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GUIDELINES ON REAL ESTATE – CYPRUS 

 

Acquisition of (Cypriot) Real Estate 

I. Legal Steps 

Question 3: Is the execution of a notarized public deed of purchase required? 

-Public Notary or Consul 

Under article 40 (1) of Cap. 224 as to the Cyprus Land law, any transfer or encumbrance of 

immovable property is not valid unless it is registered at the Land Registry Office. Any transfer 

affecting the property is carried out at the appropriate District Land Registry Office by any 

person who is the registered owner of the property. 

Concluding, every transaction as to real estate has to be in a written form and the contracts 

have to be submitted in the Land Registry in order to be valid.  It seems that verbal/oral 

contracts in land transactions are not adequate. Only written contracts bind both sides.  

Therefore, public notaries and/or consultants are required for real estate transactions, in order 

to ensure and certify the signatures of each party.  

 

-Identity of the parties and matrimonial economic system/sufficient Power of Attorney duly 

legalized 

Sufficient Power of Attorney may suffice when they are duly legalized. 

 

Question 7: Administrative requirements on real estate. 

-Certificate of occupancy 

The acquisition of immovable property by EU citizens differs from the acquisition of immovable 

property by non-EU citizens. 

EU nationals are permitted to own as much ‘immovable property’ (a term that includes both land 

and property) as they wish. 

Once the Title Deeds for the property they are buying become available, they are required to 

provide proof of their citizenship by taking their passport to the District Lands Office when they 

pay the Property Transfer Fees. 
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On the other hand, non-EU nationals must seek the approval of the Council of Ministers before 

they can own any type of immovable property. Furthermore, unless there are exceptional 

circumstances, their ownership will be limited to: 

1. An apartment. 

2. A house. 

3. A building plot or land up to approximately three donums (4,014 sq.m.). 

In some occasions there is the possibility that, the Council of Ministers will grant permission to 

own more than one building. For example, for property developers who wish to take over a 

hotel. 

 

-Building permits 

To obtain Council of Ministers approval to own property in Cyprus the applicant must complete 

an application form and submit it, together with information about himself and details of the 

property he wants to buy, to the local District Office. 

The District Officer then will make further enquiries and  he will prepare a report that he will 

submit  to the Council of Ministers for their consideration. In the meantime, any contract is 

signed and deposited by the applicant at the Land Registry for specific performance to purchase 

a property remains valid and he may take possession of the property while his case is being 

considered. 

The Council of Ministers advises the District Officer of its decision. In turn, the District Officer 

sends the applicant a letter of approval (a permit) or refusal. 

It is unusual for the Council of Ministers to refuse permission to bona fide foreign nationals. 

When applying to the Council of Ministers, the following documents & information must be 

submitted:  

1. Survey plan 

2. Copy of the title of ownership 

3. Copy of the building permit for the erection of the house/block of flats or for the 

residential development of estates. If separate titles of ownership have been issued for 

the flats of the block or if the house is mentioned on the title of ownership, applicants 

need not submit a copy of the building permit. For plots under division, applicants must 

submit a copy of the division permit. 

4. Copy of the deed of sale. 
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5. Sectional view of the building or the flat. Very old houses mentioned on the title of 

ownership are exempted. A division plan must be submitted in the case of division of 

plots. In areas of residential development, the plan must be submitted showing the 

position of the house on the entire holding. 

6. Area in square meters of the plot which is to be acquired. 

7. Documents proving the financial situation of the applicant(s). 

8. Copies of the pages of the applicants’ passports and those of their spouses (the pages 

containing the data and the photo of the holders and stamps of arrival to and departure 

from Cyprus). 

9. Certificate of marriage of the applicants or relevant attestation of their Embassy and in 

cases where the spouses do not have the same surname and when the name of the 

husband is not written on the wife’s passport. 

10. Copy of residence permit and work permit of the applicants in Cyprus. 

11. Application COMM 145, completed clearly and in full. 

12. If the applicant is a company or a shareholder in an offshore company, it is necessary to 

submit the certificates of registration, of shareholders and of the registered offices of the 

Company. 

13. If the applicant is a Company, a copy of the company’s Articles of Association must be 

submitted and written information must be furnished on the company’s activities in 

Cyprus and the staff it employs, both Cypriots and foreigners with the social insurance 

numbers. 

 

III. Transfers of the property 

(a)  inter vivos 

There are three ways of transferring the property inter vivos. 

- Transferring through a private agreement. The contract has to be submitted in the Land 

Registry in order to change the registered owners in the title deeds. 

- Transferring as granting a gift. If this is the scenario there are no transferring fees for the 

transferring of the property. 

Transferring as a Trust Deed. Under article 65 IE Cap. 224 of Cyprus Land Law, any trust which 

involves immovable property is not considered valid unless it is drafted in writing (Trust deed), 

signed by the person entitled thereto. The founding document of the trust (called the Trust deed) 
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or the covenants in each case have to be submitted in the registrar of the local Land Registry 

Office. 

 

(b) mortis causa  

Transferring through heritage. 

If there is a Will submitted in the Registrar, transferring is following the Will. If not, the property is 

being transferred to the closer relatives of the deceased. 

 

IV. Property rental 

Under article 65B Cap.224 of Cyprus Land Law, the registration of the rental has to be filed at 

the local Land Registry Office. The following documents are required: 

I. A copy of the leasehold signed by both parties at the presence of a notary public. 

II. The registration certificate of the immovable property. 

 

Leaseholds which concern premises, apartments and summerhouses have to be drafted 

according to the provisions of article 77(1) Cap.149 of Cyprus Contract Law in order to be valid. 

No one can contract outside the law. 

 

V. Steps to follow for selling real estate, the relevant taxes to pay and divest the money 

Property transfer fees. 

According to the law it is required to pay Property Transfer Fees at the time that the ownership 
of the property is transferred (completion of the deed).  

Once the fees have been paid, a Title Deed for the property is issued at the new owner’s name 
showing that he is the legal owner of the property. 

The fees are paid to the local office of the District Lands Office.   

 

Calculating Property Transfer Fees 

Property Transfer Fees are based on a sliding scale as follows: 
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3% - on the first € 85,430 

5% - on the next € 85,430 

8% - on the remainder 

So for a home costing € 200,000, the Transfer Fees would be € 9,165.60; for a home costing € 
400,000, the Transfer Fees would be € 25,165.60. 

The above scale of course has been changed since on the 3rd of November 2011, the 
parliament passed a bill suspending for six months the payment of property transfer fees on 
properties subject to VAT and cutting by 50 per cent fees on properties where VAT is paid upon 
registration of the title deed. 

 

Buying in joint names 

If the Contract of Sale is in joint names (e.g. a husband and wife), the Property Transfer Fees 
are calculated as if they both bought a property of half the value. 

So, for a home costing € 200,000 in joint names, the husband and wife would each pay 
€3,291.40 making the total Property Transfer Fees payable € 6,582.80. 

 

On what figure are the Fees calculated? 

Property Transfer Fees are usually calculated on the market value of the property at its date of 
purchase. However, if the Contract of Sale was not deposited at the District Lands Office, the 
Property Transfer Fees will be calculated on the assessed value of the property on the day the 
transfer takes place.  

Please consider that the market value may not be the same as the price paid for the property.  

 

George S. Ioannou 

Lawyer 

 

 

 


