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Bulathkohupitiya & Altaira: Executive
Investment Summary

From Scenic Backwater to Tourism Development Area

Bulathkohupitiya in Kegalle district has been formally declared a Tourism Development
Area under the Tourism Act No. 38 of 2005, marking a structural upgrade in its
institutional standing. This designation grants the Sri Lanka Tourism Development
Authority jurisdiction for master planning, infrastructure coordination, licensing and
environmental stewardship within the zone. For investors, it signals that early-stage
capital is entering a corridor where statutory recognition, policy focus and coordinated
development are already in motion—reducing the execution risk that typically haunts
"off-map" destinations.

Bulathkohupitiya occupies the Sabaragamuwa highlands, draped in rainforest, cloud
forest and tea-covered ridges at roughly 2,000 feet above sea level. It sits within a
couple hours drive from Colombo and adjacent to Kitulgala, Sri Lanka's premier
white-water rafting and adventure-tourism hub on the Kelani River. The region now
draws both local and international travellers seeking Grade II-1V rafting, canyoning,
waterfall abseiling, rainforest hikes and eco-stays, with full-day adventure packages.

Altaira: A Villa-Led Sanctuary Above the Clouds

Into this landscape arrives Altaira—a 26-acre hilltop masterplan conceived around the
tagline "Above the Clouds". Backed by approximately 2120 crore (around LKR 5 billion)
in FDI from Indian prop-tech and hospitality platform Fracspace, the project comprises
40 fully serviced private villas, 24 ridge suites and a 5-star branded hill resort on
roughly five acres. The resort anchor includes spa, wellness suites, all-day dining and
curated experiential programming, while the villas themselves are designed with
stilt-based, climate-resilient architecture that adheres to National Building Research
Organisation (NBRO) standards for landslide mitigation and hill-country construction.

Altaira's infrastructure vision extends to a helipad for seamless connectivity, internal
mobility circuits, natural plunge pools, cloud paths and rainforest buffers that preserve
270-degree valley and ridge views. The emphasis is unambiguously villa-led: 40
detached homes versus 24 suites, signalling a deliberate tilt towards low-density,
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private-pool luxury rather than volume-driven hospitality. For global investors, this
positions Altaira as a hybrid between a second-home community and a destination
wellness asset, with scarcity, pricing power and experiential depth baked into the master
plan.

Tourism Recovery: The Demand Engine

Sri Lanka's international tourist arrivals have rebounded sharply from the pandemic
and sovereign-crisis lows. Arrivals collapsed from 2.52 million in 2018 to just 195,000 in
2021, but recovered to 1.49 million in 2023 and approximately 2.05 million in
2024—effectively restoring pre-crisis levels. This macro recovery underpins demand for
nature-based, wellness-focused and adventure-linked assets such as hill-country villas
in Bulathkohupitiya. The convergence of statutory tourism designation, flagship villa
product and demand restoration creates a rare alignment of policy, capital and visitor
flows within a single micro-market.

Why Villas in the Hills, Not Just Colombo Towers?

For years, Sri Lankan real-estate headlines have centered on Colombo's skyline—luxury
apartments at Cinnamon Life, Shangri-La residences and Altair Colombo.
Bulathkohupitiya belongs to a different chapter: hill-country sanctuary assets that
monetise silence, altitude and landscape drama rather than urban connectivity. Key
advantages include Tourism Development Area status (which brings SLTDA oversight,
structured planning and priority infrastructure), proximity to Kitulgala's adventure
circuit without meeting crowds at their peak, and a cooler, mist-covered climate at
elevation that blends tropical biodiversity with temperate comfort.

For UHNIs and NRIs already holding Colombo apartments or coastal villas,
Bulathkohupitiya offers portfolio contrast: elevation instead of ocean, cloud forest
instead of CBD, curated quiet instead of city spectacle. The villa format also allows for
blended-use models—personal seasonal occupation combined with professionally
managed short-term rentals tied to wellness, adventure and slow-travel calendars,
maximising both lifestyle utility and yield.

Fracspace's Global Footprint

Altaira is not a standalone developer bet. Fracspace operates over 20 properties across
India and international leisure markets including Goa, Bali, Bangkok and Miami, with a
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proven track record in fractional ownership, asset management and hospitality
operations. The company's entry into Sri Lanka with a ¥120 crore commitment signals
confidence in the island's tourism trajectory and regulatory stabilisation. While
fractional ownership structures in Sri Lanka remain under legal and regulatory
refinement, Fracspace's existing platform provides a governance and operational
template that elevates Altaira above typical speculative hill-country projects.

Strategic Takeaway

Bulathkohupitiya now sits at the intersection of statutory tourism recognition,
adventure and rainforest demand, and a flagship, professionally sponsored villa project.
Together, they create a differentiated pocket of exposure within Sri Lanka's emerging
hill-country investment map. Treat it as a selective, medium-term thesis anchored in
elevation, ecology and experiential depth, not a passive, benchmark-driven allocation.
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