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HOW TO USE THIS GUIDE

One market, three kinds of buyer

Kosovo and Albania offer something rare in Europe: entry prices a fraction of Western — or

even neighbouring Adriatic — levels, paired with real, measurable demand. This guide is

written to help you act on that with clarity instead of guesswork, whatever your goal.

BUYING A HOME

A primary residence to live in

— in Pristina, Tirana, or a

town you know. Your

priorities are location, build

quality, neighbourhood,
schools, and clean title.

READ CLOSELY

§4 Cities · §6 Home-buyer
playbook · §8 Financing · §10

Process

A SECOND HOME

A holiday or diaspora home —

the Albanian coast, a lakeside

town, your home region. You

weigh lifestyle, seasonal use,

rental potential, and ease of
management.

READ CLOSELY

§4 Cities · §6 Second-home
playbook · §7 Rental returns · §13

Residency

INVESTING

Yield, capital growth, or both.

You need market data,

realistic net returns, liquidity,

and a disciplined view of risk

before you commit capital.

READ CLOSELY

§3 Data · §6 Investor playbook ·
§7 Strategies · §11–14 Diligence &

risk
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01 · THE PLATFORM

A new standard in real estate

Moovna is the only platform fully specialised in real estate in Kosovo and Albania — built to

make buying safer, clearer, and more efficient than a generic listings site ever could.

Most property portals in the region are noisy: duplicated adverts, missing prices, mixed currencies, and no way
to tell a serious listing from a placeholder. Moovna takes the opposite approach. Every property is structured,

verified, and presented as a genuine opportunity rather than a line in a feed. Behind the marketplace sits a
dedicated research layer — the same data engine that produces the figures in this guide — so what you see is
grounded in the whole market, not a handful of cherry-picked listings.

Our mission is simple, and we hold ourselves to it on every listing: make buying property safer, clearer, and more
efficient.

HOW MOOVNA HELPS

From the first search to the signed contract, Moovna is designed to remove the two things that derail

purchases here: unreliable information and unreliable counterparties. Verified listings, normalised prices,

neighbourhood-level data, and direct access to trustworthy agents — in one place.

02 · THE THESIS

Why Kosovo & Albania

These are not speculative frontier bets. Both countries pair low entry prices with structural

demand drivers that are easy to verify and hard to reverse: a tourism boom, a young

population, a property-focused diaspora, euro stability, and a credible European trajectory.

12M+
Foreign visitors to
Albania in 2025 — a
record, up from 6.4M in
2019

~32
Median age in Kosovo —
the youngest in Europe
(EU average is over 44)

€
Kosovo uses the euro as
legal tender: no currency
risk for euro buyers

+30%
Official Kosovo house-
price index growth since
2018 (transaction-
based)



Kosovo — Europe's youngest country,

on a euro footing

Around 70% of Kosovo's people are under 35 —
the youngest population in Europe. Urbanisation

and household formation keep housing demand

structurally firm, especially in Pristina. Crucially,

Kosovo uses the euro, so European buyers carry

no exchange-rate exposure. It runs the fastest-

growing economy in the Western Balkans

(around 3.8% in 2025), with low public debt

(~25% of GDP), ~2% inflation, and a first

sovereign rating of BB-. A diaspora of roughly

800,000 sends home about €1.4bn a year, and a

meaningful share flows into housing.

Construction is the fastest-expanding sector;
Kosovo is an EU candidate with an SAA in force;

formal rental supply in the capital is thin — a

structural opportunity.

Albania — a Mediterranean hotspot,

mid-transformation

Albania is one of the fastest-growing
destinations in the Mediterranean. Foreign

arrivals topped 12 million in 2025 — against a

resident population of roughly 2.4 million — and

the government targets 30 million by 2030. That

demand is reshaping the coast and the capital

alike. It is also the clear frontrunner for EU

enlargement: by late 2025 it had opened all 33

negotiating chapters and aims to close talks by

2027, with membership targeted for 2030 and

public support near 90%. A NATO member since

2009, it is firmly anchored to the West. Tourism

revenue exceeds €4bn a year, concentrated on
the south coast; new flight routes widen access;

and property is still priced well below Greece,

Croatia or Montenegro.

Both markets still offer accessible entry prices — among the last genuinely high-potential opportunities

left in Europe.



03 · MOOVNA PRICE OBSERVATORY

Market data snapshot

The figures below come from Moovna's market analysis. Price and rent levels are median

asking prices across listings we collect, clean and normalise to euro; the trend index is the

official transaction-based house-price index. We are explicit about that distinction: asking

prices show where the market is positioned today, while the official index shows where realised

values have actually moved.

CITY PRICE / M² TYPICAL UNIT RENT / MONTH GROSS YIELD

Pristina (KS) ≈ €1,050 ≈ €82,000 ≈ €300 ≈ 5.0%

Prizren (KS) ≈ €860 — — —

Tirana (AL) ≈ €1,700 ≈ €150,000 ≈ €600 ≈ 5.1%

Median asking prices, EUR-normalised, outliers removed. Yields are gross — before costs, taxes and vacancy. Indicative, as of
24.06.2026.

What the numbers mean

HOW MOOVNA HELPS

The Moovna Price Observatory turns this into a practical tool: median €/m² by city and neighbourhood,

typical rents, and gross yields — so you can sanity-check any asking price against the real market before

you make an offer, rather than relying on a seller's word.

The price gradient within a city is steep. In Pristina the central Qendra district trades around 1.7× the city

median (≈ €1,890/m²), while peripheral areas sit near 0.65×. Location selection matters more than market

timing.

Values are rising on official numbers. Kosovo's transaction-based house-price index is up more than

30% since 2018, and construction costs have risen roughly 56% since 2015 — a floor under new-build

pricing.

Rents are about cash flow, not inflation hedging. In Kosovo, official data show real rents broadly flat in

recent years while utility costs rose sharply. The investment case sits mainly on the capital-value and yield

side.

A large share of stock is dormant. Roughly a third of Kosovo's dwellings are recorded as vacant — much

of it diaspora-owned and seldom used. That is latent supply to price in, and in places, future liquidity.



04 · WHERE TO LOOK

Choosing your market & city

Each city rewards a different goal — capital-city stability, coastal yield, or lifestyle value. The

notes below summarise the role each market plays.

PRISTINA · KOSOVO · CAPITAL

The dynamic capital where nearly all of Kosovo's

formal rental demand concentrates. Young,

growing, undersupplied on rentals — the

strongest market for both a first home and a

long-term-rental investment.

PRIZREN · KOSOVO · CULTURE

The country's cultural capital and a rising

tourism draw. Lower entry prices, strong lifestyle

appeal, and long-term value rather than fast

yield — well suited to a home or holiday base.

PEJA · KOSOVO · LIFESTYLE

Gateway to the Rugova mountains, with a
notably high share of seasonal and second

homes — a diaspora-driven, lifestyle-led market.

TIRANA · ALBANIA · CAPITAL

The economic engine. Modern developments,
the deepest rental demand and the most liquid

resale market in the country — the benchmark

for living, long-term rental and capital

appreciation.

DURRËS · ALBANIA · COAST

Beach access 30 minutes from the capital, plus

a major port. A dual play: summer rental demand
and a year-round commuter belt feeding off

Tirana.

VLORA & SARANDA · ALBANIA · RIVIERA

The heart of short-term rental. Saranda faces

Corfu across the strait; Vlora anchors the Riviera
and its new airport corridor. High-season appeal

— and real seasonality to manage.

Beyond these, UNESCO-listed Berat and Gjirokastra (Albania) and Gjakova and Ferizaj (Kosovo) offer lower

entry points for buyers prioritising character and value over liquidity.

HOW MOOVNA HELPS

City and neighbourhood pages bring together listings, median prices and local context, so you can

compare areas side by side and shortlist with confidence — including spots you would never find on a

generic, unstructured portal.



05 · ASSET CLASSES

Types of property

Apartments dominate both markets and are the most liquid way in — roughly 71% of Kosovo's

listings and 79% of Albania's, with a typical apartment around 77 m² in Kosovo and 87 m² in

Albania.

NEW-BUILD VS RESALE

New-builds offer modern layouts, seismic standards and, in Albania, a 10-year structural insurance on

developer sales — but carry delivery and permit risk if bought off-plan, and may attract VAT. Resale
apartments are usually VAT-exempt and let you inspect the actual unit and building, but demand closer
scrutiny of title and legalisation history. Neither is universally better; match the choice to your risk appetite
and timeline.

06 · MATCH STRATEGY TO GOAL

Buyer playbooks by profile

Buying a home to live in

Your decision is about daily life, not yield. Prioritise location relative to work and schools, build quality and floor,

natural light, parking, and — above all — clean cadastral title and building legalisation. In Pristina and Tirana,
viewing the actual unit matters; placeholder listings and renderings are common elsewhere.

Apartments — the most common and liquid asset class, and the natural starting point for most buyers.

Deepest resale market in Pristina and Tirana.

Houses & villas — suited to families and premium coastal buyers; typically lower yield but stronger

lifestyle and capital-appreciation appeal.

Land — high potential, highest legal-diligence requirement. Foreign individuals face restrictions in both

countries (see §9) and usually buy land through a local company.

Commercial — growing demand in the capitals; higher headline yields but more dispersed pricing and

tenant risk. Best for experienced, hands-on investors.

Visit at different times of day; check water pressure, heating, noise and lift reliability.

Confirm the building is legalised and the title is registered in the seller's name.

Budget the all-in cost (transaction fees + any renovation), not just the headline price.

If financing, get pre-approval early — local mortgages favour residents and local income (see §8).



HOW MOOVNA HELPS

Verified, de-duplicated listings with real photos and normalised prices — plus neighbourhood data and
direct contact with reliable agents — so a home search is a shortlist of real options, not a sift through

phantom adverts.

Buying a second / holiday home

This is part lifestyle, part asset. On the Albanian coast and lakes, weigh seasonal usability against rental income
in the months you are away — and the cost and reliability of management. Diaspora buyers often choose their

home region; here, proximity to family and long-term value usually outweigh pure yield.

HOW MOOVNA HELPS

Coastal and regional listings with the data a remote buyer needs, and direct access to local agents who

can arrange viewings and management — closing the distance between you and a property you may only

see a few times a year.

Investing for return

Lead with the numbers. Both capitals sit near a 5% gross yield; Pristina's thin formal rental supply is a structural
advantage, while coastal Albania offers higher peak short-term returns with higher seasonality. Always model

net of costs, tax, vacancy and management — and price in liquidity at exit.

HOW MOOVNA HELPS

Median prices, gross yields and neighbourhood gradients let you screen for value objectively, then act

through verified listings and direct seller/agent contact — research and execution in one place.

Model realistic occupancy: coastal income is concentrated in a few summer months.

Line up property management before you buy if you will not be present.

Check maintenance, building charges and utilities for a property used part of the year.

Owning residential property can support an Albanian residence permit (see §13).

Compare gross yield and realistic net; the gap is large on holiday lets.

Favour liquid, central apartments for a first investment; niche assets exit slowly.

Use the Price Observatory to avoid overpaying — the within-city spread is wide.

Diversify city + coast, or across both countries, to balance yield and seasonality.



07 · STRATEGY

Strategies & expected returns

SHORT-TERM RENTAL — COASTAL ALBANIA

Saranda, Vlora and Durrës ride the tourism wave

directly. Peak-season gross returns can be
strong, but income is seasonal and operationally

intensive: occupancy, management and

shoulder-season voids must be modelled, not

assumed. Treat advertised annualised yields on

holiday lets with caution.

LONG-TERM RENTAL — PRISTINA & TIRANA

The steadier play. Pristina is particularly

interesting: with around 93% owner-occupancy
nationally, formal renting concentrates almost

entirely in the capital, so supply is thin against

young, mobile demand. Tirana offers the

deepest, most liquid tenant pool in Albania. Both

capitals sit near a 5% gross yield.

CAPITAL APPRECIATION

Driven by EU convergence, infrastructure, rising

construction costs and demographic demand.
Kosovo's official index is up more than 30%

since 2018; Albania's coast and capital have

repriced sharply over five years. This is a multi-

year horizon, not a flip.

DIVERSIFICATION

Combining a stable capital-city apartment with a

coastal asset — or holding across both countries
— balances yield against seasonality and

spreads regulatory and currency exposure.

Kosovo's euro base pairs naturally with euro-

denominated coastal Albania.

RULE OF THUMB

If a return looks effortless, you are reading a gross number. The investors who do well here treat due
diligence as part of the yield — not an optional cost.

08 · PAYING FOR IT

Financing your purchase

Both are largely cash markets, and local mortgages favour residents and local income. Plan

financing early and keep funds liquid.



KOSOVO

Bank lending rates sit around 6–7% and have
been easing. Residents with documented

income can obtain mortgages; foreign non-

residents typically find it harder and often buy

with cash. Loan-to-value is usually capped well

below 100%, so expect a substantial deposit.

The euro removes currency mismatch for euro-

income buyers.

ALBANIA

Mortgage rates run roughly 4.5–7.5% (lek loans
cheaper than euro). Banks favour residents and

local income; foreigners often face 25–40%

down payments and stricter checks. Regulatory

caps limit loan-to-value (around 75% for a

primary home, 70% for a second home in FX)

and debt-service ratios. Diaspora buyers with

local ties have the best access.

Get pre-approved before you shortlist — it sets your real budget and strengthens your offer.

Open a local bank account early; several months of banking history can be required.

Compare home-country financing (e.g. releasing equity) against local rates and FX.

Factor the all-in cost — deposit, transaction fees and any currency conversion — into your budget.



09 · OWNERSHIP RIGHTS

Legal framework & ownership

The fundamentals are the same in both countries: verify, document, and use independent

professionals. Foreign-ownership rules differ.

KOSOVO · FOREIGN OWNERSHIP

Ownership by foreigners runs on a reciprocity

principle (Law on Property Rights of Foreign

Citizens, 2022): EU citizens may buy on the

same terms as locals, while others need

reciprocity confirmed by the Ministry of Justice.

Foreign companies can acquire directly.

Restrictions apply to public agricultural land,

natural resources, public forests, cultural-

heritage property, and land within 1 km of the

border. Transfers register in the Immovable

Property Rights Register via the Municipal

Cadastre, which decides within 15 days.

ALBANIA · FOREIGN OWNERSHIP

Foreign citizens can buy apartments and

commercial property freely, with full ownership

rights identical to locals. Agricultural land

generally cannot be owned directly by a foreign

individual — the standard route is a locally

registered company, or a qualifying investment

on the land. Title is registered at the State

Cadastre Agency (ASHK); notarisation is

mandatory.

IMPORTANT

Both countries carry a legacy of informal construction and unregistered transfers. The single biggest
avoidable mistake is buying without a clean cadastral title and confirmed building legalisation. This is non-
negotiable, for homes and investments alike.

10 · STEP BY STEP

The buying process

A standard transaction follows a clear sequence. Timelines typically run 2–8 weeks once terms

are agreed, longer if title issues need resolving.

Search & shortlist. Identify target areas and properties and view in person where possible. Moovna:

verified listings, neighbourhood data, agent contact.
01

Preliminary agreement. Agree price and terms and sign a pre-contract, usually with a 10–20% deposit

that locks the price and sets a completion deadline.
02

Due diligence. Your lawyer verifies cadastral title, permits, legalisation status and the absence of liens.

The step you never compress.
03

Set up the essentials. Obtain a local tax/fiscal number and, where needed, a bank account; non-

residents may need a fiscal representative in Kosovo.
04



Notarised sale contract. Both parties (or attorneys under power of attorney) sign before a licensed

notary — the point at which ownership legally transfers.
05

Pay taxes & fees. The notary calculates and collects transfer tax and fees at signing.06

Cadastral registration. The contract is registered (ASHK in Albania; the Immovable Property Rights

Register in Kosovo) and a new ownership certificate is issued in your name.
07

Utilities & handover. Transfer electricity, water and other accounts, and take possession.08



11 · VERIFY EVERYTHING

Due-diligence checklist

Run — or have your lawyer run — every item below before any non-refundable payment.

HOW MOOVNA HELPS

Starting from verified, curated listings narrows the field to credible properties — and direct access to
vetted agents and professionals makes the formal title and legalisation checks faster and safer.

12 · BUDGETING

Costs, taxes & fees

Transaction costs are low by European standards. Budget the totals below on top of the price;

exact rates vary by municipality and property type, so confirm current figures with your notary.

Current cadastral extract confirming the seller is the registered owner✓

Property free of mortgages, liens, tax debts and court restrictions✓

Building permit and legalisation status confirmed✓

Boundaries and surface match the cadastre and the contract✓

Zoning / permitted use checked with the municipality✓

No co-ownership or inheritance claims outstanding✓

For new-builds: developer track record and completion guarantees✓

Utilities connected and bills settled by the seller✓

Building charges / common-area fees and rules reviewed✓

Contract currency, payment schedule and penalties in writing✓



ITEM KOSOVO ALBANIA

Transfer tax No stamp duty on purchase ~2–3% of reference value

Notary fees Notary-set, modest ~0.5–1%

Registration Cadastre fee Small fixed fee

Legal fees ~€500–1,500 ~€500–1,500

Agency (if buyer-paid) ~1–3% ~1–3%

Typical all-in ~3–6% ~4–7%

Indicative buyer costs. Verify all current rates locally.

Ongoing & exit (indicative): Kosovo annual property tax ~0.15–1% by municipality, VAT 18%/8% where
applicable. Albania annual property tax ~0.05% of value; rental income and capital gains taxed at 15%.
New-build sales may carry VAT; resale is usually exempt. Verify all current rates locally.

The practical takeaways: keep liquid funds ready (local mortgages for foreigners are limited), and treat the all-in
transaction cost as part of your entry price when you model returns.



13 · LIVING THERE

Residency & your property

Buying does not automatically grant residency in either country, but in Albania property

ownership is a recognised basis for a residence permit — relevant for second-home and

diaspora buyers.

NOTE

Residency and tax rules change and carry conditions. Treat the above as orientation, and confirm specifics
with a licensed local immigration lawyer before making a decision based on residency.

14 · THE HONEST PART

Risks & how to mitigate

A reference guide must state the risks as plainly as the upside. Here is what to price in before

you commit.

Albania. Under the Law on Foreigners (No. 79/2021), owning residential property (broadly, at least a 50%

share and a minimum size, around 20 m²) can support a residence-permit application, processed via the

e-Albania portal and renewable annually. Permanent residence follows five years of continuous legal

residence; naturalisation after seven, with a language requirement. Thresholds and procedures are

evolving — verify current rules before relying on this route.

Kosovo. There is no equivalent property-linked permit programme; residence is governed by general

immigration rules. Ownership is governed by the reciprocity framework in §9.

Title & legalisation risk. The biggest avoidable danger. Mitigate with a full cadastral title search and

legalisation check by an independent lawyer — every time.

Gross is not net. Headline yields exclude management, maintenance, vacancy and tax. Budget

realistically; net returns land well below gross.

Seasonality on the coast. Short-term coastal income concentrates in a few months, and 2025 saw

coastal prices rise 12–20%. Model the off-season.

Liquidity is uneven. Central apartments resell readily; niche coastal or rural assets can take far longer to

exit.

Currency. Kosovo is euro-denominated (no FX risk). Albania's currency is the lek, though most property

deals are in euro — fix the contract currency in writing.

Off-plan / developer risk. Verify permits and the developer's track record before paying instalments on

an unbuilt unit.



15 · THE MOOVNA DIFFERENCE

Why Moovna is different

Anyone can list a property. Moovna is built so that what you see can be trusted — and so the

market intelligence behind it is real, not anecdotal. From the first idea to the signed deed, it is

the platform that finds the right property and helps you get it done.

100% SPECIALISED

The only platform dedicated

entirely to Kosovo & Albania

real estate — depth, not

breadth.

VERIFIED & CURATED

Listings are cleaned, de-

duplicated and structured —

no placeholders, no phantom

prices.

PREMIUM PRESENTATION

Every property presented as

a real opportunity, with the

data a serious buyer needs.

DIRECT ACCESS

Reliable agents and sellers

reachable directly — fewer

intermediaries between you

and the deal.

A REAL DATA ENGINE

Median prices, yields and

neighbourhood gradients

computed across the whole

market — the source of this

guide.

BUILT FOR THE WHOLE
JOURNEY

Search, compare, verify and
connect — support from first

search to concrete purchase,

for homes and investments

alike.

16 · TRUST THE NUMBERS

Methodology & sources

We would rather you trust our data because you understand it than because we assert it.

Price & rent levels are median asking prices from listings Moovna collects, cleans, de-duplicates and

normalises to euro, with statistical outliers removed before any median is computed.

Price trend uses Kosovo's official, transaction-based house-price index (cadastre-sourced, aligned with

IMF methodology) — distinct from asking prices, and a better guide to realised value movement.

Housing-stock and demographic figures come from official censuses — the Kosovo Agency of Statistics

(Census 2024) and INSTAT in Albania (Census 2023) — not from listing extrapolation.

Macro context draws on the European Commission, World Bank, IMF, the Central Bank of Kosovo, and

national tourism statistics.



Principal sources: Kosovo Agency of Statistics (ASK) · INSTAT · European Commission (Enlargement) ·
World Bank · IMF · Central Bank of Kosovo · Albanian Ministry of Tourism — and Moovna's proprietary

market dataset. All third-party figures belong to their respective owners.



17 · PLAIN LANGUAGE

Glossary

Cadastre
The official register of land and property, recording

owners, boundaries and rights. Your title comes from

here.

ASHK
Albania's State Cadastre Agency, which registers

ownership and issues the property certificate.

IPRR
Kosovo's Immovable Property Rights Register, where

transfers are recorded via the Municipal Cadastre.

Title / certificate
The official proof you own the property (Albanian:

certifikatë pronësie).

Legalisation

Official recognition of a building constructed without full
permits — essential for clean title, financing and resale.

Notary

The official who makes a sale legally valid; signing before
a notary is mandatory in both countries.

Reciprocity
Kosovo's rule that a foreigner may own property if

Kosovars can own the same in the foreigner's country

(automatic for EU citizens).

NIPT / fiscal number
The tax identification number a buyer needs to transact

and register utilities.

Gross yield
Annual rent ÷ purchase price, before costs, tax and

vacancy. Net yield is materially lower.

RPPI
Residential Property Price Index — the official,

transaction-based measure of how prices move over
time.

Find your property on Moovna
Explore verified listings across Kosovo and Albania, compare areas with real data, and

connect directly with reliable agents — with the clarity and confidence a home or
investment deserves.

Browse listings on Moovna →

Disclaimer. This guide is provided by Moovna for general information only and does not constitute legal, tax, financial or investment

advice. All figures are indicative and current as of 24.06.2026; market data, prices, yields, tax rates, financing terms, residency rules

and ownership rules change and vary by location and property type. Asking-price figures reflect listing data and are not guarantees of

transaction value or future return. Before committing to any purchase, obtain independent advice from a licensed local lawyer, notary

and tax adviser, and verify all legal and cadastral details for the specific property. Moovna accepts no liability for decisions taken on the

basis of this document.

© 2026 Moovna · The Buyer & Investor Guide to Kosovo & Albania, Reference Edition · Real Estate Reimagined.
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