filip Kljajić No No transferred to Ministry of Justice Cultural, commercial purposes

Stevan Sinđelić No No Army, a separate part of the plot was sold University campus; residential area

Knez Mihajlo Yes No Army, a separate part of the plot was sold Central city area; Mixed uses areas

Aerodrom (Airport) Yes No/Yes Army, transferred to local authorities Public Transport Terminal, No purpose change

Mija Stanimirović Yes Yes Army Army purpose, no change

 Table 1. Overview of the ownership status of barracks in Niš and their planned purpose
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Bubanjski Heroji barracks Filip Kljajić barracks 

Area 15.07 ha 2.93 ha

Location south-west Niš, 1.5 km from center south-west Niš, 1.5 km from center

Built Heritage None Engineer’s barracks, 1899

Traffic connections road; public transport; railway station, interurban 
bus stop - radius 500 m

main road; pub. trans.; railway station, interurban bus stop - 
radius 350m

Change in ownership in 2009 to local authorities; in 2011 to a private 
company

in 2011 to local authorities; sales attempted in 2011, 2016; 
in 2020 to Ministry of Justice

Status demolished, construction site partial adaptation in the process

Amenities in radius 500m an elementary school, two public faculties, a church, the Court of Appeal, Bubanj memorial park ...

 Table 2. General information about the military barracks

 Figure 2. Areas of the two military barracks
(Source of the original: gis.ni.rs)

buildings, unobtrusive in their architectural expression 
(Figure 3). Filip Kljajić barracks was developed as a semi-
closed urban block, retracted in relation to the current 
boundary of the plot, thus creating a pre-garden (Figure 2, 
left and Figure 4). Its distinctive architectural expression and 
style made this building an iconic landmark easily visible 
and recognizable from the public streets. A comparative 
overview of the sites is given in Table 2 and a satellite image 
in Figure 2.

The planning perspective 

The planning framework for development and construction 
in the observed areas includes: the Spatial Plan of the 
Administrative Area (RPAP) (Službeni list Grada Niša, br. 
45/2011), General Urban Plan (GUP) 2010-2035 (Službeni 
list Grada Niša, br. 43/2011; Službeni list Grada Niša, br. 
136/2016a; Službeni list Grada Niša, br. 26/2018), General 
Regulatory Plan of Palilula Municipality 1st phase (GRP1)
(Službeni list Grada Niša, br. 111/2012; Službeni list Grada 
Niša, br. 90/2015; Službeni list grada Niša, br. 136/2016b) 
and the Urban Project Novi Niš for Bubanjski Heroji barracks, 
while Filip Kljajić barracks has so far not required a UP. The 
RPAP (Službeni list Grada Niša, br. 45/2011) did not deal 
with these areas in detail, but brownfield redevelopment 
was highlighted as a general developmental goal. The GUP 
(Službeni list Grada Niša, br. 43/2011; Službeni list Grada 
Niša, br. 136/2016a; Službeni list Grada Niša, br. 26/2018) 

is a planning level at which the transformation process 
is noticeable. Lower planning acts follow the changes 
introduced in the (ibid.), define developmental goals, and 
identify buildings under the protection regime (Table 3). 

The Bubanjski Heroji barracks were sold to a private 
company in 2011 to create a new city center with high-
quality dwellings and mixed uses (Živković et al., 2016). The 
company introduced the Novi Niš urban project in 2012. The 
site construction planned for 2012 started in April 2016 and 

is still going. So far building permits have been issued for 
several buildings (9), and construction of some of them has 
begun (7), although none of them are yet inhabited (Registar 
objedinjenih procedura od 01.03.2015. godine, 2015). 

The ownership of the Filip Kljajić barracks has been recently 
transferred to the Ministry of Justice to be (re)used as a 
court building (Jugpress, 2020). Although the information 
is obscure, some work on the building is noticeable, while 
official and formal redevelopment plans are still absent. Until 
today there has been a lot of speculation in the media about 
the new purpose of this heritage building. In 2014, there 
were indications that Engineer’s barracks would be turned 
into the Military Museum of the City of Niš, while an idea 
from 2017 suggested using it as a business (start-up) space 
for the IT sector (Jugpress, 2020). Still, this building has 
been empty for a very long period, which has spontaneously 
initiated informal debate among locals (in media and social 
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Planning document Bubanjski Heroji barracks Filip Kljajić barracks

GUP 1995-2010 (Službeni list Grada Niša, br. 
13/95)

Military (Special purpose) area Military (Special purpose) area

1st amendment to the GUP from 2001 
(Službeni list Grada Niša, br. 2/2002)

The two peripheral plots changed to medium 
density dwelling zone

ditto

3rd amendment to the GUP from 2007 
(Službeni list Grada Niša, br. 51/07)

City center – residential zone up to 20%; 
culture, tourism, education, business, and 
catering

Ditto; in the post-plan period to change into a 
center of culture, business, catering, and tourism 
(in planning documents denoted as city center)

GUP 2010-2025 from 2011 (Sl. list Grada 
Niša, br. 43/2011) & 1st amendment from 

2016 (Sl. list Grada Niša, br. 136/2016a)

ditto ditto

2nd amendment to the GUP from 2018 (Sl. 
list Grada Niša, br. 26/2018)

ditto Reuse as a commercial-trade center (western 
part) and public administration, education, 
culture (eastern part)

GRP1 from 2012, amendments from 2015 
and 2016 (Sl. list Grada Niša, br. 111/2012; 
Sl.list Grada Niša, br. 90/2015; Sl. list grada 

Niša, br. 136/2016b)

General goals:
- More intensive use of the land, achieving acceptable housing density and adequate communal 
and infrastructure equipment; 
- Strengthening of identity based on cultural and natural matrix;
- Protection of the public interest, public goods, and public space;

the need for an Urban Project (UP); Engineer’s barracks under the protection

 Table 3. Planning framework for the redevelopment of the military barracks

Bubanjski Heroji barracks Filip Kljajić barracks

Functions planned built/exists planned built/exists

Dwelling + Under construction - /

Business + No + No

Trade + No + No

Culture + Old building, not in use + No

Education + No + No

Sport + Old building, not in use - /

Healthcare + No - /

Administrative, law - / + Yes

Open spaces + No + existing (front of Engineer’s barracks)

Greenery + Yes + Yes

Morphological characteristics of the 
complex

Closed super-block (fortress wall): full edge 
construction + high towers + big-box formats 
+ semi-private & private open spaces

Semi-closed building block structure; the final 
composition is not quite clear (an assumed form* is 
given below) + public & semi-private open space

Sources of the photos: left - UP “Novi Niš” 
2012; right - gis.ni.rs (the original)

* The sketch shows an assumed form of the new annexed building to the existing heritage building according to the announcements from the 
Ministry of Justice.  Construction of an administrative building of 10 000 m² that is in line with the existing form is assumed. This shape would have 
3 levels above the ground to fulfil the necessary building capacity.  

 Table 4. A comparison of the planned spatial and functional aspects of the former barracks

media) regarding the future of this famous building. 

The perspective of land use, urban forms, and functions 

The physical qualities and functional aspects of the selected 
cases were studied in the comparative analysis. Using this 
perspective, the details of the Novi Niš urban project were 
examined with regard to the Bubanjski Heroji barracks, 
while in the case of Filip Kljajić barracks, the conditions 

prescribed by the heritage protection of Engineer’s 
barracks and the current planning documents (Službeni 
list Grada Niša, br. 111/2012; Službeni list Grada Niša, br. 
90/2015; Službeni list grada Niša, br. 136/2016b) were 
taken as the basis for the analysis – see Table 4.   

The Novi Niš urban project envisages the area, by form, as 
a closed super-block, forming a “fortress wall” structure 
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 Table 5. Comparison of built heritage treatment in the former barracks area

Bubanjski Heroji barracks Filip Kljajić barracks

Condition of buildings Good Good/Fair

Built heritage buildings (No. of buildings) No (0) Yes (1)

Planned for reuse (No. of buildings) Yes (2) Yes (1)

Currently in use (No. of buildings) No (0) No (0)

Demolished undesired buildings Yes No

Dismantled material recycling Yes -

Planned function for reused buildings Culture, Recreation Education or Culture

Type of functional category Public, non-commercial  Public, administrative, non-commercial

 Figure 3. The woodlands of the Bubanjski Heroji barracks and existing 
reused building 

(Source: https://bit.ly/2lMKlFE; https://www.juznasrbija.info/lat/
drustvo/jos-nema-temelja-novog-nisa.html)

 Figure 4. The Filip Kljajić barracks 
(Source: authors)

towards adjacent blocks, while constant blocks are opened 
to each other. According to the purpose of the envisaged 
buildings, the area is divided into seven sub-units – a zone of 
family and multi-family housing, a number of aboveground 
floors (3 to 7), an art center with an exhibition space, a 
recreational and sports center with tennis courts and a 
swimming pool, a private university center with a student 
dormitory, a medical business center, a zone of trade and 
hotel business and a zone of accompanying power plants. 
Most facilities are being built at the expense of vacant 
land after the demolition of the military structures. Only 
two smaller facilities are being retained, within which the 
accommodation of the art center and part of the sports 
facilities are planned. Urban parameters show that while 
the former barracks had an occupancy index of 7.62%, with 
98,712 m2 of 150,775 m2 occupied by greenery, the new plan 
envisages an occupancy index of 31.88%, which is more 
than four times higher. That is still less than the average 
index values in the central urban area (around 60-70%). 

According to the latest information from spring 2020, the 
Filip Kljajić barracks has been assigned to the Ministry of 
Justice. It is planned for housing all the judicial bodies 
based in Niš – Basic and Higher Court, Magistrates’ Court, 
Public Prosecutor’s Office (Jugpress, 2020). Although the 
necessary planning documentation for implementing 
decisions has not yet been announced, there is some official 
information regarding this conceptualization. According to 
the references, the protected building will be renovated and 
adapted to become a High Court and Public Prosecutor’s 
Office in the first phase of the adaptation process. Then it 
will be followed by a final adaptation of the existing heritage 
building for the Magistrates’ Court, Administrative center, 
and Commercial Court. The third phase of this undertaking 
will be the construction of a new facility of 10,000 m2 on the 
site of the former parking lot (Jugpress, 2020, Ministarstvo 
pravde, 2020).  

The built heritage perspective

The existing built structures in the two observed barracks 
have different treatments. Table 5 shows the status of the 
existing buildings in both areas. The basis for the analysis 
is the same as in the previous chapter, in addition to on-the-
spot observations.  

It appears that there was little concern with regard 
to preserving existing military buildings during the 

conceptualization of the Novi Niš urban project. While 
most buildings were demolished in the first redevelopment 
phase, today it is even hard to establish their position and 
the morphology of the previous complex. There are two 
buildings in the center of the plot, which will be preserved 
despite their lack of formal status as built heritage. That 
gesture may be valued as positive, although the proposed 
concept will lack a contextualization of the historical 
narrative of the site and preserved buildings (Figure 3). 

In contrast, the Filip Kljajić barracks has a protected 
building along with the complex gate and fore-garden 
(Mirić and Kurtović-Folić, 2016). Provided that the heritage 
protection rules enable the preservation of this area in its 
original form, this complex is going to preserve the original 
morphology and aesthetics of the place, since new additions 
are supposed to be planned in the backyard of the complex 
(Figure 4) (Jugpress, 2020, Ministarstvo pravde, 2020).    

The perspective of public reception and cultural 
meaning

To get an insight into the public reception of the expected 
transformation of the former military barracks, articles in 
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 Figure 5. Statistical overview of public perception towards a new 
purpose for Filip Kljajić barracks 

 Table 6. Overview of public opinions on barracks

Bubanjski Heroji 
barracks

Filip Kljajić 
barracks

Condition of 
buildings

Good Good/Fair

Built heritage 
buildings (No. of 

buildings)

No (0) Yes (1)

Planned for reuse 
(No. of buildings)

Yes (2) Yes (1)

Currently in use (No. 
of buildings)

No (0) No (0)

Demolished 
undesired buildings

Yes No

Dismantled material 
recycling

Yes -

Planned function for 
reused buildings

Culture, Recreation Education or 
Culture

Type of functional 
category

Public, non-
commercial 

Public, 
administrative, non-
commercial

newspapers and informative web portals, published from 
2011 to 2020, were examined periodically as a reflection 
of the public interest in the future of these complexes. In 
addition to the information provided by the army, local and 
national authorities and representatives of private capital, 
the articles also expressed the attitudes of journalists. As 
a source of public opinion, the readers’ comments on the 
informative web portals and forums were taken. More than 
90 articles and blogs were analyzed in total. The results are 
in Table 6.  

At first, people were enthusiastic regarding the Novi Niš 
urban project that offered, from the billboards, new and 
contemporary architecture, and therefore a new modern 
image of the city that was publicly appreciated.  Still, eight 
years of development of the area have brought demolition 
and an unfinished construction site. This has resulted in 
people not believing in the outcomes of the project or its 
success. 

Similarly, the heritage building Engineer’s barracks was the 
subject of a recently concluded debate regarding its future 
use. Today, people share their regrets and disappointment 
in the final decision. Although they welcome the need for the 
extension of the existing spatial capacities of the city courts, 
people think there were better options for the use of this 
building of extraordinary heritage value, such as a culture 
center, museum, gallery or faculty (Figure 5).     

DISCUSSION

When comparing how the transformation of unused 
military areas is being implemented in Serbia, using the HUL 
approach of UNESCO, the following were noticed:

The historical layering of cultural and natural heritage 
and attributes - The transformation of the two complexes 
has only partially fulfilled the goals. Preservation of 
existing greenery is the prominent planning goal in the 

regeneration of both barracks, while the woodlands are 
a publicly recognizable resource and the primary value of 
the Bubanjski heroji barracks area. An increased built area 
and reduced greenery will significantly impair the existing 
identity. The demolition of the vast majority of the existing 
buildings has added to the loss of identity. Still, the plan to 
recycle built material can be positively evaluated. In terms 
of the qualitative and quantitative range of retained tissue, 
the Filip Kljajić barrack has a more favorable outcome. Here 
the historical layering of the area’s heritage and attributes is 
recognized by the preservation of the Engineer’s barracks, 
which adds to the promotion of cultural heritage in the 
built environment. The announced functional conversion 
into judicial institutions contributes to the continuous 
authoritative image of the place. On the other hand, in the 
Bubanjski Heroji barracks, plans for the two remaining 
buildings are as a “house of art” with workshops and 
exhibition space and an open studio, which may contribute 
to the historical layering of the built environment with the 
promotion of public uses and cultural contents. Still, those 
cultural or public uses are planned ad-hoc, and they are not 
historically rooted in this area, nor were cultural activists 
involved in the decision-making process. 

From the architectural perspective, the layers of 
architectural history are retained by protecting the 
heritage building Engineer’s barracks and the two 
buildings in Bubanjski Heroji barracks, although the 
preservation of their architecture is not certain due to their 
non-existent heritage status. Additionally, in the case of 
Bubanjski Heroji barracks, because generic contemporary 
architecture is promoted by the new plan, an imbalance 
in terms of the morphological characteristics of the newly 
planned complex and its surroundings will contribute to 
impairing the local visual identity of the space. According 
to relevant planning acts, Bubanjski Heroji barracks is 
given “excessive freedom” in urban planning that has 
resulted in the planned heterogeneity of its functional 
and morphological aspects. According to the planning 
acts and morphological characteristics of the protected 
building, Filip Kljajić barracks will probably face a scenario 
integrating the old and new buildings into the structure of 
the closed block, which should provide an integration of 
functions and forms.

Dynamic character of urban space - The dynamics of the 
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urban space were evaluated according to the capacity of the 
area to adapt to the current needs of society. The planning 
authorities emphasize the cultural, educational, and public 
services, but implementation has been minimal. Since 
both complexes have been abandoned for many years, the 
redevelopment strategy did not recognize any possibility 
of temporary uses for existing buildings and spaces or any 
non-institutional initiatives for the occupation of the areas 
(squatting) as a possible model for their reactivation. This 
probably applies only to non-heritage buildings, though. 

Besides, the dynamics of the urban space are also evaluated 
by the spatial component. Compositional disconnection, 
predominant mono-functionality, and non-conformity 
among the newly envisaged buildings have diminished the 
synergy of the area that is necessary for urban dynamism. 
Fully built street frontages in some parts keep the feeling 
of the area’s inaccessibility to the public and prevents 
interaction with the surroundings. Also, the lengthy 
construction phase in which the complex has remained 
closed shows a lack of adaptability and poorly managed 
valuable urban space. In the case of Filip Kljajić barracks, 
as the announced prospective use is for judicial institutions, 
this may advance the urban dynamics and connectedness. 
The complex will remain inaccessible to the general public, 
although it will improve the reputation of the city area 
(high-ranked public institutions, demands for office space 
for lawyers in neighboring areas). The dynamics of urban 
spaces are at a low level if the areas are closed, empty, or 
abandoned for a long time. That is the factual situation for 
both of these barracks, and any contribution that will make 
this area more liveable and inhabited could be positively 
valued.   

Promotion of social diversity - By promoting a luxury 
residential-business complex, the UP of Novi Niš refuses 
to recognize social diversification as one of its goals, 
aside from planning some military residential units and 
renovating a single old building which will become the 
artists’ community. The plans for Filip Kljajić barracks also 
lack this attribute, except that the monumentally protected 
building will be attributed to the judicial institutions, but 
still the elite. Both redevelopment projects have refused to 
include the local community in the development stages of 
their plans (missing “establishing the partnership” Figure 1, 
right). That has resulted in the absence of non-commercial 
facilities in the complex of Novi Niš and informal activities, 
oftentimes used in similar regeneration processes. While 
the area of Filip Kljajić barracks remains mono-functional 
(public use), the former Bubanjski Heroji barracks is 
planned as a mixed-use complex, but with a strong focus 
on commercial purposes, which lacks the mechanisms of 
urban management to house less favorable (non-profit) and 
vulnerable users. 

Balanced relation between artificial and natural - The 
goal is fairly applicable as both of the sites belong to areas 
of the inner-city urban area because of their characteristic 
natural qualities. Being military areas for a long time, more 
than a century, these sites are home to rich and mature 
urban greenery that contributes to the micro-climate and 
overall image of the city area. Extensive re-urbanization 
of both sites may harm this image, in particular in the 

case of Bubanjski Heroji barracks, the announced total 
morphological transformation, and thus the loss of extensive 
urban greenery (multiplied occupancy index). 

CONCLUSION

Conclusions drawn from comparing the two former military 
areas in Niš using the HUL approach can be summarized in 
the following remarks: 

• Use of the HUL approach was not officially required in 
the redevelopment of the barracks, and can therefore 
not be used to conclude that there was any formal 
malpractice in this context. However, the analysis 
and comparison using HUL identified the key non-
compliances as a lack of public dialogue regarding the 
heritage values (architectural and natural) of the places 
and their new uses; the absence of cultural sector 
activists as partners in the planning process; and a 
lengthy construction phase with poor management of 
unused space, seen in the absence of possible temporary 
purposes. These should be acknowledged as omissions 
in the redevelopment strategies used. The most 
significant problem is the lack of dialogue and absence 
of an active role played by the local community in the 
processes related to their surroundings. Decisions were 
made away from the local public at the state ministry 
level (Filip Kljajić barracks) or mayoral level (Bubanjski 
Heroji barracks). 

• Consequently, the redevelopment strategies adopted in 
both cases cannot be linked and identified with the HUL 
approach, but rather with simple commercialization of 
the former military areas in the case of Bubanjski Heroji 
barrack, although there are some positive matches with 
HUL, such as retaining a few old buildings in the heart of 
the complex for community uses.   

• The case of Filip Kljajić barrack is an example of public 
(state) intervention on heritage buildings. By assigning 
a new public purpose, the state assures the management 
and maintenance of the protected heritage, as it is a 
public interest. However, the opportunity of making 
this prominent building more open to the public with a 
more receptive and appreciated role was lost.          

• Both redevelopment projects represent the cases of 
citizen participation being absent in the decision making, 
with the presentation of ready-made ideas to the public.   

• The on-site results of the redevelopment so far in both 
cases cannot qualify as a success. The lengthy realization 
process, followed by the absence of activities on the 
sites, strongly advocate the use of existing international 
agendas (e.g., HUL approach) in such redevelopment 
projects. This would in the future help to avoid 
irrecoverable losses in the material and immaterial, 
natural and built heritage, as well as maintain the 
resilient urban dynamics very much needed for urban 
areas.  

Although military barracks are a significant spatial 
resource of Serbian cities, their revival has proved to be a 
complex challenge, as emphasized in both of these cases. 
By focusing on the commercialization of these areas, the 
heritage, both built and natural, and its protection and 
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management were omitted in this process that the army 
initiated. This weakened the influence of the conservation 
and heritage protection institutions in the decision-making 
process during the planning and implementation stages. 
As in many countries, the practice of urban planning 
is in crisis. The void, in theory, filled by commercial 
stakeholders’ aspirations does not necessarily prioritize 
people’s needs, which remain unnoticed due to the poor 
tradition of community enrolment in planning practice, 
especially in former socialistic countries. Thus, the 
possibilities and strengths of the HUL approach need to be 
communicated by sharing good practices with the wider 
communities through professional and civic networks, but 
even more by institutional readiness for the change in its 
practice. Similarly, even unsuccessful stories may be used to 
address the need for a more comprehensive and integrated 
approach to urban management, regardless of whether it is 
the HUL approach or another.  
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