LAND USE SURVEY IN VLORA�PRIVATE ���PRIVATE ��  







SUMMARY AND MAIN CONCLUSIONS



Land Use Survey in Vlora continues to be an initiative of the Land Policy Department of the Project Management Unit for the Immovable Property Registration System. 

Its main objectives have been the systematic observation of the urban landscape of Vlora during the transition period in Albania towards the Market Economy as well as the creation of the information basis for PMU in the first registration process in the urban zones. 

 

The study includes the registration of all properties within 18 one ha blocks of the city zone (within the yellow line), which have been geographically distributed in different places and casually selected. In total 757 properties there have been counted and classified in 8 types of structures and 8 categories of use. For all the properties the information on the way of use, length of service, length of tenure, surface area in square meter and documentation have been collected. The main results of this survey include:



A physical landscape dominated by residential use properties (74% of the total), mainly in the apartment building form (46% of all structures).

The capital situation of the buildings reflect the best part of those buildings, which have been constructed during the years of urban planned development and a small number during the transition period. 

Development of a private rent market during the last eight years does not include a significant rent market of the building (5% of buildings are rented)  

Most of the property holders have the ownership documents 85% from State Agencies (167 of 346 are apartments), 14% are from Private Agencies (23 of 346 are apartments and 13 of 277 are properties with one and more structures) dated during the transition period.  

A high scale of private ownership over properties; 86% of all the properties have private possession, 14% have state/public possession including mainly the institutions, roads and other public services, 0.2% have state/private possession. In Vlora, it is observed that the state has actually a minimum of possession of the properties used for housing and economy. 

The physical surface area of Vlora is dominated by properties with one and multi structures. The apartments and units that occupy about 46% of all physical types of properties occupy only 10% of the total surface area, which has been studied. The properties with one or multi structures are combined in 42%, the vacant land (6% of all properties) occupy 30% of the surface area and the remaining part 18% is distributed in other property types. 

In Vlora 86% of properties are privately possessed, but they occupy only 48% of the surface area in study, while the state/public properties constitute 14% of properties and occupy 47% of the surface area in study.  

 

INTRODUCTION



The Project Management Unit of the Immovable Property Registration System (PMU/IPRS) is a coordinative agency created to implement the “Land Market Action Plan” (LMAP), based on the government decision in 1993. It has two main organizational objectives: to develop the new “Immovable Property Registration System” and to find options on the policy and laws based on systematic researches in order to introduce the land market. PMU/IPRS is jointly financed by USAID, EU/PHARE, World Bank and Government of Albania. The Land Tenure Center of the University of Wisconsin - Madison provides the Technical Assistance to PMU under the direction of Dr. Mark Marquardt (Chief of the Technical Assistance) and research assistance provided by LTC advisers and staff.  



RESEARCH AGENDA 



The goal of the research agenda is to investigate the market situation and activity mainly in the urban zones in order to implement the IPRS. It is thought that a transparent and functioning system provides the legal and secure protection of the private properties and which will positively impact the immovable property market in Albania. Land Policy Department of PMU/IPRS as part of a larger research agenda, aims to conduct the research in two phases in order to understand the context and impact the registration of rights in the urban zones of Albania:   

  

Phase 1: Land Use Survey, in the main lines of investigation that includes the basic 

information on property types, uses, occupancy types (owner or lessee), patterns of land and building ownership, structures amortization (year on which they were constructed), surface area by types, etc.  

 

Phase 2 : Basic Urban Study, collecting information through interviews as regards the tenure status and 

market behavior in order to evaluate the effects of tenure status which really indicate the market behavior (for example the transactions and investments)   



The information that results from the study will be used practically, in order to support the development of policies and procedures for land market administration and theoretically to determine the special aspects of introduction of the private property market in the urban zones of Albania.

 

RESEARCH DESIGN



Land Use Survey piloted in Vlora has been designed as a registration of all properties within the pre-selected zone for supporting the two objectives:  



Descriptive evaluation of the current land use and occupancy structures in the biggest urban zones, where the first registration is continuing.  

Preparation of a property list, which is based on the physical types and property use types, where a model will be selected from them for the second phase of the research agenda, the Urban Baseline Study (interpreting evaluation); as well as the preparation of lists with other information which can be used to inform the first registration process in the urban zones of Albania.   



For the first phase study samples have been selected according to geographical units and each of 1 ha, within the legal borders of the eight cities of Albania: Tirana, Durres, Gjirokastra, Lushjna, Korca, Elbasan, Kukes and Vlora. The main advantage of this approach of sample selection is that those zones can be easily reconsidered in the next years. This will allow the comparison of changes (by the geographical point of view) to determine the tendencies in the land use, tenure forms, construction activity, rates of occupation or abandonment and concentration of activities in terms of units and surface area.  



Land Use Survey has been piloted after Tirana and in continuity in all the above-mentioned cities. During 1998-2000 the work has been extended in other cities: Elbasan, Durres (urban and suburban zone), Lushnja, Korca, Gjirokastra, sub-urban zone of Tirana, Kukes and Vlora.  Following we are presenting the results from the First Phase of the research agenda piloted in the City of Vlora.  

  



HISTORICAL VIEW OF VLORA



Vlora is one the oldest cities and the second important port of Albania as well as one of the most important tourism, industrial and agriculture centers during the centralized economy governance for the southern area of Albania. This city is organized with a center with some irregular radial roads and compact blocks of houses, which have kept the old architecture. The radial roads realize the linkage of the city with the main business centers, ports and institutional and industrial centers of this district (map 1).  Not only the central zones of Vlora, but also its radial structures keep all the possible architectonic and utilitarian forms with low constructions, but with regular road systems. The secondary roads still keep the middle-age view because they have been built by stones.  

 

Although Vlora is an old center it has had big urban transformations and has taken the form that it still keeps in our days. After 1944 the city was extended and developed especially in its periphery parts with buildings and industrial and tourism objects. Therefore, its urban view is dominated by three main periods of political, economical and social developments: the ancient periods prior to 1944, the communism period or during 1944-1990 and the transition period or post communism period after 1990. All these three periods are closely related to the form of tenure of urban properties as well as their legal documentation.  



During the communist period or in 1944-1990 after the war, a new phase of development started in Vlora as an important industrial, agriculture and tourism center. This development made possible the obligatory movement of many rural people from remote and undeveloped areas and qualified workers and specialists towards the city.  First of all these people had urgent needs of housing and in this period there have been planned and built blocks of buildings, which increase the physical type of apartment.  The construction of 4-5story blocks was done especially in the main road Vlora-Uji i Ftohtë, while the industrial zone was placed in the south-west area of the city near the shoreline. The buildings of that period had a tendency towards the altitude and their composition was done based on the rational urban planning with relatively large blocks predicted as green spaces. In this period some important institutions were built such as: schools, hospital, sport and cultural centers, some state enterprises, Factory of Caustic Soda, Cannery, Factory of Rice Polishing as well as strong agriculture farms.

 

The last developments in Albania that belong to the third period or transition period (after 1990) made possible the increase of new buildings thereby reducing the free spaces and tourism area. However, there are small investments done on improvement of old houses or buildings, in trade or hotels and few new constructions.  



The Land Use Survey is tried to describe the actual form of development by using a full survey of 18 blocks within the city, according to their actual use and according to basis structures of ownership.  In this way, the Land Use Survey wants to describe the property distribution according to their type, to describe a general view of the current situation in Vlora that has resulted from three main epochs of development.  



REGULATION AND PLANNING IN THE CONTEXT OF URBAN DEVELOPMENT



Before talking about these issues let us comment the following categories of properties according to this study purpose and results. It is important to stress that these categories are described and do not intent to present legal definitions of the property types or other purposes:



Physical type 1.   Single unit within a big structure  (apartment/unit).



The apartments have been built as a physical type in order to afford the mechanical increase of population in Vlora after 1944. In Europe this type had served as a housing tool in the period between two wars.  The rationalized and standardized technological production provided low cost of production. Their surface areas are relatively limited (40-60 m2).  

 

Considering their constructive system it is possible to make the union of two or more apartments increasing so the surface area and this can be considered as a tool of transaction in the future. The experience has shown that this physical type has been developed mainly for housing purposes for those families that have low incomes (in periphery zones) and those that have high incomes (near the main axes and centers).  



Physical type 2.  A structure with many properties/property units (building with many apartments/units).  



The multi-structure building is the best physical type that has many properties per surface area and using this structure the land surface area can be utilized in maximum. Few apartment buildings in the main axe of the city are used for economical activities. There are similar characteristics of the physical type 1 as regards the technological production.  



Physical type 3.  Properties (e.g. Parcel) with single structure with a single unit.  



The property with a single structure with a single unit was a dominant type prior to 1944 kept by the strong tradition where the citizen lived in a 1-2-story building and he performed all the functions within that structure.  In 1945-1990, this kind of property served as a solution for the zones with low constructions, unaffected by the urban plan of that time, which produced apartments or high multifunction buildings.  After 1990 this type of property is found in the vacant zones where the land value is low, so in periphery zones.  In the future urban plans it will serve as a tool for resolving the housing problem especially out of dense urban centers.

 

Physical type 4. Properties with multi structures 



The property with multi structures is one of the most traditional one in the period prior to 1944 the same as physical type 3. From 1945-1990 they are used even for social purposes. After 1990 they are basically used for economical purposes, adding here other elements with temporary structures or garages.  



Physical type 5. Properties such as kiosks, garages or temporary constructions 



We can say that after the collapse of centralizes economy, which brought the industry paralyze in Vlora, this was found as a solution to afford the unemployment and to activate the trade, even though they were temporary and occupied a small surface area they were spread in the main axes and in vacant spaces.  From 1991-1996 there has been a constant increasing that has fallen after 1997.  When the economy will be further developed and considering the tendency of having more solid structures, this will not be a physical type with a secure future.  



This category of property is characterized by land parcels with single structure under an ownership. In general, usually 1 store and 2-3 stores villas have been constructed surrounded by free land parcels. Before 1944 the tradition was that a resident lived in a 1-2 stores house and all the functions have been performed within this structure.  After 1990 this architecture has been extended in the suburban zone. In the future urban plans the solution of the settlement problem will be the zones out of the city centers.  



Physical type 6. Vacant land



This category of properties is characterized by parcels of vacant land, without structures or uses, such as the spaces between the buildings or gardens in front of buildings.  Prior to 1944 the citizens of Vlora possessed in their ownership big surface of land without structures. During the communist regime the land belonged to the state and the state was the only owner.  The state had planned to use them for the city development in the future according to the prepared plans. So many blocks of apartments, factories, institutions, schools, etc were built over the state land. During the transition period the restitution of land to ex-owners started by the Restitution and Compensation Commission, but there are still ands, which have remained   vacant.  This land is preferred and the owners are gradually constructing buildings on it, even though after the industry collapse and emigration of habitants it seemed that the city was not powerful for making new investments. But during the last years people have started to invest. Perhaps these vacant lands in the future will serve to the city adjustment according to a compiled regulatory plan.  

 

Physical type 7.  Roads, paths, sidewalks  

 

All these properties have been owned by the state. Partially they have been built during the communist system and extended according to city development plans. But if the city will be developed in the future and will have a flux of vehicles it will be necessary their qualitative improvement. Also their improvement will enable the linkage of different quarters of the city in a more functional way.  



Physical type 8.  In construction



Here we have the land parcels on which building are in construction. In general the constructions are protecting the city architecture. The city of Vlora has old buildings and the first investments have been done exactly on their reconstruction, making them more commode and functional. The improvement of living conditions will continue even in the future.  

THE SURVEY METHODOLOGY 



The Land Use Survey in Vlora has been designed to collect basic information on structures and their use in 23 casually selected blocks in the city.  Of the 23 first blocks, 19 study zones have been selected (map parcels), which have had updated urban cadastral maps and information on ownership. Using these cadastral maps together with the temporary information of ownership. The study was not performed in one zone because there were some difficulties on collecting the data. The study was performed in 18 zones. A database has been created for each 18 zones (1 ha each) by using these cadastral maps together with the temporary information of ownership, in order to create a list of properties for further field surveys and for corrections. The field maps together with the supportive lists have been used for preparing the questionnaires on the properties predicted and for preparing blanket questionnaires in order to add or change something.   

 

Using the PMU updated maps and the parcel book data we have calculated 370 properties (parcel/property) and the field teams would work in order to collect information on land use. But in fact there were new sub-divisions of these horizontal properties (study maps: 11, 16, 20, 17 and 14) and in the parts where the city has been extended after 1955 there is no updated urban map (maps: 23, 10, 2, 1). All these have increased the number of properties for the interview process in 757 properties. In order to collect the data quickly and precisely we have established four field teams composed by two interviewers, who were trained. Each group has been given field maps where the interviews would be taken and the further updating of that station. The interviewing period has lasted from October 5th – 25th 2000. The rule is that there would be interviewed all the physical types that the study map possessed and which had different users.  

 

 In total there have been realized 757 interviews, of which 346 apartments/units or vertical properties and 380 horizontal properties, which are basically parcels/legal properties registered by the PMU groups and 31 are new horizontal properties of which: 1 temporary property, 25 properties with a single or multi structures and 4 in construction. 



During the interviews we could find a new apartment building finished and built during 1991-1997 and we found 16 privatized apartment buildings. 47 new owners have been interviewed (always in comparison with the parcel book data).   



THE INTERVIEW RESULTS ON LAND USE 



The following sections summarize the Land Use Survey results and in this way they give some characteristics on physical types, way of use, users and other tenure characteristics in the city of Vlora during the last 10 years of transition towards the market system.  



Distribution of Properties by Type 



Our survey teams have encountered properties that varied from one family in a single structure to the roads, sidewalks and railways. All those physical types have been collected and classified in nine separate categories:



1.	A single unit within a big structure (e.g. an apartment unit)

2.		A structure with multi units, properties/owners (e.g. an apartments building) 

3	A property (e.g. a parcel) with a single structure and with an owner. 

4.	A property with more than one structure, but with an owner.

5. 	A property that is a kiosk, garage or any other temporary construction.  

6. 	A vacant land parcel without structure/construction

7.	Road, path, the right to pass, sidewalk etc. 

8.	A land parcel in construction

9.	All the types that are not mentioned above (e.g. rivers, bridges, rail lines, etc.) 

  

Table 1 describes the properties distribution in 18 blocks by their physical type. Most of the properties according to their physical characteristics are apartments in 46% of the total. The kiosks and other temporary structures account for 1%, while the single and multi-structure properties account for 37% of the total. The apartments and units, which dominate the physical distribution account for 17 structures or 2% of the total number of properties. Vacant land, in construction, roads and other types result in 14.5% of the properties. That distribution gives us first indicators of the construction density level in the city; they will be further detailed as regards the physical type and property use type.    



 

 table 1:�����FREQUENCY OF PHYSICAL TYPES ������Number�% of total��TYPE 1�apartments, units�346�45.7%��TYPE 2�multi-unit buildings�17�2.2%��TYPE 3�single-structure properties�178�23.5%��TYPE 4�multiple-structure properties�99�13.1%��TYPE 5�kiosks, garages, temporary structures�7�0.9%��TYPE 6�vacant land  �42�5.5%��TYPE 7�roads, sidewalks, paths�29�3.8%��TYPE 8� construction site �12�1.6%��TYPE 9�other not above�27�3.6%���TOTALI�757�100.0%��



Distribution of Properties by use.  



For the survey purpose, these continuous categories of property use have been developed in order to comparison all the possible classifications.   



1. Residential

2. Commercial, industry or trade enterprise, for profit	 

3. Mixed use (for example residential and commercial)

4. State, public, institutional, foundational, non-profitable  

5. Religious

6. Vacant (not in use)

7. Servitude, access etc.  

8. Others



 

Table 2 describes the property distribution by their main use or uses. It is expectable that this distribution is dominated by the residential-category: 74.4% of all the properties used as residences. 6 % of the properties are fully or partially used for economical reasons (2.7% exclusively and 3.0 % mixed use). The remaining 10.5 % of properties have been distributed for religious, institutional use, it is vacant, road or other types. These statistics can be interpreted for purposes of first registration. It could be supposed that the property owners that have used them for residential and economical purposes (about 80% of the total) will be sensible to protect their interests and will be engaged in the first registration process.  

 



�PRIVATE ��table 2:�����FREQUENCY OF USE TYPES    

������Numri�TOTALS��TYPE 1�Residential�572�74.4%��TYPE 2�commercial/economic (for profit)�19�2.7%��TYPE 3�mixed use (commercial/residential)�21�3.0%��TYPE 4�institutional, public, foundational, etc.�30�4.3%��TYPE 5� religious�0�0.0%��TYPE 6�vacant or without current use�11�1.6%��TYPE 7�thoroughfare, roadway, etc�29�4.2%��TYPE 8�Other�3�0.4%���TOTALS�685�100.0%��Missing: 72





Age of Buildings and Length of Tenure. 

			

The following table describes the average age of buildings in Vlora and gives some statistics for the acquisition patterns.



The age of buildings according to years of constructions reflects the historical development of Vlora as well as the physical impacts in its landscape under different economical regimes during the 20th century. Approximately 8% of properties analyzed in this study have been built in the pre-communist period, while the majority of them during the years of the planned and centralized urban development (1945-1990).  Approximately 80% of the properties built in that period are more or less according to the state strategy: to build standard apartments.  



The statistics bear witness to the construction level in Vlora from transition towards the market economy and private property regime, 12% of properties in the blocks studied have started to be constructed in 1990, which includes the 10-years period comparing this to 80% built in 45 years. The average age of the buildings is approximately 175-year-old again dominated by a big number of apartments built by the state, which is the result of a planned development period.  

























table3 :

STATISTICS OF CONSTRUCTION YEAR AND ACQUISITION  

�CONSTRUCTION�%�ACQUISITION �%��OLDEST�1825��1917���NEWEST�2000��2000���DIFFERENCE �  175��  183���MIDDLE�1912��1958���������Prior to 1944�35�8.4�11�2.8��From 1944 to 1990�328�79.6�213�55.1��From 1991 to 1998�49�11.8�162�41.9��TOTAL�412�100.0�387�100.0��������1990�6�1.4�15�3.8��1991�4�0.9�11�2.8��1992�2�0.4�45�11.6��1993�3�0.7�24�6.2��1994�23�5.5�10�2.5��1995�2�04�14�3.7��1996�0�0.0�14�3.7��1997�7�1.6�12�3.0��1998�0�0.0�9�2.4��1999�0�0.0�2�0.5��2000�3�0.7�5�1.2��TOTALS�412�100.0�387�100.0��missing: 109



Table 17 (Appendix B) confirms this conclusion. For the properties constructed between 1945 and 1990, 59% are apartments (192 of 328). In the 18 blocks analyzed, 328 properties have been built in that time, of which 192 are apartments and the other part of 41% is distributed in other forms of properties. This clearly shows the priority of the buildings construction and the development of a planned economy and in contrast with the construction models of the post-transition period. During the transition period few apartments have been built at about 37%, while the other constructions destined  for housing stay at higher levels at 63%. The other constructions such as the kiosks, garages, etc. have small percentages. This shows the non-existence of a control and a planned regularization in the development process.  

  

The acquisition statistics present a big amount of profits (where the transactions are included) after 1990. A small number of properties have been held by those who held them during the pre-communist regime, while most of them have been acquired from 1945 to 1990 (55 %). It is important to see that the property acquisition has advanced parallel to the construction during that period. The acquisition statistics are related to the physical acquisition of property (for example the formal acquisition has not been considered as acquisition).  The acquisition level after transition is in the interest of the first registration process, because it has implications for the sources based on the un-privatized ownership evidence.  

 

The acquisition stage of 12% and 6% in 1992 – 1993 and 4% in 1995-1996 is interesting and it is a result of development of economical policies in the country.   



It is not unexpected that 72% of the economical use has been acquired after 1990 during the transition towards the market economy.  The acquisition of the remaining part of 28% during the planned economy period can result to a small privatisation of the economical objects and storages to the employees; the current possessors (ex-workers) could have been the possessors of the economical units before the transition.    

   





Distribution of Property Users by Type.  



The following statistics reflect the percentages of owners for Vlora in this phase of the property market development. Since the beginning of transition and after the privatization programs of 1993 and 1994, it can be noticed (at least for the category of buildings) that the percentage of owners are approximately 94% and the highest in Europe. According to the study results during the 8 years the rent market has been clarified. Of all the surveyed properties (all the types and uses) 5% are used by the renters and 1% of properties are used in different ways, but not declared in a rent agreement with the owner.  



tabela 5:

FREQUENCY OF USERS TYPE 

 

��NUMBER OF PROPERTIES�% TOTAL��TYPE 1�Owners�486�94.1��TYPE 2�Renters �23�4.6��TYPE 3�Others �6�1.2���TOTAL �495�100.0��Missing:262





The table 22 (Appendix B) shows that the highest values of rent type of use are classified in residential use (68% of residential uses of properties are leasing). About 13% of properties for economical use are renting. This shows that the rent market for economical use has been developed on the state properties where about 18% of them have been rented during the last years.  



Ownership Documentation



The type of ownership documents is important not only for the legal security of ownership in the property market, but even for helping the first registration process in order to know the legal right and registered properties. From the study it results that: 48% of owners have Privatization documents, 11% have inheritance documents, 6% have private contracts, 23% do not have documents (the state properties are mainly included here), 9% have documents from Municipality, 1.2% have documents of Court Decision and 0.4% documents such as Permission of Construction.  

 

As regards the types and uses of properties in the zones we studied (table 6) we have observed that in most of cases the documentation of ownership has been taken from the State Agency of Privatisation (85%), 14% from Private Agencies (market) and 0.3% do not have data.  

 



















table 6:

DOCUMENTATION ON OWNERSHIP  

��NUMBER �% OF TOTAL��TYPE 1�Documents from privatisation�225�48.0��TYPE 2�Documents from Municipality�44�9.4��TYPE 3�Permission of construction �2�0.4��TYPE 4�Documents with private contracts  �29�6.1��TYPE 5�Documents with court decision  �6�1.2��TYPE 6�Documents with inheritance�50�10.6��TYPE 7�Without documents�109�23.2���TOTAL�468�100.0��Missing:289



table 7:

DOCUMENTATION ACCORDING TO OWNERSHIP SECTOR   



�

residence�

Business �

mix�Public, institut. �

Vacant �Road, side-walk ��Privatisation documents�207�5�6�4�0�0��Documents from municipality�42�1�0�1�0�0��Permission of construction�1�1�0�0�0�0��Documents with private contracts �26�0�2�0�0�0��Documents with court decision�3�1�2�0�0�0��Documents with inheritance �41�1�5�0�1�0��Without documents�39�5�1�21�6�28��TOTAL�360�14�16�26�7�28��Missing: 212



The analysis done to the documentation available by the users:207 cases or 58% of residential use have privatization documents, 42 cases or 12% have  documents from municipality, 26 cases or 7% with private contracts, 41 cases or  11% have documents from inheritance and 3 cases or 0.8% with court decision.  The use for economical activity in 5 cases or 36% is with privatization documents, there is no case without documents. The mixed use in 6 cases of 38% is with privatization documents, in 4 cases with court decision, in 2 cases with private contract, 5 cases with inheritance documents and 1 case without documents. 



As regards the construction period 55% of constructions prior to 1944 have inheritance documents; between 1944 and 1990, 65% have privatization documents and 9% inheritance documents; for the constructions after 1990, 2% of cases have documents with construction permission, 2% of cases documents of inheritance and 70% without documents.

 

As regards the perspective of registration, the quality of documents taken seems to be a serious problem given that the number of property owners with inheritance documents is 50 or 13% of cases. Also, 6 (about 2%) of private properties with documents from the court and 29 cases or 7% of properties with private contracts show the possible need for a legal definition and clarification in the process of first registration.



Type of tenure



About 86% (Table 8) of properties within the blocks in study have been under private ownership. This shows the possibility of creation of the private property market in Albania. The other part of 14% is still under the state/public ownership and 0.2% is still in state/private ownership. .  

 









table : 8  



�����SECTOR OF OWNERSHIP

 �����PROPERTIES UNDER�NUMBER�% OF TOTAL��TYPE 1�private ownership�424�86.0%��TYPE 2�state ownership�68�13.7%��TYPE 3�state/private joint ownership�1�0.2%��                         TOTAL

�493�100.0��Missing :264





By analyzing the property distribution by the property use (table 9) we see that 4 to 379 of buildings are stately owned (6.2%). Here we have some state buildings, which have not been privatized. A big number of buildings and properties used for commercial purposes are privately owned, which shows that the ownership has successfully changed during the transition period in this zone. The Table 9 clearly presents that 39% of the properties that are under the state ownership, are used for public/institutional purposes, so they are still under the state ownership.

 



�PRIVATE ��table 9:������������SECTOR OF OWNERSHIP BY USE OF PROPERTY

�������������private ownership�State ownership�state/private joint ownership�not known�%�TOTALS��TYPE 1�Residential�374�90.3%�4�6.2%�1�100.0%�0�0.0%�379��TYPE 2�commercial/economic (for profit)�15�3.6%�0�0.0%�0�0.0%�0�0.0%�15��TYPE 3�mixed use (commercial/residential)�17�4.1%�1�1.6%�0�0.0%�0�0.0%�18��TYPE 4�public,, institutional, foundational, etc.�6�1.4%�24�38.7%�0�0.0%�0�0.0%�30��TYPE 5� religious�0�0.0%�0�0.0%�0�0.0%�0�0.0%�0��TYPE 6�vacant or without current use�2�0.4%�5�8.0%�0�0.0%�0�0.0%�7��TYPE 7�thoroughfare, roadway, etc�0�0.0%�28�45.1%�0�0.0%�0�0.0%�28���TOTAL�414�100%�62�100%�1�100.0%�0                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                               �0.0%�477��missing: 280





DISTRIBUTED STRUCTURES / Parcel Ownership



As in the other European countries, the private property market in Albania is evolving, enabling the buildings and land parcels, where they are located, to have different ownership. This issue is important for the market types and ownership forms, as well as for the property registration using the parcel based system.  



Within the blocks in survey, most of the properties do not belong to this category (82 % declare that the parcel is under the same ownership as well as the structure). But this figure is increased by the declarations of property owners, who accept that they possess that part of land where their apartment- building is constructed (according to legal agreements of privatization). However, including all types and uses, 5% of properties seems to have different tenure of parcel/structure, 1% do not have structures and 6% do not know. In most of cases the respondents declare that they own the land under the building.  









   

�PRIVATE ��table 10:�����Separated Structure/Parcel Ownership Statistics

����PARCELS UNDER�NUMBER�% OF TOTAL��1�Same ownership as the structure �414�82.2%��2�Different ownership than structure�22�4.6%��3�no structure�6�1.2%��4�not known�27�5.7%���TOTAL�469�100.0%��Missing:308



Surface Areas by Type



The survey involved all properties within 18 blocks of 1 ha casually selected. Considering that even the vertical properties (such as apartments) were included in this study, the total surface are included in the study is bigger, because in total the properties have a general surface are of 193 888 m2 (19.3ha). Some horizontal properties such as roads, sidewalks, institutions, etc. that constitute a small part in this study have been included also.  



The following table summarizes the classification by physical type of the properties included in the survey. The apartments, which constitute about 46% of all the properties by physical type occupy only 10% of the surveyed surface area. The properties with single or multi structures occupy 42% of the surveyed area, vacant land (6% of all properties) occupy 30% of surface area and 27% of the remaining part is distributed among other property types.  

  

table 11:�������SURFACE AREA BY PHYSICAL TYPE��������valid #�MEAN AREA (m2)�TOTAL AREA (m2)�% OF TOTAL��TYPE 1�Apartments, units�346�55.5�19234�9.9%��TYPE 2�Multi-unit buildings�17�409�6953�3.5%��TYPE 3�Single-structure properties�178�228�40667�20.9%��TYPE 4�Multiple-structure properties�99�412�40740�21.0%��TYPE 5�Kiosks, garages, temporary structures�7�6�135�0.1%��TYPE 6�Vacant land or construction site�42�1369�57495�29.6%��TYPE 7�Roads, sidewalks, paths�29�485�14061�7.2%��TYPE 8�In construction�12�524�6284�3.2%���Others�27�308�8319�4.2%���TOTAL�757��193888�100.0%��missing:7411 m2





The distribution of properties by their type of use some acceptable data have been presented. Residential use properties, which account 75% of all properties, occupy 36% of the total surface area surveyed. Apartments and units (346 units or 46% of all properties of physical type) occupy about 30% of the residential use surface area, the same for the other residential use properties (277 units or 37% of all properties of physical type), which occupy about 70% of all surface area of residential use land. The average surface area of an apartment unit is 56 m2, while the average surface area for living of any other type is 203m2.  



Commercial use properties account for 9% of land in the zone surveyed. Mixed-use properties account for 2% and together they account for 11% of land in the surveyed zone of Vlora. Vacant land represents 6% of the land surface and in construction 2%.

 

table 12:�������SURFACE AREA BY USE TYPE��������valid #�MEAN AREA (m2)�AREA (m2)�% OF TOTAL��TYPE 1�Residential (total)�572�114�65031�35.9%���- residential (apartments and units)�346�56�19234�29.5%���- residential (all other types)�226�203�45797�70.4%��TYPE 2�Commercial/economic (for profit)�19�841�15975�8.8%��TYPE 3�mixed use (commercial/residential)�21�194�4072�2.2%��TYPE 4�state, institutional,  etc.�30�1975�59244�32.7%��TYPE 5�religious�0�0�0�0.0%��TYPE 6�e lire�11�992�10915�6.0%��TYPE 7�thoroughfare, roadway, etc�29�519�15058�8.3%��TYPE 8�in construction�3�1060�3180�1.7%��TYPE 9�Not known�14�534�7473�4.1%���TOTAL�699�n/a�180948�100%��missing observations: 58������

Referring to Table 13 below, 87% of the surface area of Vlora is occupied by owners and exactly 13% and 0.3% of the surface area is distributed to renters and other forms of tenure. This figure is considerably lower in comparison to the properties used by owners (94 %) and this might be the result of the fact that there are many vacant apartments and buildings. 



table 13:�����SURFACE AREA BY OCCUPANCY TYPE�����PROPERTIES -�AREA (m2)�% OF TOTAL��TYPE 1�owner occupied�95256�87.0%��TYPE 2�rented�13813�12.5%��TYPE 3�other�426�0.3%���not known�180�0.1%���TOTAL SURFACE AREA�109675�100%��missing observations: 72390 m2����

By surface area, the ration between the properties under the private ownership: state/public ownership: private/state ownership is 48 : 47 : 5.  Apart from the fact that 87% of properties are privately owned, they occupy only 87% of surface area in the surveyed zone. This is reflected in the average surface area that the state property category (especially the land in use where the city has been extended), such as institutions and roads.   



table 14:�����SURFACE AREA BY SECTOR OR OWNERSHIP�����PROPERTIES UNDER�AREA (m2)�% OF TOTAL��TYPE 1�private ownership�68 460�48.4%��TYPE 2�state ownership�66627�47.1%��TYPE 3�state/private joint ownership�6110�4.5%���TOTAL SURFACE AREA�141197�100%��missing observations:  41003 m2����

Lot Coverage and Density Statistics



Statistics resulting from the survey on lot coverage and density, which result from the survey reveal the pattern of intense or distributed use of available land by type. Table 15 shows that, the economical/commercial use properties are mostly used. The residential and commercial use properties cover about 41% of surface area , while the category of institutions has a low intensity of land use at 2% of surface area. 



table 15:��������Lot Coverage (Densities) by Use Type���������VALID #�PARCEL AREA (m2)�COVERED (m2)�VACANT (m2)�RATE OF COVERAGE %��TYPE 1�Residential�572�65031�20 804�44227�31.9%��TYPE 2�commercial/economic (for profit)�19�15975�1428�14547�8.9%��TYPE 3�mixed use (commercial/residential)�21�4072�2353�1719�57.7%��TYPE 4�state, institutional, etc.�30�59244�1185�58059�2.0%��TYPE 5�vacant or without current use�11�10915�0�10915�0.0%��TYPE 6�thoroughfare, roadway, etc�29�15058�580�14478�3.8%��TYPE 7�in construction�3�3180�324�2856�10.1%��TYPE 7�Don’t know�13�7473�1797�5676�24.0%���ALL USE TOTALS�697�180948�28473�152 477�15.76%��missing:   8247 m2



The table 16 below indicates the number of parcels, total surface area that they occupy, total covered area by structures and rate of coverage according to the distance from the center of the city. It seems that in Vlora the relationship between vicinity to the center and intensive use of land is significant, perhaps this is impeded by the hilly terrain. This is not surprising in the post-communist transition phase, where the landscape is dominated by development decisions, which do not consider the renting relations. In an efficient market one would predict higher density and intensity in the urban zone of the city.  



table 16:��������Densities according to the distance from the city centre�����Ring�Distance from Centre�# valid cases�PARCEL AREA (m2)�COVERED (m2)�VACANT (m2)�COVERAGE %��1�1 to 500 m�107�24817�10413�14404�41.9%��2�501 to 1000 m�76�22662�9382�13280�41.3%��3�1001 to 1500 m�68�76790�8033�68757�10.4%���TOTALS�251�124269�27828�96441�22.3%��

IPOTEKA



In the analyze done on Ipoteka of documents it results that only 76% of properties have been mortgaged and 22% have not been mortgaged. The important thing for the Registration Project is this fact to be known for the advancement of the registration process even in this city.  



 

table No.25:

Ipoteka

�Frequency�Percent��Yes�318�76.4��No�90�21.6��Do not know�8�1.9��Total�416�100.0��Missing 341



By the study it results that 186 apartments/units of 346 and 128 properties of 247 with single or multi structures have been mortgaged. The fact that the apartments have more mortgage cases is understandable because the process of privatization of apartments in Vlora has been developed as in Tirana and in all the country.  

  

Table 27:

Physical structure of property- Ipoteka Code /Mortgage 

�Ipoteka Code /�Mortgage�Total���Yes�No���TYPE 1 apts�186�8�194��TYPE 2 one structure property�68�21�89��TYPE 3 multi - structure property�60�15�75��TYPE 4 multi-unit building�0�0�0��TYPE 5 site�2�20�22��TYPE 6 temporary structure�1�2�3��TYPE 7 roads, side - walks�0�21�21��TYPE 8 in construction�0�1�1��TYPE 9 others�0�2�2��TOTAL�318�89�407��   missing::350



PRICE PAID



The statistical analysis of the city of Vlora about the price paid for the properties gained shows clearly that here the property market, both state property market (from privatization) and private market has been developed. By interviews it results that 88% of cases have been bought by the privatization process and for 167 cases of 346 apartments/units belong to the privation of apartments and shops. As we see the privatization rhythm in this city is slow, because people have higher interests on emigration.  



table 26:

Price 

�Frequency�Percent��0 - 80000�207�88.4��80000 - 240000�17�7.2��240000 - 500000�2�0.8��700000 - 1000000  �1�0.4��1000000 - 3000000�6�2.5��3 000 000 - 7 000 000�1�0.4��Total�234�100.0��No data: 523



Privatization Agency 



Even in the city of Vlora the state market as well as the private one has been developed with lower pace than in Tirana. The fact that 85% of properties have been privatized through state agency shows that the state market has been developing through the process of privatization, but parallel the private market has been developed by private agencies in 14%. Approximately 167 apartments/units of 346 and 47 properties with single and multi structures have been privatized. This shows that the process of privatization in Vlora is slowly progressed and this because of low income of citizens. While the private Agency has privatized 23 of 346 apartments/units and 13 of 277 properties of single or multi structures.  









 





 

table 28:

Privatization Agency  



�Frequency�Percent��State agency�215�85.3��Private agency �36�14.3��Do not know�1�0.3��Total�252�100.0��Missing: 63



SURVEY DIFFICULTIES FOR FURTHER DEVELOPMENT



Land Use Survey provides limited data where the conclusions on possible future developments will be focused on, but it is necessary to mention some of the survey results for the future development perspective.    



Survey reveals that new constructions have happened in the transition period after 1990 in contrast to the previous period (12 % of constructions in 18 blocks after 1990). In addition, the fact that 1% of properties in survey presents a situation in which the land and structure(s) on it are held by different owners. This phenomenon has happened because the city urban sector has been trying to keep the existing regulatory plan.  The evolution of landscape of the city of Vlora has continued to be developed slowly but spontaneously even thought the regulatory plan of 1989 has not been replaced. The situation of new constructions without a suitable regulatory plan raises serious questions beyond the sphere of discussions of this study. The refreshment of discussions about the city zoning can be described in sectors with different urban restrictions, construction standards, required density, improvement of plan for the vacant site, green spaces, etc. have to be given as soon as possible to save time, because the city is financially weak in this rapid movement where the country is involved. We hope that the detailed study on the Urban Land Market that we will have soon, will provide more data for information and discussion.  



RECOMMENDATIONS FOR FURTHER WORK 



Land Use Survey in Vlora collected the statistics on main land use and tenure for approximately 18 hectares in Vlora. Although it was never intended to be the sole effort in describing the nature of the urban property market, it has had extraordinary informative value beyond original expectations. The first phase successfully describes the samples and even tendencies of the transition period, which will impact the land administration and regularization in urban zones over the next twenty years. It systematically has provided evidence of evolving rental and sale markets and has described the very structure (defined by uses, categories, forms of ownership) of the market, which the Immovable Property Registration System has to observe.  

 

Based on the value of this preliminary information and analysis and with reference to the value of the inventory of properties created through the survey, it can certainly be recommended that more and deeper research is needed to support the policy within the registration system.  



Recommendations for future work would therefore be:



To continue the second Phase of the study improving the Urban Survey by collecting more information through interviews related to the tenure forms and market activities. Deeper analysis will reveal relationships between the legal and illegal forms of tenure and market transactions. , types and qualities of documentation, settlement and demographic issues, which affect market potentials, as well as describe wider market potentials through analysis of finance, investment and market behavior.  

   

POLICY RECOMMENDATIONS



The policy for First Registration of Urban Properties



The study, while not specifically designed as a sole basis for policy development, provides some indications of trends and issues, which affect first registration in urban zone. These indicators need a more advanced analysis for some important issues about the first registration efficacy in Vlora.  



Most of properties in Vlora are privately owned (86% according to the survey). Of which 23% of private property owners admitted that they do not have any kind of documentation. Interesting is the fact that 6% of the private property owners have documents with private contracts and 1.2% have documents with court decisions, which could bring confusion and possible conflicts on property. 

   	

Recommendation:  More work is necessary (perhaps through sub-samples) to determine the type and quality of documentation that the property owners possess.  They think they have the ownership documents. The point for the first registration is the quality and legality of documentation and whether they are acceptable as a basis for kartela filling out.  	

 

In most of state category cases, we face the lack of documentation. The lack of ownership for the state institutions has led to irregular functioning of the property first registration in Vlora.  

 

Recommendation: Preliminary attempts for encouraging the state and local government for the security of rights and administrative rules that strengthen the state properties.  



The maps used during the field survey have been updated by the PMU field teams, but the Privatization Process in Vlora has changed the situation with the updated parcels,  before entering the display process and first registration.  

	

Recommendation: In a considerable number of cases the situation in field is not the same with that

of updated maps. The period between the updating and publication should be shorter for the 

markets during the privatization process in Vlora. 



The maps used during the field survey have been updated by the PMU field temas, but there have 

been also updating activities done by the private companies (maps 9, 20, 22). The errors reflected 

in maps about the property boundaries, property removal or repetition of the property number will 

bring problems to the first registration in Vlora. 



Recommendation: In a considerable number of cases the situation in field is not the same with that 

in the updated maps. The work has to be better controlled especially that done by the private 

companies and the inaccuracies should not be accepted.  



 The system of field updating on parcel base is a process, which excludes the field visits for the 

vertical properties. During the study, 370 parcels have been visited, where 757 “properties” have 

been structurally determined.  Referring to the number of transactions for the apartments included 

in the study, it is clear that the use of privatization documents for the first registration of apartments 

after their construction has been done on parcel map and it is not sufficient to secure the ownership 

of units based on the IPRS “relation”. While the un-privatized apartments can be registered as state 

properties.  

 

Recommendation: It is necessary to inform the apartment owners about the provisory registration 

of their apartments. This can include the display of provisory lists in the building, or verifications 

door by door (or any other option), but it is necessary to make known that the process of filling out 

the kartela has not finished and errors can be made.  .



The phenomenon of parcel ownership division from the structure ownership has been clearly seen in Vlora



Recommendation: The process of first registration has to clearly express the structure ownership in 

kartela and its relation with the building.  



Few properties privately owned by the owners have used them as residential and/or commercial units and have inheritance documents.  



Recommendation: Since the process of first registration in Vlora will encounter complications and 

difficulties as regards the law and accurate procedure for most of properties (e.g. 86%) the first 

registration will be performed without difficulties.  The process of first registration in Vlora will 

have difficulties because of irregularities, but however it will proceed based on the number of 

regular cases, which will not be discussed during the display and publication period.  

 

The Policy for Central and Local Government 

 

Land Use Survey for the city of Vlora provides an inventory of property types, uses and occupancy relationships for 18 ha in Vlora. This inventory should be used by the Local Government to develop policies and projections for the development of the city of Vlora at this stage of its transition. 



The most critical issues related to policies are:

   

Development of Regulatory and Zoning Plans.  It is very important for the city to have an official plan of development based on the structure and the existing change and urban potential. These plans should reflect the existing zones in Vlora (residential, commercial, institutional, public, mixed, etc.) and the official plans should respond to the future transformations of zones with mixed use. These plans should be developed in relation with the dynamic market, which is clearly evolving in Vlora and should be flexible at the right mass in order to allow the private market to continue dynamically but with a basic regulation. 



Municipality Policy of building construction.  Determination of land for construction with low or high density of buildings through the zoning regulation should calculate the historical development and the customer preferences in transitory period as well as the market forces.  



Administration of state properties. A special attention has to be paid to the category of properties which are under the state administration from the administrative perspective and in this way the land can be protected by the necessary public uses.   The state sector continues to own about 70% of the surface area in Vlora and a plan is necessary in order that state can fully participate in the process of its property protection and maintenance for improving the urban zone character.  









































































































































Table 22:

Statistics of property ownership by type of use

��Utilization�type�of �property�����residential�business�mixed�public and institution�e lire�physocal infractructure�Total��owner�359�13�16�7�7�28�449

��renter�15�2�1����22��other�5� �1����6��Total�379�15�18�30�7�28�477��missing: 280
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Table No.17: Year of construction* Physical type of property cross-tabulation



��physical��type of ��property�����period year of construction�ap,unit�multi-unit

building�one

structure

property�multi-

structure

property�temporary

structure�site�roads

side-walks�in

construc-tion�Total��Prior to 1944

1944-1990

1991-1998�0

192

18





210�0

12

1





13�21

66

18





105�12

56

7





75�0

1

1





2�1

0

0





1�0

0

0





0�1

1

4





6�35

328.

49





412��missing: 335


