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Disclaimer

The information on these pages is placed here in good faith.  There may be inaccuracies that we are not aware of and for which we cannot be held responsible !

~~ PREFACE ~~

Demystifying the Black Art, often referred to as the “black art” because of its complexity and uncertainty, buying property in Cyprus is not as difficult or puzzling as people think !! Because it's a black art, it's really hard to tell who's good and who's not.
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Don't even think of buying an investment property or home in Cyprus until you have read everything that is presented here by the Cyprus Property Information Centre.  My recommendation is 'do it', but confidently and be well-informed and then I know that you won't regret it.
I am active in the property business and in that way I am closely in touch with issues in the Cyprus Property Market and can offer information to those seeking to buy and sell property as new homes, holiday homes and investments.  I certainly did not undertake just one property transaction in Cyprus and appoint myself an expert !!

The web sites of the property developers are often not up to date on matters concerned with property procedures and finance in Cyprus.

And there are other sites that are very negative about the Cyprus property market and cite every horror story that they can get their hands on.  These do happen but befall only a very, very small proportion of Cyprus property buyers.  And of those we think that the vast majority were unprepared.

The annual value of residential property transactions is estimated at GBP 1.0 billion each year.  This could well represent in excess of 4,000 property sales per annum which puts the handful of horror stories into perspective.

I think that this negative approach gives the wrong first impression of Cyprus and its property market to many people thinking of buying a home in Cyprus.

This is one of the reasons why I decided to create this site which has a positive approach to dealing with potential issues and recommending ways of being a successful purchaser of a home in Cyprus.

I research issues raised with leading lawyers, rather than guess, and try to pinpoint the particular risk and suggest ways that risk can be reduced or dealt with.

I have recently undertaken a personal review of some articles which have been published on Specific Performance.  I have explained in a layman's way how the Specific Performance property law in Cyprus actually works in protecting purchasers. This is backed up with legal opinions.  All the material is available on this site to Members.
I acknowledge that the vast majority of information presented here is already published on the public information web sites in Cyprus.  You could find it yourself.  But the information is published across a great number of sites and sometimes quite deep down inside them.  So this book saves you the task of doing your own research.  In addition we put that into the context of personal experience.  Above all it is a positive experience that most Cyprus Property Buyers experience rather than a negative one.

Recognising that renting and letting of holiday homes and investment properties is an increasingly important part of the Cyprus Property Market I have now added information on these subjects. I am independent of the major developers, estate agencies, letting agencies and property marketing companies.

Regards
John (Dolmadis)  
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~~~~Latest Articles~~~~
Cyprus - New Construction Material for Homes
Structured Insulated Panels (SIPs)
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If you saw the Article in the Cyprus Mail from Antonis Loziou and the plight of the young cypriot families being unable to afford houses at high prices and low incomes this method of construction might help everyone in Cyprus.

I have been looking over some SIP Homes which have been constructed near Paphos. I have been impressed and found out some more information.

In my view homes created with SIPs are the herald for future development in the construction industry in Cyprus – as already well established in Canada, North America, the UK, and leading EU & Scandinavian countries.

Unlike many older (and comparatively inefficient) building methods that require a reinforced concrete or steel frame/skeleton in-filled with bricks of concrete blocks, and added insulation; SIPs incorporate the frame, insulation and sheathing in one solid integrated panel.

SIP Homes offers unrivalled thermal protection, reduced running costs, and the most effective delivery schedule in Cyprus.

[image: image4.jpg]



Efficiency
Research has proven this type of self-supporting panel is a stronger, more efficient, and safer alternative to the majority of domestic construction method employed today.

Comfort
A SIP home offers you and your family increased comfort and decreased expenditure! Thermal insulation is far more efficient, and as your home is virtually airtight, intrusive airflow is minimise, allowing you greater and more effective control over the temperature of the interior environment.

Affordability
Your SIP home allows everyday running costs to be considerably reduced. Whilst we’re talking about your money, your home takes up to 30% less time than conventional methods to erect, which means lower labour costs subsequently your home becomes even better value for money!

SIPs vs Timber Frame
SIP Homes are built utilising the Structural Insulated Panel system (SIPs) construction technology, which both technically and physically is not quite the same as traditional timber-frame construction.

A SIP house is built from structural panels ( a "sandwich" of rigid insulating Polyurethane foam and resin impregnated oriented-strand-board (OSB)) which form an integral monocoque structure of exceptional strength and with very high insulating characteristics.

Internal walls are aluminium studding with OSB facing and glass-fibre/rockwool insulating packing. All interior wall surfaces (both external & internal walls) are then lined with 1/2″ plaster boarding. After installing the "first-fit" of water & electrical services, the outside of the house is enclosed in a weatherproof breathable membrane then the external masonry board is fitted on 2″ battens (providing both a service and air circulation cavity). The exterior wall surfaces are then (as standard) given a skim of rendering and finished with a waterproof graffiato finish.

As you can see this is a significantly higher level of construction technique & standard than a basic timber skeleton with timber or chipboard cladding as often used in typical "timber frame".

If you want some more information contact me. 
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SKY Satellite TV Snippets from the Cyprus Experts
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Here are some excellent bits and bobs from the satellite forums that have some experts from Cyprus discussing all sorts of problems that cyprus property buyers experience in Cyprus. Some of the advice sounds rather like that for buying property so I thought that Members would like to know more. You can find them if you search and can devote a couple of fascinating hours but I have brought them together here.

You can only receive the H or Horizontal Transponders in Cyprus. Here is list, some are Sky some are not.
Rain?
Satellite TV reception requires a clear line of sight between your dish and the transmitting satellite in space (36000Km I believe).

When it rains this clear line of sight is disturbed and even blocked according to the intensity of rain. This might cause pixilation and eventually loss of picture on the weakest channels. Not much you can do because here in Cyprus we are in a fringe are for SKY TV reception and the signal is on the threshold thus gets effected from bad weather easily.

The only way to be sure of getting effected least is to go for the largest dish size you can but even that will NOT guarantee you a picture in bad rain.

If there are heavy rain clouds in the direction that your dish is pointed to, you will lose channels, BBC/ITV going off first as they are the weakest then Ch4, Sky Two/Three, Movies etc and if its cats and dogs, everything goes. This is a fact of life over here. Best thing to do is switch to 501 Sky News because that is the strongest channel and ensures the box doesn't crash after being on no signal for a while.

If it does crash and the default transponder, 11778, is not being received then switch to 11740.
At the Western end of Cyprus, Paphos here is the dish recommendation.

2.7m Prime focus dish should be ok for your requirements. 3.0m would give an element of 'belt 'n' braces' but isn't a necessity. Insist on a Quad C120 Invacom LNB coupled with a large size adjustable feed horn. As for Dish make, I would go for a 'DH' Brand (for 2.7m) which is American and very good quality. If the Installer says that this is the type they sell then tell them (before the installation) that you will have this fact checked, insist on a receipt that specifies these facts and leave them in no doubt that you will take action against them if they are found to be selling goods that are not as advertised. DO NOT ACCEPT STATEMENTS SUCH AS 'IT IS THE SAME AS DH'… 'cos it probably ain't. Also find out what warranty they give and GET IT IN WRITING.

Transponder Power?
The transponders should be all more or less the same power at launch. However as the satellites age some of the electronic amplification systems in the transponders will degrade faster than in others. It may only be a matter of a couple of watts difference on one frequency but that may be enough to tip extreme fringe reception over the edge of the "digital cliff".

And all our expats in extreme fringe areas should remember that things can only get worse for the next 10 years or so as the sats slide gradually downhill in their performances.
Regardless of which satellite they come from, transponders DO have different power levels. This is the same for 2D Horizontal channels we can receive in Cyprus. The strongest 2D transponder is 41 (10.714H) and the weakest 51 (10.862H) the rest is somewhere in between.

And the Channel 4 problem?
Minute imperfections in the reflector shape can make vast differences in the radiated power between H&V right at the extreme fringes. (So that is why one dish next to another can receive Channel 4 but another close by cannot.)

And the generic problem with Channel 4?

The only logical explanation that comes to my mind is that, the dishes in your area are peaked on 2D so they cannot receive 2A North satellite.

Don’t forget SKY uses four different sats (Eurobird 1 & Astra 2A/2B/2D) to transmit the whole package. These sats when viewed from western Europe are all on the same line but when you view them from far western part of the Med they are slightly apart from each other so its not possible to peak on all of them at the same time. I usually try to align in between them so that the dish can receive enough of 2A North but at the same time get the maximum signal from 2D.

(Seems to be mostly a problem with the round, prime focus dishes in the region of 2.7m and NOT the non round, offset dishes at 2.4′ish metres.)

SKY goes off in March each year?
Terrestrial 'earth stations' or satellite dishes are designed to pick up and concentrate at their focal point very weak signals sent from 22,300 miles out in space. Faint signals are amplified 100,000 times by the high tech device in front of the dish known as the low noise amplifier or lna.

However when the sun in its daily east to west passage across the sky moves behind a communications satellite problems develop. Fortunately because the sun is moving rapidly in relation to the apparently 'fixed' satellite the problem is of short duration. And it only happens twice a year in each hemisphere.

The sun is also transmitting energy in a wide range of frequencies and with far, far higher power outputs than any mere satellite. When the sun is directly behind a satellite its energy rays beam down into that dish and create an overload that at first raises the static or background noise above tolerable levels and finally may totally obliterate the particular program that the satellite is at that moment transmitting. Such solar outages always occur within 3.5 weeks of the equinoxes on March 21 and September 22.

Northern latitudes get it first in the spring during February. Then the affected zone moves south until it hits the equator during the equinox on March 21. A similar situation then occurs in the southern hemisphere during the rest of March and part of April. The whole procedure is reversed as the sun moves in the opposite direction.

So when heavy static, snow or even total loss of picture occurs do not adjust your set. It will be back to normal within three to 18 minutes. This will happen to every satellite once a day. You may not be tuned in to the program from an affected satellite even once during the outage season or you could be unlucky enough to catch several. 
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Is the Cyprus Satellite SKY TV Footprint being Reduced?
Is the Cyprus Satellite TV Footprint being Reduced?
Here is some expert testimony obtained from the Cyprus Forums.
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"The footprint is not being reduced at all……….In fact it cannot be reduced once the satellite is in orbit and transmitting.

If you look at the footprint of Astra group of satellites, Cyprus is not anywhere near any of the footprints.

Cyprus is happens to be in a "spill over area" for Astra Group of satellites (spill over=Satellite signal that falls on locations outside the beam pattern's defined edge of coverage).

The occasional geostationary fluctuations of the transmitting satellites which are not noticeable in the satellites main coverage area might cause problems in spill over areas.

An example for this is the recent problems reported on Channel 4 in some areas of Cyprus." 
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No Cooling Off Period with Cyprus Property Deals
 [Well actually, there is not one in the UK either when you sign contracts for the purchase of property.]
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But you need to make sure that you do have your cooling off period to stand back and make sure that everything that should be covered is covered before you sign contracts. Especially as things are so different in Cyprus. I won't list the things that do go wrong but a Google search will reveal the horror stories on a number of web sites.

Even though you may have researched the conveyancing process from books and on the internet before embarking on your property project in Cyprus, there is still really too much to take in as the transaction moves quickly with the developer or vendor. You must make sure you are completely happy with both the commercial terms and the contractual terns you may have been offered or reached as part of preliminary negotiations.

You need to be able to "tick all the boxes".  But where is the checklist? Who provides you with the checklist?

What are the total costs involved? Do you know?

And if you need to obtain a mortgage then you should make sure that you have all the finance committed and in place before you sign.

You might wish to consult an IFA, Independent Financial Adviser, first to give advice on your financial and inheritance planning.

By far the best course is to impose a cooling off period on yourself and get advice from a range of consultants.

You might also need a geological survey or more likely a surveyor who is a member of the RICS for example.

An Independent Lawyer is important but will he find you an IFA or a Surveyor?  Probably not and if he recommends these consultants to you then are they in turn independent?

You need to find independent consultants as well.  Is this project turning into a full time job?  Yes and great if you have the time available and you are good at this sort of thing.

But where is the checklist?  Not too difficult to put together if you read the information on this site and ask yourself a vast number of questions.

Is there a short cut?  Yes, we are Property Consultants and can prepare project plans and checklists tailored to your purchase. And we can introduce you to our team of other professionals who are independent of your developer or lawyer.

We can bill you on a per hour basis or on a fixed price basis.

If you are interested in these services please contact us.

Here is what Which?, The UK Consumer's Association said:

" Which?, The Consumers' Association, has published a guide for overseas property investors, which warns of the dangers of inadequate planning.  Jeremy Davis, author of the guide, commented: “The television shows that have helped fuel our obsession with overseas property make buying abroad look easy. But in reality, finding, purchasing and owning overseas can be a time-consuming business, and turning a foreign property into a successful investment can be even more of a struggle."
Free GPS for Cyprus Property Buyers
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Well the GPS Maps are free !! Very inexpensive software at GBP42 and some free maps courtesy of the Cyprus Property Information Centre which publishes "The Black Art of Buying Property in Cyprus". 

This should help you get around that much easier on your property hunting trips in Cyprus.

There seems to be a gap in the market for GPS in Cyprus.

But you can fill the gap with a bit of DIY. You purchase this software, install it on your laptop, install your own maps and connect your GPS and "Voila" real time tracking of GPS position (Moving Map).  

http://www.oziexplorer.com/ 

OziExplorer allows you to work with maps on the computer screen that you create from scanned or digital maps. Ideal for planning trips for boating, 4 wheel driving, flying, hiking etc and as a real time navigation aid. OziExplorer GPS Mapping Software will work with Magellan, Garmin, Lowrance, Eagle, Brunton/Silva and MLR GPS receivers for the upload/download of waypoints, routes and tracks and  most brand of GPS receivers for real time tracking of GPS position (Moving Map).  

The "bit of DIY" is to create your own maps !!  But I have a few rudimentary maps which I found lying around on the internet in a dark corner which, if you use the Contact Page, I can send you a zip file with 18 files in .map and .ozf2  formats.

Link this up to our unique Google Earth with Topographical Map Overlay technique and you have a fantastic mapping package for Cyprus Property Buyers. 
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Cyprus Consumer Protection Legislation
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Buildings are not covered although individual goods from which they are built (e.g. bricks and beams) are covered.

Liability extends to components and raw materials. If a finished product contains a defect in a particular component, both the manufacturer of the finished product and the component manufacturer may be liable.

Cyprus is no different to the UK in this respect.

Some useful contacts;

Cyprus Consumers Association
PO Box 24874
CY-1304 Nicosia
Tel ++357 22516112
Fax : ++357 22516118

Competition and Consumers Protection Service
1421 Nicosia
Cyprus
Tel: ++357 22867153
Fax: ++357 22304916

PRODUCT SAFETY
Competition and Consumers Protection Service
(Ministry of Commerce, Industry and Tourism)
1421 Nicosia
Cyprus
Tel:++357 22867153
Fax:++357 22304916
Email:
Links only visible to Registered Members
Register for Free or Login to the forum.
Technology Service
(Ministry of Commerce, Industry and Tourism)
13-15 Andrea Araouzou Str.
1421 Nicosia
Cyprus
Tel: ++357 22409310
Fax: ++357 22754103

UNFAIR TERMS IN CONTRACTS
Cyprus Consumers’ Association
P.O. Box 24874
1304
Nicosia
Cyprus
Tel: ++357 22516112
Fax: ++357 22516118

Competition and Consumers Protection Service
1421 Nicosia
Cyprus
Tel: ++357 22867153
Fax:++357 22304916

ADVERTISING
Cyprus Consumers’ Association
P.O. Box 24874
1304
Nicosia
Cyprus
Tel ++357 22516112
Fax : ++357 22516118
Source: European Union
© European Communities, 1995-2005
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Performance Bonds? Yes or No?
Back from my banking days are Performance Bonds as flavour of the month for cyprus property buyers.
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I used to arrange for these to be issued by the bank for the financial and quality performance of big engineering projects that our customers were entering into worldwide.

A Performance Bond is basically an insurance policy for the builder's performance. The value is for the full amount of the contract sum or a percentage, say 10%, and is paid on demand by the bank if you place a call on it.

There is a great thread on this from a quantity surveyor on a Cyprus Forum.

Go To Post 29 http://www.easterncyprus.com/viewtopic.php?t=5161&postdays=0&postorder=asc&start=15
My own view is that these are great but the cost of them will be passed on to you and that you should consider the cost benefit ratio if they only cover 10% of your building contract.  It's up to you how you spend your money but I have never come across one being used for a residential house construction in Cyprus.  Perhaps if you think that you need one you should find people who you don't need to get a performance bond from !!  
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Issue of Title Deeds and the Specific Performance Law in Cyprus
This advice has been provided by a Cyprus Lawyer together with further research that we have undertaken.
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It suggests that advice that waiting for permission from the Council of Ministers releases you from the immediate obligation to take up the Title Deeds is NOT effective.

The full opinion from the resident Cyprus lawyer on CyprusLiving is in the document below.

Issue of Title Deeds and the Specific Performance Law in Cyprus
So when and how do your Title Deeds become available and when they do is there any time limit to obtain the Title Deeds.  What is the position if I do not do so?
Basically if you do not do so within 6 months of having been notified by the vendor that he wishes to transfer the Title Deeds to your name then you lose the right to Specific Performance and the Cyprus Courts cannot help you in the future.
Quote:
The deposit of the contract of sale creates an encumbrance, which expires within six months from the date of the contract of sale or six months from the last date of transfer specified therein.

The time of the 6 months starts from the moment the title deeds are made available through the subdivision,something for which you will be notified immediately by the vendors.

But the developer could not sell your property again.
It has been said by Cyprus Property Expert, Nigel Howarth, that the presence of a clause in your contract for sale referring to the requirement for Permission from the Council of Ministers could delay the six month clock counting down.

It is now clear that if the permit is obtained AFTER the period when the buyers were allowed by Law to require the Court to order specific performance, they are too late and therefore lose their right to enforce the registration of the property into their names.
And if you are registered as a resident of Cyprus then the Permission from the Council of Ministers does not even apply.

Quote:
If you are a national of an EU member country and are resident in Cyprus, you are allowed to own as much immovable property (a term that includes both land and property) as you wish. To confirm your residency, take your passport and Temporary Resident Permit to your local District Administration Office where the officers will issue a Certificate of Permanent Residence confirming your status

Only if you are a non EU National or a EU National not registered for residency in Cyprus are you required to obtain Permission from the Council of Ministers. The latter is reported widely to be likely to be rescinded in 2009.
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Is just finding an Independent Lawyer in Cyprus enough?
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No, I don't think so. 

But I am still giving away FREE all the information you need to successfully complete a home purchase in Cyprus.

But you will need to be able to spend some time reading and understanding the information so that you are able to negotiate successfully with the developer you 
have chosen to build your new home.  Remember that the commercial terms are between you and the developer and your lawyer, independent or not, is not responsible for what you agree to pay, for what and by when.

You also need to provide written instructions to your lawyer stating you want him or her to deal with for you in the purchase process. There are no prescribed official professional standards in Cyprus setting out what is required in a conveyancing service. You will probably automatically assume that Cyprus is the same as the UK.  It is not. The Cyprus Bar Association is not a direct equivalent of the Law Society in the UK.

It is important to put your instructions to your lawyer in writing and also get all significant matters you have discussed verbally with your developer in writing in the contract.

Even if you are buying a re-sale you will still need to make sure that the proposition is sound contractually.

Our experience is that lawyers will charge you a significant extra fee, may be up to £1000, for spending several hours going through the developer's standard contract for sale and ensuring that it has all the provisions that you need to ensure you have a successful and trouble free purchase.

Even if you use your lawyer's standard contract it is important that you read it and review the provisions to ensure that they match your purchase circumstances. There is no such thing as an official standard contract in Cyprus.

Shouldn't this be part of the service from the lawyer? Yes, and Yes, it can be if you provide clear instructions of what you want the lawyer to do.  Ask your lawyer to set out in writing how the fee he is quoting is calculated and obtain from him or her a copy of the fixed fees set down for certain things by the Cyprus Bar Association.  Is this all you want? Be prepared to pay for additional services. Failing to do this may mean that you do not get what you want or a much bigger bill than you expected.

An example of this is where you might find your independent lawyer in Larnaca or Nicosia for your purchase in Paphos. If your lawyer needs to personally visit Paphos in the course of conveyancing it will take a full day and cost C£300 per day plus expenses and VAT. Visits to do pre contract enquiries, register a contract and apply for title deeds will cost about C£1,500 !! on top of the standard fees of C£1,000 + !!

We are not lawyers but property services consultants. You consult us on how to deal with your lawyer and get the best out of his/her services.

ETEK, Permanent Secretary, Linos Chrysostomou said “I have noticed contracts are not properly drafted and the developers and buyers usually clash afterwards. That is another word of advice to potential buyers. Have somebody go over the contract before signing.”
The Cyprus Scientific and Technical Chamber (ΕΤΕΚ) is the statutory Technical Advisor to the State and is the umbrella organisation for all Cypriot Engineers. It was established by Law 224/1990 and is a Public Law Body with an elected Governing Body.
We are offering a consultancy service for looking at your contract identifying the areas which experience tells us that you need to discuss with your lawyer. Our report comes in the form of a draft letter that you can send to your Cyprus Lawyer or Developer. A second opinion if you like. There would be a modest fee, most likely not greater than £100.  
We could advise on the arrangements you may have made yourself to have your house built to your own design.  Again this information is already provided free on this site but you might like to have the peace of mind of a second opinion.
How can you tell if your lawyer is independent of the purchase you are making? We could recommend ways to help deal with this issue.
What should you put in your instruction letter to your lawyer?
Alternatively all the information you are likely to need is on this site; you just have to be able to give up the time it will take to pull it together for your purchase.  
If you are interested in these services please contact us.

Here is what Which?, The UK Consumer's Association said:

" Which?, The Consumers' Association, has published a guide for overseas property investors, which warns of the dangers of inadequate planning.
Jeremy Davis, author of the guide, commented: “The television shows that have helped fuel our obsession with overseas property make buying abroad look easy. But in reality, finding, purchasing and owning overseas can be a time-consuming business, and turning a foreign property into a successful investment can be even more of a struggle."
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Was this Cyprus Property Expert Correct? It’s really hard to tell who’s good and who’s not.
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Listen Here: Cyprus Broadcasting Corporation - CyBC Radio 2 - Phone In on 16th November at 19:00 - Rosie Charalambous interviewing Nigel Howarth.
The following has also been written by Nigel Howarth (http://www.cyprus-forum.com/viewtopic.php?t=8112)
"You can buy a property in Cyprus, pay the Cyprus Developer in full for it and take possession - then the Cyprus Developer can take out a further mortgage !!!"
"When you sell the property you can recover what you paid for it, but any profit goes to paying off the developers mortgage."
"Rosie Charalambous, the presenter, was a bit shocked by some of the things I had to say!" 
Was this Cyprus property expert correct? 

We consulted a leading lawyer in Cyprus, who said the following;

(click here to see email sent to lawyer)
 
I have looked into and studied your query and please find herein below my reply:
The purchaser who has deposited his sale contract with the District Land Office, has nothing to worry about if thereafter the land will be mortgaged by the Vendor.
The sale contract has priority over the mortgage. Consequently the proceeds from the future sale of the property will not be used for the repayment of the subsequent mortgage.
Are Nigel Howarth's claims correct?  We will leave you to read the extensive legal information that has been assembled. 

Law of Specific Performance - Cyprus Property
Law of Specific Performance - Legal Advice
If you don't want to trawl through several pages here is a summary of advice from Louise Zambartas, Cyprus Lawyer:

"The creation of any such subsequent mortgages are subject to Cyprus Law, CAP 232. Article 7 and have no effect on the purchaser. Only in rare cases is it possible, and only then perhaps if the purchasers lawyer fails to advise the purchaser when the deeds become available that they must take them up before six months expires. Or where a Creditors Court Order has already been lodged and the purchaser either ignores this or the purchasers lawyer fails to advise." 
 
This is our additional advice:
New Purchasers: For maximum protection, as we have already recommended here, you need to buy the land first with immediate delivery of Title Deeds.

AND insert a clause which PRECLUDES further mortgages in your contract.  Make sure that your lawyer takes at least this action for you, read on at the link below and go and see your lawyer;

Title Deeds - what you can do to protect yourself if not available
Purchasers without Title Deeds:  If you are still concerned about the situation read on at the link below and go and see your lawyer;

Action can be taken through the courts to ensure receipt of Title Deeds in a reasonable time
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Google Earth is the best friend of Cyprus Property Buyers
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 Yes, Google Earth is the best friend to anyone who is planning to purchase a piece of land in Cyprus for general building development or for your dream custom built home.

You can take photographs of the plots you have seen and then use software to "stitch" together one or more panoramas to help you make decisions or work very effectively with your Architect and Civil Engineer.  Best still you can use Google Earth to show you the profile that you recorded in your panoramic and accurately put in a Google Pin to remind you where it is.  And you can go back and fly up and around the plot and its orientation in the landscape.

Now comes the best bit.  You can do a preliminary land survey yourself !!  What you do is obtain a copy of the latest Topographical Map from the Lands Office.  Scan it in and save as a .jpg file.  Then use the Google Earth "Add" tool to bring in an overlay of the Topographical Map over the rolling Google Earth Map.  Once there you just teak it to align with roads and other physical features and you can see where the boundaries of the plot you are interested in.

This means that you can check that the plot that you have seen is the plot you are buying because the Topographical Map with your plot edged in red will be attached to your contract of purchase and will appear on your Title Deeds as well. 

Please take a look at two Google Earth Maps; one Without Overlay and the other With Overlay. 

Here is a view, zoomed in and looking at a plot.   

THIS DOES NOT rule out the need for a professional land surveyor, registered with ETEK, but it sure helps speed up your search for the right plot at low cost, till you find the right one.

All this with the free version of Google Earth !!

I have been contacted by Members who have asked if I could do this for them.  Sure, if you can supply me with a good quality .jpg of the topographical map with the plot or plots marked on it I will supply you with the Google Map plus Topo Overlay.  A small charge of GBP100/200 will apply (surveyors would charge GBP600 for this service.)
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Stamp Duty - Cyprus
Is Stamp Duty payable on the Building or Construction Contract for a new house on your own land in addition to the Stamp Duty paid on the contract to purchase the land?
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Yes, on the interpretion of Cyprus Law by PWC - Price Waterhouse Coopers.

Under the Stamp Duty legislation of Cyprus, stamp duty is imposed on documents referring to assets in Cyprus, or matters or things that will be done in Cyprus irrespective of where the documents are signed.

Therefore, if there is no document, no stamp duty arises.

So the answer to the question is that you pay stamp duty on the purchase value of the land and the contract value of the construction contract. 
Stamp duty rates are as follows:

Stamp duty on agreements that do not include values on which stamp duty can be calculated - Cí20 (in case where the Commissioner of Stamp Duty can determine the value,he can still seek to apply Stamp Duty)

Stamp duty on agreements (Contracts /Loan agreements) - between 0.15% - 0.20%The duty is payable within 30days after signing the agreement.

A penalty charge of 10% applies if payment is not made within the due period, and up to 6 months. This penalty rises to 20% for periods of more than 6  months. 
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Cyprus Planning Zoning - it is important
This is another very interesting article.
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Beach Properties – Care of what you own By Antonis Loizou, FRICS

It should be read in conjunction with our own Article "Why Buy Land First?" which provides some more information on Planning Zones and criteria for buying land in Cyprus.
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Don’t be tempted to try and play “Developer” in Cyprus
More traps for the unwary !!
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It is very tempting to purchase a large plot in an Agricultural Zone, Cover 10%, build your own house and then divide your plot.

The idea is to recoup the cost you laid out on the land by selling the other half as a building plot.  Or even subdivide into smaller plots and turn a profit - become a developer.

In Agricultural Land, you are allowed to build ONE housing unit, whether you have public access or just a right of passage.

If you do not have a REGISTERED access to a public road then you cannot divide !! Registration is effected by prior Order of the Ministry of the Interior as part of the District Plan process.  Registered Access will be shown on your Title Deeds or the Lands Office Survey Map showing your plot. 
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Cyprus Lawyers - Costs and Fees
The Fees charged by Lawyers in Cyprus are regulated by the Cyprus Bar Council.
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When you visit your lawyer for the first time to provide him/her with instructions you should ask for the fee structure that has been issued by the Cyprus Bar Council.

This list of fees was issued 2 years ago. So if anyone can provide me with an update then please contact me but in the meantime you can get a good estimate here.
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Buying your Land in Cyprus to have a house built - is this always safe?
If you want a property to your design and specification then the advice is find an appropriate plot of building land with good unencumbered title, purchase it and get your Title Deeds right away.

[image: image19.png]



I have just come across a variation that could place the unwary to disadvantage.

Vendors can sell the land with a clause in the sale contract requiring that they are the only ones that can build your property on the land. I call this "the exclusive development clause".
That means that until you have had them build your house you cannot replace the sale contract with Title Deeds with the land transferred into your name. You simply cannot have the land transferred to your name. 

And if you wish to sell that land without building a property then you will most likely find that with the exclusive development clause nobody will pay the full market price, if, indeed anyone is interested in buying.  So who can you sell it to?  The original vendor who put in the exclusive development clause, of course.  

I have come across land repurchased for CYP84,000 and sold again, with the exclusive development clause, for CYP150,000 !!
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Why do Property Buyers in Cyprus need help?
We have already posed the important question "Is an Independent Lawyer Enough"? (click on the link to read)
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The Cyprus Property Market has unexpectedly more risk than many others in Europe and I think that this is because it seems so like the UK market with all of its built in protection that people do not perceive the risks.

With the forecasts of great gains being available in 2007 and beyond, the risks are even higher !! 

You need to do a great deal of research and gain an understanding of the procedures.  But there are a few sites with the information you need.  This is one.  And we offer personal consultancy services to act as your second, independent pair of eyes !! Having carried out a number of transactions and being active in the Cyprus Property Market we have the experience and are up to the minute with any changes.
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Certificates of Approval and Building Permits - Paphos District, Cyprus
Both of these vital documents are issued after Planning Permission has been given.
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In the case of a Building Permit you need this before you start building.

In the case of a Certificate of Approval you need this after the building has been fully completed to certify that Planning Permission has been fully complied with.  You need this to obtain your title deeds or add a property to land only title deeds.

In both cases they can only be applied for by a registered architect.

And in the Paphos District these are now issued by the local municipal office ie., Chlorakas, Peyia etc.,
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Is there is a Law Society in Cyprus?
Sadly, I have had a few enquiries asking if there is a Law Society in Cyprus?
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There is not but if you have a complaint this is the man to contact.

Petros Clerides
Attorney General of the Republic
President of the Disciplinary Board
Law Office of the Republic
1403 Nicosia
Cyprus

Email Address:
att.gen@law.gov.cy

For your complaint to be examined by the Disciplinary Board of Advocates
you have to pay the amount of C£40.- (55 English pounds)  to the Board in
accordance with subsection (1) of section 32 of the Advocates Law, Cap. 2,

Laiki  Popular Bank
Name of account:  Disciplinary Board of Advocates
Account no.:  011-21-024750.
The IBAN number is:  CY40 0030 0011 0000 0011 2102 4750. 
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Contractual Completion Date & Penalties - a must
This Article published in the Cyprus Mail is an interesting read with lots of advertising!!

But the main question that the newspaper needed to ask was;  Did you have a legally binding completion date written into your Contract? And did you specify penalties?
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These provisions are a MUST but you must be equally careful to define what Completion is so that a legal judgement can be reached as to whether the developer has clearly and simply failed to complete in order that penalties are due to you.

The purpose of a delay clause is that it must not be a penalty, it is a vehicle by which you can be placed financially in exactly the same state as you would have been had the delay not occurred. If the developer considers the rate too high and offers less (or nothing) then you have the option to take him to Court and given that the delay can be proven to be his fault the Court would rule in your favour but the value would be based on proven expenses (receipts etc.) and they would have to be 'reasonable'.

Courts in Cyprus will only award you damages equivalent to the actual loss you have suffered.  This is regardless of what it says in the contract where the amounts quoted can only act as a ceiling.

However, those damages can include an amount for distress caused.

Your duty would be to stay in reasonable (price wise) rented accommodation although your costs may of course extend beyond just rent to hotel accommodation, meals and furniture storage etc., 

If you need any help go here before you sign.  
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Need a Second Telephone Line in Cyprus? Like Skype
Need a Second Telephone Line in Cyprus? Like Skype
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It's hard enough sometimes to get the first one from Cyta !!  If you have access to broadband via satellite or community broadband then you might wish to have a local number in Cyprus via VOIP.  Like Skype.

Alternatively you might have a Cyta Broadband connection and need a second local line for business?  You can get a local number for Nicosia, Larnaca, Limassol and Paphos.

If you do use the exclusive link below and sign up.  Rental fee less than CYP5.00 per month with calls at good local rates.  Also good rates to the UK.

http://www.callcentric.com/?aid=7923 
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The Consumers’ Association agrees with The Cyprus Property and Finance Information Centre
Which?, The Consumers' Association, has published a guide for overseas property investors, which warns of the dangers of inadequate planning.
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Jeremy Davis, author of the guide, commented: “The television shows that have helped fuel our obsession with overseas property make buying abroad look easy. But in reality, finding, purchasing and owning overseas can be a time-consuming business, and turning a foreign property into a successful investment can be even more of a struggle.
 
“Get all this right and you could have a wonderful new asset which gives you and your family enormous enjoyment over the years, and greater wealth in the long run. Get it wrong and you could be risking a good chunk of your future security on a pipe dream.”

The Cyprus Property and Finance Information Centre has published all you need to know about buying cyprus property and finance.  
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~~~~Property Regulations~~~~
This article has been pulled together from a variety of public domain sources
Cyprus became a full member of the EU on 1ST May 2004 resulting in many changes for EU Nationals planning to purchase property in Cyprus:-Cyprus became a full member of the EU on 1ST May 2004 resulting in many changes for EU Nationals planning to purchase property in Cyprus:-1. An EU National resident in Cyprus is allowed to buy as much property in Cyprus without restriction and does not need to obtain approval from any authority. To prove residency in Cyprus an EU National must apply to the District Administration for certification of his residency by presenting personally to the District Administration his passport and pink slip (residency), which has already been obtained from the Immigration Department, together with Cy.£25.00 in cash.

Cyprus became a full member of the EU on 1ST May 2004 resulting in many changes for EU Nationals planning to purchase property in Cyprus:-1. An EU National resident in Cyprus is allowed to buy as much property in Cyprus without restriction and does not need to obtain approval from any authority. To prove residency in Cyprus an EU National must apply to the District Administration for certification of his residency by presenting personally to the District Administration his passport and pink slip (residency), which has already been obtained from the Immigration Department, together with Cy.£25.00 in cash.2. EU Nationals who are not resident in Cyprus are permitted to buy as much land as they wish but are restricted to purchase one house or one apartment for which approval from the Council of Ministers is required.

3. In order to comply with the idea of free movements of people and goods certain restrictions have been lifted. Citizens of the EU may enter Cyprus without restriction even with only their National identity card, provided there is a photograph.

4. Exchange control restrictions are no longer in force and it is no longer necessary to prove that property was purchased from External Funds.

5. Cyprus Investment Policy is liberal and allows 100% foreign participation in all sectors of the economy, not only for EU Nationals but also for investors from third countries, unless otherwise stated in the legislation; e.g. the acquisition and development of land.

COUNCIL OF MINSTERS APPLICATION

For transfer of the property into an alien’s name, (non EU National who is resident in Cyprus) permission from the Council of Ministers is required. The Council of Ministers has authorized the District Officers to grant approvals on its behalf. The criteria taken into consideration in the process of examining an application for the purchase of property include, inter alia, the applicant’s family status, financial situation, occupation, the purpose of acquiring the property, its location, etc. Approval is granted in all bona fide cases.

Applications for the acquisition of more than one residence in Cyprus are not approved, except under very exceptional circumstances.

SEEKING EXPERT ADVICE

Expert legal advice should be sought before entering into any transaction for acquiring property in Cyprus. The best advice is to engage an independent lawyer who is registered at the Cyprus Bar.  However the following points shall be noted:

• A search with the Lands Office must be made to ensure that the seller has a valid title to the property and that there are no mortgages over the property which would present problems with the transfer of ownership.

• In the cases of property under construction it must be checked that the planning and building permits can be obtained and separate title deeds can be issued. In the contract provisions must be made to provide for remedies in the failure of the Vendor to do so.

• A foreigner, other than EU Nationals can buy land for building, up to the extent of three donums. A permit to buy land outside the development area will probably be refused.

• It must be ensured that the land is suitable for building purposes i.e. zoning restrictions, building regulations, access to an official road, and availability of water supply, electricity and telephone lines.

• A married couple can only buy one house between them, not one each. (Not applicable for EU Nationals who are residents in Cyprus)

• A foreigner wishing to rent property for periods of 33 years or more requires the approval of the Council of Ministers.

• A foreigner can sell his house and buy another. Any bona fide repeat purchases will be granted a permit.

• A foreign purchaser may let their property only to residents of Cyprus (not short lettings).

• Any contract in the purchase/lease, etc. of real estate is valid, even if the Council of Ministers rejects the foreigner’s request. As such, when purchasing property ask for legal advice in order to ensure that the contract includes a provision for such an event so as to secure a refund or other remedy to cover such an unlikely occurrence. The time period required for obtaining an answer from the Council of Ministers, provided all documentation is in order is approximately six to twelve months.

TRANSFER FEES

The purchaser will be liable to pay the following transfer fees for the property acquired, when this is registered in their name at the District Lands office. The fees are charged on the property’s market value at the date of purchase.

Value of Property Cy£
Transfer Fee Rate % on property value

Up to £50,000 3.0%
£50,001 - £100,000 5.0%
Over £100,000 8.0%

For example:-

Transfer fee of a property valued at CY£130,000, provided such property is in one name the transfer fee will be:-

3% for the first CY£50,000 = CY£1,500
5% for CY£50,000 to CY£100,000 = CY£2,500
8% for CY£30,000 CY£2.400
Total Transfer Fee CY£6,400

Should the property be in joint names the transfer fee will be:-

3% for the first CY£50,000 X 2 = CY£100,000 = CY£3,000
5% for CY£30,000 = CY£1,500
Total Transfer Fee CY£4,500

IMMOVABLE PROPERTY TAX

The registered owner of the property is liable to an annual immovable property tax calculated on the market value of the property as at 1 January 1980. The tax is imposed on the value of the whole of the immovable property someone owns, so a Purchaser may have to pay immovable property tax prior to the transfer of the property to his name which can be claimed back with the actual transfer of title deed to his name.

Market Value CY£
Annual Tax Cy£ per thousand

Up to £100,000 Zero
£100,001 - £250,000 £2.5
£250,001 - £500,000 £3.5
Over £500,000 £4.00

DECLARATION OF TRANSFER OF IMMOVABLE PROPERTY (Law 9/65)

Transfer of immovable property means the passing of the title of immovable property from one person to another by the voluntary act of such persons.

Transfer Requirements

a) Completion of Form N270 (Declaration of Transfer of Immovable Property). The certificate of registration (title) of the immovable property, which is to be transferred, must be attached thereto. Where the transfer of the property takes place at a Lands Office other than the Lands Office of the District where the property is situated Form N270 must be completed in duplicate.
b) Completion of Form N.313.
c) Production of the receipts of payment of all fees, charges and taxes payable for the property under transfer. Such fee, charges and taxes are:
i) Immovable Property Tax,
ii) Immovable Property Town Tax,
iii) Capital gains tax,
iv) Estate Duty Tax (receipts of payment for all the above taxes and duties may be obtained from the Internal Revenue Department).
v) Sewerage Board Tax (receipt obtained from the Sewerage Board)
vi) Town rate (receipt obtained from the municipality in whose boundaries the property is situated)
vii) Communal rate (receipt obtained from the community in whose boundaries the property is situated).

Transfer

All documents mentioned above must be completed and signed by the interested persons and deposited with the Lands Office accepting the transfer.

All District Land Offices are open to the public on all working days (Monday 0 Friday, 8:00 a.m. – 12:39 p.m.),

Acceptance of Transfer

The acceptance of the transfer is effected by order or priority. Both parties must appear either in person or by agent and produce their identity card or other documents proving the same before the Lands Officer accepting the transfer.

- Disabled persons must be represented by their lawful agent or any agent appointed by the Court or any other person.

- Corporate bodies are represented by those persons who manage their affairs in accordance with the statutes, the law or any regulation.

Time require for completion of the procedure

Transfers without particular problems may be completed within one hour. In this case the registration of the immovable property and the delivery of the titles to the parties may be made on the same day, provided all interested parties appear at the Office on time. If not, the title is issued on the day following the transfer.

FINANCE

It is very easy to obtain a loan in Cyprus for the purchase of properties. More or less all banks in Cyprus offer the same product. A loan can be granted in Cyprus Pounds or in any Foreign Currency. In order to avoid any exchange risk it is advisable to establish the loan in the currency of the income of the borrower.

There is no maximum loan amount – up to 70% of the forced sale value of the property (according to the official valuation of any independent valuer). The maximum repayment period for mortgages in foreign currencies to non residents is 10 years.
Interest rates depend on the bank and will be between 2% to 2.75% above the libor.
An arrangement fee of between 0.5% to 1% will be charged, depending on the bank.
The purchased property will be used as collateral. If there is no separate title deed for the property the bank asks for a bank guarantee to be issued by the developer. In such a case, the purchaser will have to pay the cost, which is 1.8%, for issuing of the bank guarantee.

There are also some house loan schemes offered by Cyprus banks.

MORTGAGE (Law 9/65)

A mortgage may be made to secure payment of an existing, future or contingent liability. The “mortgagor or mortgage debtor” is an owner of immovable property who creates a mortgage thereon whereas the person in whose favour the mortgage is created is called “mortgagee or mortgage creditor”.

Requirements for declaration of mortgage

• Form N271 (Contract and Declaration of Mortgage) is to be completed in three copies. Where the mortgage is to be declared at a Lands Office other than the Office of the District where the property is situated one extra copy of the form needs to be completed. All copies must be typed and signed by the mortgagor, the mortgagee and any guarantors. More than one property, which belongs to one or more persons or more properties either, belonging to the same and/or different persons, may be included in the contract and declaration of mortgage.

• Form N312 (one copy of this form needs to be completed).

• Any additional documents in the same number as the copies of Form N271.
• Stamp duties paid and affixed on both Form N271 (and to the copies thereof) and to any additional document. One form/document is stamped as the original and all others as copies. No stamp duties are payable for mortgages granted to Co-operative Society certifying their membership.
• Certificates of registration (titles) of the properties under mortgage.

Acceptance and registration of mortgage

Mortgages are accepted only if the properties to be mortgaged are free from encumbrances and if the mortgagor is not under any prohibition.

It is possible to constitute an unlimited number of subsequent mortgages provided that each subsequent mortgage shall include all properties included in the immediately previous mortgage and no other property.

All documents are to be submitted to the Lands Office accepting the mortgage. Both the mortgagee and the mortgagor must appear in person or by agent before the Lands Officer accepting the mortgage and produce their personal identity card. Where agents act on behalf of the parties an instrument of agency must be produced. The competent Lands Officer shall confirm the identify of the persons appearing and read the declaration whereas the mortgagor is required to pay the relevant fees. The competent Lands Officer shall thereafter sign the documents, affix the Office’s stamp thereon and return them to the interested parties. The original of the document is to be delivered to the mortgagee whereas the mortgagor shall be given a copy thereof. A third copy remains with the Department of Lands & Surveys.

The fees payable to the Department are calculated on the amount of the mortgage debt and are paid on the same day in cash or with a bank cheque. In the last instance, the bank cheque must be good for payment. If not, the mortgage will not be registered until the cheque is cleared (usually after two months).

No fees are levied for the registration of mortgages created in favour of a Co-Operative Society where the mortgagors are members of such Societies.

Time required for completion of the procedure

The mortgage may be accepted and registered on the same day. The whole procedure does not take more than one hour to be completed.

RELEASE OF IMMOVABLE PROPERTY FROM MORTGAGE

Any share smaller than the mortgagor’s share in a mortgaged property or any property included in a mortgage in which other in which other properties of the same or other mortgagor are also contained may be released from the mortgage against partial payment of the mortgage debt or for any other reason.

Procedure followed for the release of a property from a mortgage

1. Both the mortgagee and the mortgagor must appear before any District Office during working hours, between 8:00 a.m. and 12:30 p.m.

2. The mortgagor and mortgagee must complete and sign Form N273.

3. Where there are any guarantors and their consent is necessary it may be obtained on the same form (N273) at the same time as the mortgagee and the mortgagor or on a separate document. In the last case the signature of the guarantors must be certified.

Where the property is charged by more than one mortgage, it must be released from all such mortgages.

The form is to be completed in two copies where the application for release from a mortgage is filed with a Lands Office other than the Lands Office of the District where the property is situated. In this case it is necessary to pay a transmission fee of £0.25. In all other instances, the release is granted without payment of any fees.

Other documents attached to Form N273
(a) Certificate of registration of the property to be released and
(b) Original of Form N271 (contract and declaration of mortgage) with all documents attached thereto.

Acceptance of the release of mortgage is acknowledged by certifying the signatures of the parties on Form N273. Upon such acceptance the Department of Lands & Surveys shall update its records and the original of the contract and declaration of mortgage (Form N271) and return the documents to the parties and the certificate of registration to the mortgagor.

Time of completion of procedure: 30 minutes

STAMP DUTY AND MORTGAGE FEES

Unless otherwise stipulated in the contract, the purchaser is liable for the payment of stamp duty at the rate of 0.15 per cent of the value up to CY£100,000. Thereafter the rate becomes 0.20 per cent. Although the non-affixing of stamps does not invalidate the contract, the stamp duty plus a fine will be payable when the document is produced to the court or any Government department. In order to avoid the payment of a fine, which could be substantial, the documents should be stamped within 30 days of their signing.

The registration fee for a mortgage is one per cent of the amount secured, plus the relevant stamps.

DEPOSIT OF CONTRACT OF SALE OF IMMOVABLE PROPERTY

The Sale of Land (Specific Performance) Law

The deposit of a contract of sale at the Department of Lands & Surveys creates an encumbrance of a great practical importance on the encumbered property. The subsistence of such encumbrance prevents the vendor from selling or charging any such property whereas the purchaser may obtain a judgment from the Court directing the registration of the property in his name, if the vendor refuses or fails to transfer the property within the time agreed as per contract of sale.

For the deposit of a contract of sale with the Department of Lands & Surveys the applicants are required to:

(a) deposit a copy of the contract of sale at the Lands Office of the District where the property is situated within a period of two months from the date of the contract of sale. The original of the contract of sale must be produced for purposes of confirmation and shall then be returned to the applicant.

(b) cause both the original and the copy of the contract of sale to be duly stamped (purchasers are advised to present the documents at the D9strict Offices of the Internal Revenue Department and pay the prescribed stamp duties).

(c) deposit a copy of the contract of sale together with Form N34 signed by the purchaser, his agent or attorney.

(d) state both the vendor’s and the purchaser’s name and address on Form N34.

Note: The contract may be deposited provided that the property is registered in the vendor’s name.

(e) pay the prescribed fees at the Department of Lands & Surveys (see Fees and Charges). The Department does not issue any certificate of deposit of the contract of sale and the public is advised to keep the receipt of payment of the fees. The receipt shows the serial number given for each contract of sale deposited and the date of deposit.

The acceptance of the contract of sale does not take more than 15-30 minutes.

The deposit of contracts of sale is also allowed for building sites under division or for part of a field under division or for part of a building (flat, shop, office etc.) under construction or proposed to be erected. In both instances, the field under division or the land whereon a building stands or is to be erected must be registered in the vendor’s name. The contract of sale shall in both cases be accompanied by a survey plan or an architect’s plan (as the case may be) showing that part of the field or that part of the building site, which is sold.

The deposit of the contract of sale creates an encumbrance, which expires within six months from the date of the contract of sale or six months from the last date of transfer specified therein. Where only part of the property is sold (a building site or field under division or flat, office or shop under construction) the encumbrance is attached to the whole of the immovable property until the issue of a separate title for the apartment so sold. This means that the encumbrance created shall thereafter be limited to the part of the property so sold. Until the issue of a separate title, the vendor may transfer his property subject to the contract of sale, which is deemed to be a mortgage on the property so transferred, in the name of the new owner (purchaser). The contract of sale is binding upon the purchaser. The vendor may also choose to mortgage the property. In this case the contract of sale is deemed to be a prior mortgage (subsisting before the new mortgage). 
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~~~~ The Planning System in Cyprus~~~~

Economic and regional development policy in Cyprus is based on indicative planning, exercised through the Planning Bureau, an independent directorate under the authority of the Minister of Finance, which formulates long-term development policy at the strategic level and exercises control over its implementation through the state budget.  On the other hand, responsibility for spatial planning and urban policy rests with the Minister of Interior, who has delegated certain of his responsibilities to the larger Municipalities, the Department of Town Planning and Housing, as well as the Planning Board, an independent body with advisory power over large areas of planning policy.
A three-tier hierarchy of development plans is based on the concepts of the “Island Plan,” which refers to the national territory and the regional distribution of resources and development opportunities, the “Local Plan,” for major urban areas or regions undergoing intensive development pressures, and the “Area Scheme,” at the lower end of the hierarchy.  The inability to formulate an Island Plan due to the military occupation of a substantial part of Cyprus and the forced division of the island, led to the preparation and publication in the 1980s of the Policy Statement for the Countryside (PSC), which refers to all government-controlled territory, except areas where a Local Plan or Area Scheme is in place.  The PSC is a legally binding document in the form of an adapted regional plan for development control and environmental protection in villages and rural areas.  Issues of sustainability are broadly addressed by Local Plans in the country’s four main urban complexes and several small-town municipalities in quasi-rural settings, while these have been enriched and strengthened through the introduction of provisions for the implementation of their strategies and policies.  Area Schemes refer to areas of a smaller scale and are more detailed and specifically project oriented, gradually becoming indispensable tools for addressing sustainability issues and enabling the implementation of planning policy.

The Department of Town Planning and Housing

Under the Ministry of the Interior, the Department of Town Planning and Housing, is the national directorate responsible for the implementation of the Town and Country Planning legislation and aspects of urban policy and spatial planning.  The Department comprises the Sections of Housing (responsible for national housing policy, as well as the design and management of public housing, at present almost exclusively serving refugees displaced by the 1974 Turkish invasion), Development Control (responsible for plan implementation and enforcement, as well as providing the administration for six of the nation's Planning Authorities) and Spatial Planning (responsible for urban and spatial policy formulation, including issues of land use, preservation, transportation and territorial development).  In addition, the Department provides personnel and advice to the Nicosia Master Plan, a bi-communal ground breaking institution involving both the Greek- and Turkish-Cypriot communities of the divided capital.

Local Authorities

There are two types of local authorities; Communities are the local structure for rural settlements of less than 5,000 inhabitants, while Municipalities cover towns and larger settlements, mostly in urban areas.  The nine municipalities under Turkish military occupation since 1974 continue maintain their legal status, although their Mayors and Councils have temporarily been displaced to the government-controlled area, as have the great majority of their constituents

.

According to the provisions of the Municipalities legislation, directly elected Mayors act as executive authorities, while Municipal Councils function as the local policy-making bodies, with responsibilities including street construction, maintenance and lighting, waste collection, disposal and treatment, the provision of public open spaces, the protection and improvement of the environment and public health, along with additional activities in social services, education, the arts and sport.  Moreover, larger municipalities have been delegated as competent Planning Authorities, responsible for granting planning permissions, ensuring the sustainable distribution of land uses, prohibiting the implementation of projects detrimental to public welfare and quality of life, monitoring conformance to planning system standards and conditions laid in granted permissions, and enforcing their implementation in cases of non-compliance.

The Union of Cyprus Municipalities was established in 1981 bringing together in a voluntary association all 33 municipalities of the Republic.  Its main objectives include presenting urban issues and developing local government autonomy, whereas its decision-making power is vested in its General Assembly, the decisions of which are implemented by an Executive Committee.

Current Issues

Major territorial challenges affecting Cyprus today include the continued physical division of the island and the persistence of a dividing line, the decline of historic urban centres, the gradual abandonment of mountain villages, continued urban dispersal and associated periurban sprawl, lagging implementation of nature protection and insufficient agricultural restructuring.  These problems are especially evident in the countryside and at the urban fringe, where new development continually encroaches on prime agricultural land and areas rich in natural and cultural resources.  Pressures on land development for holiday homes further complicate this situation where, due to the pleasant landscape and sunny climate of Cyprus, there is already a high demand for the acquisition of holiday homes by overseas owners, notably pensioners from northern European countries.

Furthermore, as an island state at the periphery of Europe, Cyprus faces a unique form of isolation.  Although relatively cosmopolitan and with a thriving market economy connected to the east and west, the lack of physical ties to the European continent greatly influences the transport of goods and people, thus hindering full integration with the internal market.  Similarly, a more subtle form of isolation, as often exhibited by island societies, pervades attitudes and institutions, demanding greater attention to the strengthening of cultural ties and the exchange of ideas within the enlarged Union.
Key Programmes

Urban Areas in Decline

Problems besetting urban areas are complex and varied.  The expansion of cities has been followed, as elsewhere, by the deterioration and disintegration of historic urban cores due to the exodus of populations and businesses towards areas with a more competitive edge because of better accessibility and infrastructure availability, especially in areas adjacent to the dividing line in Nicosia.  This gradual abandonment has in turn led to a fall in the quality of the urban environment, accompanied in recent years by an influx of migrant workers and a more general deterioration of social and economic conditions, as well as an unwillingness of the private sector to invest in the improvement of the urban fabric.

To address such problems, a broad set of Integrated Urban Regeneration measures for the improvement of the urban environment and cultural infrastructure, are currently being implemented through partnerships of central government agencies and local authorities.  Actions include the rehabilitation of buildings and street elevations, the development of networks of pedestrian ways, bicycle t rails and green spaces, as well as the creation of cultural centres and care centres for the elderly and children.

Disadvantaged Mountain Areas

The formulation and implementation of a truly integrated sustainable national spatial policy cannot overlook the interaction between urban and rural areas.  In addition to periurban and quasi-urban areas, which are directly associated to the island’s main conurbations, more remote rural settlements should not escape the attention of planners and policy-makers.  The mountain villages of Cyprus have, to a greater or lesser extend, been isolated in the past.  Although recent improvements in transport and telecommunications have undoubtedly improved the overall situation, the critical balance of population seems to have been exceeded.  Consequently, these areas continue to lose population, in spite of their clear advantages in terms of climate, environment and community ties, while they still lag behind urban and periurban areas in terms of employment opportunities and quality of life as a result of a vicious cycle of populations too low to support adequate basic and community service provision.

In partnership with civil society and the private sector and in cooperation with other government agencies, the Department of Town Planning and Housing is currently implementing a series of measures and actions to facilitate the development of thriving local communities, promote the sustainable development of rural areas and the diversification of their economy.  Objectives include the development of special interest products and activities by local SMEs, such as traditional crafts and rural tourism, to exploit the assets of each particular area within the framework of sustainability and improved quality of life. 
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~~~~ Constitution of the Republic of Cyprus ~~~~

The Republic of Cyprus was born in the early hours of 16 August 1960. On that date the Republic΄s constitution was signed by the lst Governor of the Colony of Cyprus, Sir Hugh Foot, the Consul-General of Greece, George Christopoulos, his Turkish counterpart, Turel, and Archbishop Makarios and Dr. Fazil Kutchuk on behalf of the Greek Cypriot and Turkish Cypriot communities.

The range of signatories reflected the fact that the constitution of Cyprus did not emanate from the free will of its people, who were not consulted either directly or through their ad hoc elected representatives, but from the Zurich Agreement between Greece and Turkey. The terms of that agreement, outlined in the last chapter, were included in the constitution as fundamental Articles, which could not be revised or amended.

The constitution was drafted by the Joint Constitutional Commission created under Part VIII of the London Agreement of 19 February 1959. It comprised representatives of Greece, Turkey, the Greek Cypriot community and the Turkish Cypriot community. But the structure of the constitution again reflected the Zurich Agreement, with various provisions from the 1950 Greek constitution also incorporated along with the provisions of the European Convention of Human Rights in respect of fundamental rights and liberties.

Two main principles underpinned the constitutional structure agreed at Zurich. The first recognised the existence of two communities on the island - the Greek and the Turkish - who, despite their numerical disparity, were given equal treatment. The rights of Cypriots and other communities which made up the island΄s population were conspicuously ignored.
The second principle, that of partial communal autonomy, aimed at ensuring the participation of each community in the exercise of government, and at avoiding the domination of the larger Greek Cypriot community in administrative matters. These two principles permeated the entire constitutional structure.

The Constitutional Structure
Under Article 1 of the constitution it is provided that Cyprus will be an independent and sovereign Republic with "a President who shall be Greek and a Vice-President, who shall be a Turk, elected by the Greek and Turkish communities of Cyprus respectively (Article 1).

Under the constitution the Greek Cypriot community comprises all citizens of Greek origin. This includes those whose mother tongue is Greek and those who share Greek cultural traditions or are members of the Greek Orthodox Church (Article 2 (1)). The Turkish community comprises all citizens of the Republic who are of Turkish origin, whose mother tongue is Turkish, who share Turkish cultural traditions or who are Moslems (ibid paragraph (2)).

Citizens of the Republic who did not come under the above provisions were given three months to exercise the option of becoming, for constitutional purposes, a member of the Greek or Turkish community. Under this arrangement the Armenian, the Latin and Maronite religious orders opted to belong to the Greek Community.

The 1960 constitution accorded equal status to the Greek and Turkish languages. All legislative, executive and administrative acts and documents, were to be drafted in both languages, while judicial proceedings were to be conducted and judgments drawn up in the language of the parties concerned (Art. 3 and 18C). In addition equal rights to fly the national flag of the respective mother countries (Art. 4) and celebrate the respective national holidays were granted (Art.5).
Both communities were given the right of maintaining a special relationship with Greece and Turkey, including the right to receive subsidies for educational, cultural, athletic and charitable institutions, and of obtaining and employing schoolmasters, professors or clergymen provided by the Greek or Turkish government (Art. 108).

The entrenched communal character of the constitution was confirmed by the voting systems. All elections were to be conducted on the basis of separate communal electoral lists (Art. 63 and 94) and separate voting (Art. 1, 39, 62, 86, 173, and 178). A Communal Chamber exercising legislative and administrative power on certain restricted communal subjects - such as religious affairs, educational and cultural matters, and over communal taxes and charges levied to provide for the needs of bodies and institutions under the control of the Chamber (Art. 86 to 90) was established for each community.

The establishment of separate municipalities for the Greek and Turkish inhabitants in five of the six largest towns was provided by Article 173, while in other localities special provisions were made for the constitution of municipal organs in accordance, as far as possible, with the rule of proportional representation of the communities. However, for town planning purposes the establishment of planning authority comprising seven Greek and three Turkish members was permitted. The authority΄s decisions were to be taken by an absolute majority though no decision could be taken in respect of a Greek or Turkish community without the support of at least four or two of the community΄s members of the Authority (Article 176).

The main organs of the Republic
The same distinctions between the two communities were adopted with regard to the organs of the Republic exercising political and other State powers.

Executive power
The Zurich Agreement set out the framework of executive authority in the new Republic, though with significant loopholes. In the event of the temporary absence or incapacity of the President, the Agreement stipulated that the President of the House of Representatives, who was to be a Greek Cypriot would take over. The Vice-President of the House, a Turkish Cypriot would play a similar role in relation to the Vice-President. The Agreement also stipulated that the President would appoint seven Greek Cypriot Ministers and the VicePresident three Turkish Cypriot Ministers. However, the Zurich Agreement was unclear as to whether the Vice-President would have the same powers in every respect as those of the President. This matter was tackled by the Joint Constitutional Commission. After long and hard negotiations, the Commission agreed that the President should be Head of State enjoying the authority to receive the credentials of diplomatic representatives, to sign the credentials of the diplomatic envoys, to confer honours and to represent the Republic in all its official functions (Article 37). The Vice-President, as Vice-Head of State, was to be entitled to be present at all such official functions (Article 39). Apart from his official functions, the President was also given the right to prepare the agenda for, convene and preside over meetings of the Council of Ministers (Articles 55 and 56). The Vice-President was given the right to suggest subjects for inclusion in the agenda, propose the convening of meetings and to attend. Neither the President nor the Vice-President were given the right to vote at such meetings (Articles 48(b) and 49(b)).

Although the President and the Vice-President of the Republic were not granted executive power except on the specific matters stipulated in Articles 47, and 49 of the Constitution, where they had a right to act either jointly or separately, they did enjoy the right to "ensure the executive powerΣ. For this purpose they were jointly responsible for establishing a Council of Ministers (Article 46), with the Ministry of Foreign Affairs, the Ministry of Defence or the Ministry of Finance being entrusted to a Turkish Cypriot. The President and the Vice-President were also given the right to terminate the appointment of any Minister designated by themselves. (Article 59).

The President and the Vice-President of the Republic were granted considerable authority in relation to the legislature, including either conjointly or separately, a right of final veto on any law or decision of the House of Representatives relating to foreign affairs, defence and security (in areas stipulated in Article 50). Furthermore, they have, either separately or conjointly, the right to return any law or decision of the House of Representatives (Article 51.2), or any decision of the Council of Ministers (Article 57.2).

The President and the Vice-President of the Republic are required to promulgate a law or decision of the House of Representatives by publication in the official Gazette of the Republic within 15 days of notification unless they choose to exercise their right of veto, their right to return the legislation or to refer it to the Supreme Constitutional Court for a ruling on its constitutionality (Articles 138, 140 and 141). Finally, the President and the Vice President of the Republic exercise the prerogative of mercy, the right of remission, commutation or suspension of any sentence in respect of members belonging to their respective Communities (Article 53).

The main organ for the exercise of the executive power under the 1960 Constitution is the Council of Ministers, which enjoys all the residuary of executive power other than that specifically reserved for the President and the Vice-President of the Communal Chambers.

Legislative Power
The legislative power of the Republic is exercised by the House of Representatives in all matters not expressly reserved for the Communal Chambers (Art. 61). The 1960 Constitution stipulated that there should be 50 Deputies of which 70%, that is to say 35, were to be elected by the Greek Community and 30% that is to say 15, by the Turkish Community. Under a special law the number of Deputies in the House of Representatives has since been increased to 80. The Deputies are elected for five years (Article 62 and 65.1).

Under the 1960 Constitution, the President of the House of Representatives was to be a Greek Cypriot elected by Greek Cypriot Deputies, and the VicePresident a Turkish Cypriot elected by Turkish Cypriot Deputies. Both were to be elected separately at the same meeting, following an election. In case of vacancy in either office an election was required to fill it. In the case of temporary absence or incapacity of the President or the Vice-President of the House, their functions were to be performed by the eldest Deputy of the respective community (Article 72). In the composition of any parliamentary committee, the proportional representation of the two communities (Article 73) was to be adhered.

A simple majority vote of the Deputies present is required for laws and decisions passed by the House of Representatives under the 1960 Constitution, except in the case of modification of the Electoral Law, the adoption of any law relating to the municipalities or of any law imposing duties or taxes. In such cases a separate simple majority of Greek Cypriot and Turkish Cypriot Deputies is required (Article 78).

This last provision was one of the factors which eventually undermined the 1960 Constitution since it meant that one Turkish Cypriot Deputy (if two of them were present and voted) could, with a negative vote, wreck any of the aforementioned legislation - including that relating to taxation. Abuse of the separate voting provisions of the constitution enabled Turkish Cypriot deputies to block a bill to extend taxation laws and decisions passed by the House of Representatives under the 1960 Constitution, except in the case of modification of the Electoral Law, the adoption of any law relating to the municipalities or of any law imposing duties or taxes. In such cases a separate simple majority of Greek Cypriot and Turkish Cypriot Deputies is required (Article 78).

On 18th December 1961, Turkish Cypriot Deputies also voted against the Income Tax Bill, which authorised direct taxation. This left the country without unitary income tax legislation until 1966. In both cases, the Turkish Cypriot deputies voted against the legislation not because of their views on its content but in order to compel the Government to yield to their claims in areas having no connection with the matter of taxation.

Judicial Power
The administration of justice is exercised by the island΄s separate and independent judiciary. Under the 1960 Constitution and other legislation in force the following judicial institutions have been established:-

The Supreme Court of the Republic.
The Assize Court (Permanent Assize Court for all Districts).
District Courts.
Military Court.
Industrial Disputes Court.
Rent Control Courts.
Family Courts.

The Supreme Court is composed of thirteen judges one of whom is the President of the Court.

The Supreme Court adjudicates on all matters of constitutionality of legislation referred to it by the President of the Republic or arising in any judicial proceedings including complaints that any law or decision of the House of Representatives or the Budget is discriminatory; also on matters of conflict or contrast of power or competence between state organs and questions of interpretation of the Constitution in cases of ambiguity.

The Supreme Court is the final Appellate Court in the Republic and has jurisdiction to hear and determine appeals in civil and criminal cases from the Assize Court, District Courts as well as appeals from decisions of its own judges when sitting alone in the exercise of original and revisional jurisdiction of the Supreme Court.

It is also vested exclusively with Administrative Law revisional jurisdiction in connection with administrative or executive acts, decisions or omissions; the relevant remedy is by way of a recourse for annulment.

The Supreme Court, moreover, exercises original jurisdiction as a Court of Admiralty.

In its original jurisdiction the Supreme Court deals also, exclusively with proceedings for the issue of orders of habeas corpus, mandamus, prohibition, quo warranto and certiorari.

As a result of the enactment of the Courts of Justice (Amendment) Law 1991 (No. 136/91) there has been constituted a Permanent Assize Court as from 6/5/91 which deals with cases within the jurisdiction of an Assize Court for all districts of Cyprus. The Assize Court has unlimited criminal jurisdiction and may order the payment of compensation up to C’3.000.

There is a District Court for each district. The District Courts exercise original criminal and civil jurisdiction including jurisdiction in admiralty cases referred to them by the Supreme Court by virtue of Law 96/86 and matrimonial cases. The extent of the jurisdiction varies with the composition of the Bench. In civil matters a District Court composed of not less than two Judges has unlimited jurisdiction. A President or a Senior District Judge of a District Court sitting alone has jurisdiction up to C’10.000 and a District Judge sitting along up to C’5.000 and is also empowered to deal with any action for the recovery or possession of any immovable property (and certain other specified matters connected therewith) when the title of such property is not in dispute, irrespective of the value of the property involved; provided that a President of a District Court or a Senior District Judge sitting alone shall have jurisdiction to hear and determine any action in relation to negligence as well as in relation to compensation for the compulsory acquisition and requisition of immovable property, irrespective of the amount in dispute, unless such President or Senior District Judge, as the case may be, is of the opinion that it becomes necessary that the case be heard and determined by a Full Court consisting of not more than three judges. In criminal matters the jurisdiction of the District Court is exercised by the members sitting singly and is of a summary nature. A President or a Senior District Judge or a District Judge sitting alone has power to try any offence punishable with imprisonment up to 3 years or with a fine up to C’2.000, or with both, and may order the payment of compensation up to C’3.000.

There is a Supreme Council of Judicature, consisting of the President and Judges of the Supreme Court, entrusted with the appointment, promotion, transfers, termination of appointment and disciplinary control over all judicial officers, other than the Judges of the Supreme Court.

Public Service of the Republic

The public service of the Republic under the 1960 settlement was to comprise 70% of Greek Cypriots and 30% of Turkish Cypriots. A Public Service Commission consisting of a Chairman and nine other members - seven Greek Cypriot and three Turkish Cypriot - appointed for a term of six years by the President and the Vice-President of the Republic, was also created. The Commission was given responsibility for allocating public office between the two Communities and appointing, promoting, transferring and retiring staff as well as exercising disciplinary control, including dismissal and removal from office. (Articles 122-125).

Human rights

The definition and protection of fundamental human rights and liberties was catered for in the London Agreement rather than the Zurich Agreement. Article 5 of the Treaty of Establishment of the Republic undertook to secure for everyone within its jurisdiction, human rights and fundamental freedoms comparable to those set out in Section 1 of the European Convention for the Protection of Human Rights and Fundamental Freedoms, to which Cyprus is a party.

Part II of the Constitution sets out a broad range of human rights, including all eighteen rights provided by the European Convention and its Protocols. These cover both individual and social rights such as the right to life, prohibition of torture or inhuman or degrading treatment or punishment, prohibition of slavery or forced or compulsory labour, the right to liberty and security of person, the fair and public hearing of civil and criminal trials, the right to privacy, the right to marry, the freedom of thought and expression, the right to property, the right to education and the right to effective remedy. Other rights include the right to a decent existence and social security, the right to work, the right to enter into any contract, the right to form and join trade unions, the right to strike, the right to address written petitions or complaints to the competent authorities for a remedy, and the right of equality before the law. Justice is guaranteed to any person without any direct or indirect discrimination. (Article 28).

Like many modern constitutions, that of the Republic provides for individual duties, such as the duty to contribute to the public burdens (Article 24.1) and the duty to serve a military service (Article 10.3 (b), in addition to individual rights and liberties.

Legislative, executive and judicial authorities of the Republic are bound to secure within the spheres of their respective competence the efficient application of the provisions relating to fundamental rights and liberties. These rights cannot be regulated or restricted except by a law, or for purposes expressly set out in, for instance, where security of the Republic, constitutional order, public safety, public order or public health is threatened. Remedies for the enforcement of the fundamental rights are provided in the Constitution.

International treaties

Annexed to the Zurich Agreement and the constitution are two draft Treaties, the Treaty of Guarantee and the Treaty of Alliance, concluded between the Republic and other countries. Under the former, the Kingdom of Greece, the Republic of Turkey and the United Kingdom agreed to guarantee the territorial integrity and the Constitution of the Republic, becoming Guarantor Powers for the island. The Treaty of Alliance between the Republic of Cyprus the Kingdom of Greece and the Republic of Turkey was a military alliance agreed for defence purposes. However, Turkish air force bombing of the area around Tylliria in 1963 led the Republic of Cyprus to declare that the Treaty was no longer binding. It is worth noting in the context of Cyprus΄ later history that under Article 185 of the Constitution the territory of the Republic is one and indivisible and the complete or partial union of Cyprus with any other state is expressly excluded.

With the exception of articles contained in Annex III, any other provision of the Constitution could be amended by a law passed with a majority comprising at least two-thirds of the total number of the Deputies belonging to both communities (Article 182.2 and 3)

Peculiarities of the Constitution

It follows from the above that it is not only the manner in which the Constitution was granted, but also some of its contents notably those ruling out amendment, which offend fundamental principles of public law. Moreover, the bewildering array of communal checks and balances was exceptionally difficult to apply. As Professor S.A. de Smith has observed:

"The Constitution of Cyprus is probably the most rigid in the world. It is certainly the most detailed and (with the possible exception of Kenya΄s new Constitution ) the most complicated. It is weighed down by checks and balances, procedural and substantive safeguards, guarantees and prohibitions. Constitutionalism has run riot in harness with Communalism. The Government of the Republic must be carried on, but never have the chosen representatives of a political majority been set so daunting an obstacle course by the constitution makers.

"Unique in its tortuous complexity and in the multiplicity of the safeguards that it provides for the principal majority, the Constitution of Cyprus stands alone among the constitutions of the world. Two nations dwell together under its shadow in uneasy juxtaposition, unsure whether this precariously poised structure is about to fall crashing about their ears.

Constitutional developments after 21 December 1963

After the outbreak of intercommunal violence in 1963, Turkish Cypriot Ministers, Deputies and public servants refused to exercise the functions of their respective offices and effectively withdrew from the Constitution. This posed the problem of maintaining the life of the State.

In the event, the House of Representatives and Council of Ministers continued to function in the absence of the Turkish Cypriot members so long as the requisite quorum existed. Decisions continued to be taken in accordance with the constitutional provisions. But serious problems were created. For instance, from July 1963 the Supreme Constitutional Court could not sit because its Turkish Cypriot President had resigned. A similar fate befell the High Court, which was condemned to inactivity from May 1964 following the resignation of its President. Until June 1964 the Turkish District Judges also refused to attend to their duties, thereafter resuming them on a restricted basis. In the face of these pressures it was necessary to enact the Administration of Justice (Miscellaneous Provisions) Law of 1964 simply to keep the wheels of law and order in motion. The new act made legislative provisions in respect of the exercise of the judicial power formerly exercised by the Supreme Constitutional Court and the High Court. To this end, a new Supreme Court was created consisting of between five and seven members, including all existing members of the Supreme Constitutional Court and the High Court under the chairmanship of their senior member, who happened to be Turkish Cypriot. Under the 1964 Act, future vacancies were to be filled by a suitably qualified person appointed by the President of the Republic.

Regarding the functions of the High Court as a Supreme Council of Judicature in respect of the appointments, promotions, transfers and disciplinary control over the lower judiciary, a new Supreme Council of Judicature was established consisting of the Attorney-General of the Republic, the President and the two senior judges of the Supreme Court, the Senior President and the Senior District Judge and a practising advocate of at least twelve years practise elected ad hoc at a general meeting of the Cyprus Bar Association every six months.

Although the Administration of Justice Act was attacked as unconstitutional, the Supreme Court - in the case of the Attorney-General of the Republic v. Mustafa Ibrahim (1964) - declared it as justified in view of the abnormal situation then prevailing in Cyprus. After the enactment of the law, the Turkish Cypriot judges resumed duties and the administration of justice reverted, for a brief period, to normal. However, from 2 June 1966 the Turkish Cypriot judges (including those of the Supreme Court) again refused to sit.

With regard to the Greek Cypriot Communal Chamber, financial difficulties led it to request the transfer of its competence to the Republic. For this purpose the House of Representatives passed law 12/1965. This necessitated the creation of a Ministry of Education to deal with educational matters, formerly dealt with by the Communal Chamber, concerning the Greek Community. Under the new law rights of representatives of the religious groups who had joined the Greek community - the Armenians, the Latins and the Maronites - were reserved.

Similar emergency measures, justified by the doctrine of necessity were needed to maintain the smooth functioning of the system of public administration. The refusal of the Turkish Cypriots to cooperate meant that the Public Service Commission could not function as provided in the Constitution. Therefore a Public Service Law was enacted in 1967 under which a new commission was established comprising five members, appointed by the President of the Republic, to exercise the constitutional functions of the Public Service Commission.

EXECUTIVE
Cyprus is an independent sovereign Republic with a presidential system of government.
Under the 1960 Constitution, executive power is vested in the President of the Republic, elected by universal suffrage to a five-year term of office. The President exercises executive power through a Council of Ministers appointed by him. The Ministers may be chosen from outside the House of Representatives.

Each Minister is the head of his Ministry and exercises executive power of all subjects within that Ministry΄s domain.

The Ministries are:

The Ministry of Foreign Affairs
The Ministry of Foreign Affairs is charged with the task of representing the interests of Cyprus abroad. Cyprus maintains Embassies/High Commissions in the following countries: Australia, Belgium, Bulgaria, China, Czech Republic, Egypt, France, Germany, Greece, Hungary, India, Iran, Israel, Italy, Kenya, Libya, Mexico, Russia,
Spain, Sweden, Syria, United Kingdom, USA and Yugoslavia. It is represented by Missions to the Council of Europe, the E.E.C., F.A.O., UNESCO, UN-Geneva, UN-New York. It also maintains consulates at Thessaloniki, Greece and New York, USA. The Ministry of Foreign Affairs comprises eight Directorates including a Directorate for Overseas Cypriots.

The Ministry of the Interior
The Ministry of the Interior is charged with the task of maintaining internal security and providing general administrative services like Town Planning and Housing, Lands and Surveys, Migration, Registration, Game and Fauna Services. It also supervises the activities of the Press and Information Office.

The Ministry of Finance
The Ministry of Finance is charged with the overall planning of the Republic΄s finances, preparation of the budgets and legislation pertaining to taxation or tax treaties with other countries or associations. It includes the following departments: Treasury, Customs and Excise, Inland Revenue, Statistics and Research, Stores, Public Administration and Personnel Department, the Government Printing Office and the Data Processing Services.

The Ministry of Defence
The task of the Ministry of Defence is to protect the territory of the Republic from any potential aggressor. It is responsible for the Cyprus Army which was established in accordance with the London and Zurich Agreements and the National Guard which was formed in 1964 following the Turkish Cypriot insurgency.

The Ministry of Education and Culture
The Ministry of Education and Culture is responsible for the administration of education, the enforcement of educational laws and the provision of educational facilities to pupils and students at the primary, secondary and special education levels. It is also responsible of the supervision and standardization of similar services provided by the private sector up to Higher Education. It includes the following departments: Higher and Tertiary, Secondary, Technical Services, Elementary, Scientific Research Centre, Cultural Services and the Pedagogical Institute.

The Ministry of Communications and Works
The Ministry of Communications and works coordinates activities in the communication and construction fields. It comprises the department of Public Works (road construction, public building construction), Antiquities, Civil Aviation, Merchant Shipping, Postal Services, Inland Transport and Electrical and Mechanical Services.

The Ministry of Trade, Industry and Tourism
The Ministry of Trade, Industry and Tourism is charged with the task of coordinating efforts for the promotion of commercial activities (export drive), Industry, Cooperative Development and Mines. It includes the department of the Official Receiver and the Registrar.

The Ministry of Agriculture, Natural Resources and the Environment
The Ministry of Agriculture, Natural Resources and the Environment deals with all government activities striving for the promotion of the agricultural sector. It includes the following departments: Agriculture, Animal Husbandry, Veterinary Services, Forests, Water Development, Geological Survey, the Meteorological Service, the Agricultural Research Institute, the Land Consolidation Office and the Fisheries.

The Ministry of Labour and Social Insurance
The Ministry of Labour and Social Insurance deals with all government activities having to do with industrial relations, Social Insurance, Social Welfare Services and the increase of productivity. For the latter purpose the Ministry is responsible for the running of the Productivity Centre, the Higher Technical Institute, the Hotel and Catering Institute and the Centre for the Rehabilitation of the Disabled.

Ministry of Justice and Public Order
The main characteristics of 1993 was the enlargement of the scope of this Ministry΄s responsibilities, by bringing under it, the issues relating to public order, the Police and the Fire Service and by renaming it Ministry of Justice and Public Order.

At the same time, with a view to maximizing the effort to tackle and solve questions relating to the humanitarian aspect of the Cyprus problem, the Service for the Missing Persons and Humanitarian affairs and the Committee for the Relief of Adversely Affected Persons were transferred from the Ministry to the Presidency.

The activities of the Ministry of Justice and Public Order include law reform and monitoring of International Legal Conventions, the study and promotion, in cooperation with the Supreme Court, of Legislative and administrative measures for the unobstructed administration of Justice and the smooth functioning of courts, the study and promotion of matters relating to human rights, the supervision of the Prisons and the implementation of the penal policy and especially the policy on the treatment of offenders, the carrying out of criminology studies necessary for the shaping and implementation of the policy on the prevention and combating of crime.

The Ministry is also responsible for the coordination of the National Mechanism of Women΄s Rights and Youth Organization, for the supervision of the State of Archives and of the Rent Subsidisation Fund.

Ministry of Health
The Ministry of Health is charged with the task of coordinating the public and private provision of medical services to the citizens of the Republic. It includes the follwing departments: Medical and Public Health Services, Mental Health Services, Dental Services, Pharmaceutical Services and General Laboratory. 
~~~~ Council of Ministers Application ~~~~
The following documents and information will assist your Council of Ministers application for consent to acquire immovable property in Cyprus if you are an EU Citizen and do not have residency status in Cyprus. Likely to be unnecessary in 2009.

1. Written confirmation from your bank or accountant stating that your financial status is sound; figures must be given showing what your annual income is above and what your capital is above.

2. Bank account statement.

3. Written confirmation from your employer stating your position in the company and your salary.

4. Documentation of your profession, i.e. copy of relevant certificates.

5. Proof of immovable property, shares, or bonds you own in another country.

See below the Application itself and what information you will need to present

(Form Comm. 145.)

APPLICATION BY AN ALIEN FOR THE CONSENT OF THE COUNCIL OF MINISTERS TO ACQUIRE IMMOVABLE PROPERTY IN CYPRUS.

(TO BE SUBMITTED BY APPLICANT IN THREE COPIES TO THE DISTRICT OFFICER IN WHOSE DISTRICT THE PROPERTY TO BE ACQUIRED IS SITUATED.)

1. Name of applicant: ………………………………………………..(IN BLOCK LETTERS)

2. Place of permanent residence and address therein:……………………………………

3. Present address in Cyprus:…………………………………………………………………

4. Nationality:…………………………. Number of passport: ………………………. Date of issue:…………………….

5. Religion:……………………………………………………………………..

6. Particulars of present occupation (if applicant is due to retire shortly, give approximate date of retirement):…………………………………..

7. Date of Birth: …………………………. Age last birthday:………………………………………

8. Married or single, widow/er (if married give name of wife/husband):………………………..

9. Number and ages of Children:……………………………………………………………………….

10. General financial standing:…………………………………………………………………………..

a) Approximate capital (Bank statement to be attached)………………………………………….

b) Annual income…………………………………………………………………………………………..

c) Other property (either freehold or leasehold)………………………………………………………

11. Particulars of any other immovable property in Cyprus owned by the applicant or any member of his family (Give situation, extent, survey reference, and Registration Certificate No.)

12. Particulars of property for which the application is made (i.e. building site, flat, house, field, etc.):…………………………..

(A Government Survey Plan, in duplicate, showing the property for which the application is made, should accompany this Form.)

Reg. No.: …………………………………..Plot:……………………………………………

Sheet/Plan:………………………………. Town or Village:……………………………….

Extent:……………………………………………………………………………………………

13. Particulars of present owner:

Name…………………………………………………………..

Address………………………………………………………..

Occupation…………………………………………………..

Nationality……………………………………………………

14. Purchase price of property to be acquired, and how the price is intended to be paid:………………….

15. Purpose to which the property will be put by the applicant and when such purpose is expected to materialise:……………………………………………………………….

Amount expected to be spent for such purpose (excluding purchase price): …………………………………

16. If the property is to be acquired from another alien, state authority (e.g. date of consent of Council of Ministers) under which such other alien acquired the property:……………………………………….

17. Whether applicant is a permanent resident of Cyprus:…………………………..

If not a permanent resident, date of applicant’s arrival on last visit to Cyprus and purpose of visit:…………………

Supplementary particulars as to previous visits of applicant to Cyprus:

Year………………..Duration of visit………………….Purpose of visit………………….

18. Intentions of applicant as to future permanent settlement in Cyprus:…………………………….

19. If the proposed acquisition of the property will be by way of lease state full particulars of lease: (copy of the agreement to be attached)…………………………………………………

20. If the proposed acquisition of the property will be by way of acquisition of shares in a land-holding company:…………………………………

Name of Company………………………………

Registered Office………………………………..

Number, class and nominal value of shares to be acquired……………………………..

Purchase price of shares to be acquired…………………………………………………….

Main objects and Business of Company……………………………………………………

21. Any other information likely to assist in the examination of the application:………………………….

I declare that the particulars given by me above are, to the best of my knowledge and belief, correct.

Date…………………………………….. Signature of applicant…………………………………

Note:

1) The attention of applicants is drawn to the provisions of the Immovable Property Acquisition (Aliens) Law, Cap. 109, as amended by Laws 52 of 1969, 55 of 1972 and 50 of 1990.

2) All arrangements for the purchase, up to the transfer of the property before the appropriate District Lands Office are the sole concern of the Applicant and the registered owner of the property. The issue of the permit does not in any way imply and responsibility on behalf of the Government of the Republic of Cyprus for enforcing the contractual responsibilities of the aforesaid two parties.

3) It is advisable that Applicants seek legal advice.

The Council of Ministers is represented in each district by District Officers who are responsible for issuing permits to aliens.

Amoxostos: Mr Andreas Stylianides, P O Box 4424, 6304 Larnaca, Tel: 23 81 2068, Fax: 24 30 4168

Larnaca: Mr Kyprianos Matseou, P O Box 40103, 6301 Larnaca, Tel: 24 80 1818, Fax: 24 30 4635

Limassol: Mrs Lenia Antoniades, P O Box 56062, 3304 Limassol, Tel: 25 80 6457, Fax: 25 30 5023

Nicosia: Miss Efi Ioannidou, 2 Alkeo St, 1458 Nicosia, Tel: 2280 4110, Fax: 22 30 2085
Paphos: Dr Andreas Christodoulides, P O Box 6005, 8100 Paphos, Tel: 26 80 1115, Fax: 26 30 6251 
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Cyprus Tax Law from http://www.vasslaw.com/default.aspx?articleID=12433&heading=Cyprus%20Tax%20Law

Christodoulos G. Vassiliades & Co

1. INTRODUCTION

The House of Representatives of Cyprus approved a tax reform in July 2002 (Law No. N118 (I) 2002), which has been effective since January 1, 2003. This tax reform aims to conform to the standards of the European Union and the EU code of conduct, as well as abide by its commitment to the Organisation of Economic Cooperation and Development (OECD) to eliminate harmful tax practices.

The main features of the tax reform are the following:

2. CORPORATION TAX FOR ENTITIES

· The definition of resident of Cyprus is introduced. A company is resident in Cyprus if its management and control is in Cyprus.

· There is no longer a distinction between local companies and International business companies (IBC’s). The taxable profits of all Cypriot companies will be taxed at the rate of 10%. Existing IBCs that had income from their activities at 31 December 2001 can choose to be taxed with the rate of 4.25% until the end of the fiscal year 2005. This regime makes Cyprus the country with the lowest corporation tax in the European Union.

· Dividend income from abroad and from Cyprus is wholly exempt from corporation tax.

· Profits earned from permanent establishment abroad are fully exempt from corporation tax.

· No taxation on the profits from the disposal of securities for all the companies that are residents of Cyprus. “Securities” is defined as shares, bonds debentures founders’ shares and other securities of companies or other legal persons, incorporated under the law in Cyprus or abroad and option thereon.

· Abolition of the 5 year restriction for the carrying forward of losses. No time restriction on the carrying forward of losses.

· Losses of the company can be set off against profits of another company of the same group.

· In order to conform to EU standards, the new tax legislation adopts the appropriate EU directive, which enables without tax implications reorganizations, mergers, acquisition and amalgamations of companies

· Abolition of 10% minimum tax on utilization of losses brought forward from previous years.

· 50% of the interest income of a company resident of Cyprus is exempt from corporation tax. However, interest income earned from the trading activities of a company is fully taxable.

· For 2002, 20% of the interest income earned by a company resident of Cyprus is exempt from corporation tax.

· Abolition of exemptions available for the importation of foreign exchange from activities abroad.

· No withholding tax on the payment of dividends, interest and royalties to non-resident of Cyprus.

· There are special rules for an additional special tax for 2002, 2003 and 2004 for semi-governmental bodies and companies that not controlled by foreigners.

3. INCOME TAX FOR INDIVIDUALS

· An individual is resident of Cyprus if he lives in Cyprus for one or more periods which exceed the total of 183 days per fiscal year.

· All individuals who are residents in Cyprus are taxed at the following rates:

For the taxable year 2002

Chargeable income

£

Tax rates

%

Up to 9.000

Nil

9.001 – 12.000

30

12.001 and above

40

For the taxable year 2003

Chargeable income

£

Tax rates

%

Up to 9.000

Nil

9.001 – 12.000

20

12.001 -15.000

25

15.001 and above

30

For the taxable year 2004

Chargeable income

£

Tax rates

%

Up to 10.000

Nil

10.001 – 15.000

20

15.001 -.20.000

25

20.001 and above

30

· Dividend income from abroad and from Cyprus is fully exempt from income tax.

· The whole amount of interest income is fully exempt from income tax. For 2002, interest income of £600 plus 50% of amount exceeding £600 is exempt from income tax.

· No taxation on the profits from the disposal of securities for individuals that are residents of Cyprus. “Securities” is defined as shares and other securities of companies or other legal persons, incorporated under the law in Cyprus or abroad and options thereon.

· Abolition of personal allowances deductions for individuals who are residents of Cyprus including married allowances and allowances for children. Social grants will be provided instead of the allowances abolished.

· Abolition of reduced income tax rates for expatriates working in international business companies. For non-Cyprus residents taking up employment in Cyprus, a special exemption from income tax will apply for the first three years of their employment in Cyprus amounting to 20% of income earned of £5.000 per annum whichever is the lower.

· Profits of an individual earned from permanent establishment abroad are wholly exempt from income tax

4. VALUE ADDED TAX

· According to the VAT law (Law No 95(I)/2000) adopted in June 2000 and which became effective the 1st of February 2002, the distinction between Cyprus IBCs and local companies has been abolished.

· The VAT Law No. 95 (I) 2000 provides that International companies may be either entitled or obliged to register for VAT in Cyprus. This distinction will remain until the end of transition period, on the 31st of December 2005.

4.1 Voluntary registration

· International companies, which are conducting trading abroad, may apply for voluntary VAT registration.

4.2 Compulsory registration

· International companies, which are conducting trading in Cyprus or which receive income from services provided in Cyprus, if the value of the services received exceed CYP 9 000 in a calendar year, have to register for the VAT.

· According to the new tax legislation adopted, VAT rate was increased from 10% to 13% as from 1 July 2002.

· VAT was further increased to 15% as from 1 January 2003, thereby conforming to the minimum required by the EU Directive 77/388/EEC.

5. TAX TREATIES

The existence of double tax treaties combined with the low tax paid by international entities offer tremendous possibilities for international tax planning through Cyprus in view of the fact that:

· Any tax paid in a country with which Cyprus has a treaty is deducted from the Cyprus tax payable on the same income; and

· Cyprus does not impose any withholding tax on dividends, interest and royalties paid by Cyprus international business companies.

5.1 Eastern Europe

It should be noted that Cyprus is one of the few countries in the world that has concluded tax treaties with all Eastern European countries. As a result of the recent liberalization in Eastern Europe, the importance of these treaties in international tax planning has been enhanced.

6. DUTY FREE BENEFITS

International entities and expatriate employees are allowed to import into Cyprus, or buy in Cyprus duty free cars, office equipment and domestic appliances (except furniture and air conditioning equipment.) 

Reduce Capital Gains Tax

The Capital Gains Tax rate is 20% of the chargeable gain as adjusted for inflation, but certain lifetime exemptions apply to individuals for the disposal of their main residence. The first CYP10,000 of a gain is exempt. This exemption limit rises to CYP50,000 if the seller has lived in the property continuously for the previous five years. Further allowances are granted in relation to transfer fees, inflation and improvements made to the house, services of registered estate agents, but the total exemption cannot exceed a CYP50,000 limit. Capital Gains Tax does not apply to profits from the sale of overseas real estate by residents who were not resident when they purchased the asset.

Note that these are personal allowances. So if the property is owned in joint names, e.g. husband & wife, each owner is entitled to the exemption of CYP 10,000 or CYP 50,000.
Don't forget that in addition to the personal CGT allowances you can also claim an Inflation Allowance.  The indexation factor is based on the cost of the property if purchased after 01/01/80, using the Consumer Price Index (CPI) in the month preceding disposal and CPI in month of acquisition. Disposals of building sites use the 1980 valuation for CPI purposes. The data is below.

Also you can deduct the following:

Allowable expenses:-

Land Transfer Fees

Stamp Duty

Estate Agent's Commission - (but only if a licensed agent)

Professional Charges

Advertising

Capital Additions or Improvements - (receipts required and planning permission where necessary)

Indexation can be applied to the above expenses as well as the initial purchase price.

Additional allowable expenses:-

Immoveable Property Tax

Interest on Loan used for the Acquisition of the Property

These expenses cannot be indexed.

If you're selling a property partly/fully furnished there is a perfectly legal way to reduce your CGT liability.

Quote: 

My lawyer came up with this idea in 2004.

Have two contracts; one for the sale of the property and the other for the furniture, etc (this is known as a furniture agreement).

Have two contracts; one for the sale of the property and the other for the furniture, etc (this is known as a furniture agreement).For CGT purposes, the IR will only be interested in the gain you make from the sale of the property.

http://www.mof.gov.cy/mof/cystat/statistics.nsf/All/F799BCBF16A29708C2256D640042C313/$file/CPI-HISTORICAL%20DATA-EN-090106.xls?OpenElement
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Immovable Property Tax (IPT)

The way IPT works is that the owner, in the case that the title deeds have yet to be registered in your name, the developer, is liable for IPT on all the property he owns. So if he owns (say) 20 properties each of which has an assessed 1980 value of (say) CYP 10,000, then the amount on which his IPT liability is calculated is CYP 200,000.When he gets his IPT bill, he splits it between those people who are the 'beneficial owners' of the properties (ie. those people who have bought properties, but who have yet to complete their purchase and get Title Deeds).So even though the assessed value of each individual property means that it is exempt from IPT (properties whose assessed 1980 value is below CYP 100,000 are exempt) the 'beneficial owners' are required to pay. 

Advice on Immoveable Property Tax

Dear Sir,

Question: I am told that I can get a refund on the property taxes that I have been charged by the developer.

When I bought my apartment, five years ago, prior to transfer the developer charged me £360 for property taxes. Can I claim this amount back?

Answer: There is a government property ownership tax that is charged on all real estate, from 0%-3½% based on a 1.1.80 value. There is an exception, however that on up to £100,000 value of property, the owner is excluded.

For values over £100,000 but under £250,000 the tax is 2½%. For values over £250,000 but under £500,000 the tax is 3%. For values over £500,000 the tax is 3½%.

In your case, when you bought your property from the developer and depending on your contract, the developer charged you the analogy of the project's property taxes.

The value of 1.1.80 is set by the Lands Office when the titles are issued, so no-one knows really what the charge is, until the deeds are issued. Because the developer might have in his ownership property (in total) in excess of £100,000, then he is charged the tax, which he passes on to his purchasers.

You can claim, however, a refund from the Income Tax Department charged to you, provided you do not own property in excess of £100,000 (as at 1.1.80) and provided you have deposited your contract at the Lands Office and provided you are a purchaser as a person and not a company.

Yours faithfully,

AP. Loizou F.R.I.C.S.
Reduce CGT in Cyprus (2)

Quote: 

My lawyer came up with this idea in 2005. 

So to legitimately avoid 10% Cyprus CGT then you could purchase your property in Cyprus using a Limited Company registered in Cyprus.

Setting up a company in Cyprus through your lawyer in Cyprus will cost about CYP1500 but it can be very tax efficient from a CGT and company tax point of view.

If you are a multiple investor then the savings could be significant.

Cypriot companies attract a corporation income tax rate of 10% on rental income and a Capital Gains Tax of 10% also if you were to sell the property as opposed to the shares in your limited company which attracts 20%.

[Capital Gains Tax (CGT) is imposed at the rate of 20% on gains from the disposal of immovable property situated in Cyprus including gains from the disposal of shares in companies which own immovable property in Cyprus and not listed in any recognised Stock Exchange.]

Unlike personal taxation,you will not have any additional tax to pay in the UK unless you draw the income or capital gain from the Cypriot company.

If you retire to Cyprus you can draw the money at personal Cypriot rates of tax and if you are an investor you can reinvest the profits into further real estate with no additional UK tax due.

But there are no pension tax reliefs that can be obtained now.  The purchase of 100% of shares in a Company that holds residential property is also prohibited by your personal pension fund.

The Chancellor’s U-Turn by IFA Firm Punter Southall

On 5 December, in his Pre-Budget Report, Gordon Brown indicated that residential property and ‘exotic’ investments (such as fine wines etc) would not now be allowed as investments in pension schemes. Although HM Revenue and Customs’ Technical Note uses the term ‘prohibited’ about these investments, they will not technically be prohibited, but will be tax prohibitive. It is not just a question of these types of investment being cost neutral whether made personally or within one’s pension scheme. The potential tax charges of putting exotic investments in a SIPP could be astronomical!

If a member does invest in this type of asset, the consequences may be as follows:

• The member will be subject to an income tax charge at 40% on the value of the prohibited asset;

• The scheme administrator will become liable to the scheme sanction charge, which will usually be a net amount of 15% of the value of the prohibited asset;

• If set limits are exceeded by the investment, the cost of the asset may also be subject to the unauthorised payments

surcharge which is a further charge on the scheme member of 15% of the value of the asset;

• If the value of the prohibited asset exceeds 25% of the value of the pension scheme’s assets, the scheme may

be de-registered which would lead to a tax charge on the scheme administrator on the value of the scheme assets at the rate of 40%.

Some types of prohibited assets will receive transitional protection from the new rules, although this is likely to be conditional on not improving or developing the assets.  Where members have bought ‘off plan’ (i.e. already paid a deposit for a property that is not yet built), the investment will only be protected if it would be permitted under current rules.
However, it is more than likely that these will be in residential developments and so not allowable under current tax rules.

The purchase of 100% of shares in a Company that holds residential property is also prohibited. 
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Inheritance
Whilst there is no IHT in Cyprus, Wills are essential.

Please be aware that the Cyprus law on inheritance is different to that of the UK. It is absolutely essential that you have a will covering all your assets in Cyprus.

It is essential that both solicitors know about the existence of other wills, and that all wills refer to the other wills.

If you die intestate, then your estate will be disposed of in accordance with the laws of Cyprus.

Good advice is to always appoint a relative or a friend as an Executor. They can then always employ a solicitor to act for them 'when the time comes'.

Firstly domicile needs to be decided. Domicile is very different to residence and is difficult to change. You acquire a domicile of birth, which is the country of your birth. But it can be changed to a Domicile of Choice. To do this, you need to set up home in the country of Domicile of Choice and sever ALL links with the country of Domicile of Birth and have no intention of ever returning (even after death) to 'reside' in the Domicile of Birth.

There are two elements to an estate. The IMMOVABLE estate - which is land and property. The MOVEABLE estate - which is anything else - cash, bank accounts, cars, household goods, jewellery etc.

INTESTACY - Dying without a Will that has been written anywhere in the World.

1) UK domiciled - your immovable estate is distributed by Cypriot laws of intestacy which are as per the Statutory Portion which is described under wills section 2b (see later) and your moveable estate is distributed by the intestacy laws of the UK. Your estate is still liable to pay UK inheritance tax - even though you may reside in Cyprus.

2) Cyprus domiciled - both your immovable estate and your moveable estate are distributed by the Cypriot laws of intestacy which are as per the Statutory Portion which is described under wills section 2b (see later). Your estate is liable to pay Cypriot inheritance tax, and the good news is that it has now been abolished.

TESTATE - Dying with at least one Will that has been written somewhere in the World.

1) If your father was born in the UK or in a Commonwealth country, you have freedom to dispose of your whole estate (both moveable and immoveable) by the Will(s).

2) If your father was not born in the UK or in a Commonwealth country, boy to things get difficult:

The estate is divided into 2 sections:

a) Disposable Portion - which can be distributed by the Will

This is 25% of the whole estate (both moveable and immoveable) if the deceased left a spouse and a child (or grandchildren)

This is 50% of the whole estate if the deceased left a spouse but no children or grandchildren but left at least one parent

And is 100% of the whole estate if the deceased didn't leave a spouse, children, grandchildren or parent

b) Statutory Portion - which is distributed to defined relatives according to Cypriot Law.

The distribution of this can be quit complex and I will only go through some of the possibilities:

(i) Deceased left a surviving spouse and children (or grandchildren)

Spouse takes equal share with the children, if one of the children has died before, leaving children, then their children take their parents share.

(ii) Deceased left a spouse but no children or grandchildren

Spouse takes 50% and parents take the other half, if no parents, brothers and sisters take the other half equally

(iii) Deceased left a spouse but no children or grandchildren or parents or brothers or sisters

Spouse takes 75% and relatives of the third degree of kindred take the rest. I can't, for the life of me, fathom out who relatives of a third degree of kindred might be.

If the deceased didn't leave a spouse, remember that the Statutory Portion is nil, because the Disposable Portion is 100%.

But, for intestate cases, there will be estates which will be distributed where there isn't a spouse. For those, the distribution is as follows:

(i) Deceased children (and/or grandchildren)

Children take equal share if one of the children has died before, leaving children, then their children take their parents share.

(ii) Deceased left no children or grandchildren

Parents take in equal shares, if no parents, brothers and sisters take equally

(iii) Deceased no children or grandchildren or parents or brothers or sisters

We are now into relatives of third degree kindred and possibly relatives up to a 6th degree of kindred. Beyond that, it goes to the Republic of Cyprus.

Conclusions

1) Don't die intestate and subject your estate to the Cypriot and/or UK intestacy rules - this is especially true if you are married.

2) The good news is that anyone who has a father who was born in the UK or a commonwealth country has complete freedom to distribute their Cypriot estate (and their UK estate) by Will.

3) Those who don't have a father who was born in the Uk or a commonwealth country need to give some though to their circumstances.

Reducing IHT in the UK

You do need to have separate Wills in UK and in Cyprus - so that probate in each country can occur concurrently.

Although IHT in Cyprus is Nil, you will still pay it in the UK on the value of your Cypriot assets - if you are UK domiciled - and if you still have assets in the UK, then you will be UK domiciled - even if you are resident in Cyprus.

If you are married (or a couple) you can arrange your estate (in the UK and in Cyprus) so that you and your partner make use of both of your UK IHT allowances -referred to as the Nil rate Band (£275,000 now, £285,000 from 6th April).

In your Wills you each need to make a gift to the value of the Nil rate band into a discretionary trust and then allow the survivor to borrow the contents out of the trust. The trust is free of IHT on 1st death because the gift was at (or below) the nil rate band. Having borrowed the assets out of the trust the survivor then owns all of the assets - but subject to a loan.

Since IHT is paid on their subsequent death on their gross estate, less the debts, this reduces the survivors taxable estate while still allowing them full enjoyment of the whole estate.

If you each have sufficient assets in the UK to make the Nil Rate Band gift, then all the tax planning (through the discretionary trust & loan) can be dealt with in the UK will. But if you don't have sufficient assets in the UK to make the Nil Rate Band gift, your Cypriot will also needs the same discretionary trust and loan provisions in it so that the survivors net worldwide assets below the UK IHT threshold. 
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IHT -Tax Domicile
Whilst I am not an IFA, I have looked into this area myself and can share the information I have found with you.

If you used to be resident (for tax purposes) in the UK and you are now resident in Cyprus (again for tax purposes) and still have assets in the UK, have you taken steps to shelter your UK assets from UK Inheritance Tax?

The important thing is where you are domiciled, which is different to residence. If you are UK domiciled at your death, then your estate will be liable to UK inheritance tax, assuming that it is above the threshold, currently £275,000. Domicile is different to residence and is rather difficult, though not impossible, to change.

If you are married, through careful arrangement of your assets, and careful will drafting, you can manage your estate so that your heirs inherit having the benefit of both of your inheritance tax allowances - thus moving the point at which your heirs pay inheritance tax from one allowance (currently £275,000) to two allowances (currently £550,000). If your combined estate is below £550,000, and you are retaining assets in the UK, I would suggest that it is better to rely on this option.

Here is an article by Neil Edwards who is senior tax and financial planning adviser at HBOS Financial Services.

DOMICILE IS A very British concept. While many tax jurisdictions rely solely on residency and ordinary residency (or their equivalent) to determine the extent to which an individual is liable to tax, the United Kingdom has the additional status of domicile. For non-United Kingdom domiciled individuals, the United Kingdom can offer generous tax breaks, which may help explain why high-profile wealthy individuals often set up their base within these shores - it is said that the Greek shipping industry is run by Greek domiciles residing in London.

Domicile should not be confused with nationality or indeed residency, although both can indicate where an individual is domiciled. Broadly speaking, domicile is where an individual's permanent home is or where he feels he belongs. Crucially, with one notable exception (see 'deemed domicile' below), there is no statutory definition of domicile. Instead it is a general law concept and is based upon the facts of each individual's case.

All individuals must have a domicile, but may only be domiciled in one country at any one time. It is not possible for an individual to have 'dual domicile' status as he can for nationality or residency. Moreover, once a domicile has been established, it is assumed that it continues until such time as a new permanent domicile has been acquired - or until action is taken to abandon it.

Domicile of origin

All individuals will have a domicile of origin acquired at birth. This is not where a person was born, but is the domicile of his or her parents, or more accurately the father, assuming that the child is the offspring of a legitimate marriage. When confronted with an individual claiming to be domiciled abroad, practitioners will need to confirm that the father was not, for instance, an expatriate, as the individual may already have a United Kingdom domicile of origin even though he has never set foot on these shores.

Even if an individual's father did not have a United Kingdom domicile, then it is possible that the individual may have acquired a United Kingdom domicile either through a domicile of dependency or a domicile of choice.
Domicile of dependency

A domicile of dependency can be acquired by an individual if, before his or her sixteenth birthday, his father changes his domicile (or mother, if the father is unknown or the child is born out of wedlock) or if the child is orphaned. Again, a practitioner who is advising an individual who claims non-United Kingdom domicile status will need to verify his history. Women who married prior to 1974 acquired a domicile of dependency as they automatically adopted the domicile of their spouse.

Domicile of choice

An individual can also seek to change his domicile after his sixteenth birthday by adopting a domicile of choice. In practice it is a lot more difficult than merely turning up at the border with a neatly completed application form and passing a citizenship test.

For a start, an individual must sever all ties with his previous domicile and settle in the country he wishes to adopt with a clear intention to remain there permanently - i.e. not for a limited period or particular purpose. Anything that indicates that the individual intends to one day return to his former home or that he does not intend to remain permanently in his new domicile can be sufficient to deny the individual's domicile of choice. The example that is often cited is the burial plot - i.e. where the individual intends to be interred, ironically, after he has ceased living, although other factors such as where the children of the individual are educated, land and property owned in the previous country of domicile, or indeed the stated intentions of the individual can all impact on any decision.

Another requirement is that the individual must firmly establish him or herself in a single legal jurisdiction. This can be an issue for multi-state countries such as the United States or the United Kingdom, consisting as it does of the legal jurisdictions of England and Wales, Scotland and Northern Ireland. If the individual is moving around, he may never be anywhere long enough to establish a new permanent home. Indeed, it is possible for an individual's domicile of origin to revive, despite him having a clear intention never to return, simply because he or she has failed to establish a clear domicile of choice.

Of course, this may all count in an individual's favour if his or her domicile of origin is outside of the United Kingdom and he or she has retained sufficient ties to prevent the acquisition of a United Kingdom domicile of choice. Under these circumstances, the individual may be able to take advantage of those generous tax breaks already alluded to.

Tax advantages

A non-United Kingdom domiciled individual resident in this country will generally only be liable to tax on his United Kingdom income and capital gains on United Kingdom assets. However, for offshore income and capital gains, the United Kingdom tax system can be very favourable.

First and foremost, any offshore income and gains that arose before the individual arrived in the United Kingdom are effectively exempt from United Kingdom income and capital gains tax even if they are brought into the country, i.e. remitted, after arrival. A general tax planning point for individuals coming

to the United Kingdom is to identify such income and gains as funds that can be remitted without a further United Kingdom tax liability.

Once resident in the country, a non-United Kingdom domiciled individual is normally only liable to tax on subsequent offshore income and gains to the extent that they are remitted into this country. There are some exceptions where the remittance basis does not apply - e.g. chargeable event gains on offshore life insurance investment or capital redemption bonds are subject to United Kingdom income tax on an arising basis - so care must be taken where advice is provided.

Remittance

The definition of remittance can have a wide basis. Not only does it cover the obvious, e.g. transferring cash to a United Kingdom bank account, but it can also include implied remittances such as bringing into the country goods and services acquired with offshore funds and/or settling United Kingdom liabilities using offshore assets. Incidentally, merely changing the form of offshore funds or assets will not enable an individual to circumvent the remittance rules. In effect, the income or capital gains follow the money into whatever shape or form it takes.

If the funds that are remitted into the United Kingdom include an element of capital gain, then the amount of gain remitted is proportionate to the amount of proceeds brought into the country. In other words, if half the proceeds are remitted then so is half of any gain. For tax planning purposes, this can be a very useful method of exploiting the annual exemption. An individual who incurs a substantial offshore gain can remit just sufficient into the country each tax year to use up his or her annual exemption. This staggering of the remittance can realise the gain(s) with minimal, or possibly no, capital gains tax liability.

Capital gains on an offshore deemed disposal, e.g. a gift to a connected person, cannot be remitted and there is no relief for offshore capital losses, even if the proceeds are remitted into the United Kingdom.

Unlike capital gains, where a remittance comes from funds consisting of a mixture of initial capital and income then it is generally the income element that is remitted first. One standard tax planning solution is to ensure that income earned on offshore assets is kept separate from its original capital - e.g. interest earned on an offshore account is credited to a separate account, thereby enabling the individual to remit funds from the original capital account as and when required. The potentially taxable income is kept offshore. There are other tax planning measures that exploit the remittance basis and, needless to say, individuals will be well served to seek professional advice.

For inheritance tax purposes, a non-United Kingdom domiciled individual is generally only liable on United Kingdom sited assets. Offshore assets (and certain United Kingdom investments) are excluded property, so again keeping funds offshore can protect them from the Inland Revenue. There is, however, a sting in the tail for long term residents in the form of deemed domicile.

Deemed domicile

An individual will acquire a United Kingdom deemed domicile if he has been a tax resident in the United Kingdom for seventeen out of the past twenty tax years (section 267(1) (b) , Inheritance Tax Act 1984). An individual with a deemed domicile in the United Kingdom is liable to inheritance tax on his worldwide assets, although he is still treated as a non domicile for income and capital gains tax purposes. To counteract the deemed domicile rule, individuals will often place excluded assets into a discretionary trust, usually referred to as an excluded property trust, before they acquire a United Kingdom deemed domicile status.

Individuals who have already acquired a United Kingdom deemed domicile for inheritance tax purposes may still be able to use an excluded property trust if they are able to take up residency elsewhere. However, it takes at least three years for the loss of a United Kingdom domicile to be effective for inheritance tax purposes (section 267(1) (a) , Inheritance Tax Act 1984), so individuals should be prepared for an extended stay abroad.

Incidentally, in 2001 the Inland Revenue amended its internal manuals to have all cases where the excluded property trust inheritance tax exemption was claimed referred 'upwards' for further investigation - the implication being that Capital Taxes is looking for a possible test case to challenge the excluded property trust rule.

Intra-spouse transfers

One thing that any married non-United Kingdom domiciled individual has to consider is the effect that domicile has on intra-spouse transfers. Transfers to a United Kingdom domiciled spouse, including a deemed domiciled spouse, will be covered by the normal inheritance tax exemption. However, transfers to a non-United Kingdom domiciled spouse have a restricted exemption of only £55,000 on the cumulative transfers throughout the entire marriage. Any transfers in excess of this exemption will, to the extent that they are not covered by another exemption, be potentially exempt transfers.

Matters can become more complicated if a non-United Kingdom domiciled spouse subsequently acquires United Kingdom deemed domicile status. Under these circumstances it is possible that there will be transfers prior to the change, which will be potentially exempt transfers, and transfers after the change that will be exempt. Moreover, once an individual has acquired deemed domicile status he and his spouse may have to reconsider all their inheritance tax planning, particularly with regards to using the nil rate band.

Treasury review

Needless to say, domicile is a complex area and this article is a broad overview of some of the issues. In his 2002 Budget, the Chancellor of the Exchequer, Gordon Brown announced a review of the residency and domicile rules, implying that non domiciles have enjoyed too many tax breaks. However, despite a reiteration of intentions in the 2003 Budget, there has been little or no movement. In fact the review got no mention at all in the 2004 Budget speech and, as with so many areas of tax planning, it's a case of 'watch this space'.

Neil Edwards is senior tax and financial planning adviser at HBOS Financial Services.

I hope that you have found this article helpful and if anyone would like me to arrange for an introduction to an IFA for further advice please do let me know. 
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Valuations for Property Transfer Tax

Quote:

My good friend Renos Pitros RICS, showed me the database and how it worked in July 2006.  

The Land Registry has a “database” of valuations going back years. Actually the one I saw was a print out. They look up their valuation of plots and properties close to the development and make a judgement on value which is not necessarily the price in the purchase contract.

On what basis does the Director of Dept of Land & Surveys determine his revised market value? 

From a database of properties, which have already been assessed for transfer tax by the Land Registry, being “local” to the one being valued. In theory you pay the same as everyone else and nobody gets away with paying part cash and a lower figure on the contract for sale to reduce the transfer tax.

Is it his considered opinion or is there a set formula?

No set formula - as above.

Is this a new ruling? If not, I am surprised that more people haven’t questioned that they are paying more PTF than they initially anticipated.

Nothing new.

In our case we are the 3rd owners before Title Deeds were issued so our Sale Contract is dated November 2005 and consequently the sale price is considerably more than the original Sale Contract. I assumed the PTF would be based the value of OUR Sale Contract (Nov 2005). Is this correct? 

You will be assessed against the price declared in your Contract for Sale in 2005. Not the original sale price.

Overall, it appears to me that the Director is saying that the developer sold you a house for a sum considerably less than he could have done! Nice development man!! 

May be he had a cashflow problem.

All the developers have copies of the “database” so when they buy land or sell land they have a yardstick for their deals. It tells them what they can get away with in terms of transfer tax when they buy for land bank. You can draw the rest of the picture yourself. 
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DIY Wills

Quote: 

This came from the Cyprus Eastern Forum via Members who were reporting on two public sources of advice.  

As advised by the Probate Registrar.

The law pertaining to Wills in Cyprus is different for Cypriots and non Cypriots. The law applying to Cypriots sets out how much must be left to the wife and how much to the children. If a Cypriot makes out a Will contrary to those rules, the Will is invalid. Those rules do NOT apply to non Cypriots who are legally allowed to bequeath anything to anybody.

The body of the Will and jargon used therein is the same as a UK Will. It also needs witnessing by two witnesses all in the presence of each other. The only difference is that the Cypriot Will must have £10 revenue stamped on it and the testator signs over the stamp. The Will is then placed in an envelope provided by the Registrar. The front of the envelope must contain the following text and signatures are appended in his presence.

This sealed packet contains the last Will, bearing the date day of November 200X, of (name of testator) and is delivered by me for safe custody in the Registry of Pafos, to remain deposited there until after my decease.

Signed . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

I, (name of person who knows both the testator and the registrar) make oath and say that the signatory to the above endorsement is (name and address of testator)..

Signed . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

Sworn before me on day of xx 200X

Signed . . . . . . . . . . . . . . . . . . . . . . . . . . . .Probate Registrar.

Deposited by (name of testator) who has been identified to me by (name of person who knows both the testator and the registrar), who is personally known to me.

Dated Signed . . . . . . . . . . . . . . . . . . . . . . . . . . . .Probate Registrar.

You must provide £3.50 in Revenue stamps with each Will. The Registrar then seals the Wills with sealing wax, writes a record in the ledger and issues and receipt containing the number of the ledger entry.

(Note: When you die someone will need the number of the ledger entry to recover the original Will)

The difficult part of this process was the requirement that he needed someone that he ‘knew’ who also ‘knew’ me to sign the envelope swearing that I was me.  So when you pay a lawyer £102+vat for your Will you are paying for just that !!

Quote: 

This came from the Cyprus Eastern Forum via Members who were reporting on two public sources of advice.  

The following is an extract from a document containing information provided Ross Pays. This was taken to the District Court in Paphos where it was verified by an Advocate as correct and accurate.

The most common Myths

•Cyprus Law says that you must have a will in Cyprus

•A Cyprus Will must be lodged at the District Court and notarised

•An executor must be a Cyprus resident

•A Cyprus executor must be an Advocate (lawyer)

•Having a separate Cyprus will means that Cyprus assets are not subject to UK IHT and therefore if you have a separate UK will it is a good idea to state that it excludes Cyprus assets

•If you are not Cypriot you are not affected by Cyprus law such as “forced heir ship”

•A Cyprus will can only be drawn up by an advocate

•If you do not have a Cyprus will all your assets will be acquired by the state

•If you move/retire to Cyprus and are resident in Cyprus for tax purposes (i.e. not resident for UK tax) you are no longer UK Domiciled

Facts

•You can only have one legal will every will you write automatically revokes any written previously

•If you are of British Domicile (which is VERY different from residency) you are subject to UK IHT on your worldwide assets

•If you do not have a will in Cyprus your assets will be distributed amongst your family in a manner which is predetermined by Cyprus intestate rules

•If there is a challenge to a will, by potential heirs, under the “forced heirship” laws the law of Cyprus will prevail

•It has been known for the probate court to require potential heirs to sign an indemnity confirming that they will not make a claim

•A spouse, sibling or adult child or anyone else can be an executor

•If a will runs to more that one page it should be signed and witnessed on all pages

•Although there is a suggested scale of fees for professional executor services application can be made to the court for fees beyond those guidelines.

•Appointing a lawyer or other professional as executor is almost like a blank cheque.

Practicalities

PLEASE NOTE THAT ALTHOUGH THESE ARE PRACTICAL SOLUTIONS THIS IS NOT AN ENDORSEMENT OF THE CORRECTNESS, LEGALITY OR EFFECTIVENESS.

•Having separate wills in the UK and Cyprus normally makes Cyprus probate much easier

•Only having a will in the UK will mean that it will need to be initially probated in the UK and then “resealed” In Cyprus which is very time consuming (The reverse also applies)

•If a will is separately probated in Cyprus it makes it very difficult for the UK Capital Taxes Office to become aware of the situation and the onus is on the beneficiaries/executors to report by completion of a chargeable event form, not doing so is Tax Evasion which is a criminal offence

•Although anyone can be an executor they will need to be in Cyprus in order to perform that function and they will almost certainly need to employ the assistance of a Greek speaking professional (lawyer or accountant)

•Owning property in Cyprus through a Cyprus private company will make the transfer of the property very much easier- it can in practical terms avoid a number of complications although it does not of course remove any legal responsibilities 
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Tax Tip - Selling investment in UK and going Overseas
	 Quote:

	This came from my UK Accountant. 


Tax is not payable on your main residence. Tax will be payable on the sale of an investment property unless you do some crafty tax planning. One I particularly like is leaving the UK in April to go travelling, selling all of your assets during this "window of opportunity" and taking up residence in your new country some time later after everything is sold. During the period after permanently leaving the UK but before taking up permanent residence in the new country you are without tax residence and the gains are tax free. If you return to UK within 5 years though, tax will be payable. Quite a few crafty emigrants use this method, especially where the gains are significant. 
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More than one property ?

Quote: 

Information available to the public from official sources. 

Anyone can buy as much property as they wish, however, the Cyprus Government restricts the amount of property that foreigners may own.

If you are a national of an EU member country and you are resident in Cyprus, the government ownership rules allow you to own as much ‘immovable property’ (a term that includes both land and property) as you wish. To confirm your residency, take your passport and Temporary Resident Permit to your local District Administration Office where the officers will issue a ‘Certificate of Permanent Residence’ confirming your status. (Please note that this is not the same as the Certificate of Permanent Residence issued by Immigration)

If you are a national of an EU member country and you are not resident in Cyprus, the government ownership rules permit you to own as much land as you wish (and I believe commercial premises such as a shop). However, if you wish to buy any other sort of ’immovable property’ your ownership is restricted to one house or one apartment for which approval from the ‘Council of Ministers’ is needed.

If you are a national of a non-EU country, then the government ownership rules require you to seek the approval of the Council of Ministers before you can own any type of immovable property. Furthermore, unless there are exceptional circumstances, your ownership will be limited to:

An apartment

A house

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

On its accession to the EU Cyprus abolished many of the restrictions placed on investments in real estate by citizens of other EU member states. But to protect its sensitive property market, it agreed a five-year transitional period with the EU preventing EU citizens who are not permanent residents of the island from owning secondary residences.

It is widely anticipated that the current government ownership rules applicable to non-resident EU citizens will be relaxed by the time this five year EU transitional ends in 2009.

So how do you get a  Temporary Resident Permit ?

Here is how to do this:

http://moi.gov.cy/newscontent.php?id=128

A quick breakdown:

MEU1 Application for issue of Resident permit, for Employment activity in Cyprus

MEU2 Application for issue of Resident permit, for self-employed activity or for providing or receiving services

MEU3 Application for permanent resident permit, after having pursued a self employed activity in Cyprus.

MEU4 Application for issue of Resident permit, for employees and self-employed E.U. State Nationals who have ceased their occupational activity in the E.U.

MEU5 Application for issue of Resident permit, by a student for vocational training in Cyprus.

MEU6 Application for issue of Resident permit, for person who is not entitled to that right based on other provisions of the Community Law.

MEU7 Application for issue of Resident permit, or document for dependent persons or members family who have/do not have the Nationality of E.U Member State.

MEU8 Application for renewal of Resident permit, or document of Residence in Cyprus.

MEU9 Declaration of presence in Cyprus by an E.U. member State National, for employed activity for up to 3 months.

MEU10 Declaration of presence in Cyprus by an E.U. member State National, for providing or receiving services for up to 3 months.

As far as I know, below are the most frequently used forms:

MEU 1: If you want to work

MEU 2: If you want to be self employed

MEU 4: If you are retired

MEU 7: If you are not employed, self employed or retired and are considered dependant on someone else.

In all cases, you must go to your local immigration office and request the form or forms which apply to you and/or your partner. While you are there, ask for an appointment. They will give you a date to come back, probably in about 2 or 3 weeks time.

Fill in the forms accurately and try to provide as much information as possible.

When you go back for your appointment, take photocopies of everything that they ask for in the forms, (depending on which form the requirements differ slightly) 4 passport size photos of each person plus anything else you can think of that proves who you are and where you live, e.g. rental agreement, house deeds, bank statements, recent utility bills even if it is not asked for in the form. You never know what extra they might ask you for that is not listed.

Also a pocket full of cash. For two it will cost £25 each. 
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Why Buy land first?

Quote:

My architect came up with this idea in 2001 and it was confirmed to be OK by my lawyer.

Purchase your plot of land first from the developer with a separate contract and save money !!

Why?

Land transfer fees are paid only when the title deeds are transferred to your name.

When the title deeds to the plot are first transferred to your name a transfer tax is imposed.

But before a house is built on the plot, as the law stands now, you will NOT be required to pay any transfer tax on the value of the house as you did NOT purchase a plot with a building on it. Also there is no contract filed at the land registry which states that you have bought a plot and house for an X amount.

In the case of my land a Town Planning Permit had been issued before the land was sold and the contract deposited at the District Lands' Office but no additional property transfer tax, based on a built property value, was requested.

Now if you should sell the house at some point in the future when the house is finished then you will be liable to pay Capital Gains Tax on the total value of the property.

A new contract will be filed at the land registry between yourself and the new third parties and the purchase price.

The new purchase price will appear on that contract and you will be taxed uopn the profit made from that sale.

Buying Land

For planning purposes, Cyprus is divided into various zones. These include residential, agricultural, animal rearing, industrial, green belt, and tourist zones. Some zones limit or prohibit the construction of domestic dwellings. You must ensure that the land you buy is in an appropriate zone.

Build Factor: The maximum number of square metres that you are allowed to build expressed as a percentage of the land area.

Site Coverage: The maximum area of the site that can be occupied by a building’s ground floor expressed as a percentage of the land area.

Detached property must have a gap of at least 3 metres from the edge of the property to the boundary. Note that non-habitable buildings, such as a garage, can be built on the boundary. But if the property is next to a designated 'green area', you are not permitted to have any covered building within 3 metres of the boundary abutting the green area.

Carob Trees are, just for example, protected and you will need permission and a licence to remove them from the local council.

If the land borders a water course then you may not be able to develop the site should this be judged likely to affect adversely it.

Depending on the soil type this may affect the type and depth of the foundations and therefore cost.

Topography of the site is also important. Steep slopes and the quality of the substratum will determine how you can build for foundation and building design or even IF you can build in some cases. Sane professional developers get specialist surveys carried out before they sign contracts. And some major developers have made some horrendous mistakes.

Some sites are, surprisingly, subject to flood restrictions so this again need to be checked out with the local council.

When buying land, it is important to get the documentation translated. When I was given some copy documentation for the first piece of land that I wanted to buy, I found an independent person who was a professional translater from greek to english. I then discovered a greek word that I found time and time again across Greek speaking countries buy Building land - in Greek οικόπεδο (pronounced ikόpedo). It means "for sale " and is technically associated in Greece and Cyprus with Building Land. The word οικόπεδο appears on the Title Deed and this means that utility services (water, electricity and telephone) will be available on the land and there will be a right of way giving vehicular access to the plot.

When viewing land, make absolutely sure that what you are being shown is the land that is being sold. Ask the vendor for a copy of the Title Deed and the Lands’ Office Site Plan and then check that the sheet/plan/plot/references written on the Title Deed agree with those on the Site Plan.

Look at the Site Plan; from its boundaries, shape and location, look around you and identify roads, buildings, and other features shown on the Site Plan.

Walk away if the vendor is unable or unwilling to provide you with a copy of the Title Deed or the Lands’ Office Site Plan. The Title Deed will show the area of the plot and the planning zone in which it’s located.

Land search

Having found land that you wish to buy, the next stage involves a land search.

You can carry out the search yourself by visiting the District Lands’ Office and Town Planning Office and speaking with the officials there. However, it’s probably best to have your solicitor do this on your behalf.

But if you wish to conduct this yourself you can.

Details can be found at:

http://www.moi.gov.cy/moi/citizenscharter/citizenscharter.nsf/All/39D2CE83A1A34D55C2256E54003C5915?OpenDocument&highlight=search

and

http://www.moi.gov.cy/moi/citizenscharter/citizenscharter.nsf/dmlcharges_en/dmlcharges_en?opendocument

It is perfectly legal in Cyprus to sell land and other property that has charges, such as a mortgage, outstanding against it. However, you will not be able to own the property until its present owner has cleared the debt.

Should the owner not clear the debt, the creditor(s) can pursue their claim against the property, which may be enforced in a court of law. 
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Selling your property
Name Change on Contract If you sell the property before it is, legally speaking, registered with your name on the title deeds , you have to cancel your contract of sale with the developer to enable him to sell it to someone else. The time & effort involved in doing this is quite small and should cost no more than CYP 500 in legal fees. This should be stated in your contract to purchase.  However, if you have completed the purchase (and assuming you bought the property in joint names) you would have been liable to pay Property Transfer Fees  !!
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Purchasing your property

Quote: 

I wrote this article out of personal experience.  

The first thing to do is obtain the services of a lawyer who is registered at the Cyprus Bar.

You should not use a solicitor who has been introduced or recommended to you by a vendor, agent or developer.

Developers

Property Developers as firms or companies are not always dual hatted as developers AND registered building contractors. Developers employ Architects, Structural engineers sometimes as employees but also as firms in their own right on a sub contracted basis. The same is true of building contractors who are not always divisions but separate firms that work is contracted to by developers.

Many property development companies act as an entrepreneur for acquiring land in prime locations for property type mix and design having researched demand and then contracts an Architect for the design required by the entrepreneur with a structural engineer etc., He is simply a business man at the top of the "food chain". But there are good development companies and poor ones. One should look at the principals and their experience in business and property, financial standing of themselves and the company and their contractors. The real key to avoiding failure for the purchaser is to follow through to the Qualified Architect, Licensed Structural Engineer, Licensed Building contractor etc.,
Legal Preliminaries

Instruct your lawyer to carry out a Title search. This will establish whether or not there’s a mortgage or other claims outstanding against the property.

Unlike the conveyancing process in the UK, there is no requirement on the present owner to clear the mortgage before selling the property. Should the owner fail to clear the debt, the creditor(s) can pursue any claims they have against the property, which may be enforced in a court of law.

For obvious reasons, buying land or property in Cyprus that is mortgaged, or that is subject to some other encumbrance, charge or burden is not recommended as you could end up with nothing.

Instruct your lawyer to carry out a plan search and advise you of any developments planned in the immediate area of the property you’re thinking of buying.

If you’re buying off plan, instruct your lawyer to check that Planning Permission for the property has been granted and a Building Permissions Permit for its construction has been issued.

Construction

Always inspect properties under construction. Insist on viewing earlier properties that the developer has built and speak with their owners about the quality of work and after-sales service. Also, don’t rule out a developer just because he hasn’t got impressive offices, "glossy" brochures or fluent English speaking staff.

Ask for a set of specifications and list of fixtures and fittings included in the advertised price, the size of the plot and the size of the property.

Do not sign the contract until you have agreed on the fixtures and fitting, number of electrical outlets, tiles, worktops, etc. Once you’ve signed the contract, do not make any changes.

Instruct your solicitor to include a clause into your contract that caps the contract cancellation fee at a reasonable level, say CYP 500.

Remember that there’s no contract cooling-off period – once you’ve signed for the purchase you are committed.

If you are buying a property on a complex, you will most probably have to contribute to the costs of insuring and maintaining the common areas. 
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Build your own 1

Quote: 

Advice handed to me by my architect, Chari Charalambous.   

Find a registered architect and discuss your requirements/outline design.

Find and the land (see our page on buying land).

Preliminary design and outline.

Once the outline's been agreed, your architect will submit plan, elevation and sectional drawing to the Planning Authority (a planning application). The Planning Authority will grant Planning Permission.

While the architect is waiting for Planning Permission, the architect will produce a detailed design and a construction/structural engineer will do the structural design. (the architect is in charge of design and the construction engineer makes sure that the design is structurally sound).

Once Planning Permission has been granted, and any changes they require have been incorporated into the design, and you've agreed the detailed drawings, the architect will get a quantity surveyor to produce a Bills of Quantities listing all the materials and quantities thereof to build the property.

The architect will now issue an 'Invitation to Tender' to a number of registered and licenced building contractors and at the same time, he will also apply for a Building Permit.

When the Tenders are received, you then analyse them and create a short list.

Inspect the work of the short listed contractors, speak to people at reference sites about the builders - and decide which one to use.

Negotiate the price, negotiate the contract, start building work when the Building Approval has been issued. 

The Cyprus Property Information Centre ™ ® 

The Black Art of Buying Property in Cyprus™ ®
Build your own 2

Quote: 

Source: From Council for the Registration and Control of Building and Civil Engineering Contractors 

It is possible to register yourself as a developer in order to build your own house.

Builders get their licences after applying to the contractors council.

Council for the Registration and Control of Building and Civil Engineering Contractors

Androkleous 9 Office 204 ,

P.O.BOX 20595 ,

1060, Nicosia

Tel: 00357 22750860

E-mail: concounc@cytanet.com.cy

If their application is approved they then have to pass examinations and only then are they given a licence. From Class A to E. E been the one class that allows you to build a house that is 300 square metres. A class is generally held by large companies . The license is then renewed every year and contractors are checked and some suspended. If you build without a contractor you are liable to pay a very heavy penalty.

Costs of registration are about CYP14,000 
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Property purchase agreements

Sales agreements: all you need to know

The second in a five-part series that was published in the Cyprus Press and it intends to advise British and European home owners of the differences in purchasing a property in Cyprus. It is not a do-it-yourself guide The Law regarding Conveyancing.

This article is an excerpt from the booklet Living in Cyprus (1), published by James Franklin and adapted from a publication of The Sunday Times co-written by the same author. It is available from major bookshops in Cyprus or directly from the Publisher: James Franklin, PO Box 54359, 3723 Limassol. Tel: 99 524445.

Whether you are buying land, new development property or an existing property, the same legal procedure is followed:

1. The buyer and seller reach an agreement and a Sale Agreement is drawn up.

2. Four copies of this agreement are made and all of them are stamped at the District Land Registry Office. One of the copies is stamped as ‘Original’ and will usually be retained by the Purchaser’s lawyer.

3. The other copies are each stamped with a CY£1 stamp and certified as true copies of the original.

4. The stamp duty is paid by the purchaser or on his behalf by his attorney duly authorised by the Power of Attorney document and one of the copies of the Sale Agreement is registered with the District Land Registry Office for purposes of Specific Performance.

5. The third copy of the Sale Agreement is lodged with the mortgage provider (if any). The last copy of the Sale Agreement is given to the vendor.

6. The Terms of the Sale Agreement are complied with and the purchaser takes possession of the property.

7. When the title deeds have been drawn up, the parties, or their respective attorney(s), meet to pay the Land Registration Transfer Fees at the District Land Registry Office and to register transfer of the property from the vendor to the purchaser. Unless the Sale Agreement states otherwise, the transfer fees are payable by the purchaser.

Stamp Duty

Stamp Duty is payable by the purchaser on signature of the Sale Agreement to the sum of £1.50 per £1,000 up to £100,000 and £2.00 per £ 1,000 thereafter.

Land Registration Transfer Fees – Payable by the Purchaser

On transferring title you will be charged in tranches as follows:

Value up to £ 50,000 3% Fee payable at £50,000 £1,500

£50,001 to £100,000 5% Fee payable at £100,000 £4,000

Over £100,000 8% Fee payable at £150,000 £8,000

Note that these bandings are per person. If you purchase a property jointly on a 50:50 basis for, say, £100,000, you will both be liable to pay £1,500 – an overall saving of £ 1,000.

Specific Performance

This is a particularly important concept of the Law of Conveyancing. The chief purpose of Specific Performance is to protect the purchaser. The most common reason for requiring the court to invoke the Specific Performance Law is that for whatever reason a property developer unreasonably delays transferring title.

The Law of Specific Performance provides that in the event that the Sale Agreement has been deposited with the District Land Registry Office and providing that both parties are in a position to effect transfer, then within six months of notification by the purchaser to the vendor the vendor must duly effect transfer; if he does not the purchaser can apply for a court order requiring immediate transfer.

There are two further effects of Specific Performance, both of which act in protection of the purchaser:

1. When the certified true copy of the Sale Agreement is deposited with the District Land Registry Office, the Sale Agreement acts as an onus on the property. The District Land Registry Office has been notified that on such and such a date Mr. A signed an Agreement with Mr. B to buy the property. Mr. B cannot now renege on that Agreement and instead decide to sell the property to Mr. C. This effectively stops gazumping.

2. If the Sale Agreement is not registered with the District Land Registry Office and subsequently, sometimes many years later, both parties attend to pay the Registration Transfer Fees, the amount payable will be assessed upon the value of the property at the date of the visit. However, if the Sale Agreement was originally registered with the District Land Registry Office, the amount payable will be assessed on the value of the property on the date that the Sale Agreement was signed. Since the value of property tends to increase, the buyer will generally prefer to pay on the value of the property at the earlier date!

Power Of Attorney

The processes involved in buying property and obtaining title are many. Most cannot be bothered with all the hassle, assuming they are familiar with the procedures involved in the first place. So most people appoint an agent to do the work for them. This appointment is effected by signing a Power of Attorney. The agent you appoint will usually be your lawyer and his price for acting as your legal representative will normally be included in the price he first gave you to buy your property.

Legal procedure - stage payments for new property

The terms and conditions that must be observed by the developer will be set out in the Sale Agreement, as will the amount and timing of the various stage payments the buyer will be obliged to make. The Sale Agreement will be given to you by the developer and once you have signed the document you will legally be bound to it; there is no ‘cooling off’ period prescribed within Cyprus’ laws. So it’s important that the Sale Agreement is fair and reasonable: do not sign the document until both you and your lawyer are happy with all of its clauses and that you have accessed the money you need, including having a firm mortgage offer if required, to make the payments involved.

There is no set formula for stage payments; larger developers will tend to be strict in the contractual terms that they lay down whereas smaller developers will be more elastic.

Some developers will attempt to link stage payments to specific dates, others will link stage payments to work actually done. Since linking payments to specific dates does not give the developer any incentive to actually get on with building your property, a competent lawyer will try to link stage payments to progress made. The initial deposit, usually payable upon signature of the Sale Agreement, can vary enormously too.

Interim Payments

Having paid the deposit there will follow a series of payments. When the works that are required for a particular stage are complete and payment for that stage is due, a ‘Notice of Completion’, will be signed either by the architect or by the supervising civil engineer employed by the developer. The Notice of Completion will be served on you or on your attorney, and you will be allowed a short period of grace to make the payment.

One caveat: If you have taken out a mortgage, then the Notice of Completion will be referred to your mortgage provider for payment. Cyprus banks have the annoying habit of automatically questioning whether the work for which payment is due has actually been done and may well send their own valuer or contracted civil engineer to inspect the works – for which they will charge you! If there are several stage payments involved the bank’s ‘hidden’ charges may add up to several hundreds of pounds, so check with your intended mortgage provider as to just what their procedure is before accepting the mortgage offer.

Procedure if there is a mortgage involved.

The mortgage is based upon the Sale Agreement, and your mortgage provider will retain a signed and stamped copy. The mortgage provider will adhere to the payment schedule after the buyer has provided evidence that the initial (usually minimum 30%) funding provided directly by himself has been paid to the developer.

Title Deeds

Title Deeds on Property Developments only become available after some years have passed – 3 to 5 years is a typical period – as a protracted procedure is involved to divide the land that the property developer initially purchased for the whole development. The legal procedure to produce individual title deeds will only start when all of the units which comprise a development are completed. When the developer was initially granted a building permit he was granted the permit for the whole project.

Legal procedure - buying an existing property

While the legal procedures are very much in accordance with the principles already described, buying an existing property is a much simpler procedure. Firstly the buyer will usually be purchasing from an individual, rather than a developer. Secondly, in most cases, a separate title deed will already exist.

That said, there are a few extra jobs that the lawyer will have to undertake on the buyer’s behalf and the terms of the Sale Agreement will be different.

Your lawyer’s first job will be to inspect the title deed of the property the buyer wishes to purchase. He will check at the District Land Registry Office that the deed correctly describes the property – for instance that a house is described as a house and not as a field! Your lawyer will also check the title deed for any charges registered on the property – such as an outstanding mortgage.

Your lawyer will then examine the draft Sale Agreement, which he will receive from the vendor’s lawyers and which he will amend, as necessary, in your best interests. One would normally expect to pay a 10% deposit and the balance of 90% upon completion. There may be an amount withheld pending transfer of the property. A competent lawyer will amend the draft Sale Agreement to withhold CY3,000 – CY£4,000 payable when the vendor produces evidence that all taxes and other charges incumbent upon the property have been paid. Depending upon the value of the property and the status of the vendor, the buyer’s lawyer may insist upon linking a payment to the provision by the vendor of a certificate of Capital Gains Tax Clearance. The other charges incumbent upon the property are local rates, immovable property tax, municipal rates, sewerage (if any), refuse collection and common expenses (for a flat or apartment). Apart from Capital Gains Tax and Immovable Property Tax, these ancillary charges are unlikely to exceed £300 a year.

This article is an excerpt from the booklet Living in Cyprus (1), published by James Franklin and adapted from a publication of The Sunday Times co-written by the same author. It is available from major bookshops in Cyprus or directly from the Publisher: James Franklin, PO Box 54359, 3723 Limassol. Tel: 99 524445. 
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Property Costs

The local equivalent of Council Tax is small. Guideline CYP 110.00!

There is an annual standing charge for water and sewerage supplied by the municipality. Guideline CYP 13.00 (+ VAT)

If you have a telephone, the monthly line rental is CYP 6.95 (+ VAT).

The standing electricity bi-monthly charge is CYP 2.31 (+ VAT).

Buildings and contents insurance is another cost. Guideline Annual premium works out at around 0.095% of the total sum insured.

Cooling costs guideline June/July electricity bill around CYP 60.00.

Just a guideline few hundred pounds for maintenance, repairs, etc.

If you buy an apartment, or any other property in a communal development, you will be liable to pay an annual fee to a management committee that regulates and manages it. (These committees are usually set up by the developer or an associated company to which property buyers pay a proportionate annual fee to cover the costs of insurance, maintenance and repairs of the commonly owned parts of the building). Maintenance charges on these types of properties can run into Guideline 200/300 CYP/annum.

Gardens can take a lot of water to stay looking good if you don't use Mediterranean plants. If you choose you plants carefully, they'll not need water once they've established and you’ll also avoid the costs of installing an irrigation system. Don't plant grass - because of the cost of watering.

The other aspect of gardening is maintenance. A couple of weeding runs once a year should suffice.

Make sure you don't attempt to do this in August - too hot to bare (bear!!) Or you could go for a low-cost maintenance option – patterned concrete/tiles/natural stone patio.

Similarly swimming pools can be expensive to operate and maintain if they are not shared.

Should you decide to rent it out your property, then you’ll have the costs associated with maintenance charges, property management fees, repairs, redecoration, cleaning, breakages. You may also find that your building and contents insurance premium is higher due to the increased risk. 
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So you want to purchase a holiday home in Cyprus but you want to let it out to help pay for the running costs, interest and mortgage repayments.

Legally you can only rent to Cypriot Nationals on longer term fixtures without a licence.

You need permission from the Cyprus Tourist Organisation (CTO) to rent to holiday makers (and you will not get a licence for less than five properties) so the best bet is place your property with a registered holiday letting agent in Cyprus.

You might also consider your developer who might sell the property to you these days with a rental guarantee.

The commissions payable won't be small, at least 30% and might be 40%, but at least it will be legal and your property will be in good hands for the minor repairs and re-decorating each year to keep things up to standard for the holiday companies.

And you need to register for Cyprus Tax - taxed over CYP10,000. And don't forget to declare your foreign income for taxation in the UK anyway.

http://www.direct.gov.uk/MoneyTaxAndBenefits/Taxes/TaxOnPropertyAndRentalIncome/TaxOnRentalIncomeArticles/fs/en?CONTENT_ID=10013347&chk=GJhMCJ

To be profitable you will most likely need 60% occupancy but you will need to take into account interest you pay on your mortgage, the usual shared community property charges for the complex, local authority taxes, water, electricity for the aircons, commission on lettings, cleaning if not in commission, repairs and replacements (furniture and beds every 3 years), redecorating and Cyprus and UK Tax.

The CTO also require to inspect the property for standards. So do the holiday companies and they de-list any property that is not in tip top condition for their customers.

Some people say that they have contacted the CTO and they are not bothered. If you contact them and ask them to inspect a single property they will not simply because you need to apply for a licence which means min 5.

The other problem you might have is getting insurance that will cover your property and your holiday renters. Look out for the clause that requires you to have obtained all necessary permissions and licences. So your insurance will be invalid and public liability claims can be in seven figures. 
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Title Deeds

Quote: 

This article was written by me.  

Sellers have a habit in stating that "The Property Comes with Title Deeds" as if not having title deeds is a bad position. This is not so in Cyprus and many more property transactions take place without title deeds than with them. If not then the Cyprus Property Market would grind to a halt. If title deeds are issued then the Land Transfer Tax will have been paid and this will be factored into the asking price, you pay more.

If There are "No Title Deeds" then the Cancellation Fee for the existing contract between the original purchaser of the property and the developer is a cost of selling which is borne by the Seller.  At roughly 3% of the original purchase price it will be more or less the same amount as land transfer tax. The Buyer pays the land transfer tax if he is in possession at the time of registration of Title. Nobody gains or loses between the Buyer and Seller - only the developer gains. But original purchasers might like to get this capped at CYP500 in their contract when they purchase.

Much is said about Title Deeds which ends up worrying people. Phrases like "you do not own your property" and that "you have not completed the purchase" are bound to send people running to their lawyers in panic.

Provided you use a registered independent lawyer all the procedures and necessary clauses will protect you in purchasing and your right to sell as well.

Section 40 of the 'Immovable Property (Tenure, Registration and Valuation) Law' (1946) provides that ownership of immovable property or rights in immovable property can only be acquired by registration at the Land Registry, through the procedure described in the law and that such registration may only be effected by the registered owner of the property.

Section 40 relates to the transfer of registered title from one to another. The procedure requires that the current registered owner is present, or the representative of the current registered owner is present to effect the transfer at the Land Registry.

Specific Performance has been enacted in the Laws of the Republic of Cyprus to protect your interests completely during a period of deferred completion or rather until the Title is registered in your name.

Provided that a separate title exists (as determined by the Land Registry by splitting) the whole basis of Specific Performance is that if the registered owner then refuses the rights of the person who has registered their contract of sale at the Land Registry in compliance with all requirements, basically within 60 days, then the presence of the registered owner is not required if the registrant of the contract for sale has an Order of Court for Specific Performance.

So as you can see Specific Performance protects anyone who becomes the registrant of a contract for sale in deferred completion.

There is no problem here if the searches are done by the lawyer and after cancellation of the "sellers" contract and deletion of the entry the buyer just registers his new contract at the land registry with no prior encumbrances.

There are always potential risks in everything we do but all the potential risks of purchasing without Title Deeds or selling without Title Deeds can easily be dealt with by a competent lawyer. Notably one registered at the Cyprus Bar.

Calculation of Transfer Tax  - an example;

When the Title Deed is issued to you, you will pay Transfer Tax calculated as 3% on first CYP 50,000; 5% on next CYP 50,000 and 8% on the remainder. If buying in joint names each person has the tax on their ½ share.

According to my calculations if you are buying in joint nanes at CYP200K then the position on transfer tax is as follows for each of you;

Individual assessment is on CYP100K ie., half each

3% on CYP 50K = CYP1500

5% on CYP 50K = CYP2500

Total per person = CYP4000

Total transfer tax on property CYP200K is 2 X CYP4000 = CYP8000

Stamp Duty. The purchaser is liable for the payment of Stamp Duty at the rate of CYP 1,50 per thousand up to the value of CYP 100.000 – and, thereafter, the rate is CYP 2 - per thousand. This is CYP150 plus CYP200 = CYP350

 Conveyancing
	Quote:

	I wrote this article having been personally to the District Lands Office to transfer Title Deeds into my name. 


Lawyers don’t do conveyancing. But they charge you CYP300+. There is a group of conveyancers in Paphos. In Paphos they can be found at the kafenio next to the Land Registry. The do work for the lawyers and the developers but not private clients. They charge CYP70 per transfer which they conduct at the Land Registry. They know the Land Registry staff very well and most things that would become problems for you and I are dealt with very effectively and pragmatically. It looks like a closed shop and I doubt whether the conveyancers or the Land Registry would allow any outsider to get involved.

Developers pay their Property Transfer Tax in cash so that they can get the Title Deeds in a few days issued locally. If payment is made by cheque then the processing is done in Nicosia where it takes about 3 months 
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How much property am I allowed to own in Cyprus?
How much property am I allowed to own in Cyprus?

In a personal Capacity 1.

“If you are a European Citizen and your domicile is in Europe and you wish to purchase a second house (in Cyprus), you will need to apply to the Council of Ministers.”
In a personal Capacity 2.
“If you are a European Citizen and your domicile is in Europe and you wish to purchase a piece of land or a Shop or any other property (but not an apartment or a house) then you will not be required to apply to the Council of Ministers.”

In a personal Capacity 3.

”EU citizens that are permanent citizens in Cyprus do not require permission to buy any immovable property, others are allowed to buy without permission only plots of land.”

In a Corporate Capacity 1.

A Company in Cyprus that deals with the development of land i.e., a Property Developer Company. I take this to be a developer trading business which builds houses not a vehicle to own a house in a corporate structure rather than in a personal capacity.
“A European Citizen that wishes to register a Company in Cyprus that deals with the development of land can set up such a Company and purchase property of any kind and/or any quantity with no restriction. In such a case the registered office of the company has to be in Cyprus and the Director and Secretary (i.e. the management) of the Company must have their domicile in Cyprus.”

In a Corporate Capacity 2.

“Legal entities established in EU countries that have their headquarters and registered office in Cyprus, do not require permission to buy any immovable property.”

In a Corporate Capacity 3.

“Legal entities established in Cyprus and controlled by citizens of the EU require permission to buy immovable property in Cyprus as well as any other legal entities.”

Note about Corporate Capacity 2 and 3
“Legal entities established in EU countries irrespective of who is controlling them, are in a privileged position regarding property ownership, in contrast with those established in Cyprus and controlled by citizens of the EU.”

Conclusions

If you are an EU National and not a permanent resident in Cyprus and wished to purchase a second or more houses then you would not get Permission from the Council of Ministers unless you can use one of these exemptions;

“In a Corporate Capacity 1? would require you to form a Cyprus registered company with two permanent residents of Cyprus provided that it was a bona fide property development trading company.

“In a Corporate Capacity 2? would require you to form, say a UK Company where it has a registered office in Cyprus. This is not possible because UK Law says that a UK Company has to have a registered address in the UK.

On the face of things neither corporate capacity structure is capable of being undertaken on the basis of the sources of information we have.

But I have legal advice that says in respect of a UK Company.

“If you have offices in Cyprus, employ staff here and if the majority of the
board of directors of the company (you can appoint nominee directors) are people that are permanently resident in Cyprus I do not think you will have a problem.”

That suggests that “In a Corporate Capacity 2? might work in a limited number of circumstances. 
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Selling Your Property
	Quote:

	Information from my lawyer. 


Your developer may charge a cancellation fee (2-5%) if you do not have Title Deeds. If you sell through an Estate Agent, you will typically pay 5%+VAT. Lawyers fees, range between 1% and 2% of the purchase price. CGT is which is 20% on equity growth.

There is a £10,000 Personal Allowance (£20,000 if registered in two names), plus the initial purchase price is Index Linked. You can set against your CGT, improvements (where you have receipts), your lawyers fees and the Estate Agents commission, if they are registered.

The process in simple terms, assuming you use an Estate Agent: they will come and value the property if you agree with the valuation, you will sign their contract, they will take all details and photos the Estate Agent will start marketing your property. 
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Stage Payments
Buying off-plan
When buying an uncompleted property 'off-plan', that is, property still to be built or which is partly built, payment is made in the following stages:
* 30 per cent on signing (minus the reservation fee)
* 20 per cent when concrete skeleton and roof is finished
* 15 per cent when bricks and plastering is completed
* 15 per cent when tiling and carpentry is completed
* 10 per cent carpentry, sanitary ware etc
* 10 per cent on completion with CY£500 held back until title deeds are ready

If a property is already partially built, the builder may ask for a higher initial payment, depending on the stage of completion. The contract contains: The timetable for the property's completion;   Stage payment dates;  The completion date and penalties for non-completion;  Guarantees for building work; Details of the builder's insurance policy;  A copy of the plans and drawings;  Technical specifications; and  Most important of all a copy of 'The Title Deed'. 
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Off plan property inspections for buyers
Watch out for these adverts which offer these services which are not cheap. 

Basically they take photos monthly of your property being built calling them inspection and progress reports.

This is something that the developer should do free of charge.

Also look out for those that promise reports calling them inspection and progress reports and if they see something going wrong then they will tell the developer.

We have not seen one of these adverts being placed by a qualified Chartered Surveyor accredited by the RICS.

A qualified Chartered Surveyor accredited by the RICS won't cost you very much more !! 
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Lawyer Problems?
The only representative bodies for Lawyers that I have been able to find so far is the Cyprus Bar Association and The Bar Council.

The Bar Council, 11 Florinis St, Office 101 1st Floor, 1065 Nicosia PO Box 21446, 1508 Nicosia tel 22873300 fax 22873013 e-mail cybar@cytanet.com.cy (I believe that there is a fee of CYP40 payable for an investigation.)

According to the Cyprus Bar Association website, the CBA only represent those working in advocacy - which means:

Quote:

According the provisions of the Law, advocacy means:

i) The appearance in any Court House carrying out proceeding on behalf of a person of the Republic.

ii) The formation or establishment of any pleading on behalf of a client. For the purpose of this paragraph “pleadings” means every document submit to the court and consist part of the pleading but does not include experts report or witness statement.

iii) The registration of Trade Marks or Patterns and the appearance to the administrative authorities for the reasons mentioned above.

So the CBA only represent those working in litigation - clearly not a requirement for conveyancing.

It does beg the question as to what qualifications (if any) are needed to become a conveyancing lawyer in Cyprus - and who (if anyone) regulates or represents them.

The next paragraph was information that a member posted on Cyprus Living
The Ombudsman/Ombudswoman Mrs Iliana Nicolaou tel 22 456 300. You can obtain a complaints form from their web site www.ombudsman.gov.cy. It has a pull down menu
you fill it in online, job done remember to keep copies of anything you put in ink.

Lastly for absolutely intractable problems which are likely to be in breaches of you EU rights there is an EU petitions procedure.

Changing Lawyers

The next paragraph was information that the resident lawyer posted on Cyprus Living
In order to get rid of your lawyer, you have to pay him/her off in full and obtain the release of your file. Any new lawyer is not supposed to act for you and could be in trouble with the Bar Association if they did, unless this procedure has been followed!

You should only pay for work done. Ask for a bill to date and pay that.

If you obtained a precise written quotation at the outset, then this will be so much easier for you to assess what is the correct figure. 
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Architects, Civil Engineers, Building Contractors and Surveyors in Cyprus
Take a look at the RIBA (Royal Institute of British Architects) members' directory at: http://members.riba.org/memdir/ and search for member is Cyprus. There are more than Architects enough to choose from.

Architects fees are governed by the Cyprus Architects Association http://www.architecture.org.cy/content/home.php?section=8&page=contacts&lang=en#

It is also illegal to project manage the construction project yourself, this job must be done by a registered Civil Engineer.

Your building contractor is chosen in conjunction with your Architect and the tender process.

It's very easy to check whether a building contractor is licensed. The Council maintains an on-line register, which includes the contractors' class and experience.

Council for the Registration and Control of Building and Civil Engineering Contractors

Androkleous 9 Office 204 ,

P.O.BOX 20595 ,

1060, Nicosia

Tel: 00357 22750860

E-mail: concounc@cytanet.com.cy

http://www.contractors-council.org.cy/missionstatement.php?lang=en

Builders get their licences after applying to the contractors council . If their application is approved they then have to pass examinations and only then are they given a licence. Which by the way starts from Class A to E, E been the one class that allows you to build a house that is 300 square metres. Class A is generally held by large companies. It may sound easy but it isn't. The license is then renewed every year and contractors are checked and some suspended. If you build without a contractor you are liable to pay a very heavy penalty

Building contractors are registered by the 'Council for Registration & Control of Building & Civil Engineering Contractors' http://www.contractors-council.org.cy/index.php?lang=en and are graded according to quality and experience.

From the 2003 edition of “The Registration and Control of Building and Civil Engineering Contractors Law of 2001”.

(1) Every citizen of the Republic may be registered in the Contractors' Register as contractor for building or civil engineering works of a specific class as long as the Council is satisfied tha certain conditions are satisfied.

(2) Every citizen of the Republic may be registered in the Register as a contractor for both building and civil engineering works provided he meets the requirements for his registration in each category under this Law.

(3) Notwithstanding the provisions of clauses (1) and (2) a citizen, who is not a Cypriot and is the spouse or the child of a citizen of the Republic and has his usual residence in Cyprus may be registered in the Contractors' Register, provided that he satisfies all other requirements prescribed by this Law.

Surveyors

Use a registered local surveyor, who should be a member of the Cyprus Scientific and Technical Chamber (ETEK), based in Nicosia (Tel. 22-877 644) and preferably the RICS. Surveying is a regulated profession in Cyprus and many surveyors speak excellent English. A local surveyor will have extensive knowledge of local properties and building methods.

Always discuss with the surveyor exactly what will be included, and most importantly, what will be excluded (you may need to pay extra to include certain checks and tests). A survey can be limited to a few items or even a single system only, such as the wiring or plumbing in an old house. You should receive a written report on the condition of a property, including anything that could become a problem in the future. A full structural survey should include the condition of all buildings (particularly the foundations, roofs, walls and woodwork), plumbing, electricity and heating systems, and anything else you want inspected such as a swimming pool and its equipment, e.g. filter system or heating. 
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Estate Agents. Friend or Foe?
Cyprus Real Estate Agents Association

Contact Information

CREAA

17 Hadjiloizi Michaelides Street

P.O. Box 50563

Limassol

CY-3041

Cyprus

Phone : +357 25 367467

Fax : +357 25 365188

e-mail : solo@cytanet.com.cy

The President of the Cyprus Real Estate Agents Registration Council strongly advises you for your own protection to use a Registered and Licensed Real Estate Agent for your property sale and purchase.

He says that you should be particularly careful with companies, which appear as advertising companies **, while in essence operating as Real Estate Agents. He also says that the law offers you no protection if you make a purchase through such companies.

Certainly if the Registered and Licensed Real Estate Agent does everything that the law requires him to then the property seller or purchaser is well served and protected. But in our experience Registered and Licensed Real Estate Agents do not all do everything they are required to. First hand experience I am afraid.

Cyprus has passed the real estate Law 273 (1) 2004, which legally guarantees all the rights of the buyer, obliging the Real Estate Agent to supply all legitimate safeguards before proceeding to conclude any property deal.

The law obliges the Registered Real Estate Agent to take out a professional liability insurance for the minimum sum of CY£ 100,000.00 before being issued with a professional license by the Council.

When visiting a Real Estate Agency, make sure that the Real Estate Agent's registration certificate is prominently displayed, showing the registration number and the annual occupational license.

A Real Estates Agent's license is issued only to individuals and never to companies.

If case of default by the Real Estate Agent, the law provides for disciplinary penalties that may be enforced by the council, such as reprimand, suspension of the Real Estate Agent's license for a period of up to five years or/and being struck off the Real Estate Agents' register.

The Licensed Estate Agent by law has the DUTY himself to carry out the LEGAL SEARCHES of the properties he is selling and to make sure that they have a CLEAN TITTLE with NO hidden LEGAL or PHYSICAL defects or faults. The Agent himself has to find out whether there are any encumbrances, memos or any other Legal Charges or obstacles of the selling property.

DISCLOSURE of CORRECT information to the BUYER by the Real Estate Agent.

It is also the Real Estate Agent’s legal duty to CORRECTLY inform and DISCLOSE to the BUYER all the LEGAL and all the PHYSICAL characteristics of the property he is buying. In this way the Buyer will KNOW IN ADVANCE if there are any HIDDEN LEGAL or PHYSICAL defects or faults of the property he is buying.

Only if you have paid commission as a seller to a Registered and Licensed Real Estate Agent can you offset that payment against any Capital Gains Tax liability you might have.

VICTORY OF BUYSELL

AGAINST THE COUNCIL FOR THE REGISTRATION OF ESTATE AGENTS

BUYSELL seeks more than one million pounds in damages

All charges brought about by the Council for the Registration of Estate Agents in Cyprus to obtain an order against BUYSELL were judged as invalid and unsubstantiated after a decision by the Paphos District Court on October 24, 2005. After several hearings, the Pafos District Court decided that BUYSELL and its personnel act as independent advertisers and not as Estate Agents.

During the Pafos District Court hearing regarding BUYSELL's application to lift charges brought against it by the Council for the Registration of Estate Agents, BUYSELL also asserted that the recently passed legislation concerning real estate agents in Cyprus is unconstitutional.

In the meantime, BUYSELL and its lawyers have already initiated the relevant procedures to obtain legal compensation resulting from defamation of the company's name and its personnel and from damages brought about during the legal proceedings. Compensation is expected to exceed one million pounds.

Compensation is specifically demanded from a) The Council for the Registration of Estate Agents which deceitfully pressed charges against BUYSELL that were completely unfounded, b) Nikos Lemonaris who was the sole witness in the case and was acting, without proper authorization, on behalf of the Council for the Registration of Estate Agents and c) The Paphos District Court's Registrar who issued the order without acquiring all required documents.

BUYSELL invites all associates and customers to immediately report any malicious accusations or defamation of the company by calling +357.26.200.000.

BUYSELL has been and will continue to operate as usual, and always in accordance to all applicable laws and requirements of Cyprus.

**About BUYSELL

Founded in 2001, BUYSELL is the industry's leading interactive real estate advertising company and employs more than 200 people in 16 offices across the island. Its activities also include evaluating and recommending standards and practices, fielding research to document the effectiveness of the interactive medium and educating the real estate industry about the use of interactive and multi-channel advertising. 
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Cyprus Land & Building Developers Association

Is your developer a Member?

Contact Information

30, Grivas Dhigenis Ave.

P.O. Box 21657

Nicosia

CY-1511

Cyprus

Phone : +357 22 665102

Fax : +357 22 669459

e-mail : afrangoudis@oeb-eif.org

Executives

Mr. Lakis Tofarides: Mr. Antonis Frangoudis

Description

The Cyprus Land and Building Developers Association was founded in 1983 and is a member of the Cyprus Employers & Industrialists Federation (OEB). It has 65 company members involved in land development and real estate (building plots, houses, apartments, shops, holiday villas, specialized constructions etc.) from all areas of the country who are jointly responsible for over 90% of the real estate sector within the Cyprus market. 
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District Land Offices (Land Registries)
Here's a listing of all the Land Offices and contact details:

Land Information Office Public hours Monday to Friday 8:00 a.m. to 12:30 p.m.
17 Alasias Street, 1075 Nicosia
Tel: 22 304820 Fax: 22 767001

District Lands’ Offices

Famagusta
59 Faneromenis Street, P.O. Box 40419, 6304 Larnaca
Tel: 24 304288 Fax: 24 304290

Kyrenia
35, Acheon Street, 1101 Nicosia
Tel: 22 303945 Fax: 22 303838

Larnaca
6 Medousis Street, P.O. Box 40106, 6301 Larnaca
Tel: 24 803301 Fax: 24 304288

Limassol
Franklin Roosevelt Avenue, P.O. Box 50200, 3601 Limassol
Tel: 25 804800 Fax: 25 804890

Nicosia
21, Acheon Street & 10, Etolon Street, 1459 Nicosia
Tel: 22 303939 Fax: 22 780961

Paphos
Just moved to a new office opposite the Courts
Tel: 26 802300 Fax: 26 306129 

Paralimni Sub-Office
Tel: 23 821253 Fax: 23 829195 
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Property Finders
This definitive statement was made by the resident lawyer on Cyprus Living.

People who act as Introducers or Property Finders are not legally entitled to a fee or a commission as they are do not have a binding contract with the developer and they are not a legally recognised agent. In fact, if you try to say you are, you risk committing the offence of acting as an agent without a license, for which you could go to prison!

However, we all know that there are lots of “agents” earning commissions who are not licensed or regulated. The key lies in loopholes and not technically carrying on activities which are subject to licensing control, it is a case of “when is an estate agent not an estate agent”!

These people are paid a finders fee, not a commission by developers. 
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Management of Common Areas
This information is provided from my own research having been an owner of a property on a site with shared facilities.

It is often asked whether owners can manage the common areas of their developments themselves and save money on the high costs of administration charged.  Yes.  Co-owners can set up a management committee and do it yourselves.

A building consisting of at least five self-contained units is considered in law as being commonly owned. Such buildings may include:

Apartment blocks.
Terrace/town houses.
Maisonettes.
Building complexes.
Buildings consisting of two to four units may also be registered as commonly owned on application to the District Lands’ Office by a majority of the owners of the units.

If you own property in such a development, you are required by law to contribute to the insurance, maintenance and repair of the commonly owned parts of the building; in essence those parts that you share with the other owners. These may include entrance halls, stairways, exterior walls, swimming pool, tennis courts, etc. (whether you make use of them or not).

It is best to have a management or community agreement prepared by a lawyer in Cyprus but without warranty you might like to download a free example to see if you want to do  this.

Community Management Statutes 
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Snagging
Generally speaking you are not allowed to hold back money until completion of the snagging list unless there is a provision on the contract of sale to the contrary allowing you do to so.

Under the Law of Contract in Cyprus there is a fundamental distinction between breach of conditions and breach of warranties. This distinction is fundamental because it clarifies and determines the rights and remedies available to an innocent party in case of a breach of contract. The difference is that if a certain act or omission is classified as a breach of a warranty it only gives the right to the innocent party to sue for damages and on the other hand if is classified as a breach of a condition it means that it was so fundamental that affects the roots of the contract and therefore gives the right to the innocent party either to sue for damages or more importantly to terminate the agreement.

If the developer will not do the work the most important is to appoint a surveyor to prepare an estimate for the cost of the uncompleted work.

The second step is for your lawyer to send a registered letter to the developer with the surveyor’s report as attachment thus giving him the opportunity to have his own report prepared by his own surveyor.

What is very important in the letter is for your lawyer to express in writing your willingness to comply with your contractual obligations i.e. that after the developer completes the outstanding work and after confirmation from the surveyor that the work has been done properly then you will pay any outstanding amount due to him. In this way you safeguard that he is in breach of contract, you give him the right to correct himself and the same time you are not in any way in breach with your contractual obligations.

If the developer rectifies the deficiencies the case is successfully completed, if not, and after the reasonable time passes then you have all the rights with you and you can appoint an independent contractor to complete and pay him from the outstanding amount. Any amount left you pay it to the developer any amount paid in excess you claim it from the developer. 
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Mortgages

 Having been in banking for 33 years I wrote this article. If the title deeds are not available you will most likely need to provide the bank with a guarantee from the owner/developer costing 2% per annum on top of the interest.

What % of the house price are you needing to borrow? How long. You could get up to 80% but usually 70%.  But there are new deals coming along all the time.

Mortgages are available here in Swiss Francs (lowest rate), Euros, US$, UK£ and CY£ (highest interest rate).

The Bank of Cyprus has come out with a loan with interest only payments for 10 years, rather than the 2 years that they allowed previously. Max term up to 40 years, so after 10 years you either start repayments or pay off the loan some other way.

BOC are currently offering housing loans in Swiss Francs at 1.25% over the London Interbank Offer Rate (LIBOR), which I think is about 4.25% at the moment, so the total would be around 5.5%. The max term is 40 years or the borrowers 70th birthday, whichever comes first.  But watch out for currency movements against the base income for repayments.

Societe Generale in Cyprus have just announced a loan at 5.45% in Cyprus Pounds, but you have to apply by 31st March. This is very competitive compared to the more general rate of 6% offered by Bank of Cyprus. The rate for Sterling with BOC is between 6.35% and 6.85%.

Sterling comes out at about 6.5% whereas in the UK about 5.5%. In 2008 or may be sooner Cyprus will go over to the Euro but watch out for a potential revaluation of the CYP first. Could be 15% either way.

IFC's (International Financial Advisers) will act as mortgage introducers and find tax efficient ways of purchase using trust and company vehicles.

Mortgages in Cyprus are now subject to UK credit checks and are assessed for affordability.

You may find it easier and cheaper to raise the money by some other means. E.g. If you have a property in the UK, you could raise money against that.

Or there are specialist lenders in the Uk who might arrange a mortgage on your Cyprus property.

http://www.uknetguide.co.uk/Finance/Mortgages/Overseas_Mortgages.html 
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Swiss Franc Mortgages
 Having been in banking for 33 years I wrote this article.

Some information from my last foray into the market for Swiss Franc Mortgages

Bank of Cyprus (BOC) are currently offering housing loans in Swiss Francs at 1.25% over the London Interbank Offer Rate (LIBOR), which I think is about 4.25% at the moment, so the total would be around 5.5%. The max term is 40 years or the borrowers 70th birthday, whichever comes first.

Alpha insisted on giving me the rate for euro at 5.5% and sterling at 6.5% .
1.  If the developer banks with the same company as you approach for the loan You can get the bank guarantee waived for a one off payment of 2% of the loan as the bank have a track record with the developer.

2.  If the borrower uses a different bank for the mortgage you have to pay them and incredible 1.8% of the loan value every year till the title deeds are issued. They see it an insurance that they charge to ensure that there risk is covered if the developer decided not to co operate in the prompt delivery of the title deeds.

So Option 1 of the 2% is better.

If the you are buying from small developer make it a condition of the purchase that the developer mortgages the land  with the bank it does not cost him anything other than around £50 for the contract set up and the 2% which you have to pay for him. Mortgage arrangement fees are 1% of the loan and the power of attorney £8 to set up.

Insurance on the mortgage is mandatory though it normally takes about a year to organise because of the medical which you will need and ECG if your GP does not have one.  Rates for comparison are around a further 15%  of your mortgage which covers life and contents useful if you are renting  your place out and if you do this with Alpha you get free public liability insurance which is essential.

An independent financial consultant might charge £250 for setting one of these deals up. There are loads of forms and much chasing to do so it may be worthwhile. 

The Cyprus Property Information Centre ™ ® 
The Black Art of Buying Property in Cyprus™ ® 

Foreign Exchange
 Having been in banking for 33 years I wrote this article.

If you are buying property in Cyprus you will need to have an understanding of Forex.

This is how one astute person saved CY£4500.

"Because the exchange rate was CYP/GBP 0.86 and I knew I had seen it as low as CYP/GBP 0.79I wanted to pay a lump sum, leaving only £4000 to completion. The developer reduced the price by CY£4500. 
And don't just accept the general rate that they are using in-branch on the day.

The trading desk publishes rates at the beginning of each day to the branch network in a band of up to say 5000 in the base currency of the forex trading books notably Cyprus Pounds in this case. This rate incorporates a wide margin in case of adverse movements during the day or the next day when the bank consolidates these small amounts and deals it in to the main book.

The rate you get is the branch rate unless your booking goes outside of these bands when the branch bank is asked to call the "branches desk" in the bank's forex centre. They have access to the trading screens that the bank puts out to the bank market. Up to about 50,000 they have discretion to quote a live rate to the branch. You have a few minutes to decide deal or no deal. The rate could be could be an improvement by a few "pips" or parts of a cent because of the wide margin in the branch rate.

If you are booking over a larger figure than typically 50K the branch desk in the forex centre will hit the main trader for a quote - again it could be better again than an indication rate from the 5000 band.

Over the course of the last 14 months we have at one time been able to get as much as 87.6 cents for your Sterling against CY£ and at another time as little as 81.8 cents. The average exchange rate throughout the whole of that period has been 84.5 cents.

This short introduction explains the basics of trading Forex , a brief explanation of the markets and the major benefits of trading Forex.

Overview
Foreign exchange , forex or just Forex are all terms used to describe the trading of the world's many currencies. The forex market is the largest market in the world, with trades amounting to more than $1.5 trillion every day. This is more than one hundred times the daily trading on the NYSE (New York Stock Exchange) . Most forex trading is speculative , with only a few percent of market activity representing governments' and companies' fundamental currency conversion needs.

Unlike trading on the stock market, the forex market is not carried out by a central exchange, but on the "interbank" market , which is thought of as an OTC (over the counter ) market. Trading takes place directly between the two counterparts necessary to make a trade, whether over the telephone or on electronic networks all over the world. The main centres for trading are Sydney, Tokyo, London, Frankfurt and New York. This worldwide distribution of trading centres means that the forex market is a 24-hour market.

Trading Forex
A currency trade is the simultaneous buying of one currency and selling of another one. The currency combination used in the trade is called a cross (for example, the Euro/US Dollar, or the GB Pound/Japanese Yen.). The most commonly traded currencies are the so-called "majors" - EURUSD, USDJPY, USDCHF and GBPUSD.

The most important forex market is the spot market as it has the largest volume. The market is called the spot market because trades are settled "immediately" or on the spot. In practice this means within two banking days.

Trading on Margin
Trading on margin means that you can buy and sell assets that represent more value than the capital in your account. Forex trading is usually done with relatively little margin since currency exchange rate fluctuations tend to be less than one or two percent on any given day. To take an example, a margin of 2.0% means you can trade up to $500,000 even though you only have $10,000 in your account. In terms of leverage this corresponds to 50:1, because 50 times $10,000 is $500,000, or put another way, $10,000 is 2.0% of $500.000. Using this much leverage gives you the possibility to make profits very quickly, but there is also a greater risk of incurring large losses and even being completely wiped out. Therefore, it is inadvisable to maximise your leveraging as the risks can be very high. For more information on the trading conditions at Saxo Bank, go to the Account Summary on your Client Station and open the section entitled "Trading Conditions" found in the top right-hand corner of the Account Summary.

Why trade Forex?

24 hour trading
One of the major advantages of trading forex is the opportunity to trade 24 hours a day from Sunday evening (20:00 GMT) to Friday evening (22:00 GMT). This gives you a unique opportunity to react instantly to breaking news that is affecting the markets.

Superior liquidity
The forex market is so liquid that there are always buyers and sellers to trade with. The liquidity of this market, especially that of the major currencies, helps ensure price stability and low spreads . The liquidity comes mainly from large and smaller banks that provide liquidity to investors, companies, institutions and other currency market players.

No commissions
The fact that forex is often traded without commissions makes it very attractive as an investment opportunity for investors who want to deal on a frequent basis. Trading the "majors" is also cheaper than trading other cross because of the high level of liquidity.
50:1 Leverage
With a minimum account of USD 10,000, for example, you can trade up to USD 500,000. The USD 10,000 is posted on margin as a guarantee for the future performance of your position.

Profit potential in falling markets
Since the market is constantly moving, there are always trading opportunities, whether a currency is strengthening or weakening in relation to another currency. When you trade currencies, they literally work against each other. If the EURUSD declines, for example, it is because the U.S. dollar gets stronger against the Euro and vice versa. So, if you think the EURUSD will decline (that is, that the Euro will weaken versus the dollar), you would sell EUR now and then later you buy Euro back at a lower price and take your profits. The opposite trading scenario would occur if the EURUSD appreciates . 
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Conversion to Euro - May 2007
THE CYPRUS pound will be locked into its final exchange rate against the euro by May or June next year, ahead of the government’s target to join the eurozone on January 1, 2008, the Central Bank and Finance Ministry said yesterday.

Following the successful ecu-peg policy, the Cyprus pound was pegged to the euro on 1 January 1999, the first day of the introduction of the new European currency. The central parity rate was maintained at CY£1 =€1,7086. Initially, the fluctuation margins were also maintained at ±2,25%.

However on 1 January 2001, however, wider bands of ±15% were introduced in order to enable the Central Bank to absorb any shocks from potential destabilising capital movements and to deter speculative capital flows, in the context of capital account liberalisation. At the same time, the narrower bands of ±2,25% were temporarily maintained in order to anchor prices and expectations.

By some quite crude maths that could be GBP/CYP at 0.75 at the bottom. Those paying for a property in stage payments might like to note the downside potential.

Sentiment is that it is still 50/50 on whether or not there will be a devaluation, but perhaps the best thing is to keep as little capital in CY£ as possible, just in case!

Given the above, what happens if you have a mortgage here in Cyprus in Cyprus Pounds and the Cyprus Government devalues and then goes into the euro?

It would mean that you could be a winner! It all depends on what the source of the money that you use for the mortgage repayments is. If the Cyprus Pound is devalued, it means that other currencies will buy more CYP than before, so if you are using a sterling UK income for repayment for instance, the amount of Sterling that you will need to change to make the same CYP payment will go down.

Put another way, if you have a mortgage in CYP that is equivalent to say GBP50,000 and the CYP devalues 10%, then you would only have to pay GBP45,000 to clear it.

If you have a CYP50,000 mortgage at the current exchange rate of CYP1 = €1.74333, then the euro equivalent of the loan right now is €87,166. If the CYP devalues against the Euro by 10% then the exchange rate would be CYP = €1.56899, which means that a CYP50,000 loan would then equal €78,449. A 105 reduction.
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Financial Advisers
 Having been in banking for 33 years I wrote this article.  Financial Advisors - who are they?

Q1 - How do I get the best offshore financial advice?

The best offshore financial advice is probably given by Independent Financial Advisors. Independent financial advisors (or IFA's, as they are sometimes called) advise their clients on savings, investments and pensions. They may also provide Savings Plans for offshore investing to their clients.

When counselling a client, the best offshore financial advisors should complete the following steps:

* Step 1 - collect detailed information about a client's financial circumstances and requirements ? be they for retirement planning, retirement income, expat investment, or another purpose.

* Step 2 - check all the offshore tax havens for the best offshore plans.

* Step 3 - provide impartial advice as to which plan(s) best meet their client's needs (in the form of a written report).

* Step 4 - arrange for a client to buy the chosen offshore plan(s) on the best terms available.

You may want to complete your own research to ensure you know the right questions to ask your advisor.

When all these stages are completed, you can be confident you have received the best offshore financial advice.

Q2 - What is a Certified Financial Advisor?

Financial advisors may need a license to practice, issued by the Financial Services Regulator in their Country. Only these advisors may be called 'Certified Financial Advisors'.

It may be a condition that prospective certified financial advisors show their Regulator that they are:

* competent to advise

* impartial in their advice

* independent of Providers

* covered by professional indemnity insurance.

So it is important to check that your financial advisor is listed under:

* Certified Financial Advisors, licensed to advise in the Country where you live and

* Independent Financial Advisors - advising on a wide range of offshore plans from a full list of providers.

Now you should feel confident you are receiving the best offshore financial advice.

Q3 - How are offshore financial advisors paid?

Independent financial advisors (IFA's) earn their living from commissions they receive from plan providers. This is their income for the offshore financial advice they give.

The commission that advisors (IFAs) receive from offshore financial advice cases may range from hundreds to thousands of dollars.

Good offshore financial advisors should not be influenced by the amount of commission they receive.

Some clients prefer to pay fees to their financial advisors for advice to ensure impartiality. When this occurs offshore financial advisors refund commission received from a plan provider either in cash or as an increased allocation of contributions invested.

Q4 -How do I find a list of Independent Financial Advisors (IFAs)?

Search the web! Try searching using the search words independent financial advisors or certified financial advisors PLUS the name of the Country in which you live.

Personal recommendations are always helpful - ask your friends if they would recommend their offshore financial advisors. Always check that a recommended advisor is both certified and independent.

Offshore Investing - What do that mean

Q1 - What is Offshore Investing or Offshore Investment?

When we talk about Offshore investing plan opportunities it is like the savings plans available in many countries, except these plans:

* Are registered in tax havens and are regulated by their Financial Services Authorities.

* Can be used for investing by non-residents of the tax havens.

* Are sometimes more tax efficient than or have other advantages over domestic savings plans.

Q2 - Why would expatriates choose offshore investing?

Expatriate investment in the savings plans catalogued here and offering offshore investing opprotunities might be appropriate when:

* No local or Home Country tax free regular savings plans are available.

* No local or Home Country tax free lump sum investment plans are available.

* An expatriate is planning to retire to a third country.

If you fit any of these categories of expatriates you should investigate the offshore plans researched by Offshore Boffin and consult your Financial Advisor.

Q3 - Are there other people who might benefit from Offshore Investment?

Yes. People who are not living abroad might find offshore investment attractive in the following circumstances:

* They have more cash available for savings than can be invested tax free in their resident countries' investment plans (perhaps because the amount they can invest each year is capped).

* They may live in countries which do not have domestic tax free savings plans.

* They live in countries which are not suitable long-term investment environments for political or economic reasons.

* They wish to limit the effects of inheritance tac on their estates.

Q4 - Is there safe offshore investing?

The answer is that All investors should remember that the value of ALL their investments can go down as well as up!

Safe offshore investing is more likely by choosing plans:

* From politically stable tax havens - the quality of tax havens varies.

* From well-regulated tax havens - the tax havens whose savings plans are catalogued here all regulate their financial services companies to avoid 'fly-by-night' companies.

* From reputable investment management and life assurance companies - whilst past performance is not always a guide to the future, the companies whose savings plans are listed here are all well-known names.

* Investing in 'mutual' or 'collective' funds. these funds are based on a simple idea. If a large number of investors pool their savings in - for example - an equity fund, the larger fund can be invested in shares in many companies, spreading each individual's risk. 
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Discount Calls to Cyprus
If you're calling Cyprus from the UK check out the website http://www.moneysavingexpert.com - and click on the Call checker button. This will ask you to enter the country you are calling, and will list the cheapest ways. I call for 1p a minute. There is also the option to call an overseas mobile - a Cyprus one for 2p a minute. Definitely cheaper than BT. 

The Cyprus Property Information Centre ™ ® 

The Black Art of Buying Property in Cyprus™ ®  

Flights - Shop Around
The Management of Down to Earth, Cyprus have not necessarily used the services, products or information  contained on these sites. Therefore, their appearance here should not be considered a recommendation.

http://www.beckystravel.com/ has on-line access to the 'Sabre' flight information & booking system.

http://www.skybargains.co.uk/

http://www.xl.com/

http://www.olympicholidays.com

http://www.flythomascook.com/skylights/cgi-bin/skylights.cgi

http://www.teletextholidays.co.uk

http://www.flyhelios.com/

http://www.britanniadirect.com/bd/home?formAction=initiateFareSearch

http://www.1st-4flights.com/

http://www.rightflight.co.uk/

http://www.topkinisis.com/

http://www.globalholidays.co.uk/charter-flights.htm

http://www.farepoint.co.uk/websearch/pubsearch.php?AgentID=2115

http://www.cyprusair.com.cy/

http://www.cheap.uk.net/?keyword=flight+cyprus

http://www.wefly.co.uk/

http://www.firstchoice.co.uk/

http://www.eurocypria.com/

http://www.gemstoneflights.com/destinations/cyprus.htm

http://www.dialaflight.com/

http://www.cheap-flights-holidays-cyprus.com/cheap-flights-cyprus.php

http://www.flights-today.co.uk/cheap_flights_cyprus.html

http://www.paxwin.com/ 
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Paying Bills and Stage Payments
 Having been in banking for 33 years I wrote this article.

If you purchase a property in Cyprus you will set up a bank account in Cyprus to pay bills. Direct Debit is recommended.

Opening a bank here is easy - just show passport and deposit some money & that’s it.

Cyprus banks today are like UK banks about 30 years ago, everything depends on individual circumstances rather than computerised scoring systems. Get to know your local bank manager and make him a friend.

Many use Laiki, Hellenic or Bank of Cyprus all of which have on-line facilities that are accessible from the UK. There are a number of ways to go about making international transfers from a major UK Bank and each have pros and cons. From 2006 you have use the IBAN system and quote a Swift Code. The transfer fees are usually GBP25 for a standard transfer taking up to 7 working days and GBP40 for an urgent transfer taking 2 working days. If converting from GBP to CYP then you also pay a smaller exchange commission of 0.125%. But many people prefer the flexibility that making a transfer from their UK bank to an account in Sterling in Cyprus and then choosing when to convert to CYP.

Another way is to use a currency brokerage, most of which advertise “no charges”. This is nonsense of course, there is no such thing as a free transfer in the financial world. It is just that the charge is hidden in the exchange rate. You will need to do some shopping around as rates can vary considerably. Cyprus banks make higher charges than currency brokers but in general you still gain after paying their charges. This is because you get better rate from Cyprus banks. However, I would suggest that you open an account with different currency exchange brokers many people have more than one and some have four. When you wish to exchange money phone your brokers for rates.

Banks post their branch rate daily on their website. Do not accept the first rate offered. Some people prefer to send a sterling cheque to their sterling account in Cyprus. Cypriot Banks commonly charge CYP 13 for cheques up to GBP3000. In this instance the process is called “Negotiation”. The bank takes a gamble on it being OK and give you local value instantly. The funds are made available to you but “with recourse” meaning if the cheque bounces, may be for technical reasons(made out wrongly) or for lack of funds, then the bank debits it back from your account plus charges/interest for the time they “lent” you the money. There is no time limit on the cheque being “cleared”. Clearly your own cheque is unlikely to bounce and this is the best way.

Cheques over £3,000 have to be referred back to UK bank before clearing - so it takes a bit longer. (Simple way to overcome the problem is to write multiple cheques under this amount.) In this instance the process is called “Collection”. You do not receive value until the UK bank advises the collecting bank in Cyprus the cheque is paid. Used more often for large amounts or cheques from unknown sources or where release of goods etc is dependent on the cheque being paid. Cheques take about 15 working days to clear. Interestingly some “Banks” previously building societies may take even longer for a cheque to clear. 
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Contract Flipping - Much More
Contract Flipping is a situation where a person enters into a contract to purchase a new property off plan but only pays 30% as a deposit before he/she sells it on for a profit. Essentially the speculator is able to leverage the potential price increase in property over the one or two years it takes to complete the property.

In fast moving markets the opportunity for flipping is excellent but in stable or even falling price periods the speculator could get stuck having to come up with the remaining 70% and take ownership. And if he wants to sell he could take a loss on in the less popular re-sale markets.

The potential contract flipper must also make sure that he has excellent legal advice just like any other property purchaser - obvious really but many just think they are buying and selling contracts but if the ultimate buyer cannot get ownership then no sale will be made by the flipper.

When buying property abroad for contract flipping the same rules apply as when buying property back home -location, location, location - and value for money.

With VAT coming onto land sales in Cyprus in 2008 anyone who buys property now can look to a 7% margin built in and until the title deeds are transferred into the names of the buyer the land transfer tax at about 2% of the property value does not have to be paid out.

But the savvy flipper needs to look at for cancellation fees payable to the developer when he comes to sell, hopefully well before he has to shell out the 70%. Property developers do not usually mention contract cancellation fees on re-sale before title deeds are issued and if it is not mentioned tend to charge a fee of around 2% of the purchase price. So the savvy flipper caps this in the contract at CYP500 and makes sure that there is an explicit right to sell. Surprising this last point but it is sometimes forgotten.

In addition the savvy flipper will make sure that he doesn't pay a share of the developer's liability for Immovable Property Tax on his whole portfolio by making a provision in the contract too.

The savvy flipper can only use the personal CGT allowances in Cyprus once. So the contract flipper may need a corporate vehicle for his business. Yes, it is a business !!

Setting up a company in Cyprus through your lawyer in Cyprus will cost about CYP1500 but it can be very tax efficient from a CGT and company tax point of view.

If you are a multiple contract flipper then the savings could be significant. Cypriot companies attract a corporation income tax rate of 10% on rental income and a Capital Gains Tax of 10%.

Unlike personal taxation, you will not have any additional tax to pay in the UK unless you draw the income or capital gain from the Cypriot company. If you retire to Cyprus you can draw the money at personal Cypriot rates of tax and if you are an investor you can reinvest the profits into further real estate with no additional UK tax due.

The next big event in Cyprus is membership of the Euro-zone in May 2007 and the adoption of the Euro as the country’s currency. Interest rates on euro borrowings could be in the region of only 2.5%. Generally speaking this is good for the contract flipper because as interest rates fall people can afford to borrow more money to buy property and more people can afford to enter the property market. Those buying off plan and flipping properties for resale as they come to completion are cashing in on this capital growth rate.

Following the successful ecu-peg policy, the Cyprus pound was pegged to the euro on 1 January 1999, the first day of the introduction of the new European currency. The central parity rate was maintained at CY£1 =€1,7086. Initially, the fluctuation margins were also maintained at ±2,25%.

However on 1 January 2001, however, wider bands of ±15% were introduced in order to enable the Central Bank to absorb any shocks from potential destabilising capital movements and to deter speculative capital flows, in the context of capital account liberalisation. At the same time, the narrower bands of ±2,25% were temporarily maintained in order to anchor prices and expectations.

By some quite crude maths that could be GBP/CYP at 0.75 at the bottom. Those paying for a property in stage payments might like to note the downside potential.

Sentiment is that it is still 50/50 on whether or not there will be a devaluation, but perhaps the best thing is to keep as little capital in CY£ as possible, just in case!

Given the above, what happens if you have a mortgage here in Cyprus in Cyprus Pounds and the Cyprus Government devalues and then goes into the euro?

It would mean that you could be a winner! It all depends on what the source of the money that you use for the mortgage repayments is. If the Cyprus Pound is devalued, it means that other currencies will buy more CYP than before, so if you are using a sterling UK income for repayment for instance, the amount of Sterling that you will need to change to make the same CYP payment will go down.

Put another way, if you have a mortgage in CYP that is equivalent to say GBP50,000 and the CYP devalues 10%, then you would only have to pay GBP45,000 to clear it.

If you have a CYP50,000 mortgage at the current exchange rate of CYP1 = €1.74333, then the euro equivalent of the loan right now is €87,166. If the CYP devalues against the Euro by 10% then the exchange rate would be CYP = €1.56899, which means that a CYP50,000 loan would then equal €78,449. A 105 reduction.

There is much in this article for the property contract flipper in Cyprus to think about as he thinks about how set his strategy for the next couple of years. 
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Annual Defence Contribution Declaration
	Quote:

	The Bank of Cyprus gave me this information in July 2006. 


- FAQ
- I.R. 18A 2002 Declaration for exemption from the deduction of Defence Contribution on bank interest paid or credited
- I.R. 18A Q 2002 Questionnaire for ascertaining whether the conditions relating to the term "non Cyprus resident" are met for the year …. 
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Cyprus - A Guide to Customs Procedures
Republic of Cyprus
A Guide to Customs Procedures
Transfer of Normal Residence from Another European Union Member-State

Ministry Of Finance
Customs And Excise Department
Nicosia

September, 2005

A. INTRODUCTION

1. Legal basis
Community legislation:

Regulation (EEC) 918/83

Directive 83/183 (EEC)

National legislation:

The Excise Duties (Tax Exemptions Applicable to Imports from a Member-State of the Personal Property of Individuals) Regulations of 2004, no. 376/04

The Customs Duties (Customs Reliefs) Regulations of 2004, no. 377/04

The Customs and Excise Duties (Reliefs on Import of Goods) Regulations of 2004, no. 380/04

2. In general

(i) Normal residence means the place where a person usually lives, that is for at least 185 days in each calendar year, because of personal and occupational ties.

In the case of a person with no occupational ties, normal residence means the place of personal ties which show close links between that person and the place where he is living.

The normal residence of a person whose occupational ties are in a different place from his personal ties shall be regarded as being the place of his personal ties, provided that such person returns there regularly.

Attendance at a university or school shall not imply that this person has his normal residence in this country.

(ii) Personal property means property for the personal use of the persons concerned or the needs of their household. Such property must not, by reason of its nature or quantity, reflect any commercial interest. The following, in particular, shall constitute ‘personal property’:

(a) household effects, i.e. personal effects, household linen, furnishings and equipment intended for the personal use of the persons concerned or for meeting their household needs;

(b) cycles and motorcycles, private motor vehicles and their trailers, camping caravans, pleasure craft and private aeroplanes.

(c) household provisions appropriate to normal family requirements, household pets and saddle animals;

(d) the portable instruments of the applied or liberal arts, required by the person concerned for the pursuit of his trade or profession.
B. TRANSFER OF NORMAL RESIDENCE

Exemption from excise duties is granted for personal property, including a vehicle, imported permanently from another member state by private individuals transferring their normal residence in the Republic.

Exemption is granted for one vehicle only per person, who must be holder of a valid driving licence.

(i) Prerequisites in respect of the vehicle

- Possession and use of the vehicle by the person concerned at his former normal place of residence for a minimum of six months before the date of transfer of his normal residence in the Republic.

- Acquisition of the vehicle under the general conditions of taxation in force in the member state from which it is transferred and which is not the subject, on the grounds of exportation, of any exemption or any refund of import or excise duty or VAT.

- The vehicle must be transferred to the Republic not later than 12 months from the date of transfer of the normal residence.
(ii) Restrictions

The vehicle may not be sold, disposed of, hired out, lent, or transferred without the prior approval of the Director of Customs.

(iii) Proof of normal residence

The person concerned must prove that he had his normal place of residence outside the Republic for a continuous period of 12 months from the date of transfer of his normal residence. He must also give proof of his intention to settle permanently in the Republic.

Such proof may be:

(a) contracts of sale or rent of their residence abroad;

(b) particulars of employment abroad (tax returns, social insurance records, payroll slips etc.)

(c) certificates of children’s attendance at schools abroad;

(d) particulars of employment in Cyprus;

(e) particulars of acquisition of residence in the Republic (contract of sale or rent);

(f) utility bills, e.g. telephone/electricity/ water supply bills;

(g) other documents.
(iv) Proof for the vehicle

Such proof may be:

(a) motor vehicle registration document;

(b) certificate of insurance;

(c) sales invoice/receipt of purchase;

(d) particulars of the vehicle’s arrival (Bill of lading/Delivery order/Freight receipt/Sailing ticket);

(e) other evidence.
C. DOCUMENTS TO BE COMPLETED

Form .p. 1 is used for applying for relief from excise duties in case of transfer of normal residence from another European Union member-state. This form can be obtained from any Customs Station or from our Customs website. (Once in the default page, select Customs and then Service Desk/Forms/Reliefs/.p. 1-Transfer of normal residence from a member state of the EU).

After completing your form, present it to any Customs Station together with any proof to support your claim for relief. You may have to answer to some questions to clarify your application. If the form is completed correctly and the proof you have produced is satisfactory, you will receive an answer in writing.

D. ADDITIONAL INFORMATION

For additional information, you may apply to Nicosia Customs at the following address:

1, Andrea Karyou, Engomi
1300, Nicosia

E-mail address: nicosia@customs.mof.gov.cy

For oral inquiries you may call telephone numbers 22407521, 22407530 or 22407531. 
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Cyprus - Residence Permit - EU
E.U. Nationals: Procedure to obtain work/residence permit

The Free Movement and Residence of Nationals of the Member States of the European Union and their Families Law of 2003 [Νο. 92 (Ι)(2003)] which was on adopted on 18 July 2003 by the House of Representatives and entered into force on 1st May 2004, the date of Cyprus’ accession to the European Union, provides inter-alia the following:

Nationals of any Member State who move to Cyprus in order to pursue activity as employed persons are granted a residence permit. The residence permit is valid for not less than five (5) years from the date of issue and it is effective throughout the territory of the Republic. It is automatically renewable upon the request of the person concerned.

Application forms for the issue of a residence permit are available at the Civil Registry and Migration Department of the Ministry of Interior and at the District Aliens and Immigration Branches of the Police. They are also available at the web site: http://www.moi.gov.cy. The application form must be submitted within three (3) months of entry in the Republic. The residence permit is issued within a maximum period of six months from the date of submission of the application to the above mentioned Department or Police Branches.

For the issue of a residence permit for employment the following documents are required:

A valid passport or identity card and a photocopy of it with which the EU National entered the Republic

A confirmation of engagement from the employer or a certificate of employment stamped by the Labour Department of the Ministry of Labour and Social Insurance, in which the duration and type of the work provided by the employee is stated and

Two (2) recent passport sized photographs

Completion of the formalities for obtaining a residence permit do not prevent the immediate employment of the applicant.
Nationals of any Member State who are going to provide or accept services in Cyprus, should first secure the relevant professional permit required by relevant Laws of Cyprus before they apply for work and residence permits.
The right of residence for persons providing or receiving services in the Republic is of equal duration to the period during which the services are provided or received. Where the period does not exceed three (3) months, it is required by Law that the person concerned should report his presence to the Civil Registry and Migration Department of the Ministry of Interior, or any District Alien and Immigration Branch of the Police within 8 days from the date of arrival. (Form 2DECL)

The right of Permanent Residence within the Republic is granted to every national of a Member State who has exercised a self-employed activity within the Republic and who:

(a) (i) at the time of termination of his activity, has reached the age laid down by the Law in the Republic for entitlement to old-age pension and

(ii) has been employed in the Republic for at least 12 months and

(iii) has resided in the Republic for at least 3 years.

Where the Cyprus legislation does not provide for eligibility for old age pension for certain categories of self employed persons, the age requirement is considered as fulfilled if the beneficiary has completed 65 years of age;

(b) having resided continuously in the Republic for more than two years, ceases to exercise his activities in the Republic as a result of permanent incapacity to work;

(c) after three years of continuous activity and residence in the Republic, exercises his activity in the territory of another Member State,

while retaining his residence in he Republic, to which he returns, as a rule, each day or at least once a week.
Nationals of the Member States entitled to the right of permanent residence are allowed to exercise it within two years from the time of becoming entitled to such right. Permanent Residence Permit shall be issued to them upon request.

Links to Appropriate Application Forms

Application for issue of Resident permit, for Employment activity in Cyprus - MEU 1

Application for issue of Resident permit, for self-employed activity or for providing or receiving services - MEU 2

Application for permanent resident permit, after having pursued a self employed activity in Cyprus. - MEU 3

Application for issue of Resident permit, for employees and self-employed E.U. State Nationals who have ceased their occupational activity in the E.U. - MEU 4

Application for issue of Resident permit, by a student for vocational training in Cyprus. - MEU 5

Application for issue of Resident permit, for person who is not entitled to that right based on other provisions of the Community Law. - MEU 6

Application for issue of Resident permit, or document for dependent persons or members family who have/do not have the Nationality of E.U Member State. - MEU 7

Application for renewal of Resident permit, or document of Residence in Cyprus. - MEU 8

Declaration of presence in Cyprus by an E.U. member State National, for employed activity for up to 3 months. - MEU 1DECL

Declaration of presence in Cyprus by an E.U. member State National, for providing or receiving services for up to 3 months. - MEU 2DECL 
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UK Pension in Cyprus
You may have overseas pensions, including your UK State Pension, taxed in Cyprus as follows:

0-£2,000 NIL £2,000 + 5%

Husband and wife can be taxed under different schemes for tax on pensions, if this is more advantageous. The situation is particularly favourable for those employed here who also enjoy an overseas pension. They can enjoy the 5% rate on their pension yet have the full £10,000 allowance before paying tax on their earned income.

How to do this? 

The first thing you need to do is contact the UK Inland Revenue Centre for Expatriates. You can find contact details at: http://www.inlandrevenue.gov.uk/menus/expat_teams.htm (Tel: 0191 2187777) Tell them that you are moving to Cyprus and ask for 'X-Individual' forms (you will need to take these to the Tax Office in Pafos, Larnaka). Take to the Tax Office in Cyprus the completed 'X-Individual' forms together with statements of income (such as pension statements, payslips, letters confirming income, bank statements, etc). Register yourself with the local  'Aliens Department' in Cyprus and get your Alien Registration Certificate. Then you can go to the Tax Office in Cyprus with all the information, forms etc., 

John's knowledge of Cyprus property & finance and the supporting facts have been amassed over a period of years during which he has carried out a number of property transactions both personally and commercially. He runs a Limited Company registered in Cyprus and has a family home in Cyprus. 
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Timeline: Cyprus
Timeline: Cyprus 
A chronology of key events:

1914 - Cyprus annexed by Britain, after more than 300 years of Ottoman rule.
Cypriots from both communities crossed the 'green line' in 2003
April 2003: Cypriots celebrate historic day
April 2003: In pictures - Cyprus border reopens
Cyprus keeps its hidden barrier 
1925 - Becomes crown colony.

1955 - Greek Cypriots begin guerrilla war against British rule. The guerrilla movement, the National Organisation of Cypriot Combatants (EOKA), wants enosis (unification) with Greece.

1956 - Archbishop Makarios, head of enosis campaign, deported to the Seychelles.

1959 - Archbishop Makarios returns and is elected president.

Independence
1960 - Cyprus gains independence after Greek and Turkish communities reach agreement on a constitution. Britain retains sovereignty over two military bases.

1963 - Makarios raises Turkish fears by proposing constitutional changes which would abrogate power-sharing arrangements. Inter-communal violence erupts. Turkish side withdraws from power-sharing.

1964 - United Nations peacekeeping force set up.

1974 - Military junta in Greece backs coup against Makarios, who escapes. Within days Turkish troops land in north. Greek Cypriots flee their homes.
 
Turkish troops landed after a Greek-sponsored coup in Nicosia
On This Day 1974: Peace deal for Cyprus
Cyprus: Flashback to 1974
Cyprus: How the crisis unfolded 

Coup collapses. Turkish forces occupy third of the island, enforce partition between north and south.

Glafcos Clerides, president of the House of Representatives, becomes president until Makarios returns in December.

1975 - Turkish Cypriots establish independent administration, with Rauf Denktash as president.

1977 - Makarios dies. Succeeded by Spyros Kyprianou.

1980 - UN-sponsored peace talks resume.

1983 - Denktash suspends talks and proclaims Turkish Republic of Northern Cyprus (TRNC). It is recognised only by Turkey.

1985 - No agreement at talks between Denktash and Kyprianou.

1988 - Georgios Vassiliou elected Greek Cypriot president.

1989 - Vassiliou-Denktash talks abandoned.

1992 - Talks resume and collapse again.

1993 - Glafcos Clerides replaces Vassiliou as president.
Archbishop Makarios led 1950s struggle for union with Greece
1959: Makarios maps his vision for Cyprus' future 
1994 - European Court of Justice rules that all direct trade between northern Cyprus and European Union is illegal.

1996 - Increased tension, violence along buffer zone.

1997 - Failure of UN-mediated peace talks between Clerides and Denktash.

1998 - Clerides re-elected to a second term by narrow margin.

EU lists Cyprus as potential member.

Clerides' government threatens to install Russian-made anti-aircraft missiles. Turkey threatens military action. Clerides decides not to deploy missiles in Cyprus.

2001 June - UN Security Council renews its 36-year mission. Some 2,400 peacekeepers patrol the buffer zone between Greek and Turkish Cypriots. Turkey keeps 35,000 troops in the north.

2001 July - Dozens of police officers are injured as protesters attack a British military base at Akrotiri over plans to build telecommunications masts alleged to pose a health hazard.

2001 November - Turkey threatens to annex the north if the Republic of Cyprus joins the European Union before a settlement is reached.
2002 January - Clerides and Denktash begin UN-sponsored negotiations. Minds are concentrated by EU membership aspirations.
Divided city: Turkish and Turkish Cypriot flags adorn a Nicosia street

2002 November - UN Secretary General Kofi Annan presents a comprehensive peace plan for Cyprus which envisages a federation with two constituent parts, presided over by a rotating presidency.

2002 December - EU summit in Copenhagen invites Cyprus to join in 2004 provided the two communities agree to UN plan by early spring 2003. Without reunification, only the internationally recognised Greek Cypriot part of the island will gain membership.

2003 February - Tassos Papadopoulos defeats Clerides in presidential elections .

2003 March - UN deadline for agreement on reunification plan passes. Secretary-General Kofi Annan acknowledges that the plan has failed.

2003 April - Turkish and Greek Cypriots cross island's dividing "green line" for first time in 30 years after Turkish Cypriot authorities ease restrictions.

Twin referendums on whether to accept UN reunification plan in last-minute bid to achieve united EU entry. Plan is endorsed by Turkish side but overwhelmingly rejected by Greek Cypriots.

EU accession

2004 1 May - Cyprus is one of 10 new states to join the EU, but does so as a divided island.

2004 December - Turkey agrees that it will recognise Cyprus as an EU member before the start of its own accession talks scheduled for October 2005.

 RAUF DENKTASH
 
Turkish Cypriot leader stood down after decades in politics
Profile: Rauf Dentash 
2005 April - Mehmet Ali Talat elected Turkish Cypriot president.

2005 May - Greek Cypriot and UN officials begin exploratory talks on prospects for new diplomatic peace effort.

2005 June - Parliament ratifies proposed EU constitution.

2005 August - Cypriot airliner crashes near Athens, Greece, killing all 121 passengers and crew. It is the island's worst peacetime disaster.

2006 May - Greek Cypriots back ruling coalition in parliamentary elections, endorsing its opposition to reunification efforts.
2006 July - UN-sponsored talks between President Papadopolous and Turkish Cypriot leader Mehmet Ali Talat agree a series of confidence-building measures and contacts between the two communities.

2006 November - EU-Turkey talks on Cyprus break down over Turkey's continued refusal to open its ports to traffic from Cyprus. 
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Electricity
When you buy or rent property, you need to either transfer the existing electricity contract to your name, or in the case of a new property, establish a new one. 

You must go to the Electricity Authority office yourself or appoint a representative;
the Cyprus Electricity offices are situated at: 13 Tepeleniou Street, 8010, Paphos, tel: 26-841100

In order to have an electricity supply in your name, you should produce your passport and a contract of sale, or your rental agreement, to the clerk at the new connections counter. 

There is a connection charge of 3.30 Cyprus pounds (incl. VAT) and a 50.00 Cyprus pounds holding deposit (see picture on the right). Electricity is charged for on a bi-monthly basis. 
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Home exchange

Another housing alternative

An alternative to renting is to exchange your home abroad with one in Cyprus for a period. 

This way you can experience home living in Cyprus for a relatively small cost and may save yourself the expense of a long-term rental. 

Although there’s always an element of risk involved in exchanging your home with another family, most agencies thoroughly vet clients and have a track record of successful swaps.

There are home exchange agencies in most countries, although some don’t cover Cyprus. Among those that do are: 

Home Base Holidays, 7 Park Avenue, London N13 5PG, UK (Tel.020-8886 8752, www.homebase-hols.com),

Home Exchange.com (www.homeexchange.com),

Homelink International, Linfield House, Gorse Hill Road, Virginia Water, Surrey GU25 4AS, UK (Tel. 01344-842642, www.homelink.org.uk – click on ‘Other Countries’ for properties in Cyprus), 

HomeSwap International (www.singleshomeexchange.com). 

The Home Exchange Guide by M. Simon and T. Baker (Poyeen Publishing) gives comprehensive information and advice about home exchange. 
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Private Water supplies

Example of Private Water supplies costs

Charges are 10cents per ton up to 10,000 tons, 20cents per ton for the next 10,000 tons and 1.50CYP per ton thereafter. 

25 cents/cu.m (a metric tonne) for the first 40 cu.m and then 40 cents/cu.m - plus VAT

Holiday Letting

Equipping Your Property

When you first venture into the holiday property business, it can be tempting to try  and limit your initial set-up costs by providing the bare minimum of furniture and equipment. But the advice from seasoned holiday property owners is…don't try and cut corners! Furnish and equip your property as well as you can possibly afford.

Obviously you're worried about getting a good return on your investment. The fear that some holidaymakers from hell will wreak havoc with your possessions might deter you from equipping your holiday home to a high standard.

Those who've been in the business for years have found that most holidaymakers take greater care with furniture and other more personal items if they can see these are things which the owner obviously cares about…it's human nature.

Generally speaking people prefer - and expect - their holiday accommodation to be superior to their own homes. They are more likely to look after your property if they feel you have taken a lot of trouble to make them feel welcome and comfortable.

Ensuring all the beds are comfortable is an absolute must. A lack of sleep is enough is ruin anyone's holiday. One owner advises: " Sleep in every bed in the place! I had several complaints about a bed during my first year of renting out - and when I next visited my property I realised the complaints were entirely justified."

Bear in mind that many holidaymakers regard certain items - such as a microwave oven, satellite TV and tumble drier - as essential in a holiday property, even though they might not have them at home.

If you store personal things in the property which are not for the use of your tenants, it's not a good idea to keep them in a locked cupboard…it just makes people curious and they may try to wrench the door open! Many owners find a polite notice, asking tenants not to use particular items, works better. Generally, holidaymakers will
respect the owner's wishes. A better solution, if possible, is to store personal items with friends during lets.

It's advisable to have removable and washable covers (or throw overs) on your three-piece suite - especially if your property is in Cyprus.

As one property owner pointed out: "People come in from the beach or terrace and sit down covered in suntan oil. It took me ages to figure out why my suite was filthy every time I visited."

The same owner continued: "You'd be amazed at what tenants can do. I've had pictures stolen, frying pans apparently used as hammers, the kitchen workbench (solid wood) used as a chopping board. One of my friends had her portable barbecue lit inside the lounge, leaving a very black ceiling!"

This owner's motto is: Be prepared for the worst…even though it
doesn't normally happen. In seven years of holiday letting, the vast
majority of her experiences have been positive! 

Appointing a Property Manager

If you decide against using an official agency - and you don't live locally - it's vital to appoint a property manager. You need a responsible and reliable person who lives within easy distance of your holiday home. You can normally find someone willing
to do this for a fraction of a high street agent's fees.

Their duties should include a weekly check of the property, arranging for a thorough clean before and after each group of visitors, handing over and collecting keys and generally sorting out problems.

Consider paying your local manager to do extra duties, such as shopping, gardening, writing welcome cards etc. Many property owners find this worthwhile because it enables them to check up on the visitors – both to see that all is well from their point of view (and that all's well with your property!)

Keep in close contact with your manager who must never hand over your house keys until given the go-ahead by you.

Many owners have run into difficulties after appointing friends as caretakers…complaints from dissatisfied tenants can lead to friction between owner and erstwhile friend! Keep your property letting as businesslike as possible.

Cleaning

NEVER under-estimate the importance of this vital aspect of holiday letting. Wastepaper bins that haven't been emptied, sweet wrappers lurking in a far corner under the kids' bunk beds and greasy cookers all add up to an odious start to anyone's holiday.

It's essential to have good, reliable cleaners going into the property between lets - many owners send them in for a mid-week clean as well. Besides going down well with your visitors, it gives you an excuse to keep an eye on things.

Don't expect your property to be in pristine condition after the letting period. There'll always be visitors who leave a mess behind them, break things, trample your plants etc. It's all part and parcel of the business.

If you keep a record of names, addresses and phone numbers, you can turn down any "undesirables" if they ever reapply. Gradually you should be able to build up a loyal band of good customers who come back to you year after year. 

Keeping the Customer Satisfied

Send your guests some useful information - e.g maps, car hire phone numbers etc - a week or so before they arrive. All this shows you care about them - it makes them feel good, puts them in the mood to like and enjoy the property and hopefully will entice them back next year. Successful owners find a few small personal "touches" - a chilled bottle of white wine in the fridge, a fruit bowl and a welcome card with the guests' names - can make all the difference.

Many owners provide a "welcome pack" of groceries – particularly appreciated by holidaymakers arriving after the shops have closed. Obviously this goes down well with your clients. But, as one owner discovered, some people are never happy. "I got complaints from people who wanted butter when I'd provided margarine - or they wanted brown bread when I'd left white. One woman even sent me a list of what
she wanted in advance - it was enough to feed a family for a week.

I gave up my welcome pack after that!" Don't forget to follow up your guests after their holiday. Send them a letter expressing your hope that they enjoyed their stay and ask for suggestions for improvements. Make sure you keep all addresses and phone numbers for future reference.

Send your guests - and those who've made booking enquiries - an occasional email newsletter. Give them some interesting snippets about local fiestas, the wonderful restaurants you've visited, the wines you've sampled, the local haunts you've discovered. Entice them with some "tasters" and local colour which will draw them to visit - and revisit - your holiday home. Don't ever treat potential or actual clients solely as a source of income. To win them over - and win them back - you have to show an interest in them, make them feel special and pamper them.

Keeping a House Book

Compile a house book with practical information and instructions e.g how to work the heaters or fans, where to turn water on, where to put rubbish etc. Your guests will also appreciate information about good local restaurants and places to visit, phone numbers and addresses of local doctors, dentists, hospitals, police and fire etc.

Some meticulous owners even go so far as to leave details of the kind of birds and other wildlife which can be seen in the garden and surrounding area.

Setting a Rental Tariff

You want to make money out of your holiday property but at the same time you obviously want to set a reasonable rental tariff which will attract those all important booking enquiries.

Getting the Price Right!

A little bit of market research will go a long way here. It won't take you much time and effort and it'll be worth it in terms of the number of bookings you'll secure if you get the price right.

Look in local agents' windows to check out the rental prices of comparable properties in your area. Scan the classified ads in newspapers and magazines and look at holiday properties on-line to see how they're presented and what prices they're fetching. Compare the prices of our wide range of properties before making your decision on price.

Bear in mind that Internet holiday hunters expect to pay less when they book a holiday property direct from the owner than they would if booking through a holiday agent. So you need to have an idea of what the agents are charging and what level of commission is built into their prices.

Some high street agents have been known to charge more than 50% commission on each booking - so that leaves you with plenty of scope to under cut them when you advertise on the Internet.
The prices you decide to charge will need to reflect a variety of factors including:

* location - coastal/inland/top tourist spot
* size of the property/number of beds
* proximity to local beaches
* availability of a swimming pool (private or communal)
* transport links - proximity to an airport with charter flights
* general standard of the property and its facilities
* availability of a garden
* local attractions

Vary your rental prices according to high, low and mid-season. You'll be able to charge a higher price over Christmas, New Year and Easter.

"Test the water" at one price level then, if you feel you've pitched your prices either too high or too low you simply change them. 

MARKETING YOUR PROPERTY

You can have the most desirable holiday property in the world – but you won't get the clients if you don't have the right advertising strategy. Don't ever lose sight of the fact that good marketing is the key to success in any business. It's vital to get it right Most owners use one of the following three ways to market their properties - and some use a combination of these methods to ensure a fully-booked rental season.

Marketing - 1. Using a Letting Agency

If you're using a letting agency, they will handle the marketing of your property for you and their advertising costs will be built into their commission. Some agencies have brochures with colour photos of each property for rent - but in many cases properties are not advertised individually so clients may not be sure what they're getting until they turn up on your doorstep.

This can cause problems as your guests may arrive with false expectations, especially if they haven't seen photos of your property in advance.

Find out the extent to which your property will be individually advertised. How much information about the property will prospective clients be given? Holidaymakers want to know exactly what they're getting for their money.

If you want all-year-round bookings for your property, check that your agent has a marketing strategy that will bring you clients outside the main holiday season. Some letting agents only target high season holidaymakers because of the higher commissions they receive in peak periods.

Is the agent's marketing limited to newspaper advertising? How many countries are they advertising in? Are they marketing on the Internet?

Marketing - 2. Using the Print Media

There are various forms of print media you can use to advertise your property. Many British property owners place a small advert in a national newspaper but be warned - it's expensive and many owners say they have been disappointed by the response.

The problem here is that you're not reaching a specific target audience - it's unlikely that many readers have bought a particular newspaper specifically with a view to finding a holiday property to rent.

If you decide to try newspaper advertising, choose your newspaper carefully - decide what kind of customer would be attracted to your property (and what kind of customer YOU want to attract!) then advertise in the newspaper which they are most likely to read.

Before making your decision, phone a few of the big circulation papers and ask the advertising department for ad prices, circulation figures and a readership profile.

A classified ad in the British quality newspaper The Times /Sunday Times (circ. 3.2 million per day) costs between 35-70 UK Pounds for a 3 line ad for a one-day insertion. A boxed ad in the property section giving the most basic details of your holiday together with contact information would cost at around 150 UK pounds ($260) for a one-day insertion.

The use of colour photos, tariff tables, itemised facilities etc are really out of the question in newspaper advertising - the costs being prohibitive for the majority of ordinary mortals!

A quarter page ad in The Times, for example, with colour photos of your property would set you back 15,000 UK pounds ($21,000). A half-page black and white ad would cost 30,000 UK pounds ($52,000)!

If your holiday property has special appeal for particular groups - e.g. mountain climbers, golfers, honeymooners etc - you may decide to advertise in a specialist magazine or newspaper.

Again, the costs are high and it's not a particularly well targeted form of advertising. The sporting enthusiast who buys the magazine you're advertising in isn't necessarily looking for a holiday home.

An eighth-page black and white ad in a typical specialist magazine (e.g Fly-Fishing & Fly-Tying, a British bi-monthly with a circulation of 30,000) costs 110 UK pounds ($158); a colour photo of your property would push the price up to 250 UK pounds ($360).

The drawback here is that you're ignoring a much wider audience of potential clients. Although your property may have some special appeal for fishing enthusiasts, there are obviously many other kinds of people who would appreciate it.

Effective advertising needs to reach as wide and as targeted an audience as possible.

Marketing - 3. Internet Advertising

The Internet has quite literally opened up a whole new world in terms of marketing, giving advertisers instant access to a vast but highly targeted global audience.

To gain some idea of the sheer size of this market, just look at how Internet use is exploding before our eyes.

In 1997, 48 million people worldwide were using the Internet. This year (2006) the figure had grown to 1.1 billion - and the number of users is increasing by the minute with 182% growth from 2000-2005.

Holidays on the Internet - UK

Source: Mintel International Group Ltd.

The Internet has well and truly proved itself as a major distribution channel for the travel industry. The UK online travel market is expected to reach €7.3 billion by 2007, up from €2.2 billion in 2002. This growth can be attributed to growing Internet penetration as well as increased confidence amongst users, together with improved technology, products and content from online travel firms. As an intangible product,
travel is an obvious choice for online purchasing and with the right Web content and advertising, a holiday can be sold as effectively as with a brochure and/or a personal conversation.

Some 44% of holidaymakers used the Internet to research a holiday, with 32% making an actual booking. Thus there is still potential to grow in the market as initial 'lookers' are turned into 'bookers' by effective Web management

Internet use in the UK has rocketed in recent years. The amount of business generated on the Internet is growing daily. Whatever people need in today's world, they're increasingly turning to the Internet to find it.

Internet advertising offers a wealth of opportunities which are simply not possible with traditional marketing methods - and it's considerably cheaper, especially when you consider what you get for your money.

You can display full details of your property - with colour photos and comprehensive descriptions - and promote it to a global audience, 24 hours a day all year round…all for less than the cost of a small ad in a British national newspaper.

One of the great advantages of this form of advertising is that you have a vast market and one that is also highly targeted.

People only tend to visit web sites advertising holiday properties if they're seriously looking for a holiday let - and a good web site will be attracting thousands of these potential clients each week.

But be careful which Internet marketing company you choose.  There are some property advertisers on the Internet offering incredibly cheap deals - but you need to take a close look at exactly what kind of service they're offering.

Don't just plump for the cheapest advertising rate you can find on the web; you may find yourself paying for a second-rate DIY deal which fails to result in the bookings you want.

Some of these deals can seem attractive at first glance - but you need to check exactly what you're getting for your money.

Look at several different Internet companies and examine the level of service offered by each one; you'll find enormous variations from one company to the next. Look for an Internet advertiser with:

* An established reputation on the Internet

* The willingness and ability to supply site visitor statistics.

* A high profile on the major search engines

* targeted search features

But there's much more to successful Internet advertising than a high profile on the web…so it's worth shopping around.

You want an advertiser who can help you get your property on the Internet quickly and easily with the minimum amount of fuss. You should be able to pay and submit your advert details on-line and have facilities for you to modify your own Ad for frequently information like availability, tariffs etc.

The best companies will take the time and trouble to ensure that your on-line property web page looks truly professional. Your advertising fee should include, for example, access to specialist  advice on the use of photos and a photo processing and enhancement.

Owners find that the use of a good selection of colour photos makes all the difference in terms of attracting potential clients. The ability to use photos - in a way that would be prohibitively expensive in print advertising - is one of the major benefits of Internet marketing; so steer clear of any companies that don't use pictures of each property.

You should be able to itemise your property's facilities and you also want space for descriptive text about both the property and surrounding area. You should be offered advice about the use of particular key words which will bring visitors to your web page. Good Internet advertisers will also offer a copywriting service.

If the advertising company is doing its job properly, you won't need any special knowledge about the Internet to advertise. Everything will be explained simply and clearly and all the technical side will be handled by a team of experts so you don't even have to think about it.

Make sure your property web page includes a tariff table and full contact information so visitors can get in touch with you quickly and easily. You'll want an email link so visitors can send you a property enquiry directly from your property web page Ad.

This is a bonus for your potential clients because they can reach you quickly and cheaply from anywhere in the world.

In this, and many other respects, you need to make sure your Internet advertising company has a web site which is user-friendly - both for you as the advertiser but also for those all important site visitors looking for a holiday property.

Is the site attractively presented and easy to navigate with useful search features so visitors can easily find exactly what they want in the area of their choice? Does it offer visitors an on-line currency converter so they can see at a glance how much
your property costs?

Another thing to bear in mind when using the Internet is that your property advert is probably going to be on-line for many months at a time - unlike a newspaper advert. So what if you need important changes in that time e.g. a new contact telephone number? The best Internet companies provide you with the facility to make key changes to your advert yourself whenever you wish. So you can alter prices at any time according to how well your bookings are going during the year; and you should be able to change your own email address and other contact details (you'll want to be able to do this if you're going away for a few days so you don't miss any booking enquiries).

A state-of-the-art Internet company will be able to offer you your own on-line availability chart so Internet surfers can see at a glance those dates when your property is available for letting or booked. This kind of service is popular with Internet users who don't want to waste time making enquiries about dates that are already booked and it cuts down the number of fruitless enquiries that you as the owner have to deal with.

You may still receive enquiries about dates that are already booked from holiday seekers who haven't bothered to consult your availability chart. For this reason it's a good idea to create a standard response which can be used repeatedly on these occasions - so you won't have to put much effort into it and you may still reap a new customer in future! (Refer to our section on Handling Property Enquiries). But don't forget to personalise your message - at least by using the name of the enquirer who could be one of your future clients.

Generally speaking, as long as your property is described in sufficient detail, you shouldn't be bothered with too many time-wasters. A good property web page should answer nearly all the questions a prospective client might want to ask - so the majority of your enquiries should be from people either wanting to arrange a firm booking or asking a very unusual question (such as: "Will I be able to find a halal butcher's near your villa?". Believe us, you'll be asked stranger questions than that!) You may find you have late availability on your property, possibly through a last-minute cancellation, in which case you'll want to be able to let people know about it. Is your Internet advertiser geared up to giving your property a special plug to help you fill gaps in your rental season?

The better companies offer all this and various extra promotional services which you can make use of when the need arises e.g. hot links from their Home Page (under headings such as Property of the Month or Late Bookings) to draw more visitors to your property web page and boost your rental enquiries.

You may want to market your property to particular target groups - e.g. golfers, honeymooners, families wanting beach holidays – in which case you'll want an advertiser who can offer you special promotion under specific holiday headings.

Make sure your Internet advertising company offers an on-going level of customer service which shows it really values your business. Will the company keep in touch with you throughout your advertising period, perhaps sending regular client newsletters with helpful hints about maximising your rental income? Beware of companies that lose interest in you immediately after you've paid your advertising fee!

The cheapest DIY-style Internet advertising packages start from around 50 UK pounds ($88) for 12 months advertising - but for that money you won't get all the "extras" and the personal level of service described above.

Expect to pay around 140-160 UK pounds ($238-272) a year for a top quality advertising package - cheap at the price when compared with any of the traditional advertising methods.

Most good companies also offer attractive discounts if you advertise more than one property with them…so the more properties you put on the Internet, the cheaper your advertising costs. 

Letting Agencies

Weigh up the pros and cons of using a letting agency to handle your bookings. The advantage of handing responsibility over to an agency is that they generally deal with all the practicalities for you – from the booking enquiries and money transactions to the cleaning and maintenance of the property.

This is ideal for owners who don't have the time - or inclination - to deal directly with customers themselves.

The main drawback of using agencies is that they charge a substantial commission for their services, so reducing your profits – sometimes by as much as 25-50%.

Some agencies will provide a fixed income for certain types of property in high season (e.g a villa with private pool in a Mediterranean coastal resort in July/August).

Make sure you know exactly what price the agency plans to charge clients - and what commission they plan to take. Dissatisfied clients who feel they've been overcharged by greedy agents are more likely to cause problems in your property.

Also check exactly what services the agency provides. Some provide different levels of service, depending on how much you're prepared to pay and on whether you have a local manager handling certain aspects of your property letting for you.

Ask whether the agency inspects the property before and after each let and does this include a full inventory inspection? Do they check tenants into your property and explain how the various major appliances work? Will they organise running repairs and maintenance and provide written reports? Are their staff on 24-hour call-out in case of emergencies?

Make sure you know exactly what you're getting for your money - because the cheapest agent isn't always the best or most reliable. Talk to fellow property owners in the area to see if they can recommend a good agency - or if they can advise you which companies to avoid.

Decide whether you want the same agency to look after your property, swimming pool and garden. Many owners prefer to employ a different pool maintenance company and/or gardener so there's someone else keeping an eye on the place in their absence.

If the agency isn't doing its job, the gardener might be able to tip you off…and vice versa! 
Handling Enquiries

If you're not using an agent, make the most of the fact that you're dealing directly with potential clients and use their letters and/or phone calls as a means of identifying any possible "bad apples". A phone conversation will tell you a lot about a person if you handle it well…you may decide this is not the kind of person you want in your property!

Don't ignore any rental enquiries - even if your property is fully booked.

Thank the enquirer for showing an interest. Use the opportunity to get them even more interested in your property and suggest they book well in advance next year.

It's a good idea to jot down their name and contact details in a "potential and actual clients book" and follow up with a Christmas card reminder ideally enclosing a good colour photo of your property.

Booking Deposit

Insist on a booking deposit - normally of 20-25% of the full rental fee. The remainder should be payable six to eight weeks prior to the date of the holiday. If anyone backs out, this gives you time to try to secure a replacement booking. For bookings made less than two months before the date of occupancy, ask for full payment immediately. If a potential client objects - treat that as a warning bell. This is probably NOT the kind of person you want anyway.

Never confirm a booking until the deposit is in the bank….however genuine the prospective customer seems to be. You may lose the chance of a back-up booking. Make sure cheques have cleared before sending out the keys, exact address etc.

You need to beware of that rare but dangerous breed of holidaymaker who pays his deposit but not the remainder of the booking fee.

Insist on receiving the full amount before keys are handed over…after all, people expect to pay the full amount up front when they book a holiday through a travel agent.

 Breakages Deposit

Holidaymakers expect to be charged a refundable deposit - often another 25% - to cover breakages and damage. Some property owners don't charge a deposit - preferring to trust their guests to report any breakages and to pay for replacements.

This can be risky - but it goes down well with clients and avoids the administrative problem of refunding deposits.

One owner told us: "I've got the oddest collection of mugs because people have broken things and bought replacements."

A good letting agency will ensure that anything broken is replaced - with matching items! - between lets. If you're using your own property manager make sure he/she does the same.

Handling Your Finances

A letting agent will take away the headaches of handling booking deposits, confirmation fees, deductions for breakages and deposit refunds. You'll need to think about how you're going to handle all this if you're not using an agent.

Most property owners aren't in a position to accept card payments. Many holidaymakers prefer to use cheques rather than electronic bank transfers but some property owners have found foreign cheques can take several weeks to clear - then they have to pay hefty bank charges for currency conversion.

On the subject of finance….it's unadvisable to try and avoid declaring your rental income to the tax authorities. If you're advertising effectively, and especially if you're inviting rental enquirers to contact you directly, that means the taxman could end up on the other end of your phone as well as potential clients!

Insurance

Tell your insurance company what you're doing. Many insurers impose restrictions and increased premiums when properties are let. Consider taking out extra contents insurance to cover accidental damage when the amount claimed exceeds your returnable deposit.

Some owners take out legal expense insurance to cover disputes with tenants. You might also want to consider extra insurance to cover loss of rental income in the event of damage to your property.

Take the time to compile a really thorough inventory - room by room and cupboard by cupboard. Take photographs of each room, wall, cupboard etc so if there's a fire, theft or some other problem you have an indisputable record of all your possessions for insurance purposes.

Your property manager should check after each visit that your important possessions (TV, microwave, pictures etc) are still in place. 

~~ THE END ~~

I hope that you have enjoyed this book.
If you can add to the next edition please just send in your ideas and information to john.mason@bigfoot.com.  All will be gratefully received.

John (dolmadis)
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