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PROPERTY RIGHTS SECURITY
PROGRESS AND CHALLENGES

INTRODUCTION

ecure and clearly enforceable prop-
erty rights are a vital prerequisite
for economic growth, investment,
access to credit, and social stability,
positioning land registration reform as a critical
pillar of Albania’s development and European
Union (EU) Reform Agenda. The current prop-
erty rights landscape is historically complex,
rooted in the transition from a centrally planned
system, which resulted in legacy issues such as
rapid privatisation, restitution claims, and in-
formal development, creating overlapping own-
ership rights and legal uncertainty.
The Government of Albania has undertaken
comprehensive land registration and property
rights reforms to consolidate institutions, dig-
itise records, complete first registration, and
strengthen legal certainty. The progress is driv-
en by a strategic commitment to institutional
consolidation and accelerated digitalisation.
To date some of the key operational achieve-
ments' include:
» Digital Transformation: Since 2020, all ca-
dastral services have been available online
via the e-Albania platform, modernising the

1 https://reform-monitor.org/wp-content/uploads/2025/05/
Reform-agenda-Albania.pdf

property management system and enhanc-
ing accessibility. This is further supported
by strengthened data integration with Civil
Status and notary systems.

» Data Quality and Access: The Digital Ca-
dastre Centre, established in 2022, is fo-
cused on digitizing and enhancing data
quality. The integration of cadastral infor-
mation into the National Geoportal (ASIG)
in 2025 is expected to improve, reliable
online data for institutions and users’ stake-
holders.

» Service Modernization: Administrative ef-
ficiency is enhanced through process opti-
mizations, including the implementation of
the Fast Track service and the recent utili-
zation of Blockchain technology for ten ca-
dastral services with online payment ca-
pabilities options. Also, recently the State
Cadastre Agency (SCA) developed a Com-
munication Strategy* aiming to rebuild
public trust and further align Albania’s
property registration system with EU stan-
dards.

But despite notable advancements in digital-

ization and administrative efficiency, the pri-

2  www.ashk.gov.al
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mary challenge persists in the absence of a
comprehensive, unique, and consolidated land
registry. Finalizing this process offers a key op-
portunity to clear up remaining legal uncertain-
ties and move towards a predictable and attrac-
tive environment for all investors. The strategic
benefits of completing the registry are crucial
and substantial in two key areas for econom-
ic development: a) unlocking agricultural po-
tential and b) enhancing proactive investment
readiness. Achieving these outcomes is closely
linked to the need to finalise the formal regis-
tration and inventory of state-owned properties
at all levels of government, which is a prerequi-
site for transforming investment promotion.

Building on the progress outlined above, and
taking into account the concerns raised by
Investment Council (IC) business members
for 2026, as well as the IC’s previous work in
2019.% including the updated progress of previ-
ous IC’srecommendation,* this Technical Note
intends to bring some updated evidence from
the private sector perspective—drawing on
a survey of 146 companies and a focus group

3 https://www.investment.com.al/calendar-of-meetings/ -
Meeting 16

4 https://www.investment.com.al/monitoring-reports/

discussion—to support greater economic cer-
tainty and contribute to the country’s EU Re-
form Agenda efforts.

It focuses on challenges related to four pil-
lars and provide recommendations on: a) 0p-
erational Excellence and Standavdisation, to
eliminate inconsistencies in service delivery,
ensuring equitable access and reducing pro-
cedural uncertainty for all users; b) 7ranspar-
ency and User Empowerment. through the ex-
pedited registration of state property and the
establishment of a regularly published, pub-
licly accessible inventory, which will serve to
strengthen investor confidence c) /ustitutional
Accountahility, and d) Coordination, Data Integ-
vity and Legal Certainty.

Also, following the debates and discussions
during the focus group meeting on the expect-
ed level of access to the land property data and
expected cadastral fees, an explanatory note
is provided in Annex 1, highlighting some cur-
rent European and regional practices (Croatia
& Serbia) for further consideration in regard by
interested business partners.
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METHODOLOGY

he Secretariat of Investment Coun-

cil (IC) has undertaken the following

steps to identify the challenges faced

by businesses in relation to legal se-
curity of property and its registration:

1. Desk review of national strategies, interna-
tional assessments, and stakeholder reports
related to property registration reform in Al-
bania. It synthesizes key sources to identify
common challenges and gaps, focusing on
legal, institutional, and operational aspects
of the cadastral system, and highlights prior-
ity areas for reform based on a comparative
analysis of policy commitments and imple-
mentation progress.

2. Amnalysis of issues raised by individual busi-
nesses and business associations submitted
to the Secretariat between 2015 and 2025.

3. Status of recommendations approved with
regard to the “Legal Security on Property”
during IC Meeting XVI held on 30 May 2019,
as well as other IC recommendations related
to property rights.

4. Secretaviat Survey (March 2026) - A struc-
tured online questionnaire was distributed

5.

6.

in collaboration with the National Chamber
of Notaries, National Albanian Real Estate
Association (NAREA), Tirana Chamber of
Commerce, Women's Economic Chamber
(WECA) and it was completed anonymously
by 146 random businesses.

Direct consultations with representatives
from the SCA, Agency for the Support of
Local Self-Government (AMVV), Ameri-
can Chamber of Commerce (AMCHAM),
NAREA, EU Delegation, UNOPS, and other
stakeholders.

A focus group meeting with experts and husi-
ness associations was held on April 7, 2026,
in Tirana, with 21 participants represent-
ing the SCA, Albanian Investment De-
velopment Agency (AIDA), the National
Chamber of Notaries, the Tirana Cham-
ber of Commerce and Industry, the Build-
ers Association, NAREA, WECA, Foreign
Investors Association of Albania (FIAA),
AMCHAM, Agritourism Association in Al-
bania, advisor to the Minister of State and
Chief Negotiator of Albania, and other rel-
evant associations and stakeholders.
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CONTEXT

1. INTERNATIONAL REPORTS

The policy and institutional context for property registration reform in Albania is shaped by a
series of national strategies, international assessments, and stakeholder reports, all of which
underscore the central role of secure and transparent property rights in economic de-
velopment and European integration. Key frameworks—including the National Strategy
for Development and European Integration 2022-2030 and the Economic Reforms Program
2025-2027—emphasize the need to complete initial property registration, advance full
digitalisation of cadastral systems, and improve data accuracy to strengthen legal cer-
tainty, reduce transaction costs, and support investment.

At the same time, recent assessments such as the EU Progress Report 2025 and the US De-
partment of State Investment Climate Statement 2025 highlight persistent challenges,
including corruption risks, incomplete and inconsistent registration, outdated docu-
mentation, and weak enforcement of property rights.

NATIONAL STRATEGY FOR
DEVELOPMENT AND EUROPEAN
INTEGRATION 2022-2030°

The Strategy identifies comprehensive and
accurate property registration as essential
for legal certainty, economic growth, and Eu-
ropean integration. It prioritizes completing
the initial registration of immovable proper-

5 hittp://qbz.gov.al/eli/vendim/2023/02/22/88

ties, digitizing the cadastral system, and im-
proving data quality to enhance transparen-
cy, reduce disputes, and streamline services
for citizens and businesses. It also focuses
on strengthening property rights, addressing
longstanding ownership issues in line with
EU standards, and promoting land consoli-
dation to reduce agricultural fragmentation,
boost productivity, and support sustainable
rural development.

European Reform Program 2025-20275
Cadastral reforms aimed at increasing trans-
parency and efficiency are essential for im-
proving the business environment, as they en-
sure clear and secure property rights. These
reforms go beyond technical modernization to
strengthen how property rights are document-
ed, protected, and transferred. Clear property
rights and efficient registration systems reduce
transaction costs, improve land and real estate
allocation, facilitate access to finance through
the use of property as collateral—especially
for Micro, Small and Medium-sized Enterpris-
es (MSMEs)—and provide the legal security
needed for long-term domestic and foreign in-
vestment decisions.

EU Progress Report 2025’

The main findings highlight corruption in ser-
vice delivery, unclear ownership, overlapping
boundaries, and reliance on paper-based or
outdated documentation, all of which under-
mine legal certainty and economic develop-
ment. In response, the SCA adopted a 2025
roadmap to complete digitisation by 2026 and
first-time property registrations by 2028, while
the legalisation process for informal construc-
tions has progressed, with 64% of applications
approved. Despite reform efforts, property title
registration remains incomplete and inconsist-
ent, and although digitalisation has begun, pro-
gress has been slow and uneven, continuing to
deter investment.

The recommendations call for stronger im-
plementation of integrity measures in corrup-
tion-prone institutions, particularly the SCA,
and for fuller implementation of the European

6 hiltp.//ghz.gov.al/eli/vendim/2025/01/22/46
7 Albania 2025 Report
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Commission’s outstanding recommendations.
Priority actions include accelerating first-time
property registrations, completing the digiti-
sation of titles, documents, and maps, improv-
ing the accuracy and quality of cadastral data,
and enhancing transparency and service deliv-
ery. Further efforts are also needed to advance
property compensation processes and safe-
guard fair trial rights in expropriation cases. Al-
though the legal framework is largely in place,
the effective enjoyment of property rights re-
mains limited due to incomplete registration,
partial digitisation, and significant gaps in data
verification.

US Department of State Investment
Climate Statement 2025°

According to the report, individuals and inves-
tors face significant challenges with protection
and enforcement of property rights in Alba-
nia. “..Despite improvements with the recovding
System, the inadequate state of the data remains
a visk for tifle security and a constvaint o invest-
ment”. The property sector is perceived by the
public as one of the most exposed to corruption.
Property registration procedures and obtaining
property titles are still cumbersome and prone
to widespread corruption.

2. CHAMBERS OF COMMERCE REPORTS
Complementary perspectives from the FIAA
White Book 2025-2029, AmCham and NAREA
further point to operational inefficiencies, legal
gaps, data quality issues, and limited transpar-
ency in service delivery. Together, these sourc-
es present a consistent picture: while the legal
and strategic framework is largely in place, sig-
nificant implementation gaps remain, particu-

8 s/ www.state.gor/reports/2025-investment-
climalte-statemenis/albania
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https://enlargement.ec.europa.eu/document/download/fe9138b7-90fe-4277-a12c-3a03f6d1957f_en?filename=albania-report-2025.pdf
https://www.state.gov/reports/2025-investment-climate-statements/albania/
https://www.state.gov/reports/2025-investment-climate-statements/albania/
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larly in completing registration, ensuring data
reliability, improving institutional integrity, and
delivering efficient, citizen-oriented cadastral
services.

FIAA WHITE BOOK 2025-2029°

It highlights the ongoing challenges and nec-
essary reforms in Albania’s business envi-
ronment, including issues related to property
rights as part of the overall investment climate
assessment. The White Book is presented as
a structured, evidence-based policy document
representing the collective voice of foreign in-
vestors. With focus to property, White Book
identifies specific issues in the legislation con-
cerning registration of property concerning: (a)
compensation for damages from cadastral ac-
tivities. (b) timely delivery of the cadastral ser-
vices; (c) mortgage registration and property
transfer.

Following that a set of recommendations
are provided: (a) Introduce detailed pro-
visions in Law No. 111/2018 defining dam-
ages from cadastral activities and the pro-
cedures for compensation; (b) Establish a
Monitoring Committee and an interactive
platform within the SCA to ensure time-
ly service delivery and manage applicant
complaints. (¢) Remove paragraph 4 of
Article 56 of the law no. 111/2018 to align
mortgage registration with the Civil Code,
allowing property transfers despite exist-

ing mortgages.

9 https.//fiaalbania.al/wp-content/uploads/2026/01/FIAA-White-
Book-2025-2029-2.pdf

AMCHAM IN ALBANIA™

The identified issues concern to the following
pillars: (@) Progress of initial vegistvation; () Dig-
italization - quality of digital sevvices versus cost;
(c) The process of rvegistering stale-owned proper-
ties — issues at the local level, taxation, and use
by investors; (d) The “Mountains Package,” ()
Integrity, quality of service, prevention of corrupt
practices, and inlevaction with SCA.

Some of the proposed recommen-
dations are: (i) The public cadastral
registry should be fully digital and
accessible to the public, (ii) the profes-
sional accountability of notaries should
be reviewed and strengthened to pre-
vent double registration and ensure le-
gal certainty, (iii) cadastral registration
and legal security of land for the “Moun-
tain Package” should be strengthened,
particularly through improved inter-in-
stitutional coordination among munic-
ipalities, SCA, and central authorities,
(iv) corruption prevention and profes-
sional ethics within the SCA should be
reinforced through the establishment of
internal control mechanisms, periodic
review of procedures, and the standard-
ization of SCA responses based on legal
grounds.

10 AmCham Albania submitted a structured letter to the IC

Secretavial during the consultation phase, outlining its members’

Sindings and recommendations vegarding property legal security in
Albania. Detailed information is provided in Annex C.

3. ISSUES REFERRED TO THE
SECRETARIAT BY BUSINESS
COMMUNITY DURING 2015-2025
Businesses have continuously highlighted
during the years (specifically during 2019) is-
sues concerning property security and related
registration procedure. Key problems include
obstacles to registering contracts (such as
I-Euro contracts, AMTP, concession agree-
ments), lack of coordination between mu-
nicipalities and SCA, inaccurate or scattered
property maps and data, and overlapping
properties with legal uncertainties. Processes
were slow and inefficient, including the Fuass
Track service for banks and file processing for
developers, leading to delays and errors. Over-
all, the system was perceived as fragmented,
non-uniform, and slow, creating uncertainty
and difficulties for both investors and citizens.

4. PROPERTY REGISTRATION PROCESS
IN FIGURES"

INITIAL REGISTRATION

Out of 3,058 cadastral zones across
the territory of the Republic of Alba-
nia, the initial registration process
has been completed for 2,799 zones
(91.5%). From this total, 259 cadastral
zones (8.5%) remain to be registered.
Currently, 123 cadastral zones are
nearing completion of the registration
process, which is expected to be final-
ized by the end of June 2026, bringing
national coverage to approximately
95.5% within 2026.

11 Only according to the official data as provided by the State
Cadastre Agency on April 6th, 2026.

DIGITIZATION OF MANUAL
PROPERTY CARDS

Out of a total of 4,076,000 manual re-
cords, 3,620,898 had been digitized
by March 2026, representing approx-
imately 90% of the total. The number
of records remaining to be digitized is
455,102 (11.2%). The digitization process
is expected to be fully completed by the
end of June 2026, marking the comple-
tion of the nationwide transition to a
fully digital property registry system.

REGISTRATION OF AMTPS
According to data administered by the
local directorates of the SCA, the total
number of certificates for agricultural
land, as of February 2026, is 117,799.

LEGALIZATION PROCEDURES
DATA

LEGALIZATION PERMITS

2006 -2025

293,013

EXCLUSIONS/ DECISIONS FOR
NON-LEGALIZATION 2006- 2025
6,082

LEGALIZATIONS + NON-
LEGALIZATION 2006-2025
297,196

IC Secretariat Note: According to the SCA
during the Focus Group Meeting, theve is still
a sample of 130,000-150,000 applications
Jor legalization permils (with an undefer-
mined number of properties) that are cur-
vently under ongoing evaluation procedures.

Source: State Cadastre Agency



https://fiaalbania.al/wp-content/uploads/2026/01/FIAA-White-Book-2025-2029-2.pdf
https://fiaalbania.al/wp-content/uploads/2026/01/FIAA-White-Book-2025-2029-2.pdf
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The Secretariat was unable to find any pub-
lished aggregated data on the number and
percentage of state properties owned by insti-
tutions and municipalities that are registered
and/or non-registered in the SCA. According
to businesses, particularly those operating in
the agritourism or rural areas, municipalities
are passive in consolidating their inventory
of properties and initiating the registration of
their properties. In its 2019 analysis, the Secre-
tariat evidenced the reasons for this, such as:
their inability to prepare relevant documenta-
tion due to the lack of licensed topographers
in the territory under their jurisdiction; limited
financial resources to cover application proce-
dures and associated fees at the SCA; a lack of
interest in developing certain assets, many of
which are degraded and hold limited economic
value by the private actors.

1.5 LEVERAGING MOMENTUM TO AC-
CELERATE PROPERTY RIGHTS- NATION-
AL REFORM AGENDA 2024-2027"

The first objective of the National Reform Agen-

12 https:/saspac.gov.al/agjenda-e-reformave-plani-i-rrities/

da (NRA) is to consolidate reforms that support
Albania’s further transformation into a sustain-
able and competitive economy, guided by trans-
parent economic governance, efficient infra-
structure, and a favourable legal framework for
attracting investment and increasing exports,
inalignment with EU acquis and best practices.
One of the main initiatives under this objective
is foreseen: “Eusurving transpavency and efjicien-
¢y in cadastral services for investors, husinesses,
and citizens, alongside comprehensive public pol-
icies for land and property management’ A de-
tailed progress on steps envisioned in the NRA
and SCA Roadmap on digitalization is provided
accordingly in Annex D.

Monitoring and verification of the NRA indi-
cate that SCA has approved both an Integrity
Plan® for the institution and the Digitalization
Roadmap of the SCA 2025-2028". The latter
document is even more ambitious with regard
to the digitization timelines, aiming to achieve
95% initial registration of cadastral zones by 30
June 2026 and full registration (100% of cadas-
tral zones) by December 2028.

13 https.//www.ashk.gov.al/plani-i-integritetit-per-agjencine-shteterore-
te-kadastres-2/

14 https.//www.ashk.gov.al/wp-content/uploads/2025/07/Udherrefyesi-i-
Digjitalizimit-te-Agjencise-Shteterore-te-Kadastres.pdf

13

PROPERTY RIGHTS SECURITY
PROGRESS AND CHALLENGES

LEGAL AND INSTITUTIONAL

FRAMEWORK

1. CLEAR PROPERTY RIGHTS AS A
GUARANTEE FOR THE INVESTORS

trong and clearly registered prop-
erty rights in Albania directly cor-
relate with increased domestic and
foreign investment, as investors
seek legal certainty and reliable property reg-
istration. Legal certainty over ownership is
essential for attracting and retaining both do-
mestic and foreign investors, ensuring market
stability, and strengthening confidence in the
country’s economic framework.
From time to time, the Albanian government
has undertaken efforts to provide and ex-
tend guarantees for foreign investors, notably
through amendments to Law No. 7764/1993
“On Foreign Investments,” which in 2010 ex-
panded state guarantees by introducing addi-
tional legal protections for investors commit-
ting over €10 million and engaged in judicial
disputes with third-party private entities, under
a Special State Protection mechanism initially

set to apply until 31 December 2014. These pro-
tections were further reinforced by subsequent
amendments in 2017, which extended the dead-
line until 31 December 2018 and aligned the re-
gime with Law No. 55/2015 “On Strategic In-
vestments in the Republic of Albania,” thereby
ensuring that investors granted strategic sta-
tus could automatically benefit from these en-
hanced safeguards and expedited procedures.
While such interventions have been welcomed
by some as a means of enhancing investor con-
fidence and accelerating economic develop-
ment, they have also been considered contro-
versial, with critics arguing that these meas-
ures may give rise to perceptions of favourit-
ism and unequal treatment among investors.
While a full resolution of property registration
challenges requires long-term reform, immedi-
ate and prioritized actions are necessary to en-
hance legal security, improve governance, and
align property reform with Albania’s strategic
objective of strengthening its investment envi-
ronment.


https://saspac.gov.al/agjenda-e-reformave-plani-i-rritjes/
https://www.ashk.gov.al/plani-i-integritetit-per-agjencine-shteterore-te-kadastres-2/
https://www.ashk.gov.al/plani-i-integritetit-per-agjencine-shteterore-te-kadastres-2/
https://www.ashk.gov.al/wp-content/uploads/2025/07/Udherrefyesi-i-Digjitalizimit-te-Agjencise-Shteterore-te-Kadastres.pdf
https://www.ashk.gov.al/wp-content/uploads/2025/07/Udherrefyesi-i-Digjitalizimit-te-Agjencise-Shteterore-te-Kadastres.pdf
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2. REFORM IN THE LEGISLATION -
EXPECTATIONS VS. ACHIEVEMENTS

IN THE VIEW OF THE BUSINESS
COMMUNITY

A. Institutional Reform

Law No. 111/2018 “On the Cadastre” created the
State Cadastre Agency (SCA) by consolidating
several previously separate institutions (cadas-
tre, inventory of state property, legalization of-
fice, etc.) into one body to register allimmovable
properties and legal rights in a single system. A
centralized agency would improve efficiency,
reduce overlap, and streamline property rights
processes. It aimed to modernize the cadastral
system, make all property records consistent
and reliable, and support digitization. The SCA
was established and is operational, but imple-
mentation challenges remain — including de-
lays in completing first registration in some
cadastral zones and gaps in legal guarantees
(e.g., inconsistent issuance of certificates and
requirements for additional documentation).

B.Property registration and
digitalization of properties

Full cadastral registration of immovable proper-
ties across Albania under a modern digital sys-
tem was expected to be achieved, completing
systematic procedures and replacing fragment-
ed legacy records. Registration was meant to
correct historical inaccuracies and provide a re-
liable national registry. Significant progress has
been made, with approximately 90% of cadas-
tral zones having undergone initial registration
and digitization of records. However, some ca-
dastral zones are still unregistered. In some are-
as, cadastral offices still require additional doc-
umentation from citizens, reducing the intend-
ed simplification of registration procedures.

Law no. 20/2020 “On the Finalization of Transi-
tory Processes on Property” (deriving from the
same reform package) was designed to finish
transitional procedures such as legalization of
informal buildings, issuance of ownership titles,
inventory of state and private properties, and
resolution of legacy claims. The expectations
were to provide a legal framework that would
close “transitional” or unfinished property pro-
cedures that had persisted since post-commu-
nist reforms. The goal was to reduce unresolved
claims and bring greater certainty to property
legal status. In practice systematic settlement
of transitional title issues in practice has slowed
down. The process was initially thought to be
finished within 2028, but the finalization of the
process is expected to last longer.

3. CROSSCUTTING OF THE PROPERTY
REGISTRATION REFORMS WITH OTHER
REFORMS

A. The mountain package

the “Mountain Package” is a legal and devel-
opment initiative of the Government” aimed at
promoting investment in mountainous areas,
revitalizing the rural economy, and fostering
the development of tourism, agriculture, and
local economic activities. The initiative seeks
to address development challenges primari-
ly affecting mountainous regions, which face
significant difficulties in obtaining construc-
tion and development permits due to unre-
solved land ownership issues, including the
lack of accurate cadastral registration for a
considerable portion of land. In many cases,
land is de facto used by individuals or families
who do not possess formal ownership titles,

15 Law no. 20/2025 and Instruction no.2 dated 15.10.2025

rendering such properties unsuitable for in-
vestment and preventing municipalities from
registering them as assets for development
purposes. The package aims to strengthen
social cohesion, support the economic recov-
ery of mountainous areas, increase municipal
revenues, stimulate investment, and curb em-
igration.!

Through a simplified administrative process,

the new law:

» allows non-owner possessors to obtain le-
gal registration following a simplified ver-
ification process conducted by the munic-
ipality.

» permits the transfer of ownership at a
symbolic price (e.g. 1 euro) to applicants
who present a development plan and ob-
tain the necessary permits.

» provides tax exemptions for a period of 10
years (including VAT, income tax, and in-
frastructure tax) for the first 500 appli-
cants.

» seeks to transform unused land into an ac-
tive resource for local development.

At present, several municipalities have identi-

fied priority areas for the development of the

mountain economy within their jurisdictions,
which have been officially designated as such
through Council of Ministers (CoM) decisions.

The practical effectiveness of the procedures

provided under the law and the medium-term

impact of this initiative are expected to unfold
in medium-term.

16 https://www.paketaemaleve.gov.al/al/about
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B. Fiscal cadastre - progress without
completion
The Fiscal Cadastre is a centralized digital
system designed to consolidate property data
and support transparent, accurate real estate
taxation, particularly for buildings and future
market-value-based taxes. Although intro-
duced in 2017, it remained largely non-oper-
ational due to incomplete data population by
municipalities and delays in integrating key
state systems."” On several occasions in the
past, the Secretariat has followed up the pro-
cess with General Directorate of Tax Cadastre
(GDTC), which has been supportive informing
on the reform progress. A 2026 government
decision formally established it as a state da-
tabase, requiring municipalities to use it for
building tax administration and enabling bet-
ter data integration, oversight, and accounta-
bility. Although the fiscal cadastre decision it-
self represents a major step, further legislative
reform is underway:

» A new law on real estate/property tax,
aligned with European standards, is being
drafted with international assistance (e.g.,
Swedish partners). It is expected to be ap-
proved during 2026.

» The broader reform will shift Albania from
the old system of area-based or average ref-
erernce prices to a market-value based prop-
erty tax regime, with complete application
planned for 2028 for buildings and 2030 for
land.

17 https://www.investment.com.al/wp-content/uploads/2025/10/
Investment-Council On-Digital-Transformation-of-Public-Local-Services-

for-Businesses.pdf
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https://qbz.gov.al/eli/udhezim/2025/10/15/2
https://www.paketaemaleve.gov.al/al/about
https://www.investment.com.al/wp-content/uploads/2025/10/Investment-Council_On-Digital-Transformation-of-Public-Local-Services-for-Businesses.pdf
https://www.investment.com.al/wp-content/uploads/2025/10/Investment-Council_On-Digital-Transformation-of-Public-Local-Services-for-Businesses.pdf
https://www.investment.com.al/wp-content/uploads/2025/10/Investment-Council_On-Digital-Transformation-of-Public-Local-Services-for-Businesses.pdf
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KEY FINDINGS AND

ANALYSES

he following section presents the key findings in detail, combining systemic is-
sues identified through Secretariat’s analysis with specific concerns raised by the
business community during consultations, supported by both quantitative and
qualitative data from a tailored survey focused on property registration and digi-

tal property services.

1. Digital cadastve and demand for more
access: Major improvements have bheen
made to modernize land and property man-
agement through full digitalization, tvans-
parency, and integration of geospatial data
systems. However, as of today the gap be-
tween the policy ambition to modernize the
property vegistration system and procedures
through a trusted digital cadastve, accessi-
ble by individuals and legal entities and ils

implementation into practice is still there.
The most vecent interviews, divect meetings,
and focus group discussion confirmed for
an increased interest from group of intevests
(hanks, real estate, chambers of commerce,
elc.) and maybhe from the public and husiness
fo access the cadastral data in veal-time and
verify status of their property/properiies.
The 2018-2019 reform envisioned a fully dig-
ital, integrated, transparent cadastre system

with fast services and online access. The Dig-
ital Cadastre was launched as an attempt to
finally address issues related to the trans-
parency and legal certainty by: (i) reducing
property disputes by ensuring accurate and
verified data; (ii) increase trust in ownership
records, and (iii) provide clear legal status
for land and buildings. With the approval of
Law no. 111/2018 and its completion with by-
laws, it has been established the basis for the
online digital cadastre for access and use by
physical and legal persons, domestic and for-
eign, to enable the real-time verification of
the legal status of an immovable property.
Specifically, Article 28, in paragraphs 2 and 3
of the Law provides that: “Legal or natural per-
sous, domestic or foveign, may he granted access
codes and the vight to obtain data extracts di-
rectly from the digital cadastre, while ensuring,
through technical safeguards, the impossibility
of its manipulation through the electronic sys-
tem. The right of access and the issuance of ex-
tracts is also provided through the unified multi-
Junctional government portal. Legal entities and
individuals who ave granted access to the elec-
tromic system orv to the unified multifunctional
Lovernment porial can ohlain electronic proper-
ty ownership extracts/documents directly, pro-
vided that the consent of the registered owners of
immovable property has heen oblained.”
Although the legal framework for cadastre
and property registration is in place, property
rights remain insecure in practice due to in-
consistent records and incomplete registra-
tion (which, in fact, remains an ongoing pro-
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cess), while the cadastral data are not acces-
sible to users including banks or real-estate,
who have already shown interest to access
Digital Cadastre for financing and property
transactions procedures.
The enhancement of access to cadastral data
for all the interested parties has been also one
of the recommendations of the Special Parlia-
mentary Commission “On Deepening Reforms
Jor Good Governance, Anti-Corruption, and the
Rule of Law for Alhania 2030 in the European
Union”as part of the Pillar Il - Anticorruption.
According to the Analytical Document, Rec-
ommendation 3 provides that ®..open access to
cadastval data should he ensured by making the
immovable property register accessible to any-
one who requests information or extracts from
#t,” with the aim of addressing the issue also
from the perspective of preventing corrup-
tion in the administration of property rights.
2. Expanding access to a broader range
of professional sectors could enhance
overall efficiency and coordination,
supporting faster and more effective
service delivery across the system.
This approach is supported by our recent
survey results, which indicate that 35% of
companies recognise the need to broaden
access to the SCA database beyond no-
taries to include other key stakeholders.
The goal is to enhance efficiency, acceler-
ate processes, and improve institutional
coordination. These stakeholders include
financial institutions (such as banks),
and real estate intermediaries.
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[ETEEA Access to SCA database

Do you think that besides notaries, other parties
can also have access to the SCA database to
verify in advance the status of your property

(with your consent):

vortinow [N 19%
v I i
ves I 3%

0% 10% 20% 30% 40% 50%

Do you think that besides notaries, other parties
can also have access to the SCA database to
verify in advance the status of your property

(with your consent):
Construction 43% 29% 29%
Tourism 36% 18% [
Other 42% 2% [
Notery (4 67% 20%
Realtor | 7 7 0

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

mYes m No m Don’t know

Source: Secretariat Survey, March 2026

3. Need for unified cadastral procedures
and documentation for complex ser-
vices and respective applications. Based
on their experience and concrete cases,
businesses report that the current busi-
ness workflow would benefit from more

standardised operational manuals on how
to apply in cadastral services, mandatory
checklists for services, rather than rely-
ing solely on what is currently available
on e-Albania. Implementing standardized
checklists and consistent naming conven-
tions for official replies will streamline
the process. This alignment will minimize
procedural uncertainty, reduce adminis-
trative costs for the private sector, reduce
turnaround times and significantly accel-
erate service delivery.

4. Repeated payments suggest -clearer
guidelines, more consistent procedures,
and improved transparency to reduce
unnecessary costs for companies. Three
out of five companies report having paid
more than once for the same service, and
the trend persists regardless of whether
the application was submitted by experts or
not. Overall, companies that applied inde-
pendently through e-Albania tend to have
a higher percentage of repeated payments.

EETMEEA Repeated payments

Have you paid fees more than once for
the same service?

Have you paid fees more than once for
the same service? Yes

Application through 0
someone else - IGA

(law firm, etc.)

Application by yourself

0,

system (e-albania)

Application 49%
through a notary

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%

If so, is this because of?

LY

Error in the
application by the z%

notary/law firm/other

e 1 13%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%

Source: Secretariat Survey, March 2025

Most companies (84%) state that these repeat-
ed payments are mainly due to issues related
to SCA and a lack of clear information provid-
ed to the public. They emphasize that, during
the process, additional documents are often
requested beyond the initial requirements, in-
formation is unclear or inconsistent, and there
are changes in procedures. These factors col-
lectively lead companies to make multiple
payments for the same service.
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. While the applications via e-Albania

and notaries have been streamlined
in terms of speed of application, a
formalised performance monitoring
framework could be used to ensure
that applications are qualitatively pro-
cessed within the deadlines. Businesses
reported delays in procedures concerning
property registrations, unclear deadlines
for the completion of procedures, leading
to a perceived inefficiency in cadastral
services and an unsatisfactory customer
experience. By building on the improve-
ments introduced with the tracking num-
ber, the Cadastre Agency can further
define the completion deadline and stan-
dardise processing timelines for complex
service types.

Current cadastral service fees are large-
ly administrative in nature. Introducing
a more transparent fee structure could
enhance the level of transparency that
SCA aims to achieve. As of today, there
is not any published any methodology on
how the cadastral fees are determined.
According to the law no. 111/2018 “On Ca-
dastre”, Article 63, © Every cadastval sevvice
offered, excepl for special cases provided for
in this law, is subject fo a fee.” The cadastral
fees are determined by CoM Decision no.
389, dated 13.5.2020 “On the Approval of
the List and Fees for Cadastral Services”
(as amended by Decision No. 1177, dated
24.12.2020; and No. 462, dated 31.7.2025).
Neither the law nor the decision provides
for a list of principles or a detailed meth-
odology on how cadastral fees are deter-
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mined. Instead, it only determines a list of
applications and the corresponding fees,
which appear to somehow broadly reflect
the complexity of the applications and the
back-office resources required, but with-
out specifying the underlying principle
applied. In addition the decision sets out
the list of entities exempted from cadas-
tral service fees such as the Prosecutor’s
Offices, the State Police, institutions re-
sponsible for the transitional re-evalu-
ation of judges and prosecutors; the au-
thority responsible for declaration and
control of assets; the financial intelligence
authority responsible for preventing mon-
ey laundering; the authority responsible
for managing seized and confiscated as-
sets, and the State Attorney. According to
the law, such fees are subsidized by the
state budget.!®

Without prejudice to differing views on the
level of applicable fees—some stakeholders
considering them high and others reason-
able—enhancing transparency in their deter-
mination and structure would contribute to
greater accountability.

7. According to the survey data, nearly one
in two surveyed companies consider the
quality of the service to be inadequate in
relation to the fees paid. Meanwhile, only
14% of companies believe that the quality
of the service justifies the fees. This trend
is also reflected among notaries.

18 Article 63, paragraph 3: “For each service exempt from a
fee, the Council of Ministers decides on the compensation of
the fee from the state budget funds.”

[EFIEEN Perceived Cost — Quality Mismatch

Do you think the quality of service
justifies the fee you pay?

High quality compared 0,
to the rates we pay M%)

Neutral I H- 37%
Low quaity comparcd D 19%

0% 10% 20% 30% 40% 50% 60%

Do you think the quality of service
justifies the fee you pay?

Construction 51% 29% 14%
Tourism 36% 45% 18%
Other 44% 40% 15%
Notery 59% 29% 12%
Realtor 35% 471% 18%
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
m Low quality compared to the rates we pay
= Neutral

m High quality compared to the rates we pay

Source: Secvetaviat Survey, March 2025

8. Concerns have been raised regarding the
legal validity of cadastral acts issued sole-
ly with an electronic seal. The Albanian
Association of Banks (AAB) has raised con-
cerns regarding the legal validity of cadastral
acts automatically generated by the cadas-
tral system. According to the Instruction no.
682 of the General Director of Cadastre, dat-
ed 30.05.2025, “On the approval of the mod-
el of the request for cadastral services and
standard procedures for operations with the

register,” it is stipulated that cadastral acts
generated automatically and bearing only
an electronic seal, and made available to citi-
zens, are fully legally valid and do not require
an electronic signature.
AAB has conveyed the concerns raised by the
banks in Albania that this provision is incon-
sistent with the provisions of the Law “On Elec-
tronic Documents” and the Law “On Electronic
Signatures,” which explicitly require the use of
a qualified electronic signature for electronic
documents to ensure their full legal validity and
probative value. In addition, the requirement for
an electronic signature is also set out in CoM
Decision No. 782, dated 07.10.2020 “On the ap-
proval of models of cadastral acts and data con-
tained in the cadastral map.” Given the form of
an administrative act is a mandatory element of
its validity and legality, the issuance of cadas-
tral acts without the required formal elements
may expose banks and citizens to potential le-
gal disputes regarding collateral and the legiti-
macy of documents.
The Secretariat analysed and verified the above
legal basis and provisions and notes a clear dis-
crepancy between paragraph 12 of Instruction
No. 682" and the legislation in force governing
electronic signatures,”® more specifically with
Article 4 et seq. of Law 9880, dated 25.02.2008
“On Electronic Signature” (as amended® and

19 Regarding cadastral data, the request for cadastral services
does not go through the stages described in point 8 of this
Instruction, as the cadastral act is generated automatically with
an electronic seal, bearing the note: “This document has been
generated and sealed through an electronic procedure by an
automatic system (State Cadastre Agency)” and has the same
legal validity and probative force as any other official document.

20 The law no.10273 dated 29.04.2010 “On Electronic
Document” (as amended) is repealed via the law 43/2023 “On
Electronic Governance”

21 https://aksk.gov.al/wp-content/uploads/2023/07/ligj-2008-02-25-
9880.pdf
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with the provisions of the CoM Decision no.782.
An electronic document to be legally equivalent
to a written and physically signed document,
must, in addition to meeting other require-
ments, bear a qualified electronic signature.
During the Focus Group Meeting held on 7 April
2026, the SCA informed participants that this
issue will be addressed through amendments
to the CoM Decision no. 7682, dated 07.10.2020
“On the Approval of Models of Cadastral Acts
and the Data Contained in the Cadastral Map.”
9. Concerns related to the operational as-
pect of cadastral services have been iden-
tified by NAREA. According to NAREA,
the following issues have been identified in
practice: (a) property records often lack data
on common or shared areas; (b) there are un-
registered property titles; (c) there has been
a significant increase in application costs
within the State Cadastre; (d) some applica-
tions have been deactivated; (¢) ambiguities
and inaccuracies persist in cadastral maps;
(f) property documents issued after 2020
contain missing data (such as page, volume,
and percentage of land ownership); and (g)
the merging of applications has increased
administrative costs (e.g. the property card
service has been combined with the cadas-
tral map service, which has increased (dou-
bled) the costs of the service without a clearly
stated justification.
In addition to the above, NAREA reports a
systemic issue stating that: “7ke property
cavd does not contain the value of the proper-
ty (purchased or even assessed,/reassessed val-
ue), with the rvelevant field instead recovded
as ‘0. This creates ambiguity in transaction
processes and leaves room fov informal o fic-
litious transactions.”


https://aksk.gov.al/wp-content/uploads/2023/07/ligj-2008-02-25-9880.pdf
https://aksk.gov.al/wp-content/uploads/2023/07/ligj-2008-02-25-9880.pdf
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The Secretariat has analysed the concern. Ac-
cording to Article 13, paragraph 3 of Law no.
111/2018 “On the Cadastre,” the “value of the
property”is a mandatory element of the prop-
erty card. This requirement is also stipulat-
ed under the provisions of the CoM Decision
no. 782, dated 7.10.2020 “On the approval of
models of cadastral acts and the data con-
tained in the cadastral map”, Annex 1. There-
fore, while the concern is already addressed in
the legal framework, it should be resolved at
the operational level by the SCA.

10. Other issues concerning the development
of the property market relate to the fact
that reference prices often do not re-
flect market realities. The Methodology
for Reference Prices of Agricultural Land
should be revised, as significant discrep-
ancies persist between administrative
prices and actual transaction prices.

11. Communications and access to infor-
mation - Companies show a strong re-
liance on notaries for information on
documentation, fees, and deadlines
for cadastral services. About 52% pre-
fer consulting notaries, indicating high-
er trust in the clarity and accuracy of in-
formation provided. In comparison, 48%
obtain information through the e-Alba-
nia platform, while only 28% use official
sources of the SCA. 7his suggests that, al-
though official chanuels ave available, theve
is a need lo further enhance clarvity, acces-
sihility, and content of official information
provided hy SCA.

The data indicate that the use of digital plat-

forms to access cadastral services is relatively

high, with 79% of companies reporting that they
independently log into the electronic system

(e-Albania) to obtain services. At the same time,

46% still rely on notaries as intermediaries,

showing that many businesses use a combina-
tion of digital and traditional service channels.

XN Information Channels and Access to
SCA Services

Access to cadastrial services
Only by logging into 0,
oo | 73
reon s | 46%

Through someone 0,
else (law firm, etc.) - |8£

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%

Where do you go when you need to obtain information on
the required documentation, fees and deadlines for
cadastral services, in general:

| have such knowledge myself - 7%
| consult a notary — 52%
| consult e-albania _ 48%
Konsultohem me website e _ 28%

ASHK/rrjetet sociale te ASHK

Nuk e di ku ta gjej . B%

kete informacion
0% 10% 20% 30% 40% 50%  60%

Source: Secvetaviat Survey, March 2025

12. Feedback and complaints system - Over-
all, the SCA complaints mechanism is
known among businesses but is per-
ceived as ineffective by those who have
used it. Approximately 60% of companies
report awareness of the SCA complaints
mechanism. This mechanism appears to
be more widely known and more frequently
used by experts, such as notaries and real-
tors, compared to other businesses, which
demonstrate lower levels of awareness and
usage. This perception is consistent across

both experts (notaries and realtors) and the
broader business community.

[ZFMEX:A Feedback and Complaints System

If you have had any problems or delays, have
you ever used the SCA complaints mechanism?

Yes, | have used it
buttisnotofocive I 507%
Yes, | have used it 0,
and it is effective - |3A]
No, because | didn't know 0,
about this option . 5AJ

No, I haven't used it _ 33%

0% 10% 20% 30% 40% 50%  60%

If you have had any problems or delays, have
you ever used the SCA complaints mechanism?

Other 8% 10% 2% 40%
Notary Z|% 24% 55%
Realtors 29% 600 6% 59%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%  100%
H No, | haven't used it i No, because I didn't know about this option

mYes, | have used it and it is effective  mYes, | have used it but it is not effective

Source: Secvetariat Survey, March 2025

The focus group discussion confirmed partic-
ipants’ awareness and utilization of the griev-
ance channels; however, they expressed dis-
satisfaction with the responses or solutions
provided. The SCA representative further
explained the available channels for concerns
and grievances, clarifying that the SCA could
only address issues within its own mandate
and operational scope. Accordingly, many of
the unsatisfactory responses relate to matters
outside the SCA’s competence and authority.
13. Findings suggest that a significant share
of users experience delays or inconsis-
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tencies in service delivery timing, indi-
cating a need for improved efficiency and
more reliable adherence to deadlines. 4
out of 10 companies believe that SCA ser-
vices are not delivered within the expected
timeframe. Meanwhile, around 2 out of 10
companies state that they receive the ser-
vices on time, while the remaining compa-
nies report that the services are sometimes
delivered within the required deadlines.
This trend is also consistent among experts.

[ZFIEXN Service Delivery Timeliness (Deadlines)

Are the services provided within the
expected time frame?

oo | 24%
Sometimes _ 35%

Never/Rarely 4I%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

Are the services provided within the
expected time frame?
Construction 7|% []% 29%
Tourism 64% 9% 21%
Other 29% 38% 3%

Notery 4% 4% 17%
Realtor 41% 35% 18%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

u Never/Rarely mSometimes  m Always/Often

Source: Secvetaviat Survey, March 2025

14. Frequent and, at times, inconsistent re-
quests for additional documentation sug-
gest the need to improve clarity, trans-
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parency and reduce uncertainty in the
application process. 1 out of 5 companies
report that the SCA consistently requests
additional documentation beyond what
was initially required. Meanwhile, 7 out of
10 companies state that in some cases, the
SCA requests supplementary documents
that differ from those originally published
at the time of application. Participants in
the Focus Group Discussion indicated that
such additional documents are typically re-
quested for complex applications and are
often due to gaps in historical documenta-
tion within the SCA archive.

Requests for additional documentation

Is additional documentation required other
than those published and requested at the
time of the initial application?

o [ 2%
No, never . B%

0% 10% 20% 30% 40% 50% 60% 70%  80%

Is additional documentation required other
than those published and requested at the
time of the initial application?

Construction 100%

Tourism
Otter
Notery
Realtor
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B No, never B Sometimes/Sometimes W Yes, always

Source: Secvetaviat Survey, March 2025

15. While digitalization is widely recognized
as improving efficiency and reducing ad-
ministrative burdens, the perception that
digitalisation has reduced corruption re-
mains limited, highlighting the need to
strengthen integrity measures. The SCA
should therefore ensure rigorous and ef-
fective implementation of the recently ap-
proved Integrity Plan.

Most companies view digitalization positively,

with 63% perceiving that it has simplified pro-

cedures and service delivery. Additionally, 54%

report a reduction in the administrative bur-

den because of this process. However, only 37%

believe that digitalization has contributed to re-

ducing corruption, indicating that this remains
an ongoing concern.

Impact of digitalisation

In your opinion, has receiving SCA |5(y
services electronically (digitalized) 0
helped reduce corrupt practices due 48%
to the lack of physical contact with
employees? 37%
In your opinion, has receiving SCA 7%
services electronically (digitalized) 0
helped reduce the administrative burden 39 A]
(time spent, financial costs, etc. to obtain 0
services)? 54 A]
0,
6%
Do you think that obtaining 3'%
SCA services has been made
easier by going online? 63%

WYes @iNo W !don’tknow 0% 10% 20% 30% 40% 50% 60% 70%

Source: Secretariat Survey, March 2025

Notaries, to a large extent (76%), state that
the shift to online services has significantly
facilitated the process of obtaining services.

Similarly, 76% of real estate professionals in-
dicate that digitalization has led to a reduc-
tion in administrative costs. Nevertheless, a
smaller share of businesses perceive that dig-
italization has reduced corrupt practices, sug-
gesting that its impact in this area is still seen
as limited.

EFMEEN Impact of digitalisation — Experts

Yes, obtaining SCA
services electronically
(digitalized) has helped
reduce corrupt
practices due to the
lack of physical contact
with employees

Yes, obtaining SCA
services electronically
(digitalized) has helped
reduce the administrative
burden (time spent,
financial costs, etc. to
obtain services)

Yes, obtaining SCA
services has been
facilitated by
moving them online

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%

Source: Secvetaviat Survey, March 2025

16. While professionals find the proce-
dures straightforward, many business-
es experience difficulties, indicating
a need for greater clarity and better
guidance to ensure accessibility for
all users. Experts, including real estate
intermediaries and notaries, largely con-
sider the application procedures for dig-
italized cadastre services to be clear and
easy to follow, while 38 % of other busi-
nesses perceive these procedures as a
little easy or not easy at all and therefore
need expert assistance.
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[EIEEIN Ease of using digital services

Rate the ease of use of
online property services

Other 38% 44% 1%
Notery | A R 1 59%
il 18%  24% 39%
0% 20% 40% 60% 80% 100%

m Not at all/A little easy to use m Neutral = Somewhat/Very easy to use

Rate the ease of use of
online property services

Somewhat/Very _ 42%
easy to use
Neutral _ 36%
Not at all/A little _ 22%
easy to use

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

Source: Secvetaviat Survey, March 2025

17. Incomplete property registration pro-
cesses, as well as inaccurate land and
property documentation, represent sig-
nificant barriers to investment, directly
affecting the business climate and eco-
nomic development. 61% of companies
report that they have experienced delays
or even failed to realize their investment
plans due to registration processes or in-
accuracies in documentation provided by
the SCA.
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[EFTMEEE Impact on Investment

Have there been delays or non-implementation of
investment plans due to registration processes or
inaccurate land/property documentation?

Té tjeré 8% 58% 27%
Noteré m% 64% |4%
L 2% 1% 18%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
u No, there was no impact mlt caused delays
mYes, the il plan was not il | don't know

Have there been delays or non-implementation of
investment plans due to registration processes or
inaccurate land/property documentation?

I don't know - 9%
e amas ot [ 20%
implemented
——y
No, there was no impact - 9%

0% 10% 20% 30% 40% 50% 60% 70%

Source: Secvetaviat Survey, March 2025

18. Institutional coordination remains an
area in which a significant share of busi-
nesses experience challenges, suggesting
the need for improved alignment and co-
operation between institutions. Business-
es are divided regarding the impact of in-
stitutional coordination on delays or issues
related to SCA services. 44% of companies
state that they experience delays and prob-
lems are due to weak institutional coordina-
tion, while 43% report that this coordination
has not caused any delays in this regard.

[GITEEEA Institutional Coordination

Have you had any delays or problems due to poor
coordination between SCA and other state institutions
(municipality, taxes, etc.)

Don't know - |3%
e [
o |

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Have you had any delays or problems due to poor
coordination between SCA and other state institutions
(municipality, taxes, etc.)

Construction 51% 43%
Other
Notery
Realtor 41% 41% 12%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

u Never/Sometimes u Always/Often m Don't know

Source: Secretariat Survey, March 2025

During the focus group discussion, the rep-
resentative of the Agrotourism Association
highlighted the sector’s concerns, primarily
about municipalities leasing unregistered
land and holding inaccurate documentation,
leading to a lack of financing and hindering
further expansion and development of the
sector.

19.1 in 5 companies report that administra-
tive fees (formal and informal) account for
more than 5% of their investment. This in-
dicates that administrative costs can rep-

resent a significant financial burden for
a notable share of companies, potentially
affecting investment decisions and overall
business activity.

[EITEEEN Administrative fees as percentage of
total investment

Excluding the purchase or rental price, what
percentage of the total investment is usually taken up
by formal and informal administrative fee costs
(various permits, property registration, including
survey plans or legal consultancy)?

sontioos [ 3%

wor v | 20%
sowee 57 | 28%
Lss v v Y 21%

0% 5% 10% 15% 20% 25% 30% 35%

Source: Secretaviat Survey, March 2025

20. Regarding interactions with banks, only
3 in 10 companies report having been re-
jected due to incorrect property titles or
incomplete documentation. While this
suggests that most companies can meet
basic banking requirements, the rejec-
tion rate remains notable, indicating
that documentation quality and title ac-
curacy continue to pose challenges for
a significant minority. Eliminating these
documentation challenges will mitigate
delays in accessing financing, additional
administrative costs, and the need for re-
peated submissions or corrections, ulti-
mately affecting business operations and
investment timelines.
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[GITEELY Interactions with banks

Has a bank ever rejected your
collateral property due to incorrect
title or documentation?

Source: Secvetaviat Survey, March 2025

21. According to the questionnaire data, the
services most frequently perceived as
problematic include the final registra-
tion of new constructions, the registra-
tion of property mergers or divisions,
and the online verification of the legal
status of property ownership. The first
two services involve complex procedures,
multiple steps, and data synchronization,
making them particularly sensitive to in-
consistencies and delays, especially in re-
lation to standardization and performance
monitoring. The online verification, by
contrast, is linked to digitisation and ac-
cess issues. In comparison, services such
as the registration of lease or sublease
agreements, sale contracts, and mortgag-
es used as loan collateral are generally
considered less problematic.



[E'MEXA Evaluation of specific services
Cadastral service most commonly
perceived as problematic

Final registration of new constructions
Registration of merger or division of real estate

Online verification of legal status of ownership
and other data of real estate

Registration of building permit
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Issue of copy of cadastral map fragment
Registration of real estate acquired by prescription
Issuance of copy of property card
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Cancellation of mortgage (contractual, judicial, or legal)

Registration of mortgage agreement to guarantee a loan
granted by a bank or other lending institution

Registration of sale agreement
Registration of lease agreement for agricultural property NN
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Source: Secvetavial Survey, March 2025
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Based on the above analyses, it can be summa-
rised that key issues requiring prioritisation
from a private sector perspective relate to the
following pillars: (i) the level of access to digi-
tal cadastre; (ii) standardisation of operation-
al manuals and mandatory service checklist;
(iii) enforcement of monitoring mechanism;
(iv) accountability through more transparency;
(v) the quality of property cards in line with le-
gal framework requirements; (vi) inter-institu-
tional coordination; and (vii) better alignment
of administrative agricultural land prices with
current market prices.

In this perspective, the following vecommendations
ave proposed.
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RECOMMENDATIONS

RECOMMENDATION 1:

Standardised Procedures and Documenta-
tion*?- Develop and publish unified, manda-
tory operational manuals and comprehensive
checklists for all cadastral services, ensuring
consistent application across all regional offic-
es. Introduce and enforce standardised termi-
nology for official responses issued by cadas-
tral offices to minimize procedural uncertainty,
reduce administrative costs, and significantly
improve the speed and efficiency of service de-
livery.

22 Businesses report a lack of standardised operational
manuals and mandatory checklists. Seven out of ten companies
state that the SCA sometimes requests additional documents
that differ from those originally published at the time of
application. This ambiguity and inconsistency contribute to
repeated payments for the same service, as reported by three
out of five companies.

RECOMMENDATION 2:

Assessment of the feasibility of broader
Digital Cadastre Access?- Conduct an eval-
uation of the potential to introduce direct ac-
cess codes to the digital cadastre for selected
professional users, in order to facilitate time-
ly due diligence and collateral verification.
The assessment is advised to focus on three
fundamental pillars: i) the current status of
cadastral data, ensuring it provides certainty
and reliability; ii) the applicable legal frame-
work governing personal data protection; and
iii) data security and system integrity.

23 Access to up-to-date cadastral information is essential for
effective due diligence. Although Law No. 111/2018 provides
for access codes for “selected users,” there is currently no
structured mechanism enabling financial institutions (banks)
or real estate agents to directly obtain cadastral data for
collateral verification purposes. Furthermore, 35% of companies
recognise the necessity of expanding access beyond notaries.
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Transparency of Service Fees**- Enhance
transparency in the fee structure by publishing
a clear methodology or set of guiding principles
that explain how cadastral fees are determined.
Recommendation 4: Improve Official Com-
munication Channels?- Enhance the clarity,
accessibility, and content of official SCA in-
formation available on e-Albania and the SCA
website. Leverage the new Communication
Strategy to proactively publish unified informa-
tion on service fees, deadlines, and documenta-
tion requirements to reduce business reliance
on intermediaries.

Implement the Integrity Plan and Account-
ability Measures?®- Rigorously and effec-
tively implement the recently approved SCA
Integrity Plan to strengthen anti-corruption
measures. Develop a unified and standard-
ized methodology for evaluating staff perfor-
mance, linking individual staff achievements
to institutional targets (e.g., service delivery
deadlines, quality outcomes, and integrity
standards).

24  Approximately 50% of surveyed companies perceive the
quality of service as inadequate relative to the fees charged.
Ad(ditionally, there exists a lack of transparency in the fee
structure, as no published methodology for determining
cadastral fees is available.

25 Businesses rely heavily on notaries (52%) for information
on documentation, fees, and deadlines, compared to official
SCA sources (28%). This suggests official channels need further
clarity and accessibility.

26 Only 37% of companies believe digitalisation has
contributed to reducing corruption. Although SCA has approved
an Integrity Plan, a unified methodology for evaluating staff
performance in relation to institutional targets is still missing.

Introduce Private Sector Participation in
Reform Monitoring? -Formalise the inclusion
of private-sector representatives (e.g., business
associations and experts) in the institutional
structure for property reform governance (such
as the Inter-Ministerial Committee or technical
working groups) to ensure that reform efforts
are directly responsive to stakeholder needs
and concerns.

Strengthen Complaint and Grievance Mech-
anisms? - Create a practical mechanism and
an interactive platform for monitoring requests
and managing complaints. Ensure that the
mechanism guarantees substantive and time-
ly responses to complaints and tracks compli-
ance with legally mandated deadlines.

Active Coordination in Registration of Pub-
lic and State Properties?-Establish ad hoc,
dedicated working groups, allocate specific
budget lines, and require structured, periodic
reporting on the progress in the registration of
state properties. Strengthen inter-institutional
coordination to overcome municipal passivity,

27 The institutional structure for property reform governance
(Inter-Ministerial Committee, technical working groups) does
not formally include private sector or civil society actors (an
unimplemented previous IC recommendation).

28 The SCA complaints mechanism is perceived as ineffective
by businesses, who express dissatisfaction with the responses
provided. FIAA proposed a Monitoring Committee and an
interactive platform to oversee requests and ensure compliance
with deadlines.

29 Based on the interviews and the focus group conducted
Institutional coordination remains weak, and municipalities
are passive in consolidating and registering their state-owned
properties. This delay creates uncertainty regarding ownership
and administration of these assets and limits financing
opportunities, particularly in agritourism industry.

and engage with stakeholders from business
associations (e.g., agrotourism), to prioritise
the registration process on development needs
and geographic location.

Strengthening Legal Certainty of Cadas-
tral Data3’- Issue a mandatory internal SCA
instruction clarifying the operational require-
ment to accurately record the property’s val-
ue (purchase, assessed, or reassessed) on all
property cards during the processing of daily
applications. Introduce system controls with-
in the digital cadastre to prevent the issuance
of a property card if the mandatory “value of
the property” field is left blank or entered as

30 While the ongoing processes of first registration and
digitisation are progressing, concerns remain regarding the
completeness and the accuracy of the historical cadastral
documents. One systemic issue reported by real estate
professionals’ concerns missing or incorrect information on
the “property value” in the property certificate, despite being a
requirement of Law No. 111/2018 and CoM Decision No. 782.
This issue creates ambiguity in transaction processes.
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“0” without proper legal justification. In addi-
tion, assess the scope and severity of the issue
and implement a structured data correction
exercise by updating existing records where
the value is missing, using verified transaction
data or official valuation methodologies.

Development of a Methodology for Refer-
ence Prices of Agricultural Land - Develop
and adopt a clear methodology for determining
reference prices of agricultural land to ensure
closer alignment with market realities, particu-
larly addressing the significant differences be-
tween administrative prices and actual trans-
action prices.
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ANNEX A - Open
Access To Property

Registry Data

aking land registry data “open”, ac-

cessible to the public digitally, is a

major goal for many governments

to boost economic transparency
and innovation. However, this transparency
must be balanced against individual privacy
and security concerns.

1.1 Pros of Open Land Registry Data
Transparency & Accountability: Helps citizens
and professionals track land ownership and
the distribution of public subsidies (such as ag-
ricultural payments), thereby deterring corrup-
tion and improving governance.

Faster Transactions: Eliminates the need for
manual browsing of physical “historical land
and ownership data,” thereby reducing delays
for professionals such as notaries and real es-
tate agents.

Market Efficiency: Provides symmetric infor-
mation for buyers and sellers, helping them ver-

ify asking prices and make quicker, better-in-
formed decisions.

Fraud Prevention: Publicly accessible records
make it harder for fraudsters to impersonate
owrners or sell properties they do not own, as
ownership can be verified instantly.

Economic Growth & Innovation: Fuels the “Prop-
Tech” industry, enabling companies to develop
apps and Al tools that streamline conveyancing,
due diligence, and property development.

1.2 Cons of Open Land Registry Data
Privacy Concerns: Once a property is regis-
tered, the owner’s information and the proper-
ty’s valuation become part of the public record.
While the transparency of land registries is
considered a public interest, this raises con-
cerns about the privacy of personal data. This
issue could be mitigated by implementing re-
strictions that prevent “profiling”—a list of an
individual’s assets.

Administrative Effort: Accuracy is essential
for digital utility. Preparing old, complex, or in-
consistent historical land and ownership data
for digital release requires administrative and
technical processes, as well as legal assistance.
Cost of Implementation: Transitioning to and
maintaining a high-quality digital open data
system necessitates substantial government
funding and robust infrastructure.

Security Risks: Although it mitigates certain
instances of fraud, digitizing large volumes of
ownership data may introduce new vulnerabil-
ities, including large-scale data breaches or cy-
ber-attacks.

Risk of Misinterpretation: Without technical or
legal expertise, public users might misinterpret
complex data points, such as boundary lines or
restrictive covenants, leading to unnecessary
disputes.

1.3 European practices

European practices concerning open land reg-
istry data are characterized by a notable ten-
sion between the European Union’s advocacy
for a digital internal market and the stringent
privacy laws of member states. While the Eu-
ropean Union encourages transparency to pro-
mote cross-border investment, there is no uni-
fied “European system”; rather, practices vary
considerably across national legal traditions.
European countries generally fall into three cat-
egories regarding data accessibility:

Open & Transparent: Data is broadly accessi-
ble to the public, often for free or a nominal fee (
Norway, Sweden, Estonia);

Intermediate / Fee-based: Access is open to
all, but typically requires a fee per search to de-
ter mass scraping and recover costs (Nether-
lands, France, Spain);
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Restrictive: Access is strictly limited to those
who can prove a “legitimate interest” (e.g., be-
ing a neighbor, buyer, or creditor) to protect
owrner privacy (Germany, Austria, Cyprus)

2. COUNTRIES WITH ADVANCED LAND
SYSTEMS AND ACCESS PRACTICES IN
THE REGION [CROATIA & SERBIA)

In both Serbia and Croatia, cadastral and own-
ership data are predominantly accessible
through centralized digital platforms that have
undergone significant modernization in recent
years.

2.1 Cadastral and Ownership Platforms
Croatia: Manages property through two sepa-
rate but increasingly integrated registers: the
Cadastre (technical/spatial data) and the Land
Registry (legal ownership). The main portal:
Uredena zemlja (Organised Land) serves as a
“One Stop Shop” for both registers.

Public Search: Anyone can search for land reg-
istry extracts and cadastral plans without log-
ging in, provided they have the plot or file num-
ber.

Official Documents: Digitally signed, legal-
ly valid documents (like possessory sheets or
land registry extracts) can be obtained via the
e-Citizens (e-Gradani) portal.

Innovation: A Virtual Assistant was launched
inlate 2024 to help citizens check case statuses
and generate documents more easily.

Serbia: Similarly to Albania, it utilises a uni-
fied Real Estate Cadastre that combines land
and property rights.

Main Portal: GeoSrbija is the primary digital
platform for geospatial and property data.
e-Cadastre Public Access: Allows users to



search for property data by parcel number or
address.

Public Data: Basic info on properties and rights
holders (name and address) is available with-
out a login.

Registered Access: Professional users (banks,
notaries, appraisers) can access extended da-
tabases with more detailed info.

Property Price Register: A publicly available
tool that tracks real estate transaction prices
across Serbia to increase market transparency.

2.2 Access Levels

Croatia focuses on integrating its Joint Informa-
tion System (ZIS) with other business-critical
systems:

Authorised User Porfal: Lawyers and notaries
have dedicated access to the Organised Land
(Uredena zemlja) system to submit electronic
requests for land registry entries, a streamlined
workflow not available for standard public
searches.

Transparency for Investment: Specific ser-
vices are tailored for “special business zones,”
allowing companies to optimise land disposi-
tion and calculate utility or fiscal charges more
efficiently.

In Croatia, the “Authorised User” status is deep-
ly integrated with the national e-Citizens and
e-Business infrastructure. Access is designat-
ed for notaries, lawyers, authorised surveyors,
and certain financial institutions.

Authorised users, like notaries, can issue legal-
ly valid extracts, copies, and transcripts that
are not available through the basic “view-only”
public search.

Serbia: While basic property info is free for ev-
eryone, the Republic Geodetic Authority (RGZ)
provides a tiered access model:
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Public Access: Citizens can search by parcel
number or address to see basic data.
Professional/Registered Access: Businesses
(banks, real estate agencies, insurance compa-
nies) and professional users (notaries, geodetic
organisations) can enter into agreements to ac-
cess an extended database.

Search by Owner: Only registered professional
users can search the database using the name
of a property rights holder or a unique ID num-
ber (like a PIN/registration number), a feature
restricted for the general public due to privacy.
Official Document Issuance: Certified geodet-
ic organisations and notaries can issue extracts
directly from the database, which carry the
same legal weight as those extracted from the
owners.

2.3. GDPR/Data Protection rules

In both Serbia and Croatia, the legal framework
for property data is a balancing act between the
principle of public registers (transparency of
ownership) and GDPR and Other Data Protec-
tion laws (privacy of natural persons).

PUBLIC INTEREST VS. PERSONAL
PRIVACY

While land registries are historically public to
ensure legal certainty in real estate transac-
tions, modern data protection laws restrict how
that data is accessed:

Publicity Principle: Anyone can see who owns
a property if they have the specific parcel num-
ber or address. This transparency is considered
a “public interest” that outweighs individual
privacy for the purpose of legal transactions.
GDPR Restriction: You generally cannot search
for an individual by name in the public interface.
Doing so would allow for “profiling” or the cre-

ation of a comprehensive list of a person’s assets,
which is a violation of the purpose limitation and
data minimisation principles under GDPR.

NATIONAL ENFORCEMENT &
COMPLIANCE

Croatia: Fully aligned with EU GDPR through
the Act on the Implementation of the General
Data Protection Regulation. The supervisory au-
thority, AZOP, actively monitors the land registry
(Z1S) to ensure that automated “scrapers” or un-
authorised bulk data collectors are blocked.
Serbia: Serbia’s Law on Personal Data Protec-
tion (ZZPL) is largely a translation of GDPR.
While enforcement has historically been “soft-
er” with lower maximum fines (~€17,000 com-
pared to the EU’s €20M), the 2023-2030 Data
Protection Strategy is moving toward strict
alignment with EU penalty levels.

LEGITIMATE INTEREST FOR
BUSINESSES

For a business to access the “Professional” level
of data, it must demonstrate a specific legal ba-
sis under GDPR Article 6:

Banks/Insurance: Need the data to assess col-
lateral or verify assets for a loan.
Lawyers/Notaries: Need the data to draft legal-
ly binding transfer agreements.

Public Utilities: Need the data to identify the
correct party for billing or legal claims.
Unauthorized use, such as utilizing cadastral
data for unsolicited marketing, constitutes a se-
rious breach and has led to substantial fines in
Croatia for agencies engaged in unlawful pro-
cessing of personal data.

3. OTHER NEIGHBOUR COUNTRIES
Montenegro operates under a “principle of pub-
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licity,” providing high transparency through the
e-Katastar portal.

Public Access: Basic property deed data can
be checked online in a few steps by anyone.
Professional Access: While everyone can in-
spectdata, “legitimate legal interest” is required
for more detailed documentation. Agents use
these records to verify the Real Estate List for
encumbrances like bank liens or border dis-
putes.

Kosovo (KCA) has recently enhanced public
and professional access.

Public Access: The State Geoportal provides
free access to address data and cadastral maps.
Professional Access: Recent reforms aim to
facilitate easier access to property ownership
and transaction price data for authorised users.
Professional access for agents is often man-
aged via the e-Kosova platform.

North Macedonia: Access is managed by the
Agency for Real Estate Cadastre (AREC).
Public Access: General information about land
parcels and boundaries is available through the
national spatial data infrastructure.
Professional Access: Licensed professionals
can access the Geodetic Cadastre Information
System to download web-based data, including
property rights registration and changes.

4. FEE COMPARISON FOR STANDARD
SERVICES

In the Western Balkans and Croatia, applica-
tion fees for standard cadastral services are
increasingly integrated into unified digital por-
tals. By April 2026, most countries have shifted
to a “fee-per-service” model accessible online,
though complex procedures like property divi-
sion still require private surveyor fees in addi-
tion to state administrative charges.



ESTIMATED 2026

Service Type Albania (ALL / EUR) Serbia (RSD / EUR) Croatia (EUR) Kosovo (EUR)

Ownership Certificate 3,000 ALL (~€30) ~1,200 RSD (€10) €1.99 - €3.00 €10.00 - €15.00

Copy of Cadastral Map 1,500 ALL (~€15) ~ €10 - €21 ~€7.00- €10.00 €10.00

Property Status 1000 ALL (~€10) ~600 RSD (€5) ~€7.00 €5.00

Registration of Title .

Transfer 5,000 ALL €50 ~5,500 RSD (€47) ~£€34.00 €30.00+ (variabel)

Registration of Lease 5,000 ALL (~€50) ~3,500 RSD (€30) ~€20.00 €15.00

Property Division 5,000 ALL (~€50) ~€25-€75 ~€15-€30 ~€100-€150
REFERENCES:

»

»

»

»

»

»

»

»

https://e-justice.europa.eu/topics/regis-  ,,  pips://oss.uredjenazemlja.hr
ters-business-insolvency-land/land-regis-  ,  htps://gov.hr

ters-eu-countries_en

https://www.rgz.gov.rs

https:/www.rgz.gov.rs/en-geo-srbija

https://unece.org

https://e-justice.europa.eu
https://www.legalmondo.com

https://www.aj.hr

» https://data.europa.eu

https://oss.uredjenazemlja.hr/en/ https://e-justice.europa.eu

public-services/search-cad-parcel »  https://akk.rks-gov.net

» https://www.katastar.gov.mk/en/complet-
ed-projects/real-estate-cadastre-and-regis-
tration/

» https://landportal.org/es/organization/

agency-real-estate-cadastre
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ANNEX B - Status of IC
Recommendations on
Property Legal Security

PILLAR 1. PROPERTY REGISTRATION
AND DIGITALIZATION
he completion of initial property reg-
istration and the improvement of ca-
dastral data quality remain essential
prerequisites for legal certainty of
ownership and the functioning of the prop-
erty market. The SCA has reported that the
scanning of property documentation has been
completed and that the digitalization of prop-
erty cards is approximately 80% complete,
with full completion expected by June 2026.
Around 10 cadastral services are now avail-
able online through e-Albania, and 10-15% of
applications are processed automatically. The
SCA “FAST” service enables processing of
applications within 24 hours of payment con-
firmation.
The completion of initial registration is legally
mandated by 2028; however, the SCA’s current

implementation trajectory targets completion
by 2027, with the objective of covering at least
95% of cadastral zones. The Digitalization
Roadmap for 2025-2028 has been adopted,
setting clear strategic approaches and time-
lines. Nevertheless, challenges related to title
overlaps, documentation inaccuracies, and
limited administrative capacity for processing
dossiers persist and require systematic reso-
lution.

At present, no structured mechanism ena-
bles the financial sector to directly access
cadastral data for collateral verification
purposes, a key IC recommendation that
remains unimplemented. The draft law on
Electronic Identification and Trust Services
has been reopened for public consultation;
however, the establishment of streamlined
procedures for lending-related applications
is still pending.



PILLAR 2. TRANSPARENCY AND
ACCESS TO STATE PROPERTY
INFORMATION

Transparency regarding the status of state
property is essential for investor confidence
and efficient use of public assets. The SCA has
begun registering state properties belonging
to central institutions through a phased ap-
proach, identifying 30 priority properties per
phase and completing two phases with ap-
proximately 800 properties registered. A third
phase is currently underway. Cadastral infor-
mation is publicly accessible free of charge
through the ASIG Geoportal.

However, significant gaps persist. No consol-
idated, publicly accessible inventory of state
properties exists. The fund of properties for
strategic investments (FPPIS) is not pre-es-
tablished but populated reactively on a case-
by-case basis. The “property passport” con-
cept has been piloted for a limited number of
properties in cooperation with international
experts, but these passports have not been of-
ficially published or systematized. The trans-
parency of lease contracts and concessions re-
lated to state properties also remains limited,
with responsibility for systematic submission
resting across multiple institutions that have
not yet created dedicated tracking structures.

PILLAR 3. INSTITUTIONAL
COORDINATION AND REFORM
MONITORING

Effective property reform requires sustained
coordination between central institutions,
specialized agencies, and local government.
While an institutional structure exists for re-
form governance (comprising the Inter-Min-
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isterial Committee, technical working groups,
and relevant agencies), this structure consists
primarily of state representatives and does
not formally include private sector or civil so-
ciety actors, as recommended by the IC.

At the municipal level, progress on property
inventory and registration remains notably
limited. Despite the SCA’s introduction of re-
duced tariffs (a symbolic fee of 100 ALL for
property registration and 10% of standard ser-
vice value), these financial incentives have not
translated into visible advancement at the na-
tional level. No evidence has been identified of
dedicated working groups within municipali-
ties, structured reporting to Municipal Coun-
cils, or allocated budget lines for this process.
The SCA has adopted an Integrity Plan and
an Action Plan for integrity risk management
and has introduced unified operational pro-
cedures across all regional and local directo-
rates through a series of internal orders and
guidelines during 2024-2025. A Training Unit
was established, and a Communication Strat-
egy has been adopted in cooperation with the
Council of Europe. However, a unified and
standardized methodology for evaluating
staff performance in relation to institutional
targets and service quality has not yet been
developed.

PILLAR 4. ECONOMIC UTILIZATION OF
PROPERTY FOR INVESTMENT

The identification and promotion of state
properties available for investment remains
a critical gap. While institutions continue the
process of identifying and prioritizing state
properties for registration, the process re-
mains fragmented. AIDA utilizes existing in-

struments on a limited, case-by-case basis
when specific investor interest arises; how-
ever, this approach has not been institutional-
ized into a structured mechanism for promot-
ing state properties for investment.

No pre-identified, consolidated fund of state
properties for strategic investment currently
exists, or, where such a fund exists, it is not
made transparent. Responsible institutions
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have not yet established dedicated structures
to systematically track the inventory, prioriti-
zation, and registration of state properties in
the context of investment needs. The determi-
nation of reference prices for agricultural land
purchases and related fiscal policy develop-
ment falls outside the competence of the SCA
and remains the responsibility of other institu-
tions.
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ANNEX C - FIAA WHITE
BOOK 2025-2029

SPECIFIC ISSUE 1:

Articles 6 and 8 of the Law provide that dam-
ages suffered by individuals arising from ca-
dastral activities shall be compensated through
the establishment of a reserve fund. The Law
does not provide any further specifications re-
garding the nature of the damage or its com-
pensation, in contrast to the repealed Law No.
33/2012 “On the Registration of Immovable
Property,” as amended, which contained more
detailed provisions concerning the compensa-
tion of damages caused by the activities of the
immovable property registration office.

Although individuals who suffer damage from
cadastral activities may rely on the principle
of legal certainty guaranteed under Article 5/b
of Law No. 111/2018, referring to the general
provisions of the Civil Code and to the special
law No. 8510, dated 15.07.1999, “On Non- Con-
tractual Liability of State Administration Bod-
ies,” as amended, we consider that a more con-

crete provision should be included in Law No.
111/2018 regarding damages caused by cadas-
tral activities and the procedures for their com-
pensation.

It is recommended that Law No.
11172018 be amended (o include a
morve specific and detailed provision
Loverning the delermination of
damages sufferved by individuals as a
vesult of cadastral activities, as well as
the procedures for their compensation.

SPECIFIC ISSUE 2:

According to Article 29 of Law No. 111/2018, re-
quests for cadastral services mustbe processed
within 15 days, and in any case, no later than 21
calendar days. Article 64 further provides that
delays in response constitute an administrative

violation, for which the responsible employee
may be subject to a fine. However, while Law
No. 111/2018 establishes sanctions for delays, it
does not provide an effective mechanism to en-
sure that services are actually delivered within
the maximum 21-day period, nor does it specify
how the requesting party may, in practice, ex-
pedite the service in the event of such delays.

It is recommended that the Law
provide for the establishment of a
Monitoring Commillee o oversee
service  rvequests  and  ensure
compliance with  the response
deadlines, as well as the creation of
an interactive platform within the
SCA administvation lo manage all
complaints from applicants, since,
in practice, such mechanisms are
curvently not available.

SPECIFIC ISSUE 3:

Article 56 of Law No. 111/2018 regulates the reg-
istration of mortgage rights over immovable
property, providing that such a mortgage shall
be registered as a lien against the property,
regardless of the owner. This provision is con-
sistent with the nature of the mortgage as an in
rem security right, attached to the immovable
property irrespective of changes in ownership.
This leaves open the possibility to transfer the
ownership of the immovable property, togeth-
er with the mortgage right exiting. However,
this principle is contradicted by the provision
of paragraph 4, of Article 56, Law No. 111/2018,
which provides that, “during the term of the
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mortgage, no contract for the transfer of own-
ership to third parties shall be registered.” This
provision unreasonably restricts the right of the
owrner to transfer the immovable property with
a mortgage registered over it, hence, impeding
the possibility for such immovable property to
enter the civil circulation in the economy.

Furthermore, this provision is in contradiction
with the legal nature of the mortgage provided
in the Civil Code as a security right registered
over immovable property that follows the asset
regardless of changes in ownership. As such,
it does not restrict the owner’s right to transfer
the ownership of the immovable property.

It is recommended removing the
provision of paragraph 4 of Article 56
of Law No. 111/2018, in ovder to ensure
that the registration of a morigage
does not interfere with the transfer of
ownership of the immovable property,
in line with the principles set out in the
Civil Codle.

ADDITIONAL RECOMMENDATIONS:
1. Amendments to the law No.111 / 2018 “On
the Cadastre”

These amendments aim to expand opportuni-
ties for collateral coverage. Specifically, Article
50 of the Law should be reviewed to provide for
the possibility for banks to create and register,
in a special mortgage register (construction
permit register), real rights over immovable
property under construction, the ownership
of which will be acquired in the future. Other
amendments should also be introduced to: (i)



foresee the mandatory registration of the en-
trepreneurship contract, otherwise, it has no
legal validity, as well as the obligation of nota-
ries to notarize and register this contract; and
(ii) enable the registration of future mortgage
contracts at the construction stage (following
registration of the construction permit), as in
practice such registration is currently not pos-
sible with the reasoning that “the asset does not
yet exist.”

2. Access of banks as “selected users” to the

electronic real estate register.

It is recommended that banks be granted ac-
cess as “selected users” to the electronic real
estate register, considering their role as credi-
tors holding real rights over immovable prop-
erty. Such access would facilitate the mortgage
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process and enable continuous verification of

the legal status of collateral throughout the life

cycle of aloan.

3. Amendments to the Decision of the Coun-
cil of Ministers no. 782, dated 07.10.2020,
“On the Approval of Models of Cadastral
Acts and Data in the Content of the Cadas-
tral Map.”

Specific amendments should be introduced

to ensure compliance with the Civil Code and

applicable legislation. These changes should
ensure that documents issued by the Cadastre
must provide legal certainty for all stakeholders
and parties involved. In addition, the Cadastre
should adopt internal guidelines to ensure the
uniform and accurate implementation of this
Decision across all regional offices.
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ANNEX D - Summary
of Issues on Property

as reported by
AmCham in Albania

The identified issues have been structured ac-
cording to the following pillars:

(@) Progress of initial registration- Despite certain
improvements, issues related to data quality
and the insecurity of property titles continue to
pose obstacles to investment.

(b) Digitalization - quality of digital sevvices ver-
sus cost - The digitalization of services in the
field of real estate, including those provided
by SCA, notaries, and banks, has significant-
ly improved access by reducing bureaucra-
cy and physical contact, while increasing the
speed and transparency of procedures. How-
ever, the cost of these services often does not
correspond to the actual quality delivered,
particularly due to technical issues and the
lack of system updates.

(c) The process of registering state-owned proper-
ties - issues at the local level, taxation, and use by
investors - The lack of a complete inventory of

state-owned properties, both at the local and
central levels, delays in their transfer and reg-
istration, overlapping boundaries, and insuffi-
cient inter-institutional coordination create un-
certainty regarding ownership and the admin-
istration of these assets.

(d) The “Mountains Package.™- The process of
designating priority areas often progress-
es slowly and is not implemented uniformly
across all municipalities.

(e) Iutegrity, quality of service, prevention of cor-
rupt practices, and interaction with SCA - Prac-
tices such as preferential treatment, intention-
al delays, or unjustified requests undermine
public trust and legal certainty. Furthermore,
the absence of standardization and inter-in-
stitutional coordination results in inconsistent
treatment of applications, varying documenta-
tion requirements, and delays in contract regis-
tration.



44

o
ANNEX E - National
Reform Agenda Progress
and SCA Roadmap
Timelines on Digitalization

NRA PROGRESS

MEASURES AND RESULTS m

JUNE 2026
Initial registration has been completed in 95% of all cadastral zones.

Digitization of all manual real estate property records has been completed JUNE 2026
and digitization continues, in accordance with the comprehensive

Roadmap, to achieve tangible results with the completion of digitization

processes approved by June 2026.

Adoption of a comprehensive Roadmap to achieve tangible results for
completing digitization processes, ensuring that previous ownership titles
physically administered in offices, as well as real estate and cadastral maps
in all cadastral zones, are digitized, prioritizing economically significant
areas, and that initial registration is fully completed.
e Assessment of infrastructure and technology needs, and allocation JUNE 2025
of necessary human and financial resources.
e Drafting of a comprehensive roadmap for digitization of all
cadastral services and paper-based maps (June 2025).
o Drafting of a financing plan for the roadmap.
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Adoption of a land policy and the necessary administrative, budgetary, and
coordination measures to begin implementation in 2028.
¢ Review of the legal basis of the Council of Ministers’ order on the
Interministerial Committee for Land Policy.
e Preparation of a draft outline on land policy.
o Drafting of the Land Policy document and consultation with
stakeholders and third parties.
o Approval of the Land Policy document.
o Preparation of monitoring methodology for the land policy.
o Package of implementation design agreements.

Adoption of an integrity plan including effective anti-corruption
measures reflecting stakeholders’ views (civil society representatives,
National Chamber of Attorneys, National Chamber of Notaries, banking
association, business associations, etc.), aiming to improve transparency
and accountability in service delivery and demonstrate significant
improvements in quality, transparency, efficiency, and accountability in
services such as registration of ownership titles, real rights, obligations,
and issuance of certificates provided by the State Cadastre Agency.
e Establishment of the Inter-institutional Working Group.
o Drafting of the Risk Assessment Document.
o Drafting of the Action Plan based on the Risk Assessment
Document.
o Approval of the Integrity Plan (December 2025);
e Establishment of an ad hoc monitoring body to assess
implementation of the Plan.

SCA Roadmap on Digitalization Process

JUNE
2027

DECEMBER
2025

DECEMBER
2027
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