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1.

ANNUALLEAVE-LEGALENTITLEMENTS,
SPECIAL CATEGORIES, AND EMPLOYER
RESPONSIBILITY

Under the Croatian Labour Act, every employee
is entitled to a minimum of four weeks of paid
annual leave per calendar year. This right cannot
be waived or reduced by contract, and any
attempt to do so is considered null and void.

WHO IS ENTITLED TO LONGER LEAVE?

B Minors, persons with disabilities, and
employees in particularly demanding jobs are
entitled to at least five weeks of leave.

B Employees on parental leave, sick leave, or
other justified absences also accrue the right
to full leave, as the key factor is continuous
employment, not physical presence at work.

WHEN IS FULL ANNUAL LEAVE
ACQUIRED?

Employees who are newly employed or re-
employed after a break longer than 8 days
become eligible for full annual leave after six
months of uninterrupted employment with the
same employer. Until then, they are entitled to a
proportional share.

WHAT IF LEAVE IS NOT USED?

® The employer is legally obliged to enable
employees to use their annual leave. Failure
to comply can lead to penalties and financial
liability.

B Employees may claim compensation for
unused leave, including unpaid wages for leave
periods, within five years of the entitlement.

LEAVE PLANNING

Leave may be taken in parts, but one part must
last at least two consecutive weeks. Unused
leave can be carried over into the following
calendar year but must be used by 30 June of
that year.
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BUYING REAL ESTATE IN CROATIA AS
A FOREIGN CITIZEN - WHAT TO KNOW
WHEN APPLYING FOR A MORTGAGE

More and more foreign citizens are choosing
Croatia as a destination for buying property
— whether for investment, vacation, or a new
home. However, the process is different when
financing through a mortgage. Here is a brief
overview of the key steps to keep in mind.

1. CHECK YOUR LEGAL ELIGIBILITY TO
PURCHASE

EU citizens can buy property under the same
conditions as Croatian citizens. Non-EU buyers
must verify reciprocity between Croatia and
their home country. If none exists, purchasing
through a Croatian company is an option.

2. OPEN A CROATIAN BANK ACCOUNT

Openingadomestic bank accountis required for
mortgage payments and related transactions.
You'll need a Croatian personal identification
number (OIB), passport, and proof of address.

3. PROPERTY SEARCH AND LEGAL DUE
DILIGENCE

Ensure the property has clean ownership
documentation. Working with an agency
experienced with foreign buyers helps protect
your investment and legal security.

4. OBTAIN YOUR CROATIAN OIB
(PERSONAL IDENTIFICATION
NUMBER)

Mandatory for alllegal and financial transactions.
Issued by the Tax Administration, usually within
8 days, a valid passport and application.

5. PRE-CONTRACT AND DOWN
PAYMENT

A preliminary contract is signed and notarized,
along with a down payment (typically 10%).
This document is required when applying for a
mortgage.

6. MORTGAGE APPLICATION

Foreign nationals typically need to cover
30-40% of the property value themselves.
Documents proving income must be translated
and notarized. Interest rates and repayment
terms are often less favorable than for residents.

7. PROPERTY VALUATION

The bank appoints an official appraiser to
assess the property. Loan amounts are based
on appraised value, not purchase price.

8. CONTRACT SIGNING AND
MORTGAGE APPROVAL

Once approved, the purchase and mortgage
agreements are signed and notarized. The bank
pays the seller and registers a mortgage.

9. REGISTERING OWNERSHIP AND
PAYING TAXES

Ownership is registered in land books. A 3%
property transfer tax is due unless VAT is already
included (e.g., for new builds).

10.HANDOVERANDUTILITY TRANSFER

The buyer takes possession and transfers
utilities. We recommend home insurance.
Nelmar Real Estate offers full administrative
support throughout this process.
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STATUTORY RESERVES FOR J.D.0.O.
WHEN DOES THE OBLIGATION END?

If you own a simple limited liability company
(jd.0.0.) in Croatia, it is important to know that,
under current regulations, you are required to
allocate 25% of your annual profit to statutory
reserves—until a specific condition is met.

WHO, WHEN, AND HOW MUCH?

Statutory reserves are formed each year based
on the net profit shown in the company’s annual
financial statements, reduced by any prior year’s
losses. The amount to be allocated equals one
quarter of the company’s annual profit.

WHEN DOES THE OBLIGATION CEASE?

This obligation ends once the company’s share
capital reaches or exceeds EUR 2,500.00. At
that point, the j.d.0.0. no longer needs to allocate
reserves, and its business model becomes
largely equivalent to a standard d.o.0.—without
the need for a formal transformation.

WHAT HAPPENS WITH ALREADY
FORMED RESERVES?

Once the threshold is reached, the company
may decide to abolish statutory reserves and
transfer the amount to retained earnings.
These retained profits may then be distributed
to shareholders, depending on the company’s
financial plans and internal decisions.

This approach allows for more flexibility in
managing profit distribution but requires
accurate bookkeeping and timely corporate
resolutions.
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FISCAL REFORM IN CROATIA: WHAT
THE NEW FISCALISATION LAW
BRINGS

On April 24, 2025, the Government of the
Republic of Croatia adopted a Proposal for anew
Fiscalisation Act, with key provisions entering
into force in phases—starting from September
1, 2025, and continuing from January 1, 2026,
and 2027. This reform significantly reshapes
the way invoices are issued and fiscalised,
introducing the mandatory use of eInvoices.

KEY CHANGES AS OF SEPTEMBER
2025 (B2C SEGMENT):

m Use of digital certificates issued by trusted
service providers in Croatia is enabled.

®m Business premises no longer need to be
registered via a specific form.

B Payment by cheque and the fiscalisation of
supporting documents are abolished.

FROM JANUARY 2026 - UNIVERSAL
FISCALISATION RULES:

®m Fiscalisation will apply to all transactions,
regardless of the payment method.

® Mandatory fiscalisation will be extended to
certain types of retail such as newspapers,
tobacco, and related products.

m Simplified registration of working hours and
business premises.

B2B AND B2G SECTOR: EINVOICES
BECOME MANDATORY

®m Asof January 1,2026,eInvoices are mandatory
for all VAT payers.

® As of January 1, 2027, the obligation is
extended to non-VAT entities, including a wide
range of public sector users.

m Tssuers and recipients of eInvoices will
be required to conduct fiscalisation through
integrated software.

WHAT’S BEING PHASED OUT?

The introduction of eInvoice fiscalisation and
the eReporting system will eliminate the need
for numerous current forms and reports—such
as U-RA, PPO, I-RA, DONH, PDV-F, and others.
Amendments to several tax and accounting
regulations are also foreseen.

PREPARATION AND TECHNICAL
COMPLIANCE

The Tax Administration has already published
technical specifications and invited obligated
entities to prepare in advance. By the end of
2025, companies are expected to align their
product and service codes with the 2025
Croatian Classification of Products by Activity
(KPD 2025).

WHY IS THIS REFORM IMPORTANT?

The reform ushers in a digital transformation
of fiscal procedures—reducing bureaucracy,
standardising  reporting, and increasing
transparency. At the same time, it streamlines
the system and eliminates outdated reporting
requirements.
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TAXATION OF NON-RESIDENT
LANDLORDS IN CROATIA

An increasing number of foreign nationals
own and rent properties in Croatia, but it is
important to understand the tax obligations
that arise. We bring you an overview of the
key rules for individuals — non-residents — who
rent out apartments, holiday homes, and other
properties.

INCOME TAX

1. FLAT-RATE TAXATION

Flat-rate taxation is possible for EU nationals
if their annual income does not exceed
€60,000, they rent directly to guests (not
through agencies), are registered in the RPO,
and have an OIB.

The tax is paid per number of beds, and
non-residents are not subject to social
contributions.

2. TAXATION BY DECISION

Taxation by decision applies if flat-rate
taxation is not possible.

B The applicable rate is 1272

B and 30% of income is recognized as
standard expenses.

VALUE ADDED TAX (VAT)
Non-residents are automatically VAT liable.

VAT RATES ARE AS FOLLOWS:

® 137z applies to tourist accommodation,

m 2572 to rental of business premises,

m 0% to residential rental for living purposes
(exempt from VAT).

WHEN RENTING VIA AGENCIES:

m If the landlord is not in the VAT system, the
agency assumes the VAT liability.

m If the landlord is registered, they calculate
VAT themselves and invoice the agency.

B Agencies charge 252z VAT on their services.

ADMINISTRATIVE OBLIGATIONS

Non-resident landlords must register with the
Tax Administration and obtain an OIB, keep
records of issued invoices, report guests via
the eVisitor system, and pay tourist tax and the
membership fee to the tourist board (flat-rate).

CITIZENS OF THIRD COUNTRIES

They cannot use flat-rate taxation. If they wish
to rent, they must establish a sole proprietorship
or a company in Croatia.




CONEO

Ideas that
pay off.

Monthly Newsletter

June, 2025.

CONTACT

CONEO - ZAGREB D.O.O.

Poljicka ul. 5/V
10 000 Zagreb

+385 1 4606 900

WWw.coneo.hr

Worldwide service
through ETL Global

Tax advice
for entrepreneurs

CONEO.HR

Christian Braunig
Managing Partner
e-mail

Frane Garma
Director
e-mail

This material has been prepared for general
informational purposes only and is not
intended to be used as accounting, tax or
other professional advice. For any additional
information, please contact our experts.
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