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CHAPTER EIGHT

ECONOMIC DEVELOPMENT STRATEGY

8.1 INTRODUCTION

The aim of the economic development strategy for
the region as presented in Chapter 2, is “to create a
competitive region, establishing the circumstances
necessary to attract investors in buildi ngs and in
business activity and to facilitate such investment, so
as to reduce unemployment and improve the quality
of jobs”.

The purpose of this paper is to provide a framework
for planning the future economic development
strategy. The aim is to propose strategic directions in
order to establish overall economic development
objectives. This should focus the attention and
energies of all stakeholders (public and private) in a
common direction.

The first part offers an overall economic profile of the
region. The indicators for the current economic
performance have been contrasted with a qualitative
analysis of the factors behind that performance . The
key growth sectors are presented together with the
necessary prerequisites for an efficient functioning of
the economy.

In the second part of the paper, the future growth
sectors are presented.  These are as follows.

 Agribusiness, including the agricultural
activities and other parts of a added value
chain

 Forestry and Timber Products , including
timber and wood processing, building
components, medicinal plants, etc.

 Fisheries
 Sustainable tourism
 Light manufacturing industry
 Services for companies (banking, financial,

logistics, insurance)

8.2 THE REGIONAL ECONOMY

8.2.1 Employment structure a nd business activity

Lezhë and Shkodër as part of a single economy
share similar trends regarding the basics of economic
and employment structure, and in general have a
performance that is below the general trends in the
rest of Albania.

These common patterns are analyzed in order to
establish the possible future scenarios. As already
stated in Chapter 4, referring to the population
projections, planners should work much more on the
“monitor and revise” principle than on “predict and
provide” tactics.

The data used in this paper have to be viewed with
caution for two reasons. Firstly, with regard to the
labour market statistics, a vast improvement can be
appreciated in the work done by INSTAT, as well as
by the regional social security offices and dist rict
labour offices. However, this improvement has led to
certain difficulties caused by methodological
revisions and changes. That is the case for the yearly
labour market statistics (Tregu i Punës – Labour
Market) from 1993 to 1999.

Secondly, the data on the statistical register of
business (Regjistri i Ndërmarrjeve Ekonomike –
Business Register), also have been going through a
great improvement. That is the case with the
inclusion of the agriculture sector as an economic
activity.  The methodology refer s to non agricultural
enterprises, resulting in discrepancies between the
number of employees in the agricultural sector labour
market and the business register.

In the region as a whole there has been a sustained
trend of economically active population decrease as
a result of the migration movements to other regions
in Albania as well as to foreign countries.

As shown in Figures 8.1 and 8.2, there was a steady
decline in the economically active population that
came to an end in the last three years.

A second important feature with respect to the
composition of active population is the existence of
high unemployment levels. Although Shkodër has
higher unemployment levels than Lezhë, both
regions have higher levels of unemployment than
those registered for the whole country (see Figure
8.3).
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Fig. 8.1 Employment structure Lezhe region

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004

0

20000

40000

60000

80000

100000

120000

140000

160000

N
u

m
b

e
r 

o
f 

p
e

rs
o

n
s

Time series

Unemployment Employment Active population

Fig. 8.2. Employment structure Shkodër
region
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Fig 8.3 Employment and unemployment in 2004 for Shkodër, Lezhë and Albania

Nevertheless, these data can be questioned when
considering the existence of extensive informal
economy practices as well as generalized
“underemployment”. Actually the self employment in
farming involves a false increase in the employment
rate given that this type of employment does not
realistically improve the income of households . About
48% of people employed in agriculture are poor and
about 28% of the inhabitants of the rural areas fall in
the lowest income levels. The unemployment rate of
23% (Lezhë) and 27 % (Shkodër) is practical ly twice

as high as the national average of unemployment in
Albania, at 14 %.

These high levels of unemployment are especially
important for the districts of Kurbin, Mireditë, Pukë
and Malesi e Madhe (see Figure 8.4). The
comparison of the last ten years shows an
outstanding increase, as well as placing these
districts in a much higher rank than the national
average.
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Fig. 8.4 Comparison of employment and unemployment rates: PodShkod districts and national average

In every district the vast majo rity of the unemployed
are long term unemployed. This feature of the labor
market is constant for the last ten years.

As can be seen in the Figure 8.5 for the year 2004,
the ratio of long term unemployment to total
unemployment goes from 87.63% in Malesi e Madhe
to the highest rate in Kurbin with 96.93% of the
unemployed persons that are long term unemployed.
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Fig. 8.5 Number of long term unemployed among the total unemployed persons (2004)

This region is dependent on the agricultural sector,
as we will see in the next section: (see figure 8.6)
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Fig. 8.6 Distribution of employment in the three main sectors of economic activity (2004)

The number of workers employed in the agriculture
sector are more than ten percent above the national
average, affecting directly the size of the private
sector non agricultural element.

The poor dynamic performance of the private sector
can be checked when observing the number of
companies created annually in the last 5 years.
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Fig. 8.7 Number of enterprises c reated annually within the private sector non agricultural.

These last figures are the indicators for two factors
that are the key of success for any process of
regional development. The first factor is the need for
urban towns to occupy the central role in the
agriculture-based economy as a whole. Even in the
most agricultural regions, what is produced by farms
should always be marketed in or through towns and
most of the farm inputs and consumer goods go
through town markets, thus making the effect of
multiplying the income within the region.
From this short review, we tentatively draw some
strategic conclusions.

 Agriculture and Agribusiness. The regional
economy appears to be excessively
dependent upon the agricultural sector, at
least from an employment point of view,
and yet it is very underdeveloped. The
towns do not occupy any role in the
agriculture-based economy so far as
marketing is concerned and this urban -rural
divide in an economic sense is probably a
key explanation of the economic failure . A
revival of agriculture and increased spin -
offs into other agriculture -based business
development may present the best



approach to general economic
regeneration in the plan period. We see
this sector as the potential ´engine´ of
regional economic recovery and we
develop our proposals in Section 3 below.

 Commercial Forestry, Wood (and other
Forest) Products. Like agricultural, wood is
based on natural resources. It must follow
sustainable principles, and numerous
businesses can be spun-off from it,
particularly in the building industry, which is
relatively strong in Albania. We develop our
proposals in Section 8.4 below.

 Sustainable Tourism. This is also (but in
different sense,) based on a natural
resource, and has growth potential, albeit
less than many people seem to suppose.
As we argue in the next chapter, it is
critically dependent on urban and rural
environmental control. A failure here will kill
its economic potential. We develop our
proposals further in Section 8.5 below.

 Light Industry. For the time being, this may
be driven by other sectors, involving
agricultural machinery, specialised vehicle
modification and coach building, building
industry components and equipment, boat
repair, etc.

 Services. Most obviously this includes
banking, insurance, finance, logistics and
professional services as well as retail,
(although doubt may arise whether for
instance farm contract services are in the
agricultural or the service sector.) Given
their instrumental nature, service sector
growth will follow the growth of the other,
more basic sectors within the plan period at
least.

We doubt that the mining and refining will grow in the
short to medium term due to the relatively high entry
costs, although that will depend critically on foreign
investment and global prices.

To conclude, growth in all these sectors will depend
on the four things upon which all economic
development always relies, namely capital, skills,
land and institutions. In all these spheres, there are
problems. It is said that venture c apital is not
available in a form which new business requires.
Much of the labour force in general must move from
agriculture to other activity. It may prove to be
underskilled. Regarding institutions, the public sector
is said to obstructive, unpredictabl e and corrupt. One
can see from Figure 8.6 that it is too large. The fourth
factor is land and property. Since this is a spatial
plan, we concentrate here only on this factor.

The failure to establish a real land market is a major
drawback for the performance of any activity. It is
important also for the agricultural sector as it is the
base for a series of problems related with the
assembling of agricultural land to reach a size that
make an agricultural exploitation viable.

Public sector barriers are placed to investment
through long and complicated procedures, as well as
for the presence of corruption as a habitual practice.
The public sector can also have problems to absorb
the international assistance and implement public
sector projects .

There are generalized problems for the access to
capital and financial system , especially for the SMEs.
According to the IBRD, the domestic credit to the
private sector at the end of 2002 was below 5 per
cent of GDP, well below other countries in the region
such as Bosnia and Herzegovina and FYR
Macedonia. Actual survey evidence for that year
shows that SMEs rely heavily on internal funds and
remittances from abroad to finance new investment.

In Section 8.6 below, we deal with land and property.
We identify a number of projects to deliver land, with
access and infrastructure, to facilitate the overall
economic development process.

8.3 AGRICULTURE AND AGRIBUSINESS

8.3.1 Land Assembly

The aim here should be to assemble or consolidate
land so as to create viable farm busin ess of 10 to 50
hectares within single boundaries. Each should
incorporate a functional tertiary canal system, which
the farm business can take responsibility for.

We envisage each new farm incorporating several
agricultural plots which are separately o wned at the
moment. Each farm would be constituted as a single
business. The shares would be owned by the current
land owners pro rata to the area and fertility category.
The business would declare a net profit and distribute
it annually to shareholders (in lieu of rent.) Each
business would appoint a manager, who hires labour.
This might include some (or all) of the owners, or
labour might be hired on the market.

8.3.2 Equipment and Other Investment

Farm business (or groups of farms) would raise
finance to (a) purchase or hire equipment such as
tractors and irrigation sprinklers; (b) maintain canals,
fences, farm tracks etc, and (c) provide buildings
such as barns, stalls, silos and houses.

In this connection, we propose an Agricultural
Forestry and Fisheries Development Bank for
Shkoder and Lezhe regions or perhaps for North



Albania as a whole. This would be more than a mere
lender, however. It would operate a ‘Business and
Technical Advice Service’, training farmers in
business practice. Beyond this, it wou ld liaise with
the Ministry of Agriculture and others so as to provide
a technical and scientific advice service within the
framework of business development (including a
veterinary service, for example.)

We envisage that Private Agriculture Service
Companies would arise, which would be contracted
by farmers to provide specialised labour and
equipment to undertake certain tasks, such as
ploughing and harvesting.

8.3.3 Marketing

The market needs to be much more highly organised
than it is now. We propose an Agricultural Product
Marketing Agency, which could contract certain
functions to private companies.

For example, it could purchase and collect products
from farms, transport them to central points; process
them (for example by pasteurising milk;) and sig n
bulk sales contracts with private companies, such as
retail chains or manufacturers of sausages, yoghurt,
jam, cakes and biscuits, bread, drinks, leather
products, medicines, etc. Some bulk sales would be
sold to foreign businesses and thus fulfil an imp ort-
substitution function.

8.3.4 The Value-Added Chain

In this general connection, we have to remember that
the strategic aim is to drive agrobusiness up the
‘value-added chain’ within the Shkoder -Lezhe region,
so as to capture the potential employment and
business growth in this locality.

When the market is better organised, it should be
possible to create viable businesses in sectors which
might seem at first sight far from agriculture. These
might include refrigeration, packaging, printing,
advertising, weaving of mats and baskets, tourism
distilling, and numerous other things.

In passing, we could remember that the Irish mixed
whisky with cream to create a unique product, which
with brilliant marketing internationally generated a
huge business which did not exist before.

The magic here is creative vision and imaginative
flair. The proposal is to create a North Albania
Economic Development Agency . We mentioned this
in Section 8.6 in connection with the delivery of land
and buildings for business.

8.4 COMMERCIAL FORESTRY AND OTHER
FOREST PRODUCTS

As discussed in Chapter 9 on the Environment, there
is extensive illegal logging and trade in timber leading
to deforestation and the erosion of river
embankments as well as the sea coast. This is
serious on the coastal plain, but also occurs in the
mountainous areas, where there are affected
extensive areas.

There are only three tree nurseries, totalling 1.5ha,
which is quite inadequate to replace the lost tree
cover. A programme of commercial forestry (thro ugh
community-based entities) is envisaged, which would
aim to generate an income flow. This could
eventually cross-subsidise environmental forestry
projects.
Sawn timber by-productes are now normally tipped
as waste. Eventually, this waste could be recyc led as
chipboard. Chipboard, often faced with plastic
laminate, is imported now (from Greece, for
example.) We envisage cross -border forest
management projects which would connect wood -
based business between North Albania, Kosova and
Montenegro. This could play an import substitution
function.

The manufacture of highweight roof trusses would be
possible if facilitate for the stress -grading of timber
were developed, and this type of low entry -cost
sector could be diversified into building component
manufacture generally. This sector has great
potential because the building industry in general is
relatively strong.

Finally other types of forest product include medicinal
plants berries and possible honey. But here again,
there is a weakness in the legalitie s of property
rights, not just regarding ownership of real property,
but also rights to usufruct.

The plan has identified a project to tackle the
consolidation of agricultural land, but this should also
apply to forest areas.

8.5 FISHERIES

The Environment Legislation and Planning Project
(ELPA) in its first draft has argued that intensive
fishing and the use of explosives should be
prevented in the protected areas (lagoons of Kune -
Vain, Vilun, Buna river and Domni marshes and
elsewhere) by stricter enforcement (to be carried out
by Fishing Inspectorate based in Shkoder.)

The creation of fish reservoirs at Vau Dejes Lake is
suggested. Family based or local aquaculture
enterprises could be the vehicle for this. However,
fish farming could well conflict vis ually with the
proposal for an inland resort (and associated tourism)



in the same area. Fish farming in lakes is often
visually unattractive.

It will therefore be advisable to prepare a strategy for
the lake area which considers and reconciles both
things. It is a large area, so that with care both
activities should be compatible.

Sea fishing is coastal waters could be further
developed, probably on a small scale, based at
Shengjin. Potential business opportunities would be
the expansion of fish process ing and related sectors
such as refrigeration and canning. Take together with
the concept of a leisure-based marina, it would be
possible to create a ship chandler and a small boat
repair workshop.

In Chapter 6, the local Shengjin plan identifies the
need to prepare a local plan to upgrade the harbour
area and adjacent sites in order to increase its visual
attractiveness and accommodate the business types
mentioned.

8.6 TOURISM

8.6.1 Introduction

The market potential probably lies in two submarkets .
The most important one is the international market
(with small volume but high value,) in the mountains
to the north and east, and on the side of Lake
Shkoder. This can be characterised as ‘adventure
tourism’ or ‘eco-tourism’. There is also an opportunity
for beach-related tourism near the coast, but this
subregion is likely to attract initially the domestic
market from Albania and Kosova.

A holiday or a visit to Velipoje is not cheaper than a
visit to Ulqin or Montenegro in general. In
Montenegro, however, the product is well up to
international standards. This is interesting, and it
suggests that more cross-border competition and an
increasingly integrated tourism market will erode the
viability of tourism business in North Albania, unless
it succeeds in upgrading both the quality of its
product and its efficiency.

The main obstacle here may be the failure of urban
growth management and the failure to protect the
coastal environment, which was mentioned in the
chapters on ‘Environment’ and ‘Urban Growth’.
Although this plan proposes a Buna Bridge to link
Ulqin (in Montenegro) to Velipoje, thus extending the
internationally successful Adriatic Riviera
southwards, the truth is that the coast of the
Shkoder-Lezhe region has been made very
unattractive to this market .

The time-horizon of the plan (year 2020) is enough to
recover from this problem, but only if a planning
system is created and enforced. The aim is to protect

the subregion from undisciplined urbanisation and
environmental degradation. Recovery will not be
accomplished much before 2020. In this period little
serious international investment will be attracted, and
the wisest policy is to stop degrading the asset,
conserve it and facilitate recovery.

8.6.2 Coastal Tourism Nodes

This plan identifies focal points for tourism
development up to 2020. In the coastal strip, the
main focal points are Shengjin and Velipoje .
Additionally, the plan proposes four small investment
nodes near the coast south of Lezhe, at :

 Ishull Lezhe
 Tale
 Fushe Kuqe
 Shllinza

This proposal is described in the chapters on
Environment and Urban Growth, as well as the
unpublished papers of the ELPA project.  We also
propose the creation of sea -front promenades and a
piazza or square in each locality, in order to create
an urban quality or genus loci.

There are two distinct tourism products. Shengjin and
Velipoje could aim to be commercially successful
beach holiday resorts targeting a largely domestic
market (within the time-horizon of this plan.) The four
nodes south of Lezhe would not be beach resorts of
this type. Their main purpose is to accommodate
visitors for eco-tourism; given the strategic goal of
facilitating (but regulating) access to bird -watching
and ecological study, including observation points,
bird-hides, paths, signs and interpretation displays.

We do not believe that any particularly large hotels or
resorts of high quality will be built on the basis of
international or local investment in the short or
medium term.

8.6.3 Development Projects and the ‘Tourism
Product’ in the Coastal Area.

The plans (see Chapter 6) for Velipoje and Shengjin
indicate locations for small hotels (20 -50 beds,)
holiday villas and an area of tourism services such as
restaurants, night clubs, entertainment facilities, etc.
Detailed plans and site des ign briefs would be
needed in order to create elegant building frontages
to promenades and piazzas.

The four nodes south of Lezhe are on a much
smaller scale: see Chapter 9 on Environment. These
are existing village settlements. Their ‘envelope’
should be drawn precisely (and as tightly as
possible.)  Infill sites would be defined as needed to
bring the total to 1 small hotel and 5 guest houses (5
rooms) per node. Existing houses could function as
bed and breakfast establishments. An interpretation



and visitor centre with a car park and wardens
accommodation would be provided. Local
infrastructure should be provided, and all further
urbanisation halted, except for infill within the defined
village envelope.

8.6.4 Nodes in the Mountainous Areas

The mountainous area has greater potential than the
coast, although it too needs careful management. We
propose tourism nodes at seven locations.

 Vermosh, possibly linked to cross-border
nodes at Gusinje and/or Plav.

 Theth, possibly linked to one or two other
villages in the Shale Valley.

 South End of Lake Vau Dejes , between
Koman and Gomsiqe.

 North End of Lake Vau Dejes , linked by
road to Fierze and the Koman -Fierze ferry.

 Lura Lakes
 Fan i Vogel, possibly in the vicinity of

Orosh.
 Shiroke/Zogaj, with links to Montenegro

(Ulqin).

Other possible nodes should be taken into account in
Kukes region across the plan boundary, perhaps at
Dragobi, for instance.

8.6.5 Lake Shkoder and Economic Development

Lake Shkoder, (which was recently designated under
the Ramsar Conversion,) is a site of very high
scientific value. Its aesthetic beauty is quite
outstanding, both in the local perspective but also
viewed from a distance, (where its visual relationship
to the mountainous backdrop is extraordinarily
moving. The visual effects of light and weather are
amazing.) Finally, it has figured in the political history
of the Balkans in a most significant and interesting
way. These various remarks on Lake Shkoder all
apply additionally to the River Buna and Franz Josef
Island.

It has also unrealized potential as an economic
development resource, and this section comments on
the topic.

The Montenegrin shore (which is designated as a
‘National Park’ in Montenegro) is relatively well
protected, but the Albanian shore is not. This wil l
eventually cause much of its potential value as an
economic development resource to be wasted.

The shore is being spoiled by the usual chaotic
building development. In particular the shore next to
Shkoder city is a disgraceful mess, with rubbish
strewn around, unfinished buildings (with no layout
plan,) lorry parks and so on. It accommodates a
socially-excluded population living in squalor.

The local planning study for Shkoder (see Chapter 6)
envisages a well-planned Central Business, District
in this area. It should have a ‘promenade’ on the
lakeside with a coherent and elegant frontage of
buildings along a landscaped ‘waterside’. The
proposed Shkoder West By -pass road would
continue from there northwards. This should also
have an elegant frontage of apartments (and perhaps
hotels) overlooking the lake. The land between the
Bypass and the lake should be kept free of buildings
and maintained as public parkland. The view of this
lakeside park land frontage from Shkoder castle is
important and needs consideration.

The southern lakeshore at Shiroke and Zogaj is also
emerging as a lost opportunity. It is not yet
intensively developed. In future, lakeside
development must be constrained and regulated.
Sites are being ‘grabbed’ and converted to ugliness
by unfinished (or abandoned,) highly visible new
construction. Eventually, the road from Shkoder to
Velipazar via Shiroke and Zogaj could be opened to
traffic if a border post were created. This could be
attractive to tourists and facilitate economic
development. But it would be a risky, or even a
dangerous idea, if it encouraged unregulated
development on the lakeside. At the moment, the
Zogaj road is a cul de sac, because the border is not
passable. It should remain closed until Albania has
achieved control over development.

The Koplik-Shkoder corridor is also discussed in
Chapter 6. Here a belt of landscape (clear of
buildings) is needed along the side of the lake. This
plan envisages the construction of sewage treatment
lagoons at intervals of 3 to 5 km, as well as a lagoon
for the city itself east of the Buna and south of the
urban area.

Everywhere one sees small pale blue objects which
might be mistaken for flowers from a distance, but
upon closer inspection turn out to be plastic bags in
many thousands, blown across the landscape: see
Chapter 9 for a discussion of solid waste.

In Chapter 9 we also discuss river diversion and
dredging, which could reduce the level of the lake by
2 to 3 metres, returning it to its earlier level. This
possibility needs to be borne in mind when
considering the treatment of the lakeshore.

The plan proposes to create a ‘circular’ route around
the lake: this would comprise long -distance tracks for
walking, horse-riding and cycling.

At intervals there would be ‘lodges’ and bed and
breakfast houses for visitors, with occasional bicycle -
hire businesses and horse -stables. A comprehensive
cross-border plan for such a circular route is needed.



The ‘nodes’ on such a route would be Zogaj, Shiroke,
Shkodra CBD, Shtoj, Ktosh, Kopli k, Bajze, Hani Hotit
and places on the Montenegrin side. Once such a
route had been developed (with tourist lodges as well
as cycle and horse-riding businesses,) then it might
also be possible to create small leisure boating
businesses. But this would requ ire landing stages to
be created at each node.

There is some (probably modest) economic potential
for fishing in Lake Shkoder. Large -scale fish-farming
may be ecologically damaging, but Lake Vau Dejes is
proposed as a site for that.

Similarly, we have envisaged Lake Vau Dejes, (but
not Lake Shkoder) as the site of an ‘Inland Resort’.)

The strategic point is that a significant asset is slowly
being degraded (and ultimately irreversibly lost) by
abusive exploitation of an unproductively chaotic
kind. This is not only a matter of protecting
aesthetically and scientifically valuable assets on
behalf of all mankind, but also protecting the wealth -
generating capacity of the region.

8.6.6 Urban Tourism

Sorry to say, neither Shkoder nor Lezhe are likely to
have much tourism potential in the near future,
unless (a) major investment in historic buildings and
streets is undertaken and (b) proper planning and
development control is brought into function. In the
national context, it would be better to put
conservation resources into Gjirokaster, Berat, Kruje
and other places than here. The system in practice is

currently incapable of creating attractive places
through either conservation or new -build.

Shkoder has the Castle and some attractive, historic
streets, whilst Lezhe has the castle. But all this is in
serious decay, and has been invaded by unsuitable
modern development.

From the perspective of economic development
strategy, the two main types of commercial potential
are

 Business hotels and apartments or vil las
for rent by visiting businessmen, and

 Short-stays in hotels for tourists arriving
and departing, particularly from abroad;
who would then move on elsewhere after a
night or two.

There is both need and potential for a good quality
‘business hotel’ in Lezhe now, and in Shkoder in 5 to
10 years time. There is now one reasonable hotel
which meets the current need, but may not be
sufficient for later. The sites are suggested in
Chapter 6.

8.6.7 Summary

The plan envisages business hotels, small tourist
hotels, lodge-hotels, guest houses, bed and
breakfast houses and tourism service areas in
thirteen locations. This is summed up in Table 8.1.

We do not think that large hotels or resorts are likely
to be supported by demand within the time -horizon of
this plan.

Node Business
Hotels

Small
Tourist
Hotels

Guest
Houses

Lodge Bed and
Breakfast

Tourist
Service

Area

Shengjin
Velipoje
Ishull Lezhe
Tale
Fushe Kuqe
Shllinza
Shiroka
Zogaj
Vermosh
Theth
South End of Lake Vau Dejes
North End of Lake Vau Dejes
Lura Lakes
Fan i Vogel
Shkoder
Lezhe

-
-
-
-
-
-
-
-
-
-
-
-
-
-
1
1

3
5
1
1
1
1
1
1
-
-
-
-
-
-
-
-

10
7
5
5
5
5
5
5
-
-
-
-
-
-
-
-

-
-
-
-
-
-
-
-
1
1
1
1
1
1
-
-

√
√
√
√
√
√
√
√
√
√
√
√
√
√
√
√

√
√
-
-
-
-
-
-
-
-
-
-
-
-
√
√

Table 8.1 Facilities in Tourist Nodes



8.7 REGIONAL BUSINESS TRAINING CENTRE

The Shkoder Chamber of Commerce is attempting to
create a Business Training Centre covering the
whole of North Albania, with links to Kosova and
Montenegro. It would include facilities for business
support services information, training, meetings,
exhibitions etc.

This important (indeed vital) vision needs a further
Euro 0.6 million capital. It should also b e required to
prepare its own ‘business plan’ to show the extent to
which it could be sustained in effective operation.

8.8 ECONOMIC DEVELOPMENT, LAND AND
PLACE MARKETING

8.8.1 The main obstacle to economic
development

The main obstacles to economic development in this
region are related to the land problem. This concerns
the current inability to deliver attractive sites to
investors in particular, and more generally the lack of
a ‘land market’.

This subject has been covered mainly by Chapter 6
from a technical point of view. But here we begin by
taking a more general perspective.
8.8.2 Competition between Regions in a Global
Market-place

One perspective on regional economic development
concerns the generation of inward investment, which
is normally led by foreign direct investment (f.d.i).
The central task of regional planning could be seen
as the generation of f.d.i.

There is now ferocious competition between places
to attract investment, and the location market is
global in scope. It is no longer a task undertaken by
cities, by and large, but more normally by regions,
which find it easier to succeed than individual cities
do. Only well organized regions achieve the
competitiveness needed to succeed, and the price of
failure is high.

Marketing a region is (in principle) the same as
marketing hotels, dresses, cars or any other product.
The key point is to understand the needs of the client
and meet them better than competitors do. When I
say ‘needs’, I mean the needs as the client perceives
them, which may be different from the needs as
government sees them. So, the starting point is the



question: what is the investor looking for, and why
would he or she chose to invest in this region and not
others? (Or, contrariwise, why would they not invest
in this region?)

Probably the most important question in the
investors’ mind will be the size and effectiveness of
the market for economic inputs and outputs (such as
(a) labour and skill, (b) land and property, (c) capital,
(d) services and goods, and (e) customers.) By
effectiveness I mean the extent to which the market
is integrated, both within the region and between the
region and others. This has three aspects:
transportation, electronic communications and

organizational or institutional connectedness . It might
be better to speak not of  ‘transportation’, but rather
of ‘accessibility’. This introduces the idea of ‘location’
or the pattern of settlements (cities, towns and
villages) in space. A good locational pattern will
reduce the need or demand for movement, whereas
the topic of ‘transportation’ addresses only the supply
of movement capacity, (such as roads.) A region with
poor electronic networks (or underdeveloped
producer services in this field,) is certain to fail,
whatever its other merits might be. Lastly, the ‘soft’
system of institutional integration is equally important.



So, to conclude, the main task of a regional plan in
twenty-first century Europe is to bring into existence
the largest effective market that can be achieved
within its general locality, and to convince investors
that this will be achieved more and more strongly as
time goes by.

8.8.3 The Basic Problem: is there a Land Market
(or a ‘Space Economy’) at all?

With respect to land, there is almost no market at all.
There is no possibility of making more effective
something which you do not have in the first place.
When everyone can seize as much land as they
want, anywhere at all, and do anything they want with
it, then market conditions do not exist. There can be
neither value nor price. Without value or price, a
commodity is inevitably wasted. The three inputs to
an economic development process are human skill,
capital and land. They are equally important. In
current conditions, therefore, regional planning
cannot be carried out. Also, one should consider if a
foreign investor will create an asset when he or she
has no means to know its objective value.

Of course, communism established the non -market
mechanism of a dirigiste economy. This functioned in
certain senses. The point is that this system has
ceased to exist, but has not been replaced by a
market-based ‘democratic’ system, or anything else.

8.8.4 Resources are in the Land

The contemporary planning thinker, Hernardo de
Soto asks why the broad mass of people in
developing countries remains in poverty.

His answer is that they have no choice but to seize
land and build illegally. They have no property
documents and so cannot use their asset as
collateral to raise capital with which to join the
economy. De Soto is accused by leftists of
advocating ‘popular capitalism’. In Albania capital
also resides in land. Or, it would reside in land if
there were a functioning market. The value of land
rises by a factor of 10 in Shkoder (or 50 in Tirana)
when roads, infrastructure and legalization occur!
This enhancement could be used to finance all the
necessary public investment in roads, water and
sewerage, power, schools, hospitals and parks.

8.8.5 What is the Investor Looking For?

So, to sum up so far, we have said that the mai n
point of a regional plan is to maximize the effective
market available to potential investors, and to
convince them that this is the reality indeed. We also
want to focus on other themes, all of which are
important to investors. They can be summed up as:

 Availability of land and buildings
 Transport accessibility for suppliers,

customers and workers, (and their
availability)

 Reliability of physical infrastructure
 Social infrastructure and the ‘quality of life’.
 Environment and connotations for ‘image’

or prestige.
 Level or quality of service offered by local

institutions to the investor.
 Cost

This regional plan addresses all seven of these
themes, but the first question on the investors list will
probably concern land and buildings. The plan must
identify land which he could acquire or lease quickly,
in a fully legal way.  He will need reassurance that
nearby sites will be developed for projects compatible
with his. The prestige of the ‘image’ should be the
same. Nobody will invest in a 5 -star hotel if they think
the next site will become a lorry park or a glue -boiling
factory. (This sort of developmental chaos is now
normal in Albania.) So the investor needs to believe
that the authorities are really in control of the area.

Now the regional plan will no t show the detailed
layout of land. This should be in ‘Local Plans’ and the
local plan should specify plot boundaries and design
requirements. But the regional plan must identify the
general areas. These must be protected from illegal
development and kept in a presentable condition. No
piles of rubbish and half finished buildings springing

up like mushrooms! The landowners should form a
consortium so as to give a simple, efficient service to
the investors in each area. The land shown on the
plan should be categorized to reflect the investment
type and it should meet the needs of each. Examples
might be

 Central Business District
 Retail Park
 Science Park
 Leisure Zone
 Industrial Parks of two or three types

8.8.6 ‘Customer Service’

Our last point concerns the quality of service offered
by the development agency to its customers. The
regional plan is a key element in this service,
although certainly not the only one.

You should understand that an investor is nervous
and even slightly frightened. He needs a friend who
really helps him or her. You must be that friend. You
have to give the customer a superb service package
through ‘one door’. There was an old maxim: ‘The
Customer is always right’. Of course, this is not true
and never was. Just act as if it we re true!



8.9 BUSINESS SITES IN THE URBAN REGION

8.9.1 Organising Serviced Land for Business
The first question a potential investor usually asks of
a local authority is ‘where are the serviced sites
which you can offer?’ This plan must provide a basis
for delivering concrete outcomes in this sense.

We propose that a land ownership consortium be
formed for each business site, and that a group of
trustees is appointed for all the sites together. They
would commission a detailed but flexible layout for
each one, including plot boundaries, roads,
infrastructure and landscaping. They would contract
for the first phase of construction works and begin a
marketing campaign.

It is usually far harder to foresee demand for
business land than it is for housing l and. However,
investors often require action very fast when they
take a decision. Therefore, it is good idea to have a
variety of contract documents (for road and
infrastructure links) ready to start urgent action.

The road and infrastructure works will usually form
part of a network serving (then or in future) several
buildings owned by others. In such cases, the works
must be ‘adopted’ (or taken over) by a permanent
authority. This could be the local authority. However,
in our experience elsewhere, few local government
entities do a good job of economic development and
it may be better to create a ‘North Albania Economic
Development Corporation’. We discuss this idea in
the next chapter (about Implementation). It could be
a public sector entity or a private corporation or a
‘joint venture’.

8.9.2 Investment Types for Each Site

Investors will want to know what sorts of project will
occur in the vicinity of his or her proposed
investment. Control over land and development in the
wider area is therefore absolutely vital. In this
paragraph, we summarise the general category of
development proposed for each site.

Shkoder North Site
“Business Park” including Retail Warehouses,
Showrooms, Supermarkets, Multipurpose Business
Units, High-Tech Business (low rise with big
floorplates,) University buildings, Health Sector.

Shkoder Existing Industrial Site
Mid and Low-Tech Industry, Workshops

Shkoder South Site
‘Central Business District’ buildings, including high
rise offices. Producer Services, Banking and
Financial Services

KopShkod Suburban Corridor Site
Small workshops, small storage sites, building
materials, wholesale, small supermarkets

Lezhe Central Site
Business Park including Retail Warehouses,
Showrooms, Supermarkets, Wholesale warehouses;
Central Business District uses including high rise
offices.

Shengjin Promenade Site
Hotels and Resorts, including bars, restaurants and
clubs

Shengjin Harbour Sites
Boat repair, Ships Chandlers, Fish Processing
Factories and related business such as Ref rigeration
and Canning

Velipoje Promenade Site:
Hotels and resorts, including bars, restaurants, clubs
and fun fairs

Bushat:
Logistics, Warehousing, Vehicle garaging and
maintenance, Bunkering, Retail Warehouses,
MidTech Factories, Workshops

Vau i Dejes:
Agri-business factories and offices, including food
processing refrigeration, packaging. Wine; Fruit;
Drinks; Dairy Products. Meat Products

Table 8.2 Business Sites

8.10 PROJECT IDENTIFICATION

8.10.1 Project Econ-1. Agriculture and Forestry
Land Consolidation Programme

Support the creation of a Regional Agricultural and
Forestry Development Board, with the fi rst aim of
reorganised the boundaries of farms and forests (and
their legal framework) as described above. There
would be little capital cost involved and the budget
covers administrative functions only.

Project name Land (ha) Budget
Cost

Shkoder North Site
Shkoder Existing Industrial Site
Shkoder South Site
Shkoder Suburban Corridor
Lezhe Central Site
Shengjin Promenade Site
Shengjin Harbour Sites
Velipoje Promenade Site
Bushat
Vau i Dejes

12
8
5
5

20
4
2
6
6
2

€ 720,000
€ 480,000
€ 300,000
€ 300,000
€ 1,200,000
€ 240,000
€ 120,000
€ 360,000
€ 360,000
€ 120,000

Total 70 € 4,200,000



8.10.2 Project Econ-2. Instigate Creation of
Development Institutions

This project is to instigate and support the creation of
several institutions, probably including (a) a North
Albania Economic Development Agency; (b) Tourism
Board; (c) Economic Development Bank; (d)
Agriculture and Forestry, Business and Technical
Advice Service; (e) Product Marketing Agency, etc.

The Chamber of Commerce proposal for an
Economic Advisory, Training and Support Centre is
incorporated here.

We are assuming that sufficient loan capital exists or,
if more is made available, that its cost lies outside the
plan budget. We also assume that the technical
advisory resources, (in fields like wine -making,
veterinary services, fisheries, arboriculture etc.)
already exist.

8.10.3 Project Econ-3. Venture or Risk Capital
(and Business Development Grant) Fund

This budget is intended to consolidate existing
means to support new business development in the
target sectors named here. The aim is to address the
needs and capabilities of new enterprise, which must
involve the acceptance of risk: i.e. low interest rates
and long repayment periods, etc.

8.10.4 Project Econ-4. Tourism Visitor /
Interpretation Centres, ‘Routes’, and
Environmental Improvement Projects

This budget is intended to facilitate the delivery of
suitable tourism environments on the ground.

8.10.5 Project Econ-5. Fisheries Development

This would aim to promote and support the
development of aquaculture (probably at Vau Dejes
Lake) and sea fishery business. It would overlap with
the projects concerning institut ional development and
venture capital which are mentioned above.

8. 8.10.6 Project Econ-6. Land Delivery and Local
Infrastructure for Manufacturing Service
Business

This involves the Business Land areas identified by
the local plans shown in Chapter 6 and described
from the perspective of economic development in
Section 8.6 above. In this paper we proposed that
this be financed from the asset -value creation (i.e.
the land and property itself) and the budget
envisaged in this strategic plan is int ended only to
‘kick-start’ the process.

8.11 SUMMARY

In Table 8.2 we summarise the identified projects and
the five-year phases, with corrresponding budget
subdivisions.

€ Budget / Phase

Code Project Priority I II III total
Econ-1
Econ-2
Econ-3
Econ-4

Econ-5
Econ-6

Agriculture/Forestry Land Consoloditation Programme
Development Institutions
Risk Capital/Grant Fund
Tourism Centres, Routes and Environmental
Improvements
Fisheries Project
Business Land Delivery

A
A
A
B

B
A

0.5
0.5

0.75
0.5

-
2.1

0.25
0.25
1.50
0.75

0.5
2.1

-
0.10
0.75
0.5

0.5
-

0.75
0.85
3.0

1.75

1.0
4.20

Total 4.35 5.35 1.85 11.55

Table 8.3 Project Summary


