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Welcome
The Twelfth edition of LGA Real Estate 

Market Report, aims to present a sum-

mary of the significant factors and major 

drivers of Cyprus’ economy and Real 

Estate market for the year 2020.

The COVID-19 pandemic is far more 

than a health crisis and has caused an 

unprecedented global shock with signifi-

cant social and economic consequences.  

According to the European Economic 

Forecast released by the European Com-

mission in February 2021, Cyprus Real 

GDP is estimated to have contracted by 

5.8% in 2020 and to partially recover in 

2021 by 3.2%.

The health crisis’ severe impact on tour-

ism has posed significant risks to the 

country’s economy while an increase in 

the number of claims for unemployment 

benefits has already been observed.  

Tourist arrivals during 2020 recorded a 

decrease of 84.1% compared to the previ-

ous year, while revenue from Tourism for 

the same period decreased by 85.4%. 

The COVID-19 health crisis and the 

confinement measures that followed 

have also caused a material impact 

on Cyprus Real Estate Market through 

multiple channels while the areas that 

are more reliant on foreign capital have 

experienced the biggest decline in sales 

activity so far. During the period January 

– December 2020, an annual decrease 

of 23% in the number of sales transac-

tions was recorded while according to 

the House Price Index (HPI) released 

from the Statistical Service, house prices 

for the third quarter of 2020 recorded a 

decrease of 1.3% in comparison with the 

corresponding quarter of 2019.

Following the relaxation of measures 

during the third quarter of the year, the 

number of Real Estate transactions par-

tially recovered, as the low interest rates, 

the partial subsidisation of the interest 

rates on housing loans and the improved 

consumer’s confidence have provided 

support to Real Estate demand from

Nicolas Gavriel
Director

domestic buyers. On the other hand, 

foreign demand remained low due to 

the impact of COVID-19 on international 

travel, investment climate as well as the 

stricter criteria in Cyprus Investment 

Program (CIP). Despite the good epide-

miological situation over the summer, 

the number of new COVID-19 cases was 

on an increasing trend since the begin-

ning of October and Cyprus government 

introduced new measures to protect 

public health.

Economic and Real Estate activity wors-

ened in the last two months of the year, 

as containment measures have become 

stricter and the Cyprus Investment Pro-

gramme (CIP) was terminated. However, 

these measures affected a smaller share 

of economic and Real Estate activity 

than in Spring 2020.

The outbreak of the COVID-19 pandemic 

has completely disrupted the political, 

social, economic and financial structures 

of the world and Cyprus economy and 

Real Estate market couldn’t be an ex-

ception. Nevertheless, the government’s 

economic response to COVID-19 has off-

set some of the effects of the pandemic 

and supported domestic demand and 

Real Estate activity.

Domestic demand is again expected 

to be the main contributor to growth, 

mainly supported by the government’s 

support measures and the success-

ful abortion of EU funds. In addition, 

foreign demand is projected to partially 

recover during the current year due to 

the low interest rates environment and 

as Cyprus continues to be an attractive 

destination for foreign investments. 

However, the recovery is projected to 

take place in the second half of the year 

as the restrictions will continue until the 

epidemiological situation in the country 

is significantly improved.
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Following relaxation of measures during the period June – October 2020, the number of Real Estate 

transactions partially recovered, mainly due to the increase in local demand which was supported by the 

improved consumer’s confidence and the interest rate subsidy scheme for new mortgages. However, 

the market recovery was decelerated during the last two months of the year, as containment measures 

have become stricter since November and Cyprus Investment Programme (CIP) was abolished.

Sales Transactions 
• 23% decrease in sales transactions in 2020 (7,968) compared to the corresponding period

  of the previous year (10,366).

• In terms of month-on-month sales, the biggest decline was recorded in April (c.80%) while

  annual increases have been recorded in September and October (c.14% and c.31% respectively).

• As per the regional distribution of transactions, the highest number of sales was recorded in

  Limassol (c.31%), followed by Nicosia (c.26%) and Paphos (c.20%).

• In 2020, an annual decrease in the number of sales transactions was recorded in all districts

  except of Nicosia, where a slight increase of c.3% was recorded. The biggest decrease was

  observed in Paphos (c.41%) followed by Limassol (c.29%).

Foreign Transactions Activity 
• During the period January – December 2020, 2,985 sales contracts referred to foreigners,

  representing the c.37% of the total number of sales.

• 33% decrease in sales transactions that referred to foreigners compared to the previous year.

• Out of the 2,985 contracts of sales that referred to overseas buyers, the c.61% (1,832) were

  buyers outside the European Union. 

• Paphos was the district where the highest number of sales transactions to foreigners were

  recorded (1,069), representing a market share of c.36%.

Domestic Sales 
• During 2020, 4,983 sales transactions were related to domestic buyers, representing the 63%

  of the total number of transactions.

• C.15% decrease in Domestic sales compared to the corresponding period of 2019 (5,885).

Real Estate Prices
• 1.3% YoY decrease in housing prices. (HPI Cystat, Q3 2020).

CYPRUS MARKET SNAPSHOT
2020

The Impact of COVID-19
on Cyprus Real Estate Market
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ECONOMY
UPDATE

The COVID-19 pandemic, the strict measures imposed by the government as well as the international 

travel restrictions have severely affected Cyprus economy and the Country’s GDP is estimated to have 

contracted by 5.8% in 2020.

Cyprus Economy Shrunk Significantly in 2020

GDP Growth Rate
Although Country’s economy recorded a strong recovery during the third quarter of 2020, this recovery lost 

some stream towards the end of the year as lockdown measures were reintroduced by the government, in an 

effort to mitigate the spread of the pandemic. 

The World Economic Outlook Report, released by IMF in October, projected that by the end of the year Cyprus 

GDP may be 6.4% lower compared to 2019 while Country’s economy will expand by 4.7% in 2021. According 

to the same report, EU economy was expected to contract by 7.6% in 2020 and to record a growth rate of 5% 

during the next year.

According to the European Economic Forecast released by European Commission in February 2021, Cyprus 

Real GDP is estimated to have contracted by 5.8% in 2020. In 2021, a partial recovery is projected, with real GDP 

growth expected to reach 3.2%. (Graph 1)

(Source: IMF, European Commission)

Cyprus vs European Union Real GDP Growth Rate

Graph 1 | Source: IMF (World Economic Outlook), October 2020
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Unemployment
In order to support business and workforce from the adverse effects of the pandemic, Cyprus government intro-

duced a series of measures including among others wages subsidies and liquidity support schemes. Although these 

measures have mitigated the impact of the COVID-19 on the labour market, an increase in the unemployment rate 

has been observed. 

The unemployed persons, registered at the District Labour Offices on the last day of December 2020, reached 

33,382 persons. Based on the seasonally adjusted data that show the trend of unemployment, the number of regis-

tered unemployed for December 2020 decreased to 30,746 persons in comparison to 31,015 in the previous month. 

In comparison with December 2019, an increase of 8,097 persons or 32% was recorded, attributed mainly to the 

sector of trade (an increase of 2,197), construction (an increase of 905), professional scientific and technical activi-

ties (an increase of 764), manufacturing (an increase of 682), education (an increase of 574) and to the newcomers 

in the labour market (an increase of 1,043). 

According to the Department of Labour, the comparison of the data since March 2020 and onwards, with the data 

of the previous months is not considered safe. This is due to the automatic renewals of registered unemployed and 

new registrations of unemployed people without their physical presence in order to avoid the spread of the virus. 

(Graph 2)

(Source: CYSTAT, IMF)

Cyprus vs European Union Unemployment Rate

Graph 2 | Source: IMF (World Economic Outlook), October 2020
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No. of Tourist Arrivals per Month

Graph 3 | Source: CYSTAT

Tourism: The Most Affected Sector of Cyprus Economy 
The initial projections for a massive impact of COVID-19 on Cyprus Tourism sector were confirmed, as a decrease 

of 84.1% in the number of tourism arrivals have been recorded in 2020 and the revenue from tourism was 

decreased by 85.4%. 

Pandemic lockdowns and international travel restrictions as well as the sharp decrease in demand among trav-

ellers have massively affected the Cyprus Tourism industry which was one of the main growth drivers of Cyprus 

economy during the lest years. 

The arrivals of tourists totalled 9,682 in December 2020 compared to 110,330 in December 2019, recording an 

annual decrease of 91.2%. 

For the period of January – December 2020, arrivals of tourists totalled 631,609 compared to 3,976,777 in the 

corresponding period of 2019, recording a decrease of 84.1%. 

Tourist arrivals from the United Kingdom decreased by 91.1% in December 2020 compared to December 2019, 

while a decrease of 73.8% was also recorded for Tourists from Greece and 81.2% decrease from Germany. For the 

period January – December 2020, tourist arrivals from the United Kingdom decreased by 82.9% compared to the 

corresponding period of 2019 while tourist arrivals from Greece and Germany recorded a decrease of 63.4% and 

60.1% respectively.

On the basis of the results of the Passenger Survey carried out by the Statistical Service, revenue from tourism 

for the period January – December 2020, is estimated at €392.0 mln compared to €2,683.0 mln in the corre-

sponding period of 2019, recording a decrease of 85.4%. (Graph 3)

(Source: CYSTAT)
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The temporary easing of the containment measures during the third quarter of 2020 as well as the

interest rates subsidy on housing loans introduced by the government, have mitigated the impact

of the pandemic on the Real Estate market mainly through the increase of domestic demand.

Domestic Demand
The Main Contributor to Market Recovery

Property Transactions
The strict measures introduced by the government, the international travel restrictions as well as the contrac-

tion of economic activity have had a significant impact on the Real Estate market mainly through the sharp 

decrease in foreign demand. On the other hand, the domestic demand has been supported by the partial sub-

sidisation of interest rates on housing loans by the government, as well as by other support measures for busi-

nesses and households.

According to the Department of Land and Surveys, the number of sales contracts submitted in all districts of 

Cyprus in 2020, amounted to 7,968, demonstrating an annual decrease of c.23% in comparison with the previ-

ous year (10,366). (Graph 4)

No. of Contracts of Sales (2008-2020)

Graph 4 | Source: Department of Land and Surveys (DLS)

REAL ESTATE
MARKET REVIEW2



Cyprus Market Snapshot Q4 2020

9

During the year, annual decreases in the number of sales transactions have been recorded in all months except of 

September and October during which annual increase of c.14% and c.31% was recorded. The biggest annual de-

creases have been observed in April and May as the number of sales transactions during these months declined by 

c.80% and c.71% respectively. 

During the same period, the highest number of sales transactions was recorded in October (1,064) followed by July 

(825) and September (786). The smallest number of sales was recorded during the months April (216), May (419) 

and March (510), as during the period March – May 2020 the entire Country was under strict lockdown measures.  

(Graph 5)

No. of Contracts of Sales per Month

Graph 5 | Source: Department of Land and Surveys (DLS)
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Geographical Distribution of Transactions
As per the regional distribution of transactions that recorded during the year, the highest number of sales was 

recorded in Limassol (c.31%), followed by Nicosia (c.26%), Paphos (c.20%) and Larnaca (c.16%). Famagusta was the 

district with the smallest number of sales transactions, representing a market share of only c.7%. 

More specifically, 2,480 contracts of sales were recorded in Limassol, 2,054 in Nicosia, 1,554 in Paphos and 1,296 in 

Larnaca while in Famagusta the number of sales transactions totalled 584. (Graph 6 and 7)

Contracts of Sales per Region

Graph 6 | Source: Department of Land and Surveys (DLS)

Contracts of Sales per Region (2019/2020)

Graph 7 | Source: Department of Land and Surveys (DLS)
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In 2020, a decrease in the number of sales transactions compared to 2019 was recorded in all districts except of 

Nicosia, where an annual increase of c.3% has been observed. The highest decrease in the number of sales transac-

tions was recorded in Paphos (c.41%), followed by Limassol and Larnaca with c.29% and c.17% respectively while a 

smaller decrease of approximately 11% was also recorded in Famagusta. 

As the majority of sales transactions in Nicosia traditionally refer to local buyers the relatively good performance 

of the district was mainly supported by the domestic demand which has recovered after the loosening of govern-

ment’s restrictions and the introduction of interest rates’ subsidy scheme. (Graph 8)

Annual Change (%) in the Contracts of Sales per Region (2019/2020)

Graph 8 | Source: Department of Land and Surveys (DLS)
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Foreign Transaction Activity 
According to the Department of Land and Surveys, in 2020, c.37% (2,985) of the total number of sales were 

related to overseas buyers compared to c.43% last year. For the same period, number of sales transactions to 

foreigners recorded an annual decrease of c.33%, as in the previous year the number of sales to overseas buyers 

totalled 4,481. 

Out of the 2,985 sales transactions from overseas buyers, c.39% (1,153) were buyers within the European Union 

while the c.61% (1,832) were buyers outside the EU. In comparison with 2019, the total number of sales to EU citi-

zens recorded a decrease of c.25% while the annual decrease for non-EU buyers was c.38%.

Regarding the sales transactions to foreigners per district, Paphos was the district where the highest number of 

sales transactions was recorded, representing a market share of c.36% (1,069), followed by Limassol with c.29% 

(864) and Larnaca with 17% (522). Nicosia was the district with the smallest market share of sales contracts to 

foreigners with 8% (228), followed by Famagusta with c.10% (302). (Graph 9, 10 and 11)

Overseas vs Domestic Transaction Activity

                                    

Graph 9 | Source: Department of Land and Surveys (DLS)

EU vs Non-EU Overseas Buyers

Graph 10 | Source: Department of Land and Surveys (DLS)

43%
57%

37%

63%

2019 

Overseas DomesticOverseas Domestic

2020
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Foreign Transaction Activity per Region (2019/2020)

Graph 11 | Source: Department of Land and Surveys (DLS)
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Construction Activity

Price Index of Construction Materials
The Price Index of Construction Materials for December 2020 reached 102.18 units (base year 2015=100.00), 

recording an increase of 1.26% compared to the previous month.

Compared to the same period of the previous year, the index recorded an increase of 1.26%.

(Source: CYSTAT)

Building Permits
According to the Statistical Service, during the period January – December 2020, 7,023 building permits were issued, 

recording an annual decrease of c.3% compared to 7,218 in the equivalent period of the previous year. The total value 

of building permits reached €2,710.4 million and the total area 2,260.7 thousand sqm, recording a decrease of 27.3% 

and 12.6% respectively. The number of dwelling units recorded a decrease of 3.5%. (Graph 12, 13 and 14)

(Source: CYSTAT)

No. of Building Permits (2013-2020) 

                                      

Graph 12 | Source: CYSTAT
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Over 2020, the highest number of building permits was recorded in Nicosia with 2,717 (c.39%) followed by Limassol 

with 2,058 (c.29%). Famagusta was the district with the smallest number of building permits as only 338 building

permits were issued in the district (c.5%), followed by Paphos with 953 (c.14%) and Larnaca with 957 (c.14%).

Geographical Distribution of Building Permits (2019/2020) 

Graph 13 | Source: CYSTAT

During the year, the highest increase in the number of building permits was recorded in Famagusta (c.8%),

followed by Nicosia with c.7% while annual decrease was recorded in Larnaca, Paphos and Limassol with

c.16%, c.9% and 6% respectively. 

Building Permits Per Region (2019/2020)

Graph 14 | Source: Department of Land and Surveys (DLS)
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Residential Property Price Indices

House Price Index (HPI)
House Price Index (HPI) is a quarterly index which measures the change in the average prices of residential dwell-

ings. It captures all types of residential properties, both new and existing. The land component of the residential 

property is included. 

According to the latest available information released by the Statistical Service, the HPI for the third quarter of 

2020 is estimated at 104.21 units. Compared to the second of 2020, the HPI decreased by 4.8% while compared to 

the corresponding quarter of 2019, the index recorded a decrease of 1.3%. 

The following table presents the fluctuation of the Index for the period between the third quarter of 2019 and the 

third quarter of 2020. In addition, the table presents the quarterly and annual percentage changes of the Index.

Q3
2019

Q4
2019

Q1
2019

Q2
2020

Q3
2020

HPI

(2015=100)

105.64 106.51 109.13 109.48 104.21

Quarterly

Change (%)

-6.3 0.8 2.5 0.3 -4.8

Annual

Change* (%)

2.4 -0.5 1.1 -2.9 -1.3

* Compared to the corresponding month of the previous year. 

(Source: CYSTAT)
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COVID-19
UPDATE3

Domestic Demand Mitigates the Impact of the Pandemic 

• The COVID-19 pandemic has caused a significant decline in Real Estate activity. However, the

   number of Real Estate transactions partially recovered during the third quarter of the year, 

   mainly supported by the domestic demand.

• An annual decrease in the number of sales transactions compared to 2019 was recorded in all 

   districts except of Nicosia, where a small increase of 3% has been observed. 

• Economic Support measures and the incentives given by the government have positively 

   affected the domestic demand for Real Estate.

• Foreign demand remained low due to the impact of COVID-19 on international travel, investment

   climate and the abolition of the CIP.

COVID-19 Causes Delays in Projects’ Delivery Dates

• As the construction activity had totally stopped during the period April – May 2020, projects’ 

   delivery dates have been extended for most projects

• Due to the termination of the Cyprus Investment Program some projects that are currently at the 

   stage of design may not proceed to construction.

• It is also expected that supply of residential properties for the local market to be increased in 

   order to meet the increased demand from local buyers.  

A Small Impact in Selling Prices

• A slight decrease in Real Estate Prices has been observed compared to the previous year. 

• Affordability of properties is projected to be improved as many new projects will be oriented to 

   the local market and interest rates will probably remain at record low levels.  

• No significant decrease in rental prices for residential properties has been observed so far due to 

   the slowdown on the increase of Supply and the increased demand from domestic buyers. 

• Rental prices for Grade A office spaces remain stable while a small decrease in rental prices of 

   Grade B & C offices may be observed in the following period.  

Impact per Property Type

• Due to the “Working from Home” trend, the commercial Real Estate market faces its biggest

   transformative moment in recent memory and this may decrease the demand for low - grade

   offices in the near future. However, no substantial decrease has been recorded so far. 

• Demand for luxury Real Estate has experienced the biggest decrease so far, as foreign demand 

   remains quite below its normal levels. 

• The COVID-19 has a negative impact on the retail sector. However, this impact could possibly 

   have been bigger without government’s support measures for businesses and households.

• In a low interest rate environment and with supportive government initiatives, we expect that the 

   Cyprus Real Estate market will recover during the second half of the year while domestic demand 

   for residential properties is expected to be the main contributor to growth.
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