


Introduction

The first half of 2025 confirmed strong interest in the Cypriot property
market, continuing the momentum of the previous year. Transaction
volumes remained close to record highs —with 8,729 property sales
registered between January and June 2025, this figure is just slightly below
the 2007 peak (10,258 sales over the same period).

The market continues to demonstrate resilience despite growing global
uncertainty: property prices are rising at a moderate pace, supported by
steady demand from both local buyers and international investors.

Record-high
number since
2008

N _— sales T T

January-June 2025

In this report, we review the performance of the Cypriot real estate sectorin H1 2025,
analysing key indicators, regional trends, buyer profiles, and market structure. We also
highlight updates on infrastructure developments, legislative and tax changes, and
present our insights on future market direction.
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Key News Highlights
(January-June 2025)

The first half of 2025 was marked by events that significantly impacted the Cypriot
property market and the country’s investment climate.

Record-Breaking Deal — Secret Valley Sold for €130 Million

In June 2025, Cyprus recorded the largest real estate
transaction in its history: the Bank of Cyprus, through its
REMU division, sold the Secret Valley project (Venus Rock) to
Columbia Group for €130 million.

This large-scale project spans approximately 5 million m?in a
prime location between Paphos and Limassol. It includes an
18-hole golf course and plans for the development of around
3,000 residential units, a marina, and other key infrastructure
elements.

This deal sends a strong message to the market: investor
confidence in large-scale development is returning, and local
players have proven their ability to manage significant
assets. For the bank, it marked a successful exit from a
problematic asset. For the market, it demonstrated the
growing appeal of Cypriot real estate to institutional capital.

Cyprus on the Verge of Joining the Schengen Zone

In early 2025, President Nikos Christodoulides confirmed
that all technical requirements for Cyprus’s accession to
the Schengen Area would be fulfilled this year. The
political agreement has already been reached, and final
procedural formalities are expected to be completed in
the near future.

This is an important signal for the market: Schengen
membership will enhance Cyprus’s investment
appeal, streamline cross-border travel, and increase
the value of residence-by-investment programmes
such as the Permanent Residency scheme (PR or
"Golden Visa"), which remains in high demand.

There is also active discussion of potential changes to
immigration requirements. Overall, the prospect of
Schengen membership reinforces Cyprus’s image as a
gateway between Europe and regions with growing
interest in property acquisition.
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Key News Highlights
(January-June 2025)

Stricter Controls on Abuse of the 5% VAT Incentive

From 2025, Cypriot authorities have tightened enforcement
surrounding the reduced 5% VAT rate on property
purchases. As a reminder, since 2023 the 5% rate only applies
to the first 130m? of properties up to 200m? in total and
valued at up to €350,000, excluding luxury properties.

Spring 2025 saw widespread violations, where buyers
declared primary residence purchases under the scheme but
used them as secondary homes or investment rentals. This
led to increased scrutiny and sanctions for non-compliance.
The aim of the new measures is to curb speculative activity
and make the scheme more targeted—focusing on genuine
buyers rather than investors.

End of the "Construction Amnesty"

As of July 2025, Cyprus has officially ended its programme
for the legalisation of unauthorised construction.
Properties without proper permits can no longer be
regularised.

This is a major step toward greater market transparency:
many ‘grey area’ transactions will now be removed from
the system. For investors—especially international ones—
this enhances Cyprus’s profile as a mature, rule-of-law
market with greater legal clarity and lower risk exposure.

Tourism Season Wrap-Up: Record-Breaking Numbers

In 2024, Cyprus welcomed over 4 million tourists for the first
time. In the first half of 2025 alone, the country recorded a
6% increase compared to the same period last year.

The rising number of tourist arrivals has had a direct impact
on short-term rental demand and property investment
interest. Beachfront apartments, villas and centrally located
units remain especially attractive.

Authorities are placing renewed emphasis on high-quality
tourism infrastructure, which further boosts investor
confidence. In this context, the demand for buy-to-let
apartments continues to grow, making short-term rental
properties a key investment strategy in 2025.
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Annual Housing
Price Growth:

Price Trends

Figures refer to year-on-year changes compared to the same period last year

+4,8%

— Q1 2025 year-
on-year

+5,6%

— Annual house price
growth in 2025

#3557/ 25220088

+4,5%

—End of 2024
year-on-year

+3,5%

— Annual apartment
price growth in 2025
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Regional Overview

Limassol continues to lead as the most expensive and investment-attractive region. The
concentration of high-end property transactions contributes to the high average price per
square metre. Paphos ranks second in activity, known as the go-to destination for expats
thanks to its coastal appeal. Nicosia (the capital) remains a predominantly local-driven
market. Larnaca showed the highest growth in property prices among all cities.

Paphos €287,000 €693,000

Average apartment Average price of a

At the start of 2025, apartment prices in Paphos saw price new detached house

a slight decline (-0.5% for Q1), whereas the
detached house and office segments continued to
grow. Paphos remains the second-largest market by
transaction volume. In Q1 2025, prices rose by
approximately 4% (compared to the previous 6 5 0/
quarter), placing the city just behind Limassol in O

terms of total investment value.

Share of foreign
buyers (2024)

€426 000 €557 000

CpepnHsas ueHa CpepgHsis LeHa
HOBOW KBapPTMpbI HOBOro AoMa

Limassol

2 X In Q1 2025, apartment prices in Limassol increased by

New build prices in around 0.9%, with annual growth across all property types
Limassol are nearly estimated at 5-6%. Limassol continues to lead the island in
double those in other total investment volumes, offering high-quality
cities infrastructure, consistent demand from affluent foreign

buyers, and an active premium rental market.
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Regional Overview

Nicosia

Nicosia recorded the slowest quarterly growth among all cities. On an annual basis,
residential property prices in the capital increased by just 0.7% in early 2025, with
quarterly growth at 1.2%. The city continues to invest in urban upgrades —from

renovating office hubs to creating modern retail areas — gradually boosting the
appeal of the capital’s real estate and attracting interest in its commercial segment.

+0,5% in Q12025 +0,5% in Q12025 + 1 5 %
€190 000 €314 000

Average new Average price fora volume (Jan-Apr 2025)
apartment price new home

Growth in transaction

+5,61% in Q1 2025 +4,78% in Q1 2025

€196 000 €340 000

Average new Average new
apartment price home price

Larnaca

In Q1 2025, Larnaca recorded the highest price growth
among all cities. This is largely due to the city’s relatively
affordable entry point and the active phase of major
infrastructure development. Its appeal is growing among
both domestic and international buyers,

particularly those seeking budget-friendly properties.

leader

in price growth among all
the cities
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Comparative Regional
Data (2024 - Q1 2025)

Paphos

Record-high share of foreign buyers
-65%. Strongest interest remains in
villas and detached homes.

Nicosia

Locally driven market
with the highest stability
in the country.

@ -0.5% (quarter) @ +0.5% (quarter) I
-10% (year) +0.7% (year) ] '
A I PN +0.5% (quarter) l

+16.9% (yean) ol +4% (year) ol

(] €190 000
£ €314 000

#1 €287 000 ffl €196 000 *YCr10BHbIE 0603HAYEHUS:

£ €693 000 (2] €426 000 2 €340 000
£ €557 000 New apartments:

New houses:

Larnaca

The fastest-growing real estate
market in Cyprus.

Limassol

Price leader and Cyprus’ key
premium segment.

IED -0.9% (quarter) l Eﬂ +5.61% (quarter) I
+5.6% (year) 0 ' +12.3% (year) 0 '
PN +4.78% (quarter) I
+11.9% (year) 0 l
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Demand Trends: Buyers
and Preferences

Cypriots continue to view real estate as a reliable tool for preserving capital and generating
returns, reinforcing a fundamentally stable demand base. In 2025, a notable increase was
observed in local buyers and those purchasing for family use in cities undergoing active
infrastructure upgrades (such as Nicosia and Larnaca), as well as in response to government
support programmes, including subsidies and housing assistance for young families. At the same
time, international demand has diversified further, reaching across more regions of the country.

63% 37%

Local Demand International Investors
+15% growth in the +16% growth in the number of
number of transactions involving foreign

transactions involving nationals purchasing property.

Cypriot buyers.

x X %
. * 12% *
2 5 A) W 725 transactions W

1,904 transactions
Buyers from * *

outside the EU * * *

Buyers from the EU

Key Trends:

Resort areas and premium residential districts remain in the lead.
Among cities, Limassol shows the strongest international demand (+38%
in H1 2025), followed by Paphos (+41%).

Sales data covers the first 6 months of 2025.
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Who’s Buying and Where in Cyprus:

Key Market Trends

Paphos =

In the first half of 2025, the number of transactions
by foreign buyers in Paphos surpassed those by
locals. The main international buyer groups
included citizens of the UK, Germany, Scandinavian
countries,and China.

Limassol == =

Limassol continues to attract strong demand from
buyers across Europe, Russia, the Middle East,and
Asia. A significant share of high-end residential
developments and most luxury apartment
complexes remain popular among expats and
international businesspeople.

il

Nicosia S

The capital’s market is driven primarily by
local demand, although the share of foreign
buyers has been gradually increasing.

Larnaca = mm A

Larnaca’s market remains largely local, but
in 2025 there was a noticeable uptick in
demand from international investors,
especially from Israel.
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Regional Demand Differences

Category Property Types / Key Drivers:

Buyers Segments:

Local Buyers Primary residences Government support
for owner- and subsidies

- occupation

LJ Investment Buyers from non-EU countries tend to
apartments for choose Limassol, Paphos and premium
rental income seafront areas
Affordable Young buyers (under the age of 41) are eligible
housing for housing grants of €20,000-€60,000 when

purchasing homes up to 100 m2.

Category Property Types / Price Ranges: Key Drivers:

Buyers Segments:

Foreign Seafront villas and €300,000-€500,000 Permanept residency
Buyers luxury apartments through investment
(Golden Visa)
é% Land plots and . Buyers from non-EU
exclusive properties €5-10 million countries tend to choose

Limassol, Paphos and
premium seafront areas

Villas and apartments European and Israeli

for PR/GV (Golden €300,000+ (for investors are

Visa) programmes PR eligibility) increasingly active in the
PR/GV segment

Foreign buyers prefer luxury villas and high-end seafront apartments, many of which
qualify for Cyprus’s permanent residency programme. Following the programme’s
tightening in early 2024, demand shifted further towards premium segments.
Ultra-high-net-worth investors from outside the EU are increasingly targeting landmark
assets: in 2025, several transactions were registered involving individual villas and plots
valued between €5-10 million, particularly in Limassol.
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Rental Yields:

Long-Term vs Short-Term

In 2025, Cyprus’s rental market continues to be a reliable source of income for investors.
The highest yields are traditionally observed in Nicosia, where demand is driven by a stable
professional tenant base. In Limassol, premium prices are largely influenced by demand
from expatriates. Notably, percentage yields tend to be higher in peripheral regions, where
lower property prices offer more accessible entry points for investors.

Rental Rate Growth

nooo
oof|oo
oof|oo

+4,39%

Offices

+1,56%

Holiday apartments

o0
oo

+2,87%

Apartments

"’l"'v'
b

.:(?:.

TOLT.

+2,26%

Holiday homes

+2,51%

Houses and townhouses

-0,9% (stagnation)

Commercial and
retail spaces
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Impact of Infrastructure
Projects on the Market

The large-scale infrastructure developments launched between 2023 and 2025 have significantly
stimulated key segments of the Cyprus real estate market. Modern highways, redeveloped ports,
and newly introduced tourism and educational facilities have all contributed to the rising
investment appeal of various locations and are helping to sustain price growth.

Tourism & Leisure

The launch of landmark projects such as the City of Dreams
Mediterranean resort (€600 million) and the Limassol Greens
golf club with its 18-hole course is actively driving demand for
residential property in surrounding areas. Developers are
leveraging proximity to these new attractions as a compelling
argument to set premium pricing.

Ports & Marinas

Major infrastructure works — including the
reconstruction of the Larnaca port and the launch
of a new marina on the eastern coastline—are
already influencing the property market. In
Famagusta, average apartment prices grew by 15%
year-on-year. These upgrades are enhancing the
investment attractiveness of port cities and
unlocking new growth points across the island.

Transport

Cyprus has embarked on an ambitious €1.3 billion road network modernisation programme. This
includes the construction of the Paphos-Polis motorway (€330 million) and the completion of new ring
roads in Nicosia. Improved connectivity is increasing accessibility to both resort and urban locations,
reinforcing buyer interest and supporting further price growth.

Public & Educational Projects

In Nicosia, major construction is underway on a new university
campus and business infrastructure. Meanwhile, in Limassol’s Ariel
district, a new mixed-use high-rise development has been completed,
featuring luxury residences, retail spaces and offices (€45 million).
These projects are strengthening the investment appeal of city
centres for both students and international businesses.

Overall, large-scale government infrastructure projects in transport, tourism, and urban development are
creating new growth hubs on Cyprus’s real estate map. These initiatives are expanding the boundaries of active
demand, attracting capital to previously secondary locations, and strengthening the country’s long-term
investment appeal.
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