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SUMMARY 

Gjirokastra’s heritage is at risk for a wide variety of reasons.  

In this report, the authors advocate that Gjirokastra adopts strategies designed to 

safeguard the role of its historic areas in the ongoing economic activity of the town 

whilst ensuring this does not dilute the worth of the underlying heritage asset. This 

necessitates the identification, protection, conservation and restoration of the urban 

fabric within a conservation-planning framework. In parallel with this, policies and 

programmes to encourage economic development and exploitation will need to be 

developed. These two aspects cannot be developed in isolation as the authors argue 

that they are mutually dependent parts of an urban plan.  

It is proposed that a renewal process is begun by: 

a. preserving key historic properties 

b. renewing the bazaar areas damaged in 1997 

c. providing support to local renewal schemes 

d. establishing a database of buildings, resources and good practice. 

Creating all the institutions and associated mechanisms needed to support the renewal 

of Gjirokastra is a massive task. Schemes need to be undertaken that support the 

process of renewal and which establish good practice. Additionally, if the reasoning 

underlying the proposed approach is accepted then significant progress will have been 

made in creating a master-plan and showing commitment to that plan.  

 

 



Gjirokastra Report Page 6 of 91 22.06.02 sbjr (rev) 

  

1.0 THE NEED AND THE PROBLEMS 

Gjirokastra’s revival depends on the creation of legitimate economic activity. Its 

success will be enhanced by the creation of a high quality urban environment, where 

the buildings are not treated as the only important elements but where the broader 

streetscape, mix of usage and means of servicing are of equal importance. An 

economic reason for preserving the historic town has to be offered as otherwise its 

preservation will be little more than architectural whimsy, that will not be sustainable by 

such a poor community - who need to see both a tangible economic benefit and an 

overall improvement to their quality of life. 

 

 

 

 

 

 

 

 

 

 

 

Currently, ad-hoc developments for short-term gain threaten this long-term objective. 

Of particular concern is the threat to the architectural worth of the Old Town, which 

takes a number of forms: 

a. The complicated property ownership which prevents conservation works being 

undertaken, due to the potential intransigence of some owners or the inability to 

identify /contact all the properties owners.   

b. The lack of an urban plan, owned by the Municipality, which allows ad-hoc 

developments in areas, which ought to be protected from development or from 

certain forms of development. Specifically, the proposal to offer part of the old 

town, to the rear of the Mosque, for development places the entire Old Town’s 

value at risk. 

A successful 
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c. Unplanned development in the new town threatens the visual unity of the Old 

Town. This ‘easier’ development then threatens the economic vitality of the Old 

Town with consequent risk to its wealth and hence state of repair. 

d. The failure to understand the need for design guidance to govern the form of 

building in different parts of the town. This results in the dilution of streets visual 

cohesion and encourages a belief that development of any form is permissible. 

e. The failure to understand that good design and urban planning will support 

economic regeneration and the attraction of foreign capital, whether from 

returning Albanians, tourists, or (ultimately) foreign investors. 

f. The lack of access to private and/or government capital and grants prevents 

owners and tenants from funding conservation and renewal works to their 

historic properties. 

g. The lack of financial resource within the Municipality and Institute of Monuments 

[I of M] that prevents them fulfilling their presumed statutory obligations and 

which leads to a proliferation of unplanned and poorly executed works. 

h. The lack of experience and understanding of good practice by all members of 

the construction community. 

i. The perceived poor quality of traditional materials and the consequent (natural) 

desire to use modern materials even though they are not sympathetic to the 

local context.  

Fig.1 – Ruined building in Museum Town 
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j. The cynicism of the community and its belief that everyone is corrupt. 

Additionally, the local perception of building conservation is rather limited as it generally 

ignores the broader context with the result that unplanned development, dumping, 

parking, road repairs etc. are not perceived as excrescences.  

In effect, the greatest problem facing Gjirokastra is the lack of a coherent plan to 

manage the town’s development that is understood by the people, enforced by the 

Municipality and which is adequately funded. Whilst, we cannot hope to answer all 

these problems we do intend to propose an approach to resolving all these issues.  

Resolving each of these issues will demand the creation of a series of parallel 

approaches that will need to be developed over time. However, in the first instance a 

series of discreet demonstrator projects, which assist in demonstrating good practice, 

whilst preserving key buildings and urban landscapes/vistas should be undertaken.  

Additionally, wherever practical these projects should be used as promotional vehicles 

for the three underlying principles that should be being promoted: 

a. Good design execution can be undertaken economically 

b. Good design assist in generating economic activity 

c. Good design is being supported and enforced by the Municipality. 

Whilst the remainder of this report is mainly concerned with the built environment 

aspects of urban renewal – that itself will act as a catalyst for economic renewal – the 

need for supporting economic projects cannot be overstated. Economic development 

projects ought to range from micro loans and modest funding of individual 

entrepreneurs, via the development of cooperative businesses to major economic 

renewal schemes dependent on the creation of partnerships with the EU etc. The 

projects proposed in this report should contribute to fulfilling some of these objectives. 
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Fig. 2 - Plan of Gjirokastra
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2.0 MAIN OBJECTIVES 

In the authors’ opinion the more important, and immediate high-level objectives fall into 

two mutually supportive groups. First, those relating to the preservation of the historic 

town and its environs and, second, those relating to the sensitive economic exploitation 

of the town’s heritage in support of the vision. In the following sub-sections key 

objectives for each of these areas are examined. 

2.1 PRESERVATION OBJECTIVES 

Without its heritage assets there is little to distinguish Gjirokastra from the more 

developed and bland towns often found in Albania and throughout the eastern 

Mediterranean. Hence, the appropriate preservation of that heritage asset must be 

considered in all future developments - if the town’s underpinning vision is to be 

fulfilled. However, it should be remembered, that these heritage assets do not simply 

comprise built elements, rather they include: 

a. Gjirokastra’s artistic and literary heritage 

b. Gjirokastra’s rich and turbulent history, as well as 

c. Gjirokastra’s built heritage. 

The high level objectives of preserving this heritage, must be aligned with the 

underlying vision, and must reflect the current state of the local economy and its 

supportive infrastructure (administrative, technical etc.). Furthermore, they should all 

support the ultimate objective of achieving World Heritage Site status. 

Below are suggested some high level objectives that ought to be developed. 

2.1.1 Audit 

The most important task in preserving the artefactual base is to understand what 

assets exist, what their historic significance is and how vulnerable they are to loss, 

decay or deliberate damage. In undertaking this audit it is essential that the 

assessment of value should not solely be based on a superficial assessment of 

‘beauty’ rather it must encompass a serious analysis of the artefacts’ worth in terms of 

their past history and the significance of that history. The audit of Gjirokastra will need 

to encompass examination and appraisal of: 

a. individual buildings throughout the historic town 

b. the artefacts of the town’s museums 

c. archaeological and historical records 
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d. personal knowledge of residents  

Thus, the assessment must ultimately be undertaken by a mixed team of historians, 

conservation experts, archaeologists and (where appropriate) art historians. 

2.1.2 Immediate works schedule 

Having audited the asset base of the town and identified appropriate means by which 

those assets might be exploited (see following section) it will then be possible to 

develop a works schedule. This schedule, should be divided into two major sub-

categories, comprising: 

a. immediate rescue works necessary to protect artefacts from imminent collapse 

or loss; and 

b. works that aid the delivery of the underlying renewal strategy. 

In effect, this schedule and its associated database, should comprise those tasks 

needed to ensure the asset base (built & economic) of the town is not lost.  

2.1.3 Planning conservation framework 

If the ambience and historic worth of Gjirokastra is not to be lost, by unplanned and 

haphazard development, then planning guidance must be reintroduced and enforced. 

Whilst this might be based upon the pre-existing zoning developed over the past 40 

years it needs to be modified and extended so that it: 

a. Reflects the results of the audit process by matching areas of conservation with 

permissible development.  

b. Ensures the coherence of the town is not lost by excessive and unplanned 

extension of the town’s perimeter into surrounding agricultural lands. 

c. Encourages the maintenance of a mixed economic and social community in the 

old town – even if this necessitates the imposition of more stringent rules for 

certain groups. For example, governmental offices might be required to locate, 

whenever technically practical, in the old town, thus ensuring ongoing economic 

activity. 

d. Enables, wherever not specifically excluded by the results of the audit, 

sympathetic modification of buildings to enable beneficial re-use for economic 

exploitation. In particular, developments designed to support the following 

activities ought to be encouraged, albeit constrained by a design guidance 

policy: 
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i. residential 

ii. bed and breakfast and small tourist support services 

iii. small business 

In determining whether such uses are permissible the past use of the buildings 

and quality of the proposals must also be considered. 

Inevitably, imposition of planning guidance will not succeed unless a parallel 

enforcement and support system is developed that ensures compliance. The creation 

of such systems and support mechanisms must therefore be considered as an integral 

part of developing the planning framework. 

2.1.4 Scoping exercise to identify possible end-uses 

It is insufficient to simply audit the artefacts of the town; rather some attempt should be 

made to identify immediate and longer-term use for the artefacts that matches the 

emergent planning and economic exploitation context. By this means expenditure 

extending beyond simple rescue and consolidation works can be identified and planned 

for when executing the rescue and consolidation works. Ideally, the exact form of 

conservation works undertaken ought to reflect the anticipated end-use. For example, 

in some cases it may be determined that a building should be conserved as found and 

not altered to serve a new economic case – in effect treated as a monument. In this 

case the conservation works may be absolutely constrained by the need to use original 

materials, designs, techniques etc. 

2.1.5 A design guidance policy 

Policies concerning the form that buildings ought to take in the various planning zones 

of the Town should be developed. In effect, these policies might define a ‘suite’ of 

materials, colours and techniques that are acceptable in given parts of the town. By this 

means it ought (subject to suitable planning inducements, penalties and availability of 

materials and craftsman) to be possible to enable new developments throughout the 

town to add to the towns urbanistic value. In developing this approach care must be 

taken to ensure the permissible lists are not overly prescriptive nor demand use of 

excessively expensive materials or crafts. 

The delivery of each of these objectives represents a substantial project in its own right 

and will necessitate the development of individual work programmes led by the 

proposed Steering Group – described in a later section. 
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2.2 EXPLOITATION OBJECTIVES 

Whilst the objectives outlined in the previous section were mainly concerned with 

preserving Gjirokastra’s heritage assets, such preservation cannot be considered in 

isolation from the requirement to effectively and sympathetically exploit and develop 

those assets. Experience would suggest that the preservation of a heritage asset as an 

immutable iconic artefact is a myth. Rather there is always a process of exploitation 

whether directly or indirectly.  

In effect, the authors would argue that in order for an artefact (object, building, 

landscape) to acquire heritage worth it has to be used in someway. This use may 

simply involve it being consolidated and interpreted as found, being curated in a 

museum or developed in some sympathetic way for an alternative use which preserves 

the essential characteristics of the artefact. For example: 

a. Many fine English estates, historically belonging to the gentry, have proven 

unsuited to modern family life and ruinously expensive to maintain. These have 

commonly been opened to the paying public or have been sensitively 

modernised to act as hotels, conference venues etc. Specific examples of this 

re-use include Leeds Castle, Chatsworth, and Ickworth1 House etc.  

b. Historically significant townscapes throughout Britain are conserved in order to 

maintain their heritage worth whilst allowing their exploitation for modern 

economic use. Such preservation, encompasses the imposition of tighter 

planning controls throughout the area (conservation zone), the imposition of 

specific controls relating to the modification of ‘significant’ buildings (listed 

building status) and the overall definition of permissible development to support 

the areas status. 

c. The great public museums collections, are conserved, curated and displayed in 

order to make them available to the specialist and general visitor. Support is 

provided from four main sources (1) direct government support; (2) entry 

charges; (3) sponsorship / patronage; and (4) merchandising and marketing of 

the collections. The exact balance between these elements varies depending 

on local political, social and economic factors. 

d. Monuments, such as Stonehenge and Hadrian’s Wall, are preserved largely as 

found, mainly in recognition of their iconic status. In these cases their direct 

economic exploitation is less significant than their presence and status. 

However, their status is such that they form a hub for various forms of 
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exploitation. In the case of Stonehenge these comprise, tourism, religious and 

academic. 

This argument could be extended (possibly contentiously), by suggesting that the 

preservation of an artefact without some form of exploitation is a luxury activity that can 

only be afforded by a wealthy society, which has sufficient surplus monies (either 

provided by private individuals or the state) to enable such investment. However, on 

considering this statement it will be noted that there are few circumstances where 

artefacts are not exploited even if such exploitation is confined to academic, religious or 

other special uses. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The above illustration shows that by preserving an artefact and developing a use that 

enables it to be treated as a heritage asset, economic possibilities will be generated 

that should serve the wider market. This will then enable the heritage asset to be 

further strengthened with consequent long-term benefit in terms of heritage asset 

preservation. A virtuous cycle is the aim. However, it should be noted that if the 

economic exploitation does not match the needs of the heritage asset, then the loop 

                                                                                                                                          
1
  This scheme is ongoing and the redefinition of its use was led by PRC 
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will be broken with a resulting long term cost to the heritage assets and their 

underpinning artefacts. 

It should be remembered that the heritage assets of Gjirokastra do not solely comprise 

built elements but also include artistic and literary heritage. Whilst there are aspects of 

these that need preservation (and which were briefly examined in the previous sub-

section) the active and ongoing development of these will contribute new economic 

possibilities that will greatly enrich the market offer. 

In the remainder of this sub-section some key exploitation objectives are outlined. 

2.2.1 Creating a tourist offer 

Only when economic opportunities are created, that appropriately exploit the heritage 

assets, will the preservation of the town be assured. Central to this exploitation is 

tourism. Currently, this market is virtually non-existent and thus its creation is not an 

immediate solution to the town’s economic situation. However, if organised correctly it 

will have the ability to serve the town. The key elements in developing the tourist 

market are: 

i. providing a suitable visitor ambience 

ii. providing suitable accommodation 

iii. offering unique and quality attractions 

iv. marketing of the offer 

v. security and safety of the visitor. 

Additionally, it is vital that the historic worth of the town is demonstrably being 

preserved, even for the earliest visitor, if a good perception of the town and its efforts is 

to be created. 

2.2.2 Tourism offers 

Gjirokastra has many attractive features to support a tourism market. However, in 

many cases there has been a history of under-investment that must now be rectified if 

the attractiveness of the tourist offer is to be enhanced. Elements that ought to be 

developed include:   

i. development of the castle to make it, and its collections, more physically 

and intellectually accessible to the visitor. 
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ii. the re-interpretation of the town’s existing social history museums and 

collections both to reflect recent political developments and to aid in 

foreign visitors understanding. 

iii. the creation of new museums interpreting traditional houses – these 

should be based in those properties whose significance and 

completeness is such that opportunities for economic reuse is most 

limited. 

iv. The strengthening of Gjirokastra’s existing arts festival normally held 

every 4 years. This festival could usefully be developed as a significant 

element of Gjirokastra’s tourism programme and should act as a catalyst 

for the proposed developments2.   

                                                
2
  In order to aid the delivery of this important element a champion will be needed and cognisance will need to be 

taken of the national theatre laws drafted by Edi Rama, with the assistance of Peter Inkei and John Faulkner, 
amongst others. 

Fig. 3 - The citadel at sunrise 
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Fig. 4 – The ‘Blue Eye’ natural spring 

Fig. 5 – The church at Labove 
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v. The creation of links with other sites in southern Albania in order that the 

visitor might enjoy a longer visit – albeit largely based in Gjirokastra. 

 

In each case, the renewal of these activities must be phased so as to ensure that the 

local service infrastructure is capable of supporting them and to enable the 

developments to reflect changing needs. 

2.2.3 Supporting local enterprise 

If a virtuous cycle of urban renewal is to be developed it is essential that, wherever 

practical, monies arriving in Gjirokastra from whatever source (grant, enterprise, 

tourism, government) be spent locally. Thus it is essential that the municipality and all 

other statutory bodies in the town pursue a policy that supports local enterprise.  This 

policy will not be without cost and will necessitate the provision of various forms of 

support including: 

a. marketing – to attract inward investment and exploitation by the tourist market 

b. training – to ensure that services and products are of sufficient quality 

c. development – to assist in developing business concepts 

d. funding – to enable the launch of enterprises via a combination of repayable 

loans, profit sharing and establishment grants. 

The creation of local enterprise is essential if economic activity is to develop, as neither 

the town council nor external funders will be able to directly manage all aspects of the 

economy. 

2.2.4 Bed & Breakfast 

It has been stated previously that Local Enterprise needs to be encouraged and that 

the tourist market is essential to the town’s success. It is also necessary to preserve 

the town’s historic fabric – which in many cases will demand buildings being put back 

into beneficial economic use. The development of a bed and breakfast (pension) offer  
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has the potential to address all these requirements as: 

a. the number of beds available through the old town can more easily match and 

develop, in line with tourist demand 

b. the financial cost of entry into the market is lower for each entrepreneur and the 

extent (and consequent risk) of financially supporting the building renewal is 

lowered. 

c. the modification of buildings to serve this market will encourage beneficial re-

use of existing historic buildings and thus financial support can be usefully 

directed to works that have the dual benefit of furthering the towns preservation 

d. it will ensure a continuing residential and business presence in the old town 

supporting the establishment of support enterprises such as cafes, shops etc. 

e. it is a relatively low impact solution minimising the need for a vast infrastructure 

renewal programme that would be demanded by major hotel developments.  

It is suggested that support ought to be given to the creation of this service and that it 

ought to be developed in conjunction with specialist western tourist operators in order 

that early entrants are offered some comfort as to the demand for their service. 

2.2.5 Preservation and creation of skills 

An absolute requirement exists for the conservation and planning policies to be 

delivered. This necessitates there being a pool of skilled designers and craftsman 

available who are capable of serving the proposed projects. Presently, much of 

Gjirokastra’s skilled labour is working oversees and will only be attracted home if there 

is some certainty over continuity of employment.  

Thus in defining the immediate works schedule, and in planning future works, efforts 

should be made to ensure there is a continuity of work for existing crafts people and for 

newly trained individuals. In effect, the availability of labour, might become a 

constraining factor on the schemes rate of progress. 

Similarly, Gjirokastra must also develop the new skills needed to serve the modern 

tourist market, for if the quality of service is inadequate then visitors will not visit the 

town. A programme for training needs to be developed to support this new service 

economy. 
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2.3 INTEGRATED CONSERVATION
3 

Thus the authors are advocating adoption, by Gjirokastra, of a policy designed to 

safeguard the role of its historic urban areas in the ongoing economic activity of the 

town whilst ensuring this does not dilute the worth of the underlying heritage asset. 

This necessitates the identification, protection, conservation and restoration of the 

urban fabric within a conservation-planning framework. In parallel with this, policies and 

programmes to encourage economic development and exploitation will need to be 

developed. These two aspects cannot be developed in isolation as we have argued 

that they are mutually dependent parts of an urban plan.  

 

                                                
3
  Reference should be made to the Organisation of World Heritage Cities document titled ‘Management of World 

Heritage Towns’ and to UNESCO’s Recommendation concerning the ‘Safeguarding and Contemporary Role of 
Historic Areas’. 
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3.0 ISSUES INFLUENCING AN URBAN PLAN 

The urban plan must reflect the realities of the economic, social and environmental 

conditions of the town. It cannot be considered as a freestanding task but rather it must 

act as a framework within which a series of inter-meshing projects can be undertaken. 

These projects must balance: 

a. preservation  

b. economic activity 

c. community needs. 

In order to create a successful urban plan it is first necessary to examine the issues 

that will influence its form and to identify specific problem areas that will need to be 

resolved.  

The remainder of this report is mainly concerned with assisting in preserving and 

enhancing the built environment of the town. However, in proposing ways of creating 

such improvements there is a subtext – namely, to assist in the development of 

sustainable economic activity to support and justify the preservation, renewal and 

modification of the historic buildings and urban areas of the Old Town. 

3.1 A BRIEF AND PARTIAL BACKGROUND 

Gjirokastra’s worth has long been recognised and is undisputed. It is a town whose 

design reflects the local predominant material – stone – and the turbulent history of the 

area. The traditional semi-fortified buildings punctuate the steep ravine ridden hillside 

and are fronted by more modest dwellings and commercial properties gathered around 

a large terrace shadowed by the Citadel which, as expected, occupies the most 

strategic promontory.   

In 1961 the then Communist government declared the ‘City of Stone’ a Museum City 

and spent considerable resources in protecting the buildings of the town. This work 

was organised and led by the Institute of Monuments [IoM] who categorised the 

buildings as either category one or two and who then organised their refurbishment and 

upkeep in conjunction with their residents. Additionally, considerable bureaucratic effort 

was expended in creating zoning and planning strategies for developing and protecting 

the town. This culminated in areas within the town being designated as protected 

zones and buildings.  During this period the town also came to house many 

representatives of Albania’s artistic and cultural communities. Thus Gjirokastra was 

perceived throughout Albania, and arguably the wider Balkans, as a cultural capital. 



Gjirokastra Report Page 22 of 91 22.06.02 sbjr (rev) 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Fig. 6 – General view of the old town of Gjirokastra 
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Fig. 7 - Plan of Gjirokastra old town showing location of category one houses
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Following the collapse of the communist regime in 1990 and the imposition of radical 

free-market reforms Gjirokastra found its somewhat privileged financial position was no 

longer tenable. Indeed, since that date there is little evidence of any monies being 

spent on preserving the town’s heritage or of enforcing the existing planning and 

development codes. Arguably, the only reason the state of repair and planning is not 

worse is the genuine commitment by many of the towns’ people to protecting the 

category one and two properties and of maintaining the beauty of their town. 

In 1997 Gjirokastra faced a further cataclysmic change when the emergent financial 

systems, created (albeit woefully misunderstood) at the behest of the IMF collapsed 

leading to chaos. During this period, considerable damage was done to the magnificent 

Bazaar with many private commercial buildings being destroyed by fire and a few 

government buildings by deliberate demolition. 

Since 1990, and even more so since 1997, Albania has been struggling to create a 

modern democratic free-market economy. It is apparent that the country is succeeding 

in this objective but that the success is entirely driven by private enterprise (of varying 

degrees of legitimacy) who operate largely free of any effective governmental control.  

For Gjirokastra this current situation probably represents its greatest threat as 

entrepreneurs develop the new town (on the valley floor) and start to encroach in an 

uncontrolled manner on empty plots throughout the old museum town. In effect, the 

town is faced with two routes for development: 

a. To pursue a laissez-faire approach 

b. To found the economic development of the town on the effective exploitation of 

its heritage status. 

The support of the people and institutions of Gjirokastra strongly suggests that there is 

the will to pursue the second development route. However, if this route is to be followed 

successfully then a clear developmental strategy is needed. In the remainder of this 

report the essential objectives of this strategy are introduced and a possible 

mechanism to assist in supporting its delivery is outlined. 
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Fig. 8 - Plan showing existing Museum Town and protected areas
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 3.2 KEY PROBLEMS FACING URBAN DEVELOPMENT 

Gjirokastra’s problems are largely a result of its history and cannot therefore be 

overcome without ultimately considering the impact of changing styles of living. Since 

the fall of the communist regime and the resultant dramatic increase in access to all 

aspects of the market economy, the expectations of the community have increased – 

generally at a greater rate than the economy. This has led to a range of problems that 

this ancient town is ill equipped to manage. 

3.2.1 A suburban feeling landscape 

With the exception of the central bazaar area the majority of the old town generally has 

a suburban feel as it comprises individual properties standing on sloping or terraced 

garden plots.  

 

 

This feeling of suburbia is increased by the lack of local centres. Typically, the older 

and grander plots are surrounded by stonewalls, often with grand entrance gateways, 

whilst the more modest plots are fenced using an eclectic range of materials  - 

including ‘blanks’ from the manufacturing of cutlery.  In most cases the plots are 

Fig. 9 – The heart of the bazaar 
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partially paved and planted with vines etc. to provide a degree of summer shade. 

Additionally, many of the plots are also used for growing vegetables.  

 

Historically, many of these properties would have been shared by extended families, 

however during the communist period it became more common for the larger properties 

to be shared by a number of separate families. When, following the collapse of the 

regime, the ownership was re-assigned to the tenants it then became common for 

ownership to become complex and fractious. Given the size of the properties and the 

plots on which they sit it is not uncommon for these problems to have been resolved by 

properties being partially abandoned, extended in an ad-hoc manner to enable 

independent living by different owners or by the building of new properties in the 

grounds.  

3.2.2 Desire for modern living 

Despite the overall modest level of economic activity in Albania, real wealth exists. 

Naturally, people then wish to improve their standard of living by acquiring the 

perceived necessities of modern life – privacy, comfort, bathrooms, cars & garages, 

television, security etc. The acquisition of each of these necessities inevitably has a 

serious impact on the properties: 

a. The desire for privacy and the changing scale and nature of the family have led 

both to a move towards living in modern and convenient properties in the new 

town and the ad-hoc modification of older properties 

b. Modern standards of thermal comfort are now understood and desired. Despite 

the unreliability of utility services it is now possible for people to make their 

properties more comfortable by the provision of modern double-glazing, central 

heating and hot water (powered by propane gas). Typically, these are added to 

properties in a DIY manner using imported goods. 

c. The new concept of car ownership has led to a parallel growth in the need to 

park cars  - ideally on ones own property. This in turn has led to the creation of 

new entrances to courtyards (wide enough for cars) and the creation of new 

terracing etc. 

d. The provision of showers, TV’s etc. have all led to the increased need for 

services. In particular, water header tanks and satellite dishes are proliferating. 
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e. With the acquisition of more material wealth - the need to protect that wealth 

has increased. Consequently, there is an increasing tendency to provide roller 

shutters, security doors and security lighting. 

Whilst the impact of these changes is currently relatively modest, as is the wealth of the 

majority of inhabitants of the town, it is apparent that as wealth increases, or is returned 

from abroad, that unsympathetic modifications to individual properties could proliferate.  

3.2.3 The state of the local construction industry 

The probability of these modifications being unsympathetic is greatly increased by the 

poor state of the local construction industry and the manner in which works are 

undertaken. Unfortunately, the range and quality of materials available is poor, so 

people, who wish to use better quality products, are typically forced to select from an 

extremely limited pallet of often-inappropriate materials (the Italian manufactured white 

plastic double glazed units are a prime example of this mismatch between quality and 

appropriateness). Additionally, the mass-departure of Albania’s skilled construction 

workers and professionals to the west has resulted in most domestic works being 

undertaken in a largely DIY manner with the inevitable consequences in terms of 

quality.  

Beyond the individual properties further problems exist. The first relates to the 

streetscape and layout of the town whilst the second concerns the attitude of people to 

public spaces.    

3.2.4 Density of development  

The suburban nature of the town and the steepness of the land on which it is built have 

resulted in a very open layout where there are numerous spaces that are not obviously 

the responsibility of any individual or the municipality. These areas exist within meters 

of the Bazaar area and create an unkempt feel to streets that otherwise comprise 

pleasant ranges of buildings. In effect, the openness of the town is both its strength and 

weakness as without effective control of the spaces and the views of them there is little 

feeling of enclosure and structure. Effectively, the towns open nature can make it 

appear under-developed and risks individuals and the municipality perceiving those 

spaces as building plots, which if developed would destroy the towns open feel. The 

open feel of the town is exaggerated by its steepness, particularly when viewed from a 

distance (the new town). This open and under-developed feel has been greatly 

increased by the loss of trees over the last few years (caused by fuel shortages) which 
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has opened new views and led to the gullies being largely stripped off their tree cover 

and now appearing as scars between developed areas.  

3.2.5 The perception of landscape 

Strangely, whilst the residents of Gjirokastra are proud of their town and admire the 

individual buildings there is little apparent perception of the worth of the overall ‘feel’ of 

the town. This manifests itself in a number of ways: 

a. The lack of awareness of the need to manage the ‘gaps’ as well as the ‘fillings’ 

if a coherent street pattern and urban feel is to be created. 

b. The failure when undertaking works, to an individual property (perhaps to a high 

standard), to perceive how those works will interface with an adjoining property 

or be seen from a distance. 

c. The total failure to perceive that certain small details on an individual property 

can reduce the worth of an entire vista and to perceive that modest 

repositioning or re-detailing could have a major positive impact on the 

streetscape. 

d. An apparent total disregard for litter. Whilst there are designated rubbish points 

(that are regularly emptied), the failure to then maintain the cleanliness of the 

surrounding areas is not perceived. Similarly, the clogging of the storm-gullies 

with plastic bottles (of which there must be tens of thousands) appears to be 

invisible. 

In summary, the general attitude towards the public domain is ambivalent and there is 

no demonstration of personal responsibility towards public spaces. 

3.2.6 Traffic 

Possibly, the greatest long-term threat to the old town is the private car. The streets of 

the town are totally inadequate to support even the relatively modest number of cars 

that exist at present. Eventually, the street layout will lead to massive concentrations of 

traffic on a few routes that are accessible to cars and which serve substantial 

residential areas. Inevitably, new roads and limitations on car access will need to be 

introduced at a future date if the car is not to destroy the town. 

3.2.7 Regulatory control 

A different category of problem is that of regulation and enforcement. Currently, there is 

little evidence that any enforcement occurs – despite the continuing existence of the 

IoM (and their residency in the old town). It appears that whilst individuals still 
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understand the implications of a category one or two property and appreciate what 

restrictions supposedly exist on developing in the museum zones, the continuing lack 

of enforcement has created an attitude of (justifiable) cynicism. Consequently, 

development occurs and people attempt (or don’t) to undertake works in the best 

manner possible.  

The centralisation of authority also appears to make the municipality incapable of 

influencing developments and on-occasion leads to allegations of collusion – when the 

reality is simply that they have no statutory authority. Perhaps the desire to work 

alongside the authorities has also been eroded as a reaction to the centralisation 

during the communist period and the perception that the current system is corrupt and 

unable to provide any benefit to an individual using the ‘proper’ channels. Finally, there 

is little evidence that the authorities provide any value in terms of design or 

procurement support as they do not now give any financial support to the owners of 

category one or two properties. 

Fortunately, many of the inhabitants are sympathetic to the problems outlined above 

and show great pride in their town, its status and the status of their own properties. 

Indeed, there are numerous examples where enterprising individuals have preserved 

and modified buildings sympathetically, often on limited budgets, which could act as 

exemplars of good practice.  

 

 

Fig. 10 - The Zekate house carefully maintained by its owners 
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However, in many cases the desire to ‘do the right thing’ is constrained by the realities 

of money and the need to provide suitable accommodation for a modern family. 

Furthermore, the lack of direction and control by the Government tends to disillusion 

residents who can see that an uncaring attitude will not be punished and that a caring 

attitude will not be positively supported. 

3.2.8 Unplanned aid 

As a consequence of Albania’s poverty and its lack of regulatory control, Non 

Governmental Organisations [NGO’s] are providing support to Gjirokastra in an 

unplanned manner. This has resulted in the creation of new buildings that are entirely 

unsympathetic to Gjirokastra’s urban form or to the creation of buildings where the 

selection of specific details or materials are inappropriate and set poor precedence for 

future schemes4.  This situation has been exacerbated by the : 

a. lack of a clear town plan showing where development is allowed and what form 

that development should take 

b. lack of planning guidance concerning suitable details and materials for 

construction 

c. natural unwillingness of the municipality to impose any conditions on ‘gifts’ of 

monies. 

Unfortunately, this attitude reinforces the feeling that the worth of the old town is not 

recognised and, on occasion, encourages the belief that even grant aid is associated 

with corruption – as in some cases the projects do breach the existing (un-enforced) 

development rules.  

3.2.9 A feeling of decay     

Despite individual efforts, the overall feeling within the bazaar area is one of decay. 

Considerable damage remains from the chaos of 1997 and it is unclear whether there 

is any intention to repair that damage in the near future. 

 

 

 

                                                
4 Examples include the Orphanage that fails to relate to streetscape and uses inappropriate modern materials 

and the Greek ‘Christian’ school which whilst being well detailed is overly large and prominent. 
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Fig. 11 – An almost deserted street in the bazaar 

Fig. 12 – A rubbish-filled building in the bazaar 
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 Whilst such damage remains it must be difficult for residents and businesses in the 

area to perceive any real commitment to their future and consequently their motivation 

to invest their own time and financial resources will be low. Even the simplest 

consolidation and rubbish 

 

removal has not been undertaken. Whilst the lack of wealth and the problems of 

ownership undoubtedly exacerbate this problem it is essential that the feeling of decay 

be replaced with one of renewal.     

3.2.10 A lack of economic purpose 

The underlying problem of the Old Town is that it no longer has a clear economic 

purpose. Whilst people continue to live in the old ‘suburbs’ they largely work in the new 

town (which is growing in an almost entirely unplanned and unregulated manner) as 

the old towns economic purpose was decimated during 1997. Young people generally 

wish to live in the new town as modern and accessible properties are available and it is 

where all the life of the town now appears to be resident. Properties in the old town are 

more difficult to maintain, and do not suit modern living, and are consequently falling 

into disrepair leading to an ever-increasing feeling of neglect - a feeling that is 

increased as the architectural cohesion is lost by unplanned development and renewal. 

The final result is that as buildings become vacant they are occupied by rural refugees  

- who do not have the resources to look after the properties – and the community of the 

Old Town is lost. In effect, the desire for modern private living poses a real threat to the 

architectural and social cohesion of the town via the destruction of the suburban form 

at both a macro (urban planning) and micro (property) level.  

3.3 THE DISTINGUISHING FEATURES OF GJIROKASTRA 

The unfortunate impression may have been given that Gjirokastra is an architectural 

mess. Nothing could be further from the truth. Gjirokastra’s old town is an architectural 

gem that in other circumstances would be the heart of a vibrant retail and residential 

zone (perhaps similar to the rich Italian hill towns in Umbria) serving the town’s people 

and tourists alike. The town has a number of distinctive features, each of which would 

make the town worthy of support in its own right, but when considered together warrant 

the ‘Museum Town’ status and suggest that with suitable care and attention, the town 

could obtain World Heritage Site status.  
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3.3.1 Ambience & aspect 

The entire town is over-shadowed by the Citadel, which sits on a prominent ridge that 

projects into the main valley. Gathered around this key feature, and hugging the 

wooded slopes and ledges that have been separated by the ravines gouged by 

seasonal torrents, are the various quarters of the old town.  Some 200 feet below the  

old town is the main valley over which the industrial zone of the new town spills. 

Beyond that the entire town is framed by the mountains.   

 

 

 

 

 

 

 

 

 

Fig. 13 – The new town in the valley below 
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The traditional larger buildings of the old town appear to great advantage from a 

distance as their tower like form makes them extremely prominent and create a feeling 

of wealth, drama and civic rectitude. Close to these buildings are equally attractive as 

their quality of detailing and the manner in which their form has been paired down to 

meet functional requirements creates an austere solid feeling. 

The smaller residential properties and their accompanying garden plots create a 

suitable backdrop to the grander buildings and provide a textural depth to the town that 

aids in defining spaces and creating vistas as well as ensuring the austere stone is 

softened by the exuberant planting. 

The complexity of the town, and its ability to offer surprising vistas is enhanced by the 

topography of the area and the meandering routes taken by many of the main streets5.  

The old town’s slight decrepitude adds to its feeling of being a real place with a history. 

It is quite obviously not a museum but a place where people live and work. Indeed, the 

mixing of residential and small commercial/industrial activities is a particularly pleasing 

feature of the area as it creates a more vibrant community6.  

3.3.2 The number of buildings 

In some respects the old town has been fortunate, as new development through the 

last century was largely directed to constructing a new town closer to the valley floor. 

This has left the old town relatively intact, though the sea of unplanned new buildings 

does compromise the views across the valleys. Consequently, the designated museum 

town portion of the old town now comprises some 59 first category7 houses and 550 

second category8 properties.  

The large numbers of 19th century Ottoman tower houses are located on the upper 

slopes of the old town with commanding views. These properties are unique due to 

their size and number and the majority are classified as 1st category monuments. 

Typically, these houses have a stone base with a cistern and utility space at ground 

level with increasingly formal rooms arranged throughout the upper floors. Roof level 

loggias with strutted overhanging eaves give them a distinctive appearance. Even now 

many have their original ornate interiors, albeit in varying states of disrepair. 

                                                

5  The lack of well-prepared secondary routes is, however, a notable weakness given the growth in traffic etc. 
6  Unfortunately, there is real evidence of this mix being under threat due to changing residential and family needs 

and the damage caused during 1997. 
7  These are comparable to England’s Grade I and Grade II* designation and are generally obviously noteworthy 

buildings and structures. 
8  These are comparable to England’s Grade II properties and in some cases have probably been given this 

designation due to overall group value as opposed to individual worth. 
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The smaller second category buildings form an elegant and complex backdrop to the 

tower houses. Built in stone, they either line the principal streets or are arranged as 

free standing homes with gardens set behind stonewalls. 

This volume of buildings, largely free from modern inappropriate incursions, provides a 

coherent landscape structure (with the weaknesses previously identified) that is 

capable of being protected. 

 

 

Fig. 14 – The façade of the Zekate house 
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Fig. 15 – The great hall of the Zekate house 

Fig. 16- An ornate wooden ceiling in 
the Zekate house 

Fig. 17 – A frescoed fireplace in 
the Zekate house 



Gjirokastra Report Page 38 of 91 22.06.02 sbjr (rev) 

  

 

3.3.3. Its unique buildings – scale and style 

The buildings represent a distillation of hundreds of years of experience in creating 

practical and beautiful dwellings that utilise readily available materials in a way, which 

reflects the natural and social environment. 

Amongst the most iconic features are: 

a. The overwhelming use of stone in dressed and undressed forms, to create 

walls and roofs, paving and decoration, bridges and corbels – truly Gjirokastra 

is the City of Stone. 

b. The tower houses created as signs of wealth, security and solidity, clearly 

located to show dominance and ownership. 

c. The more modest ‘C’ shaped buildings that whilst clearly being derivations of 

the grander houses represent a design form that, coincidently, enabled the 

preservation of the essential style of the town. 

d. The decorative (non–representational) use of wood panelling throughout the 

houses, both externally, for shutters and screens and internally for ceilings and 

platforms. 

e. The simplicity of the overall external detailing of all the old towns properties, 

which in essence comprises: 

i. rough or semi-dressed stonewalls 

ii. dressed stone window surrounds and lintels 

iii. split stone roofs 

iv. projecting propped eaves, with open soffits 

v. lathe and plaster loggias at upper levels 

vi. wooden decorative shutters at upper levels 

vii. wrought iron security screens with punched junctions 

viii. stone arches 

xi. simple wooden windows and doors. 

f. The tonal quality of the town with the blue-grey hues of the stone offset by the 

extensive foliage and the weathered dark timber of the windows, doors, shutters 

and structural timbers. 
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g. The decorative traditional screens. 

h. The stylistic cohesion of the bazaar buildings – a truly planned shopping centre 

of its period! 

i. the number of private (commonly planted) courtyards. 

As a result of the buildings being so rooted they are individually and on mass dramatic 

and enthralling, as they not only represent a technical solution but also they are also 

evidence of the towns history. 

The lack of investment in recent years has allowed a large number of properties to fall 

into disrepair, in many cases causing damage that is irreparable.  

 

 

 

 

However, a promenade around the town will reveal that the historic centre has been left 

mercifully free of large-scale unsympathetic development. Although continuously lived-

in, there has been very little speculation in the old town. The ambience is still intact and 

there are now opportunities to maintain and enhance it. 

Fig. 18 – The Kabilati house largely in ruins 
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3.4 THE ESSENTIAL ELEMENTS OF SUCCESS 

Gjirokastra’s heritage is threatened by increasing unplanned renewal using 

unsympathetic materials. Whilst an attempt could be made to prevent all such activity, 

this would demand massive financial and political support (neither of which is likely to 

be forthcoming) and would most probably not be supported by the local community. 

Furthermore, such an approach would offer little guarantee that the old town would 

develop a new economic purpose, meaning that it would remain dependent on the 

continuation of such support in perpetuity. Consequently, a means of development 

needs to be created that protects the built heritage of the town whilst recognising  that 

modern usage must be allowed if the town is to be anything more than a museum – a 

luxury, which frankly, Albania cannot afford at this stage in its economic development. 

If Gjirokastra’s old town is to have a sustainable future then a strategy needs to be 

developed that mitigates the problems and builds on the strengths of the town. 

Essentially, the following must occur: 

a. key historic buildings must be preserved 

b. the streetscape must be enhanced and the feeling of urban decay replaced with 

one of renewal (however tentative) 

c. projects that encourage economic activity and usage of the buildings must be 

encouraged and supported 

d. exemplar projects need to be undertaken to show the practicality of following 

good practice both in terms of preserving buildings and giving them a new 

economic future 

e. a programme of works for the above needs to be created, understood and 

owned by the community and municipality 

f. grant aid should be carefully directed to assisting in fulfilling all the above 

objectives.  

The scale of the task is daunting. However, with the support of the community, its 

municipality and non-governmental organisations it should prove possible to show real 

progress in a relatively short time with limited funds. If such progress can be shown 

then it should be possible to lever in further funds from other sources as success 

undoubtedly generates further support. 
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4.0 AN URBAN PLANNING FRAMEWORK 

The problems facing Gjirokastra are complex and multifaceted. Consequently, it will not 

be possible to resolve them all by a simple one off cash injection. Rather, it is 

necessary to undertake projects that provide visible benefit and which, wherever 

practical, leave a legacy of good practice. It is for this reason, that in conjunction with 

undertaking localised specific projects effort must be expended to develop and promote 

the broader objectives that the specific projects are assisting in delivering.  

In essence the objective is to: 

a. re-invigorate the urban planning systems 

b. create local ownership of the urban plan 

c. demonstrate that the plan allows for development – albeit in a sympathetic 

manner – are flexible and deliverable 

d. show real improvement to the town. 

It is hoped that this will then assist in protecting the town’s architectural heritage and 

provide a framework that encourages suitable economic activity. 

It is suggested that the objectives of this planning framework are made known from the 

earliest opportunity and that the manner in which specific projects support its objectives 

are also promoted. However, it is not suggested that the planning framework is treated 

as an objective in its own right as at this stage tangible progress needs to be made on 

the ground so that the town’s people can see the benefits.  

4.1 A PLANNING FRAMEWORK – KEY ELEMENTS 

Gjirokastra’s old town cannot be saved unless economic activity is permitted. Existing 

buildings must be allowed to be (sensitively) modified and where necessary extended 

to suit modern living and economic activity. New buildings may (on occasion) also be 

allowed but only where they add to the streetscape by filling derelict sites or by creating 

a more homogenous sense of space. If such development is to be permitted then it is 

essential that: 

a. A new masterplan is developed showing more refined zones that build on the 

existing (understood) museum zones. 

b. Planning guidance is provided which outlines suitable details and materials and 

which is demonstrably economic to comply too. 

c. The  plan is understood, owned, promoted to inward investors and enforced. 
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Fig. 19 - Proposed extended conservation area
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d. Demonstration projects are undertaken to start the renewal process.  

In the remainder of this section the first three essential elements of this planning 

framework are outlined – the fourth is examined in the following chapter. Each of these 

elements will need to be developed over time with the assistance and cooperation of 

the town’s people and its built environment professionals. 

4.2 AN APPROACH TO THE MASTERPLAN 

Areas of the historic centre have long been designated a museum town with further 

areas designated as being of historic importance. It is clear that the legislation to 

prevent any new building in these areas has not been effective. In all areas of the 

historic centre, illegal new structures are evident, which usually are unsympathetic 

additions to the ambience of the old town. 

The masterplan should review the envelope of the historic centre and include protected 

areas of landscape, new access routes and areas where (controlled) development will 

be permitted. These refined areas of control should be selected on the basis that they 

assist in preserving the historic ambience of the town whilst offering opportunity for 

economic and social renewal. Additionally, they must also be sympathetic to their 

physical proximity to the historic centre and to their visual connection with the centre.   

4.2.1 Conservation areas 

The existing museum zone needs to be revised as they leave some groups of 

historically important buildings unprotected and, arguably, are drawn too tightly around 

the historic core of the town. This overly tight definition then results in un-sympathetic 

development immediately adjacent to supposedly protected buildings and areas. 

Effectively, there is no real consideration of context. 

It is probably not possible to formally redefine the museum zone, indeed it might prove 

counter-productive as it could stifle needed development, so instead an outer 

conservation zone should be established where limited development controls are 

imposed. These controls should largely be confined to consideration of materials and 

techniques but should offer greater freedom in terms of permissible activities etc. This 

conservation zone should fully mesh with the renewal and protected vistas proposed if 

there are not to be opportunities left for inappropriate development. In effect the 

establishment of a conservation zone will extend the protected  area of the old town. 
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Fig. 20 - Renewal areas
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4.2.2 Economic renewal areas 

A number of sites within the old town have fallen into disrepair or have even been 

abandoned. They originally formed part of the historic centre, but are now deserted 

‘brownfield’ sites peppered with ruined buildings. These areas could be identified as 

renewal areas. These sites should be assessed within a masterplan, so that a clear 

directive can be given to the interested parties, owners or potential owners, so that they 

are aware of the potential of the sites and the restrictions that are placed on any future 

development. 

Given the legal status of the historic areas of the town it will not, in the first instance, be 

possible for the statutory authorities to undertake development in renewal areas that 

lap with the preservation zones. For this reason, the renewal areas, illustrated, must 

encompass areas both inside and outside the preservation zones. This will then enable 

the whole area to be planned whilst development might initially be confined to the 

‘unprotected’ parts. 

4.2.3 Protected vistas 

One of Gjirokastra’s greatest architectural joys is viewing it from afar as the layout of 

the buildings and the form of the landscape create a truly spectacular view. 

Unfortunately, such views are constantly under-threat, whether by the re-construction 

of a building using inappropriate materials (roofs in red clay tiles) in the midst of a key 

view or by the loss of a view due to the construction of a new building. 

Such views, need to be protected for they are as important as the individual buildings. 

Consequently, key vista’s ought to be designated so that any development in these 

areas, particularly of large buildings, is controlled and the selection of materials is 

defined9. Designated protected views from the old town will dictate expansion in the 

new town to prevent uncontrolled development. Basic principals will dictate the scale of 

new development, its general disposition and its impact on the urban fabric and the 

goals of the master plan. 

As well as the views from afar consideration must also be given to the views from 

within the old town as one of its delights is the glimpses that can be obtained from 

between buildings over roofs or through courtyards. All new development should take 

cognisance of the need to add further small elements of delight to the streetscape.  

 

 

                                                
9  To encourage conformity to these controls financial and design assistance may need to be offered and, in any 

case, good precedent must be set by NGO funded projects 
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Fig. 21 - Protected open space
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Whilst the new town’s development is apparently beyond control, it is essential that its 

growth across the valley be prevented if the town’s spectacular views are to be 

maintained. Thus, an absolute limit on the growth eastwards should be established and 

in order to stratify demand, areas along the valley (north and south) should be 

identified for development to meet economic demand10. 

4.2.4 The citadel 

The citadel defines the town and yet is largely ignored in any existing development 

plan. Its strength lays in its scale and its relative isolation by steep escarpments. 

 

 

 

 

 

                                                
10  It is considered inevitable that with the completion of the EU funded road from Greece via Gjirokastra 

northwards that demand for distribution warehousing etc. will develop. 

Fig. 22 – View of the citadel at sunrise 
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This needs to be preserved. Thus a parkland area around the entire citadel needs to be 

established and protected. Whilst, this area will be relatively narrow on three sides, due 

to the proximity of the town, on its fourth (the south) it should extend across the gorge 

to the edge of Munovat quarter. Within this zone no development should be allowed – 

with the possible exception of a new access road serving the western and southern 

districts of the town. 

4.2.5 Urban spaces 

Gjirokastra’s largely suburban form has previously been identified as one of its defining 

characteristics. Unfortunately, this form, allied to the poor perception of public spaces 

has led to a town, which is strangely neglectful of its few meaningful public spaces.  

The most significant meeting place in the old town is the ’neck’ of the bazaar where the 

men of the town watch the world go by. This is not a space but a small heavily 

trafficked intersection, often deserted in the early evening as there is nowhere to sit. 

The nearby terrace of the Fantazia bar has panoramic views, but this is in private 

ownership and fronted by an intrusive car park. The Cerciz Square has potential, 

however it is not exploited. The hotels fronting the square are bleak and uninviting and 

the space is ill defined with little atmosphere.  

These spaces need to be strengthened and thought needs to be given to the creation 

of new spaces into which activity might spill. It should be noted that there is a need for 

such spaces, as the few that exist are well used. Additionally, there are many 

neglected spaces that cannot be usefully developed due to their steepness or their 

being flood plains. 

Opportunities for the creation of a variety of new spaces abound and include: 

a. the ruined courtyard areas in the midst of the bazaar  

b. the slopes underneath Fantazia11 

c. the area from the new cinema to the south end of the market – encompassing 

the existing basketball area 

d. the gullies 

e. the ruined areas on the main approach to the old town adjoining the municipal 

offices 

f. the parking area adjoining Fantazia. 

 

                                                

11  This area might eventually include a new library – the construction of of which was halted post ‘97 
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Fig. 23 - Urban open areas
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The master plan does need to include public spaces, of differing characteristics, if 

usage of the old town is to be extended. Otherwise, for example, the evening 

promenade will remain exclusively a new town activity despite there being no drama or 

views. 

4.2.6 Traffic 

Existing roads will need to be improved and new roads created to serve the growth in 

private car ownership. Whilst this problem may be eased by the provision of ‘park & 

ride’ and shuttle buses this is unlikely to be a viable solution in the short-to-mid term 

given the financial situation of the Government. Furthermore, denying vehicle access to 

the Old Town will increase the tendency of people to seek a ‘modern style of life’ in the 

new town thus accelerating its decay.  

Managing traffic is a huge problem and one that Gjirokastra will need to address as the 

country’s wealth increases. Whilst it is not possible to define a detailed strategy for cars 

(as this is a specialist area) it is possible to identify some routes that might be 

considered as main roads serving the old town: 

a. a new route serving the town areas south of the citadel 

b. the existing road to the plaza adjoining the municipality offices –which should 

probably act as the main taxi and bus drop of area 

c. a series of localised improvements to the roads serving the identified renewal 

areas. 

Developments alongside these routes should take due cognisance of the likelihood of 

their being improved in the future. 

4.2.7 Increasing circulation 

Perhaps due to the planned nature of the bazaar, the topography and the suburban 

nature of the town, the streetscape is not particularly rich. Currently, there are a few 

roads, all appearing to converge on the heart of the bazaar and very few secondary 

lanes connecting these primary routes. This relative poverty of routes could, however, 

be strengthened by the creation and strengthening of secondary routes and footpaths 

so that the isolated (and neglected) escarpment areas are more easily accessible. By 

creating such secondary routes the richness of the town’s layout will be increased, the 

town will offer more to the visitor and the increasing problems of pedestrian and traffic 

mixing will be eased. 
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Fig. 24 - Road improvements and access to renewal areas



Gjirokastra Report Page 52 of 91 22.06.02 sbjr (rev) 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Fig. 25 - Secondary pedestrian routes in the bazaar area
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4.2.8 Archaeological investigations and excavations 

Whilst limited archaeological excavation might be required in order to determine the 

worth or extent of specific artefacts’ the majority of such excavations ought only be 

undertaken following completion of the overall development strategy and in support of 

specific identified projects. In order to ensure archaeological excavation and 

investigation always adds value a policy is needed, to ensure that the rules and extent 

of archaeological works is clearly understood and approved before each and every 

excavation and that means (financial and technical) are in place to record and 

conserve the resultant works.  

4.2.9 Elements of the masterplan 

It is recommended that the guidance outlined above be extended throughout the 

entirety of the old town and its immediate surrounding areas, as it is important that 

there are no areas where unplanned development is permitted. 

To ensure the effectiveness of the masterplan guidance must be provided on: 

a. the areas of the renewal areas 

b.  the (revised) areas of the historic town 

c. protected vistas and urban spaces 

d. areas of archaeological sensitivity 

e. the mix of uses allowed within the areas 

f. the proposed traffic and pedestrian routes through the areas  

g. the ‘mass’ of the buildings allowed within the areas 

h. the general ‘form’ that buildings etc. in the areas should have 

Additionally, guidance may also be given on: 

h. the preferred location (by broad geographic area) of major public buildings. 

It is suggested that a masterplan showing these elements ought to be prepared for 

consultation purposes12 and to ensure that development does not occur in an 

unplanned manner.   

4.2.10 Data 

In order to create a relevant plan accurate and up to date data is required. This will 

need to encompass information about specific buildings, ground conditions, attitudes 

                                                

12  This document should form a central part of that document 
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expressed at public consultation, information concerning services provision etc, 

topographical information and data concerning economic and social activity. 

Additionally, all this information will need to be maintained and kept up to date. 

4.2.11 The need to apply the masterplan to NGO’s 

The creation of such a plan is particularly important when the impact of NGO and 

Albanian central Government expenditure is considered. Currently, there are a number 

of proposals to locate new schools, court buildings, libraries etc. in the Old Town. 

Whilst these are all welcome, in principle, they cannot be allowed to be developed 

independently of an overall masterplan (or to use inappropriate materials etc.). Such 

ad-hoc development risks the essential worth of the old town and creates future 

problems of control as precedent will have been set. Additionally, such uncoordinated 

development risks reducing the visual and economic worth of large parts of the town. 

Thus whilst such large, well funded, infrastructure projects are to be welcomed they 

must still be delivered within a master planning framework if a coherent future for the 

town is to be developed. 

4.3 PRINCIPLES OF DESIGN GUIDANCE 

The design guidance must assist in fulfilling the overall master-plan. Guidance needs to 

be offered at three levels. Firstly, in terms of whether proposals support the master-

plan, secondly in terms of suitable approaches to delivering that master-plan and thirdly 

in terms of suitable materials and details. The first concerns administrative and 

enforcement systems - discussed later in this report – whilst the other two are outlined 

immediately below. 

4.3.1 Approaches to developing the master plan 

It is importance to preserve the architectural value of the historic centre, however it 

must be emphasized that there is also room for improvement and that the old town has 

significant shortcomings that reduce its economic and social attractiveness. 

Specific approaches that support the overall needs of the master plan include: 

a. Accepting changing life styles - A 24 hour life style needs to be re-

established in the old town and it must be accepted that encouraging that life 

back to the old town will demand the modification of buildings to suit modern 

economic activity – whether a small commercial business or leisure service.  
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b. Encouraging continuing inhabitation of historic buildings – Why should 

people be forced to live in buildings that no longer suit their living requirements? 

To ensure that these buildings are preserved assistance must be offered to 

enable their sensitive modification to suit modern living needs & needs. This 

assistance will need to encompass design guidance, grants etc. 

c. Encouraging commercial exploitation of historic residential buildings – 

The scale of many historic buildings and the complexity of their upkeep makes 

their sustained maintenance extremely costly. Thus means of allowing people 

to continue to live in these costly properties, whilst generating income from 

them, need to be developed. One possible route would be to establish a 

mechanism by which owners could be assisted in developing their property for 

B&B as part of an overall tourist development strategy13.  

d. Exploiting under-utilised buildings – The regeneration of the historic quarter 

must provide facilities to encourage a younger generation to relocate there. The 

introduction of suitable accommodation in the form of flats and affordable 

housing, the provision of modern office space and the provision of leisure and 

recreational facilities is an issue that must be addressed in any planning 

legislation. 

The inventive reuse of existing buildings is an essential ingredient to generate 

this economic activity. The upper floors of the bazaar, currently only accessible 

through the shops below could find other uses through the provision of new 

shared staircases from the rear courtyards. New building types such as flats in 

the form of urban villas would fit comfortably into the existing fabric. 

e. Creating local centres - Many parts of the old town are entirely lacking in 

public amenities beyond the neighbourhood schools and kindergartens. There are 

opportunities to build identifiable local centres around these.  Atmospheric public 

spaces would generate small-scale commercial activity. Local retail, institutional and 

recreational buildings would ensure that these spaces are active and vibrant. Thus 

when seeking to locate small-scale enterprises particular consideration ought to be 

given to the creation and strengthening of such local centres. 

 

 

                                                

13  See attached appendix 
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Fig. 26 - Local centres
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f. Creating public Spaces - The historic centre has few successful public 

spaces. The 19th century development in the commercial centre has urban 

blocks with perimeter buildings and no public access to the central space. The 

gullies that cut through the town are inaccessible and their steeply sloping sides 

are physical barriers to footpaths. 

The proposed designated renewal sites in the historic centre are an opportunity 

to correct this. Significant public spaces should be included in new large-scale 

proposals. The rebuilding and renovation of the badly damaged 19th century 

bazaar will provide an opportunity for public access to the centre of the blocks 

with new passages and outdoor spaces. 

The use and management of the gullies as dramatic landscape features that cut 

through the heart of the historic centre is to be exploited. Planted areas with 

paved footpaths can provide a tranquil retreat from the street. 

g. Exploiting the Citadel - The size and symbolic importance of the citadel 

should not be under estimated. Its presence is felt throughout the historic 

centre. It is underused with a large portion currently out of bounds. The 

potential of this great edifice is certainly not exploited. The future role of the 

citadel is inextricably tied to the future of the historic centre, whether as a centre 

for tourism, the folk music festival or as a museum.  

In the first instance, effort should be concentrated on ensuring it is preserved 

and that it can house the folk festival - a feature of the town’s cultural mix - 

which should become a main plank of urban renewal. 

h. Managing the ravines – Increasingly (albeit mainly in the new town) building is 

occurring in the ravines and on the outwash products of them. The resultant 

buildings are consequently at greater risk from earthquake, subsidence and 

flood. Means of ensuring the drainage structures in the ravines are maintained 

must be encouraged. 

i. Creating defined entrances to the old town – The edges of the old town 

need to be defined so that a sense of arrival is created. This should be 

achieved by the selection of road surfaces, the provision of walls to create 

enclosure, signage etc. 
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4.3.2 Design guidance for new buildings 

It is not adequate to simply identify what forms of activity are allowed in a specific area 

of the town (the master plan) and to then require the developer to follow a series of 

detailed design guidelines. There is an intermediate step where questions of massing, 

proportion and overall approach need to be considered. Guidance, needs to be offered 

on: 

a. the height of buildings allowed on specific sites – to reflect the prominence of 

their position from afar and the scale of adjoining buildings  

b. the overall proportions of buildings for specific sites 

c. the colours and forms allowed – for example, whether upper levels should be 

rendered as opposed to be exposed stone and whether stone should be hewn 

or dressed or whether blockwork might be acceptable. 

These guidelines should be relatively broad but should, even without more detailed 

guidance, assist in reducing the likelihood of a ‘poor’ building having an overly large 

impact on the town. 

4.3.3 Design details guidance  

Codes outlining good practice in terms of construction detailing, fire safety, health & 

safety during construction etc. need to be gradually introduced. The codes should, 

wherever practical be based on internationally accepted standards. Initially, these 

should be applied to larger projects – particularly those funded by NGO’s which should 

act as exemplars of good practice.  

Additionally, design guidance for each of the specific areas highlighted below need to 

be developed: 

a. Stone roofs - the maintenance of stone roofs is an ongoing problem in the 

historic centre. Traditionally laid stone roofs require regular maintenance and 

much of this is carried out without proper scaffolding. Alternatively, stone slates 

are bedded on reinforced concrete slabs laid onto plywood substrates. This 

retains the correct appearance externally, but is not a faithful technique for high 

quality renovations. With only poor grade structural timber available, mainly 

imported softwood, lighter concrete or clay tiles are now used on illegal new 

construction as a substitute for the traditional stone slate.  
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 A variety of more sensitive details need to be developed ranging from ones that 

give an external appearance of correctness, for the less important or new 

buildings, to details that fully accord with the tradition of the town but which 

mitigate some of the weaknesses of the traditional detailing by using modern 

materials – i.e. pressure treated timber, stainless steel fittings. 

b. Gutters and downpipes are either damaged or missing. Where they exist, they 

often discharge against the base of the building causing considerable damage 

both internally and externally. By running pipes into the street, water can be 

directed to flow away to central drains and the buildings subsequent 

maintenance costs will be reduced. 

 Alternatively, details that remove the need for gutters (which are not universally 

used) and which minimise problems of erosion should be promoted. 

c. Managing water run-off has been a long term pre-occupation in Gjirokastra 

with many larger buildings having sophisticated cisterns. Given the continuing 

problems of water supply in summer the ongoing management of this water 

should perhaps be examined as part of good design practice – even if only for 

watering the garden, flushing the toilet and dusting down. 

d. Earthquake design - Traditionally, the timber floor structure is built into and 

through the external masonry wall, as a device to cope with the forces of an 

earthquake. However, concrete floor slabs are commonly cast as replacement 

Fig. 27 – Red roof tiles in the Museum Town 
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floors. These are visible externally and are not engineered as satisfactory 

substitutes for the timber floors they replace. Additionally, some doubt must 

exist about their ability to transmit earthquake loads as effectively, given their 

rigidity. 

Other earthquake details, such as the use of cast iron security rails through 

window openings and the inclusion of through stones in the walls construction, 

to create continuity, are also often removed or not followed in ignorance thus 

further weakening the structures. 

e. External detailing with wood - Timber generally is of poor quality and 

hardwoods are rarely used on the grounds of cost. No facilities exist for the 

pressure impregnation of timber and no kiln drying of timber is available. With 

poor maintenance, timber deteriorates rapidly in such a harsh climate – 

inevitably encouraging the use of alternatives such as plastic and steel. 

 Timber details and processes need to be established that encourage its use. 

These must be economic and must, where appropriate, also allow modern 

details for shops etc. 

f. Security screens are a well-established tradition in Gjirokastra (on occasion 

also having a structural role in earthquake mitigation). However, in recent years 

there has been an increasing tendency to use poorly constructed rebar screens 

or to use modern roller shutters. Both these forms are inappropriate and costly 

and should be capable of being substituted for locally produced quality screens 

produced to an appropriate pattern. 

g. Ground water - Providing solutions to ground water penetration is also an 

issue. Most houses built on steeply sloping sites are built into the slope and the 

retaining walls require secure water proofing details. Sophisticated 

waterproofing and structural repair materials are imported and consequently 

expensive, whilst it is apparent on examining the older buildings that traditional 

techniques exist that do provide a damp-free environment. 

h. Toilets and bathrooms – The traditional closets are no longer acceptable and 

modern systems are being installed with the resultant cost in terms of water 

consumption and damage to the buildings. Details that minimise water 

consumption and which can be cost effectively and sympathetically added to 

existing properties need to be developed. 
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i. New needs - Details for other new features also need to be developed. 

Amongst the most urgent requirement are details for: 

i. header tanks 

ii. propane gas tanks 

iii. satellite dishes.  

Arguably, consideration should also be given to reducing the vast amounts of 

overhead electrical wiring. However, this is so extensive and relatively 

unobtrusive that it is a feature of the town that can largely be ignored at present. 

j. Managing litter - the town is reasonably clean but the problem of litter 

management is on the brink of becoming out of control as the amount of 

packaged goods proliferates and these are fly–tipped on undeveloped or 

derelict sites. Consequently, all new developments need to demonstrate good 

practice in managing this problem. 

k. Concrete details – like much of southern Europe the commitment to using 

concrete is extraordinary and can only be explained by a perception  that it is a 

higher quality, modern material that will last longer than timber. Unfortunately, 

the truth of this belief is hard to support given the appalling quality of much 

concrete work. 

 Wherever practical the use of structural concrete should be discouraged as it 

does not suit the style and scale of buildings and given the quality problems is 

not suited to an earthquake zone. Additionally, it is an import item whose use 

does not benefit the local economy. 

When, however, the use of concrete is unavoidable efforts should be made to 

undertake such works in accordance with good design practice and with the 

express intent of producing a refined final product. Ultimately, Gjirokastra (and 

Albania) should adopt suitable EU codes for earthquake areas. 

The solution to these problem areas cannot solely be based on traditional skills and 

(high quality) ocal materials as in some respects these cannot be replicated whether 

due to:  

a. cost, 

b. the non-availability of suitable natural resources, 

c. the unavailability of skilled artisans, or 

d. their inappropriateness for modern living.  



Gjirokastra Report Page 62 of 91 22.06.02 sbjr (rev) 

  

Research into the local construction industry and the production and supply of 

materials will identify areas of investment to improve the quality of building 

construction. The production of a design guide for the detailing of traditional buildings 

as well as the teaching of traditional building skills should be undertaken. 

Whilst it would be possible to produce theoretical solution to each of these problems (a 

formal academic design guidance book) it is more appropriate that the initial projects 

demonstrate good practice for each of these issues – using  a variety of modern and 

traditional skills & techniques as appropriate – and that the designs used are then 

treated as evolving models of good practice14.  

4.4 CREATING OWNERSHIP OF THE PLAN 

The plan proposed is comprehensive as it covers the overall zoning of the town, 

identifies area where development might occur and then details the general and 

specific approaches to development within all those areas. Whilst, specific projects will 

enable the details to be developed the higher-level ownership must also be 

established. This cannot be done without the active involvement of the community and 

its municipality. Without this ownership the real risk exists that the opportunities 

presented by the proposals will be recognised and exploited whilst the matching 

responsibilities will be ignored.  

In the following sub-sections the activities that should be undertaken before publication 

of the plan are described.  

4.4.1 Creating a vision 

A concise, high level vision statement of the core approach to be taken by the people, 

institutions and enterprises of Gjirokastra in developing their town is needed if 

subsequent technical and delivery objectives are to be mutually supportive. Below, an 

attempt has been made to define this core vision for the town and its people.  

The people of Gjirokastra wish to underpin the economic renaissance of 

their town by the effective and appropriate exploitation of its heritage and 

cultural resources. It is intended that the Council, citizens and institutions of 

Gjirokastra will together renew the old town by : 

i. taking individual and joint responsibility for preserving the towns 

category one and two properties 

                                                

14  For this to have maximum impact it should again be managed via  a database that is freely available to all local 
practitioners on the sole condition that appropriate details, sources of materials they contribute or discover are 
added to the database. 
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ii. ensuring that all construction works are undertaken using materials 

and techniques that are sympathetic to the traditions of the ‘City of 

Stone’.  

iii. ensuring that development works enhance the ambience of the old 

town by strengthening its visual harmony via the careful consideration 

of vistas, landscaping and scale of construction. 

iv. encouraging the creation of new activity in the old town via the 

sensitive modification and construction of buildings and facilities to 

suit new economic and social needs 

v. jointly develop a low impact tourism offer designed to be managed, 

operated and owned (wherever practical) by its people.  

This statement is not intended to be definitive; rather it is intended to act as a catalyst 

for further discussions, via consultation with community groups, the municipality and I 

of M, from which a commonly owned vision can be agreed. It should further be noted 

that this vision would need to be supported by, and supportive of, the more detailed 

cultural, economic and social objectives of the town. 

A draft of the vision should be created by a small group comprising elected 

representatives, experts in the fields of conservation, both domestic and foreign as well 

as representatives of the business community. This vision should then be formally 

presented for refinement at an open session – the express purpose of which is to show 

that Gjirokastra is moving from being a town in decay to one undergoing renewal led by 

the municipality and supported by NGO’s. 

4.4.2 Promoting the vision 

This vision (or a better drafted variation of it) must be promoted and owned by the 

Mayor and the municipality. Indeed, it might be appropriate for that vision to be etched 

in stone (in a number of languages) so that it stands at the entrance to the old town as  

an unambiguous statement of intent that everyone can be held to. Ideally, it should be 

a requirement that all NGO’s and governmental organisations wishing to invest in the 

old town should be signatories to the statement and should have their names added to 

the stone. 

Whilst this approach is rather flamboyant it does express intent. Whilst it may prove 

difficult to prevent private individuals from breaching it in the early years it will ensure 

that the major projects, funded by NGO’s etc. are more likely to be undertaken in a 
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sympathetic manner as they will see the town does have a policy – which generally 

they will be content to assist in delivering. Perhaps, in the first instance, new 

developments or developments in the proposed renewal areas might only be permitted 

for NGO funded schemes, where the NGO’s have previously agreed to the conditions 

imposed by the Municipality.  

It should also be noted that the lack of capacity in planning control will take time to 

reverse and that in the short term statements of intent may need to substitute for real 

capacity to enforce. Thus it is essential that the broad principles be promoted as widely 

as possible (whilst always mentioning that works that support those principles are in-

hand) and that opportunities are provided to discuss what detailed solutions might 

assist in delivering them. 

4.4.3 Launching the ‘first year’ projects 

The projects selected need to be promoted and explained. These projects should be 

promoted on the basis that: 

a. they support the vision statement 

b. they are a first round of projects designed to demonstrate intent 

c. they will show good practice  

d. they will be used to refine processes and techniques for subsequent years (so 

as to demonstrate that conservation is an evolving process). 

During the explanation of where it is intended to undertake the first phase of projects it 

should also be stated what degree of cooperation is expected from the owners and 

tenants – whether financial, in-kind or simply in terms of support – so as to ensure that 

time and effort is not wasted in negotiating with intransigent individuals. 

As part of this explanation process a series of action areas will have been identified. 

These areas will need to encompass the projects being undertaken in the first year and 

should contain a mix of needs, including: 

a. high category individual buildings 

b. areas of street and landscape renewal 

c. minor projects assisting individuals. 

By this means it should be possible to show that one particular group is not overly 

benefiting from the expenditure. 
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4.4.4 Outlining the decision making process 

Inevitably, there will be unfounded accusations of collusion however monies are 

awarded. Thus a simple decision structure needs to be developed which shows how an 

individual within an action zone can get access to monies or have their property 

included within an area improvement scheme. 

4.4.5 Preparing the masterplan 

The elements of the master plan outlined elsewhere in this report will need to be 

refined and exposed to the public via a consultation process. It is recommended that 

this process is undertaken in a similar manner to that used by English District Councils 

and will consequently demand the creation of a committee of elected representatives 

(the master plan steering group) to oversee its adoption and exposure / promotion to 

the public.  

4.4.6 Promote the results of the ‘first year’ projects  

Following the first years projects it is essential that the improvements be widely 

promoted via a variety of media both locally and internationally. The promotion should 

detail the works done, the problems encountered and how it is intended to mitigate 

those problems in the future – particularly those relating to procedures and cooperation 

with owners and statutory authorities. Such promotion is essential if monies are to be 

attracted to the scheme and if Gjirokastra is to be able to obtain monies from the EU 

etc. towards the pursuit of World Heritage status. Additionally, the promotional material 

should include a first draft of the design guidelines developed via the projects. 

 

 4.4.7 Creating an economic development framework 

An economic development policy must compliment the master planning policy. This 

policy must be designed to encourage appropriate economic and social development 

throughout Gjirokastra though in a manner which does not conflict with the 

conservation needs of the town.  

Once again, the delivery of this element represents a substantial project in its own right 

necessitating individual work programmes. It will have to be led by the municipality with 

substantial support from economic development agencies15. Whilst some of the 

elements of this plan will involve investment in less tangible tasks, namely marketing, 

training and enterprise support, it must be remembered that without this effort the 

                                                

15  The support of which should be more forthcoming given the, hoped for, success arising from initial projects. 
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heritage assets will not be effectively exploited thus risking the long-term sustainability 

of the vision. 

4.4.8 A conservation plan for Gjirokastra 

The result of the above activities, and those pertaining to developing suitable means for 

economic exploitation will be the production of a Conservation Plan. This will need to 

contain: 

a. A detailed statement of the site’s history, through the study of documents, 

archaeological results, and of the building fabric and its urban setting 

b. A statement of the significance of the monument at local, regional national and 

international level, which in turn will influence the interpretive strategy 

c. A condition survey at a broad level, highlighting needs for repair 

d. A consideration of threats to the monument(s) 

e. A consideration of further work which may add to the plan – this may include 

archaeological excavation, opening up of building fabric, study of documents 

elsewhere etc.  

To achieve the plan involves research and inspection together with discussion with 

local professionals in all related disciplines. Conservation Plans are a well-established 

concept as the proper approach to begin the search for the best new use for a heritage 

building or environment, and have been in use around the world since the early 1980s, 

although only really fashionable since the early 1990s.  

That a Conservation Plan should be prepared for Gjirokastra is clear from the historical 

complexity of the buildings and their urban setting and from the complexity of the 

town’s history. The Conservation Plan is also an essential element in any application 

for World Heritage Site status. 

4.4.9 World Heritage Site status 

The ultimate objective of the preservation works should be to obtain World heritage 

Site status for Gjirokastra in recognition for its architectural and historic worth. 

Acquiring this status will demand effective management of all parts of Gjirokastra's 

historic assets and demonstrable adherence to, and support of, policies concerning 

development, planning etc. It should be accepted that acquisition of this status remains 

(at present) a long-term ambition 
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4.5 CONCLUDING THOUGHTS 

Creating all the institutions and associated mechanisms needed to support the renewal 

of Gjirokastra is a massive task, the delivery of which will demand great resources. 

However, initial well thought-out projects can make a serious contribution by 

undertaking schemes that support the process of renewal and which establish good 

practice. Additionally, if the reasoning underlying the proposed approach is accepted 

then significant progress will have been made in creating a master-plan and showing 

commitment to that plan. This then offers a means for Gjirokastra to access  monies on 

the back of the good progress and practice demonstrated. 

Essentially, physical work needs to start on defined projects so that procedures and 

guidelines can then be developed on the back of those works. In parallel, policies and 

master-planning strategies will need to be developed. This approach will minimise the 

risk of local inertia preventing any tangible progress and will ensure that tangible 

progress is made and good precedent set. This is then more likely to generate third 

party support than a mass of untested paperwork and will, in any case, better suit the 

local approach and capacity.  

 

. 
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5.0 PROJECTS THAT SUPPORT THE MASTERPLAN 

Projects should generally be selected which meet the core requirement to preserve 

historic properties that are at risk, whilst providing some ability to demonstrate good 

practice and more general environmental and economic improvement.  

The most important principle in deciding which projects should be supported is that 

they should truly be exemplars of good practice that can be replicated on like projects 

elsewhere in the town. It is not appropriate to solely select iconic structures as: 

a. such buildings do not provide exemplars that can be replicated, as by definition 

they are unique structures with complex designs, often of a scale that is not 

representative of the general urban fabric. 

b. the scale of the works needed will rapidly consume all the monies available as 

they will demand expensive skills and materials to conserve 

c. they might not provide any benefit to the surrounding urban fabric as they are 

not necessarily located at key visual points within the town where they could 

assist in uplifting an entire area of streetscape 

d. their conservation is less likely to result in their being used for modern 

economic activity as they are being conserved for reasons of architectural 

integrity 

e. the resultant conserved building might solely be suitable for use as a ‘museum’ 

that without an accompanying tourist industry and local wealth will further 

exacerbate the financial problems of the municipality and consequently risk 

simply falling back into disrepair in the near future.  

In effect, concentrating activity on a single iconic structure would probably not leave 

any legacy of skills, economic benefit or general uplift to the town. Indeed, it could 

result in a loss of faith in the effectiveness and worth of preserving the town’s historic 

urban fabric and might cause significant problems for future projects. 

An alternative strategy is needed that maximises the worth of the monies by providing 

broader benefits to the towns inhabitants and buildings by showing that appropriate 

conservation can be undertaken economically and can enable modern usage of the 

town and its buildings. By using the monies for a series of projects that support the 

linked conservation and exploitation objectives, previously defined, principles of good 

design should be established.  
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In the remainder of this chapter, a number of projects are outlined that assist in fulfilling 

different parts of the masterplan and which should demonstrate real progress to the 

inhabitants and consequently assist in showing the old town is no longer simply 

decaying. It should be noted that the likely cost of delivering all these projects probably 

exceeds the monies available and thus some choices over which projects to prioritise, 

in the first instance, will need to be made. Providing a balance between the various 

types of project proposed is maintained then the specific decision may simply reflect 

personal preference and the funds available.  

5.1 ACTION AREAS 

The scale of the problem facing Gjirokastra is such that the monies currently available 

could easily be dissipated, risking: 

a. the creation of the perception that no real improvement has occurred and hence 

a belief that the task is hopeless 

b. the loss of economic advantage that could be created following renewal of an 

entire area 

c. the belief that there is some collusion in the selection of the projects. 

It is therefore recommended that the old town be split into a series of action areas. 

These areas should be organised so that they encompass a range of projects of 

different types, scales and cost in the defined area.  It should then be agreed that the 

various project types undertaken (identified below) should be confined to the identified 

zone(s) during the first phase of works. In subsequent years other areas should then 

be selected for development and the identified projects again largely confined to that 

year’s zone. 

Two further advantages of pursuing this strategy are that: 

a. the generalised uplift in the area should be obvious to the visitor 

b. it will be easier to demonstrate the uplift that can be generated for relatively 

modest sums of money  

Thus undertaking works by area should assist in generating additional external funder 

support. 
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Fig. 28 - Renewal and action areas in the old town
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5.2  PROJECT – REPAIRING PROPERTIES OF THE FIRST CATEGORY 

The core of Gjirokastra’s architectural wealth is its first category properties. Historically, 

(pre 1990) the necessity of preserving these was recognised by the I of M who 

provided the necessary funding for their upkeep via a combination of grant and soft 

loan with the tenants simply having to provide support in kind (labour etc.) However, 

since 1990 the loss of these grants allied to the scale and age of these properties, as 

well as there often complicated ownership, has meant that many are falling into 

disrepair. 

 

 

 

 

 

 

 

 

Fig. 29 – Category One house in Gjirokastra with fine 
details to the upper storeys 
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Grants must be awarded to aid in their preservation. However, it would be possible to 

absorb a great deal of money on one or two of the buildings in the poorest state of 

repair. This route should not to be pursued, not only for the reasons previously stated, 

but also as: 

a. some of the first category properties in the worse state of repair are owned by 

individuals who are not prepared to cooperate or assist in their upkeep. 

b. in some cases the ownership is so complex that the real risk exists that the 

monies could be absorbed, or a year pass, simply attempting to obtain 

agreement over who has to be consulted. 

It is consequently recommended that these works initially be confined to properties 

where there is some evidence of care and commitment to the property (despite 

financial difficulties) and where questions of ownership and authority can be relatively 

easily resolved. Additionally, in order to provide visible benefit, the properties selected 

should largely lie near to the development zone selected and near the town centre – as 

improvement should generally expand outwards from the historic core. 

In the first instance, it is recommended that works are confined to a sub-set of the 

properties identified in the accompanying figure as these meet the criteria defined 

above and include some particularly important buildings and committed owners. 

Additionally, there state of repair is such that a defined repair budget, of around 

$40,000 per property, will provide real impact. The likely range of works will include 

roof repair, pointing, gutters and windows in order to consolidate the external fabric and 

ensure the buildings long-term preservation. Additionally, repairs to historic cisterns 

and internal decorative details may also be undertaken. 



Gjirokastra Report Page 73 of 91 22.06.02 sbjr (rev) 

  

 

 

 

 

 

Fig. 30 - Palorto improvements
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Fig. 31 - Cross section through bazaar
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5.3 PROJECT –  AREA IMPROVEMENT SCHEMES 

 

To avoid the risk of preserving a few isolated buildings within a general decaying area 

monies also need to be spent on more modest schemes across a wider area. In effect, 

a single contract should be awarded to improve the main streetscapes within the 

identified development zone. The overall objective of this work should be to show an 

overall improvement and to provide benefit to a wider group of residents. These area 

improvement schemes will also assist in the creation of ‘walking routes’ for visitors. 

Works in the first of the identified areas might include: 

a. repair to entrance arches 

b. sensitive replacement of failed door and windows 

c. consolidation of wall to abandoned buildings flanking the streets 

d. replacement of inappropriate security screens & similar details 

e. localised roof repairs including guttering 

f. works to protect and consolidate major drainage gullies 

g. repair to footpaths and adjacent domestic scale retaining walls particularly 

where better drainage results 

h. assistance in selecting more appropriate materials for projects currently 

underway in the area. 

I. the provision of well detailed (easy to clean) and discreet rubbish collection 

points. 

The works identified above are based on the street frontages identified in the adjoining 

diagram, within the Palorto district of the town, and represent fairly typical mix of 

problems to be addressed. A similar approach could also be taken in preserving the 

area immediately surrounding the delightful mosque, hammam and fountains in a gully 

towards the northwest of the town centre. 

A defined list of works (effectively a menu) will need to be developed for each area 

improvement scheme.  
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5.4 GENERAL CONSOLIDATION OF BUILDINGS IN THE BAZAAR 

 

 

 

 

 

 

 

 

 

 

Fig. 32 – Bazaar street, much of which is abandoned and derelict 

Fig. 33 – The upper storeys in the bazaar are often derelict 
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Within the bazaar area, which suffered huge damage during 1997, there is 

considerable need to ensure that decay is halted and an atmosphere of renewal 

created in order to encourage businesses to return to the area. The need for repair is 

almost universal and will take considerable time and resources to complete. However, 

given the block arrangement of the area it will be possible to concentrate efforts on 

individual blocks so that monies are not dissipated. Typically, the blocks comprise 40  

two or three storey, second category terraced properties and generally these have the 

same range of consolidation needs, comprising: 

a. repairs to the stone roofs – comprising partial relaying and local timber structure 

repair 

b. repair of gutters – a necessity given the hard paved nature of the area 

c. the provision of suitable discharge points for the guttering directly into the street 

d. replacement of windows at upper levels, which have generally fallen into 

disrepair due to lack of use of (and often access to) the upper floors. 

e. localised recreation of the original upper floor window ‘rhythm’, where 

modifications have inserted new windows or removed the traditional stone 

surround16. 

In the first instance, it is recommended that the two blocks (a & b) to the immediate 

south of the old cinema terrace be consolidated as described above as these represent 

a reasonable balance between technical need and likely visual and economic benefit. 

As part of these works there will also be some need for specific consolidation works 

where localised areas of wall are unstable. However, in the event of a property being in 

a particularly poor state of repair then this will need to be treated as a separate project. 

5.5 PROJECT – CONSOLIDATING RUINOUS BUILDINGS 

 

The objective of this type of project should be to reinforce the streetscape by reducing 

the feeling of ongoing decay. In effect, the projects selected should be for buildings on 

the main roads which many people pass each day. The objective of repairing (or in a 

limited number of cases demolishing) these buildings is to remove the vestiges of 1997 

and to show renewal. A particularly good example of this problem is the category two 

building immediately to the east of the bazaar ranges identified for renewal in the first 

instance. Without such spot repairs it is hard to see how a positive and committed 

image can be projected. 
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5.6 PROJECT – RESTORATION OF PUBLIC SPACES 

Public spaces and open ground are woefully neglected, excepting the street surfaces, 

which are generally in a reasonable repair.  Modest effort is needed to improving these 

spaces by: 

a. the removal of debris 

b. the creation of seating 

c. the repair of paving 

d. the provision of shade – planting and structure 

e. screening of unsightly or intrusive features 

f. the creation of better access 

By supporting these improvements the variety of quality spaces in the old town will be 

increased, new vistas will be created and the problems of shadowing poor buildings will 

be resolved (in part) by screen planting etc. 

5.7 PROJECT – SUPPORTING RESIDENTS’ INITIATIVES 

The projects outlined above are largely concerned with the conservation of the built 

environment. They will only enhance peoples lives indirectly as they will no longer be 

living or working in partially derelict buildings. Additionally, the projects will also assist 

in creating a more positive ambience. However, the projects do not directly provide 

economic or social benefits. There is, therefore, an argument that a block of money 

should be reserved for grants for projects originating from local residents. 

                                                                                                                                          

16  In places this surround (often 150mm wide) has been created in plaster and paint. 

Fig. 34 – Bazaar building in a ruinous state 
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Awards could be made for a range of schemes: 

a. Minor conservation improvements to buildings, within the action areas, which 

are not otherwise being supported. Projects might include: 

i. local roof repairs 

ii. window & door replacement or repair 

iii. localised consolidation 

iv. courtyard improvements 

v. external rendering 

vi. external decoration. 

b. Small projects to improve the utility of a property to better suit modern needs – 

thus encouraging its continuing habitation. Projects might include: 

i. better fitted windows 

ii. modern toilets and bathrooms 

iii. provision of tooling for small-scale industrial enterprises – particularly 

those in the built environment field. 

The support for these projects may either be in the form of grants – where there is no 

prospect of a commercial return or as soft loans where a commercial return may be 

generated17. In either case, the awards should not be for 100% of the project cost and 

awards should only be made in stages as work progresses. It should be noted that 

these awards could be made to individuals who are already receiving support for the 

consolidation and preservation of their grade one or two property. 

For smaller projects, where the owner will undertake the works or tenant then the 

award may be for (say) 90% of the material costs, whilst for projects where the entire 

works are contracted out then the award may be for (say) 66% of the total project cost. 

5.8 PROJECT - A WOOD PRESERVATIVE COOPERATIVE 

Mention has already been made of the poor quality of local timber. Without proper 

preservation new windows and doors will fail within 5 to 10 years18. This obviously does 

not represent good value for money and is one of the prime reasons why people use 

plastic and aluminium windows and doors. Thus there is a need to improve the quality 

of joinery. Currently, there is no understanding of the materials and techniques that can 

                                                
17  See appendix on B&B 
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be used to preserve timber and there is no apparent access to the necessary materials 

and pressure treatment plant. 

Whilst it would be possible to import expensive treated timber or to provide hand 

applied chemical preservatives it would be preferable if a capacity for pressure 

treatment were developed in the town. This would then assist in creating a new 

industry. Such plant would cost $7000 (second-hand 1.5m³ capacity) and should, 

probably be operated by as a municipal controlled cooperative that, if properly 

managed, should generate a surplus. If the plant were established then the wastage 

and risk associated with hand applying the chemicals would be reduced and the 

lifetime of the timber would be further enhanced. In the event that such a plant is not 

established then all timber must be hand treated and when used for sills soaked.  

5.9 PROJECT – DEBRIS CLEARANCE 

One of the most important schemes is the clearance of the debris from derelict sites 

and buildings and from the drainage gullies. This work is needed to remove the sense 

of decay, to improve hygiene and to create a more positive image. The importance of 

this work is recognised by the Municipality who are prepared to make, the significant, 

contribution of a squad of labourers to assist in this task. 

In the first instance, this squad should: 

a. clear the gullies / ravines in the selected development area 

b. remove the rubbish from the derelict buildings and shop units in the bazaar and 

where necessary board up openings – a small budget will be needed for this 

task. 

c. remove rubbish from the open areas, particularly the steeper slopes used as 

informal rubbish dumping areas. 

Following completion of these first sites they should then be tasked to policing the 

cleared sites and should extend the clearance of the gullies throughout the Old Town.  

To ensure there efforts are not wasted suitable rubbish drop off points need to be 

established and policed. 

5.10 PRIZES FOR WORK 

Individuals or local organisations, who have contributed to the preservation of their 

town by following good building practice in the conservation (or modernisation) of their 

                                                                                                                                          
18  This problem is exacerbated by the poor detailing of these elements, the quality of varnishes used, the ferocity 

of the thermal climate. 
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properties and who have not been supported in that work by a grant deserve 

acknowledgment. Furthermore, in some cases that acknowledgment should include a 

cash reward as it is possible that the additional cost of doing the works well could be 

significant. 

The municipality should continue and extend its practice of publicly acknowledging 

good works via the declaration of ‘Honoured Citizens’ etc and should, in conjunction 

with the Packard Foundation fund a range of cash awards for certain category of 

works. Possible categories of annual prize might include: 

a. best shop frontage in the bazaar area 

b. best replacement windows and doors project – residential 

c. best small-scale repair to a buildings structure 

d. best repair of a traditional interior  

e. best use of modern materials & techniques for new construction / extension19. 

The size of prize must be modest, if they are not to become divisive. Possibly, they 

should be limited to (say) no more than 20 awards of, on average, $100. By this means 

the number of winners will be sufficiently wide that the risk of collusion will be reduced 

whilst the size of the prize will not be so large as to be seen as an unjustified windfall. 

Awarding such prizes will, inevitably, prove contentious. Consequently, clear rules 

governing their award must be established. 

5.11 INFORMATION COLLECTION 

Understanding the worth of the town’s buildings, their ownership and their state of 

repair, as well as knowing where weaknesses exist in the capacity of the built 

environment profession is essential if money is to be appropriately directed and 

progress monitored. Whilst the I of M have established a detailed list of the worth of 

individual buildings and the Government hold extensive information on the town’s 

infrastructure, all the existing information is so disbursed as to be almost valueless. An 

essential task is to compile that information into a useful database and to hold that 

source material at a single accessible location. 

The creation of this database has already started and the projects local staff are 

currently collecting source data to enable the database to be populated. This data 

comprises: 

                                                

19  This award must not conflict with underlying planning guidance. 
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a. a visual inspection and grading of all  properties in the old town20 

b. information provided by the I of M concerning the category one and two 

properties 

c. information concerning property ownership and tenancy 

d. photographic record information. 

Additionally, as work progresses data will be acquired on: 

e. the cost of projects 

f. good practice 

g. standard details 

h. suppliers. 

Finally, one of the most important resources in master planning has already been 

prepared.  A computer-aided plan of the entire old town, with all buildings identified and 

numbered is now complete21 and can be used in all future planning tasks. This plan 

should be made easily available to all prospective developers on the condition that they 

assist in ensuring it remains up to date22.  

5.12 KEY PROJECTS IN SUBSEQUENT YEARS  

As well as continuing to work on further category one and two properties in the action 

area(s), there is a need to consider more strategic projects, including: 

a. Projects that can assist in launching the renewal areas. Suitable anchor 

projects may include those funded by NGO’s – providing they accord with the 

design and development principles defined by the town. It is understood that 

there a new library is being considered as well as further improvements to the 

towns schools. Both types of scheme could be accommodated on the renewal 

sites. 

b. The redevelopment of the old cinema. There is currently a suggestion that this 

building might be used for a new court building but assuming this does not 

occur, then an alternative use should be found for the building. Ideally, it should 

return to being a cinema (perhaps outdoor in the first instance) as this would 

bring nighttime activity back to the old town and would be the most appropriate 

use for this central site. Additionally, the new court could then be positioned in a 

                                                

20  The data entry form is enclosed as appendix three. 
21  This plan was generated form a range of existing survey materials 
22  The site plans used throughout this report are all based on this plan 
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renewal area where it would have far better access and be less constrained by 

surrounding existing development. 

c. Demonstration projects to show the practicality of opening up the bazaars 

courtyards and creating ‘modern’ accommodation over the shops. 

d. An overall approach to the renewal of services that is capable of 

accommodating future expansion and which does not demand constant 

excavation of the town’s stone streets. 

5.13 CONCLUDING THOUGHTS 

The range of projects that could be undertaken is immense and it would be possible to 

delay starting works until perfect knowledge is obtained. As such perfect knowledge 

does not exist, then the sole output could be numerous reports by western consultants. 

The priority is to show demonstrable progress, on the ground, that assists in saving the 

town’s heritage, which set good practice and which assist in creating a feeling of 

economic and social renewal. 
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6.0 DELIVERING THE PROJECTS 

In Gjirokastra, the combination of an honest administration and a residual desire by the 

towns people to protect their historic town, provides an opportunity to use targeted 

western monies as a means of re-invigorating civic pride and starting to enforce 

planning and design controls.   

However, if the monies are to leave a positive residue, that extends beyond the simple 

renovation of a number of buildings, then systems need to be established that have an 

existence and benefit in the mid to long term.  

6.1 CONTRACTING ORGANISATIONS 

It is recommended that following agreement with the property owner that a contract is 

made between the municipality and the owner and that GCO is appointed to act as the 

municipality’s contracting agent. The I of M, in return for the statutory payment for the 

licence to undertake works on category one and two properties will then be tasked to 

inspect and record the resultant works.  

6.3 PLACING CONTRACTS 

The actual contract delivery will be by locally based individuals and organisations. In 

order to establish good practice, from the outset, it is suggested that the following 

principles are followed in appointing the project architect: 

a. The various projects described in section 5.13 are offered separately. 

b. Outline specifications for the works are prepared prior to inviting tenders for the 

works. 

c. Tender notices for qualified architects are placed in local newspapers and on 

public notice boards. 

d. Expressions of interest are examined and potentially suitable supervising 

architects are then short-listed for interview.  

e. Briefing sessions are held for the short-listed architects to describe the outline 

specification and clarify the scope of works. 

f. Formal interviews are held, at which the following are examined: 

i. understanding of the project 

ii. approach to delivering the works  

iii. how and where they will place the works contracts (ensuring value) 
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iv. a timetable of works 

v. the fee quote and the stage payment required. 

 

g. The successful bidder will then be asked to sign a standard form of contract23.  

h. The architect will then be required to develop the design and have it approved 

prior to works commencing on site. 

i. The architect will need to appoint their construction team and provide evidence 

that good process and value for money is being provided and that the 

contractor has the capability of doing the works to good standard.   

j. At this stage a payment draw down schedule should also be agreed. 

k. Works may then commence and subject to the periodic (stage) inspections 

being satisfactory then payments may be made. 

The process described is fairly general and reflects the current method of procurement, 

where the architect both designs and delivers the project. The innovatory elements are 

stage payments and open tendering both of which establish good precedent for future 

schemes. 

7.0 CONCLUDING THOUGHT 

Despite stating that a successful urban plan must include built environment, social and 

economic aspects the majority of this report has been concerned with the built 

environment aspects of the urban plan. Whilst improving the built environment will 

greatly assist in creating a positive atmosphere, which will in turn assist in renewal, 

specific work must also be undertaken in creating economic activity. Attracting NGO’s 

will prove easier if : 

a. a renewal and conservation strategy exists 

a. tangible progress has been made in conserving the historic areas of Gjirokastra 

b. the works undertaken are clearly supported by the town, its municipality and 

statutory authorities 

c. there are early signs that economic renewal is occurring – and the rate of that 

renewal is accelerating. 

                                                

23  A possible form might be the UK’s Joint Contract Tribunal (plain English) small works contract.  
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The undertaking of initial successful projects will assist in meeting each of these goals 

as: 

a. The town will have at least one element of a renewed planning framework in 

place and will be able to show that works are being undertaken that meet its 

needs.  

b. A range of projects involving individual buildings, groups of buildings and areas 

of the town will have been undertaken using good technique which sets a 

tangible standard for other works. 

c. The townspeople and their municipality will have been central in the projects 

delivery and will have demonstrated real (probably vociferous) support of the 

schemes. 

d. A significant proportion of the projects will have supported business enterprise, 

by: 

i. creating suitable premises 

ii. establishing new ‘expert’ capacity in the built environment sector 

iii. providing support 

Funding partners need to be found for tourism development, renewal of educational 

facilities (throughout the town), site assembly (to facilitate renewal within the old town) 

and the support of small-scale entrepreneurs. Additionally, monies for a second phase 

of built environment renewal, perhaps with a greater dependency on match funding 

from grant recipients, will be needed.  

Ultimately, if the strategies and specific projects proposed in this document are 

pursued it should prove possible both to obtain World Heritage Site status and 

(perhaps in the shorter term) to win the Prize for the Construction for the European 

City. Following this ‘first round’ of renewal the Municipality of Gjirokastra should 

approach both these groups and seek support in advancing the renewal of their town.   
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APPENDIX ONE - FUNDING FOREIGN VISITOR INFRASTRUCTURE 

Development of a successful tourist product in Gjirokastra demands the gradual 

improvement of visitor services and infrastructure. In turn, such development demands 

access to capital. Unfortunately, obtaining such development monies is difficult, 

particularly without some track record of effective development. One possible means of 

assisting in early development of infrastructure might be to raise a charge from each 

visitor to Gjirokastra for such works.  

Raising charges for the development of basic tourist infrastructure would prove 

particularly advantageous if the principle of bed and breakfast type lodging for foreign 

visitors is developed, for the reasons described in the previous paper. The relationship 

might operate as follows: 

1. Tour operators agree to pay a fee of say $50 to the ‘Gjirokastra Development 

Charity’ [GDC]  for each visitor to the town. 

2. The GDC identify properties that are not suitable for housing foreign visitors and 

prioritise these in terms of the cost of the work needed to bring them to standard 

and the importance (both in terms of architecture and town planning context) of 

the property. Also some consideration might be given as to the wealth of the 

family itself.  

3. The GDC undertakes the necessary development works to bring the property to a 

state where it can be used for foreign visitors. Typically, such works might include 

security, basic plumbing, glazing, decorative works and hot water provision. 

4. In return the residents of the property undertake to provide ‘free’ accommodation 

for 10 bed nights (nb. some assistance might be given for the provision of 

western breakfast foods). 

5. The GDC include the new property in the rotor for housing foreign visitors. 

6. The GDC undertakes to inspect the property at regular intervals and assists the 

residents in developing their business. 

7. Following, completion of the initial 10 bed night obligation, then the resident’s 

family will receive the agreed rate for their standard of accommodation for each 

bed night used. 

Whilst, the above scenario is based on uplift of accommodation it does not preclude 

monies being used to fund more general improvement or even providing service 



Gjirokastra Report Page 88 of 91 22.06.02 sbjr (rev) 

  

facilities for tourists. Though in this case different criteria would be needed for 

repayment. 

Of course the risk exists that a recipient of such monies will only grudgingly partake in 

the scheme once their home has been improved. However, providing that they have 

met their minimum obligation then the works have at least ensured that the house has 

been uplifted  (in an appropriate manner that’s been defined by the GDC) and hence is 

less likely to be abandoned with consequent benefits to the maintenance of the overall 

ambience of the town. However, should an individual simply refuse to give access, 

even to meet the minimum obligation, then the GDC will have no option but to take 

legal action (however ineffectual that might prove) and to impose an absolute ban on 

further funding to that family and to lodging tourists in that and associated property.  

This charge would be additional to the actual rate paid for accommodation which would 

be set at an agreed rate and overseen (for quality etc.) by the Local Office, say $25 to 

the resident family and $5 to the GDC. Obviously, this method of funding would not be 

supportable if demonstrable uplift in quality has not occurred. In any case, once the 

market for visitors has started to develop it should no longer be needed as firstly the 

local people should be aware of the benefits of improving facilities themselves and 

secondly their should be greater financial resources for them to undertake such works 

consequent of the monies entering the local market. 

The effectiveness of this regime would be enhanced by a system of match funding and 

might ultimately (when suitable financial infrastructure is in place) be more formally 

managed alongside a bank to provide a system of soft loans.  

In the attached table the impact of various usage and charging scenarios is examined. 

In summary, this table shows that even a modest number of overseas visitors will make 

a substantial contribution to the towns economy and if properly managed ought to 

provide modest funds that could (if managed by the GDC make a real contribution to 

developing and protecting the towns built environment. 
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Incomes and usage resulting from B&B offer

Description Options

One Two Three

Bed nights in season 480 800 1200

Length of season in weeks 15 15 15

Average dwell time (nights) 5 5 5

Average party size 1.50 1.50 1.50

Number of individual visitors 96 160 240

Bed nights per week 32 53 80

Visitors per party 6.40 10.67 16.00

B&Bs required / night 5 8 11

Charges per visitor 50 50 50

Charge per night     - B&B 25 25 25
                             - GDC 5 5 5

Total GDC receipts - development 7200 12000 18000

Total B&B receipts - accommodation 12000 20000 30000

Average cost per bed night 40 40 40

Additional spend per night 15 15 15

Total extra spend 7200 12000 18000

Total spend 26400 44000 66000

Direct jobs supported @ $2000/yr. 13.2 22 33

Indirect jobs suported @ x 5 66 110 165
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APPENDIX TWO - THE STEERING GROUP 

The steering group’s role will be to hold the vision for the development, to produce and 

manage the consultants’ briefs and to make sure that all developmental work is 

coherent and aimed at advancing the vision. It is also the key communication body 

between work-in-progress and the community – local, regional and international – and 

is the conduit through which funds are to be drawn into the project and applied to 

agreed works. Hence, this group should be established as a legal entity to insulate its 

members from individual liability and to ensure that an approved client exists in such as 

way that it can enter into legal contracts for works and services. As a legal identity if 

can, of course, employ staff and engage in all business activities pertinent to the 

delivery of its core objectives. 

DUTIES OF THE STEERING GROUP 

If the Steering Group is to be successful, then its management actions must be seen to 

respect the following: 

a. The dynamic nature of the town – developments must maintain and 

encourage vitality not simply maintain the physical nature of the environment. 

b. The value of public participation – success of conservation and development 

strategies can only be assured if citizens are involved in identifying and 

protecting their own heritage and are not simply treated as passive recipients. 

c. Integration with complementary goals – the vision for conservation and 

development must integrate with broader economic and social needs both 

arising from the public and private sectors. 

d. A positive approach to conflict management – as conflicts will inevitably 

occur between competing interests, an approach needs to be developed that 

attempts to seek common ground as to the nature of the problem and which 

develops a solution where, having identified the positive aspirations of both 

parties, the details dividing them can be addressed rationally. 

e. Cultural adaptability – the emergent solutions must be sympathetic to the 

local norms and desires concerning attitudes towards investment, culture, risk 

and preservation. Thus, the pace and style of development will need to develop 

over time as greater alignment in aspiration and understanding occurs between 

the ‘expert’ Steering Group and the individual citizen develops. 
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Balancing these needs is by no means an easy task and therefore the members of the 

Steering Group will need to be both respected and demonstrably competent in all their 

actions. This suggests that the members ought to be selected carefully and must be led 

by a true champion who has the capacity to hold the vision and enthuse others with its 

importance.  

OPERATION OF THE STEERING GROUP 

The Group members should comprise a broad mix of skills from Gjirokastra and its 

surrounding region with a mix of public and private sector backgrounds. Despite 

technical skills largely being provided by a consultant team, the members should be 

able to demonstrate skills and interest in at least those areas shown in the table below. 

Since some members will possess skills in more than one area, we envisage an 

eventual membership of around 10 (ten) to 12 (twelve) people. In no case should this 

group exceed 15 as, in our opinion, beyond that level it will become unmanageable. 

Some of these members should be drawn from the public sector, some from the private 

and some from societies and interest groups such as the Society of Intellectuals. It is 

vital that the composition of this Group is local, and is appointed locally without external 

influence, save for an independent audit function that, we believe, is essential if 

external funds are to be attracted. 

Care should be taken when establishing and operating this group to ensure its 

membership remains balanced. In particular, the following management principles 

ought to be followed: 

a. The five members of the Working Group (described in a subsequent sub-

section) will form the core of the Steering Group and will be required to manage 

the recruitment of the remaining members. 

b. The other members of the Steering Group will be appointed following placement 

of public notices and a formal nomination and adoption process24. 

c. Those members of the Steering Group who hold their position because of their 

job or political position (marked “x” in the above table) will be automatically 

replaced by their successor on their leaving their job or political position. 

d. All other members will be expected to stand down after a maximum of 2 years 

of service at which point public adverts will be placed and new nominees 

                                                
24

  Numerous methods exist for ensuring probity in the nominations process – the exact choice should reflect local 
custom and legal requirements 
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sought. Ex members of the Steering Group may seek immediate re-

appointment and, in some cases, this may be uncontested. 

 Position   Role / experience 

 Chairperson   Champion and leader – needs public profile 

 Council Leader X # Political support and deputy 

 Director of Institute of Monuments X # Conservation 

 Director of the Forum  X # Cultural heritage understanding 

 Member of Planning Authority X # Planning control, land ownership, development 

 Member  # Experience in tourism 

 Members x 6no.   Miscellaneous experience as detailed below 

 

 
Other expertise/experience required 

 Infrastructure (roads, water etc.) 

 Business development 

 Residential 

 Museums 

 Arts 

 Marketing 

 Hotel 

 Grants 

 

Note :  : x -  indicates membership dependent on job or political position 

  : # - indicates member of founding working group    

e. In seeking new nomination for the Steering Group attempts ought to be made to 

maintain the skills balance within its membership. 

f. The Chairmanship of the Steering Group ought not to reside with an individual 

whose membership is dependent on either their job or political position. 

g. In no case should the auditing accountant (see subsequent sub-section) be 

associated directly or indirectly with any member of the Steering Group. 

h. The Steering Group may invite whomever it pleases to any meeting. 

i. Minutes of all meetings of the Steering Group must be made publicly available. 

j. The Steering Group should be obliged to hold bi-annual public meetings at 

which the Vision is revisited (and where necessary modified) and at which 

progress on the previously identified short-to-mid term objectives is reviewed. 

Finally, membership of the Steering Group must be dependent on acceptance of, and 

adherence to, the vision and main objectives initially developed by the Working Group 

and as subsequently developed by members of the Steering Group. 
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APPENDIX THREE – SURVEY PROFORMA 

 

 

Element No. In context (Y/N) : Photo No.s :

Perception of worth of element Status main second

Ruin

Shell

Vacant

Potential quality - if repaired (1-7) Partially inhabited

Contribution to street scape (1-7) Fully inhabited

Overall state of repair (1-7) n/a

Significance of excresences (1-7)
Function ground upper

Perception of expenditure needed Residential

Commercial

Scale of expenditure (1-7) Industrial

Priority of expenditure (1-7) Retail

Risk of rapid further deteriation (1-7) Public

Unclear

Type of element main second An Inventory ground upper

Building Size (1-7)

Vacant / derelict site No. of floors

Landscaped area Materials - roof

Road segment walls

Courtyard openings

Other ground

Type of expenditure :

Named purpose :


