
Economy

The Cyprus economy is heavily reliant 
on the property industry, as Cypriots 
have one of the highest home 
ownership rates in Europe, there is a 
significant overseas market for holiday 
homes, and asset lending is the most 
often used method by businesses to 
raise capital. 

The combination of a sizeable 
overhang of Non-Performing Loans 
(NPLs), in and out of the banking 
system, the termination of the Cyprus 
Investment Program (Citizenship by 
investment), and the drop in tourist 
arrivals are causing a significant drag 
across multiple sectors.

Repricing in secondary commercial 
areas and tourist areas is beginning to 
accelerate, for both residential and 
commercial properties. This is likely to 
accelerate further if tourist arrivals/ 
spending doesn’t recover in 2021 & 
2022 and the impact of the pandemic is 
felt across small businesses and 
households. 

Cyprus Property Market Overview

Executive Summary

Prices & Rents
The Q1 2021 WiRE Price & Rental Index recorded quarter-on-
quarter drops in prices across most property categories. Paphos had
some of the biggest quarter-on-quarter drops in prices (2.6% for
retail units, 1.7% for warehouses, 1.5% for offices, 3.2% for holiday
apartments and 2.5% for holiday houses), whilst Limassol had the
biggest drop in office rents (11.1%). Nicosia was the only district
that had a price increase in some sectors (1.2% for houses, 1.3% for
retail and 2.3% for offices).

Transaction Volume
Year-on-year transaction volume across Cyprus decreased by 21%.
Transactions in Nicosia increased by 8% and decreased in Limassol
by 24%, in Larnaca by 22%, in Famagusta by 11%, and in Paphos by
40%. Over the past year, from 04/2020 to 03/2021, contracts of sale
were deposited for 7,932 properties, of which 2,186 in Nicosia
(28%), 2,491 in Limassol (31%), 1,240 in Larnaca (16%), 576 in
Famagusta (7%) and 1,469 in Paphos (19%).

Lending
Household lending for housing loans totalled €9.4bn in March 2021,
with 93.1% being to local residents, 0.4% to residents of other
Eurozone countries, and 6.5% to other (not Eurozone) countries.
Compared to March 2020, housing loans to locals increased by
€156.1m whilst those to residents of other Eurozone countries, and
to other (not Eurozone) countries decreased by €13.1m and
€244.8m respectively. As shown, progressively outstanding loans
are increasingly concentrated on local residents.

Building Permits
Year-on-year building permits for residential properties showed a
decrease of 9% in terms of sqm and 15% by number of dwellings.

Expectations
Activity and prices in the main commercial centres of Nicosia and
Limassol are currently stable, as locals are acquiring residential
properties, mostly apartments, taking advantage of various
government subsidies and in order to generate income. Businesses
are upgrading their office requirements, resulting in an increase in
demand for Grade A office space and a contraction across lower
quality premises. The other districts are continuing to experience
low levels of demand, as they are more reliant on overseas markets
and have a higher dependency on tourism. With banks flushed with
liquidity, having circa €19bn of NPLs in the economy, and
government debt exceeding 100% of GDP, there is danger of the
economy sliding into ‘Japanisation’, i.e. low growth and deflation (in
real terms).
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The Q1 2021 WiRE Price & Rental Index recorded
slight drops across Cyprus’ most urban areas.

Prices
Residential prices for apartments remained broadly
the same compared to Q4 2020 and increased by
0.4% for houses. Prices of holiday houses and
apartments fell by 1% and 0.2% respectively. The
biggest drops ware in Limassol (1.8% for
apartments) and in Paphos (3.2% for holiday
apartments and 2.5% for holiday houses). House
prices across all districts remained the same, with
those in Nicosia increasing by 1.2%. Prices of retail
properties and warehouses fell by 0.7% and 0.8%
respectively, whilst those of offices increased by
0.3%. Compared to Q1 2020, prices of retail units
fell by 5.3%, of warehouses by 4.5%, of office space
by 1.0%, holiday apartments by 1.2% and holiday
houses by 3.2%. Over the same period, house
prices increased by 1.5%.

Rents
Quarter-on-quarter rental prices decreased by 0.1%
for apartments, 1.4% for houses, 1.8% for retail
units, 2,6% for offices, 0.4% for holiday apartments
and 2.9% for holiday houses, while rental values for
warehouses increased by 0.4%. Compared to Q1
2020, rents dropped by 0.6% for apartments, 6.4%
for retail properties, 3.2% for offices, and 5.4% for
holiday houses. Rents of houses, warehouses and
holiday apartments increased by 2.6%, 0.7% and
0.1% respectively.

Yields
At the end of Q1 2021, gross yields stood at 4.7%
for apartments, 2.5% for houses, 5.5% for retail,
4.7% for warehouses, 4.7% for offices, 4.7% for
holiday apartments and 2.0% for holiday houses.

Prices, Rents and Yields

Year-on-year transaction volume decreased by
21%. Transactions in Nicosia increased by 8%,
whilst they decreased in Limassol by 24%, in
Larnaca by 22%, and in Famagusta by 11%, and in
Paphos by 40%. Overall, contracts of sale were
deposited for 7,932 properties, of which 2,186 in
Nicosia (28%), 2,491 in Limassol (31%), 1,240 in
Larnaca (16%), 576 in Famagusta (7%) and 1,469 in
Paphos (19%).

Transaction Volume

Over the period (from 04/2020 to 03/2021), sales
to local residents comprised circa 70% (5,235
properties) of total transaction volume.
Transactions to locals across Cyprus decreased by
9%. Nicosia had the highest reliance on local
buyers, with them accounting for 1,925 transactions
out of total. This is followed by Limassol and
Larnaca (1,723 and 788 respectively), 523 for
Paphos and 306 for Famagusta. In particular,
transactions to locals decreased by 19% in Limassol,
7% in Larnaca and 32% in Paphos, whilst in Nicosia
and Famagusta increased by 10% and 11%
respectively.

In terms of transactions to foreign buyers, all
districts experienced significant drops – 44% for
Paphos, 39% for Larnaca, 33% for Limassol, 27% for
Famagusta and 7% for Nicosia.
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Property Prices (2018Q1-2021Q1)

Source: WiRE Price Index, Q4 2009=100

Source: Land Registry, Rolling three-month average

Transactions: Locals vs. Overseas (March 2018-
March 2021)
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Household Housing Loans (January 2018-
March 2021)

Source: Cyprus Central Bank

Lending

Household lending for housing loans totalled
€9.4bln in March 2021, with 93.1% being to local
residents, 0.4% to residents of other Eurozone
countries, and 6.5% to other (not Eurozone)
countries. Compared to March 2020, housing loans
to locals increased by €156.1m whilst those to
residents of other Eurozone countries, and to other
(not Eurozone) countries decreased by €13.1m and
€244.8m respectively.

As shown, progressively outstanding loans are
increasingly concentrated on local residents.

Licensed Dwelling Units (January 2018-March 
2021)

Source: Cystat, Rolling three-month average

Year-on-year building permits for residential
properties showed a decrease of 9% in terms of sqm
and 15% by number of dwellings.

With residential properties representing circa 80%
of the total sqm licensed during the year, the
number of dwelling units for which a building permit
was issued, decreased by 15% (year-on-year).
Increases were experienced in Nicosia (19%) and
Larnaca (26%) whilst decreases were experienced in
Paphos (16%), Limassol (15%) and Famagusta (13%).

Examining the geographical distribution of these
permits, the biggest decrease was experienced in
urban areas.

Building Permits

Activity and prices in the main commercial centres
of Nicosia and Limassol are currently stable, as locals
are acquiring residential properties taking
advantage of various government subsidies and in
order to generate income. Businesses are upgrading
their office requirements, resulting in an increase in
demand for Grade A office space and a contraction
across lower quality premises. The other districts
are continuing to experience low levels of demand,
as they are more reliant on overseas markets and
have a higher dependency on tourism.

There appears to be a significant miss-match
between supply and demand, as there is
considerable stock of land, (dated) industrial
buildings, and sizeable houses available for sale,
whilst demand is mainly for city-centre residential
properties and good quality offices. This
misalignment, is causing demand and thus prices in
certain parts of the real estate sector to increase,
whilst in other parts there is a lack of activity and
prices are falling.

With banks flushed with liquidity, having circa
€19bn of NPLs in the economy, and government
debt exceeding 100% of GDP, there is danger of the
economy sliding into ‘Japanisation’, i.e. low growth
and deflation.

Expectations 
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WiRE is a PropTech company which brings transparency to the real estate market by using innovative technology
to help individuals and companies research, value, buy and sell real estate. WiRE’s clients are private equity
funds, financial institutions, corporations and high net-worth individuals who have a significant economic
exposure to real estate, intentionally or otherwise. WiRE is currently active in Cyprus, with aspirations (and plans)
to expand across the Balkans.

Business Lines

Asset Management
WiRE’s team works with a diverse range of financial institutions, corporations, high net-worth individual
investors, and retail consumers to achieve their goals by taking an innovative approach sourcing, marketing,
managing and transacting opportunities across the real estate spectrum.

Valuations
WiRE provides comprehensive valuation, advisory and consulting services for real estate owners, investors and
lenders, combining our specialized expertise and premier technologies to deliver industry-leading valuation
reports and analysis. We leverage our proprietary pricing tool to collate information on asset prices, the depth of
the market and supply side dynamics.

Advisory
WiRE is a specialist real estate advisor. We have a holistic view of the market from which we can offer the best
possible impartial advice to clients. When paired with our market research, WiRE is able to anticipate trends and
direct capital successfully, set up and manage real estate platforms, and provide ongoing support as needed.

PropTech
PropTech (Property Technology) is the application of platform economics and information technology to real
estate markets. WiRE is at the forefront of the digitalization of the real estate industry, developing bespoke tools
that automate processes, analyze and visualize data, and provide insight to market dynamics and consumer
behaviour.

Contact us

WiRE FS

Disclaimer

Wire Services Ltd, Wire Wind Ltd and Wire Valuations LLC (collectively WiRE) make no representations or warranties of any kind with
respect to the presentation or the content contained on the presentation and disclaims all such representations and warranties as to
the condition, quality, accuracy, suitability, fitness for purpose or completeness. Nothing in this presentation shall be regarded as
providing financial advice and you acknowledge that the content on this presentation is not suitable for this purpose. Neither WiRE
nor any of its directors, employees or other representatives will be liable for damages arising out of or in connection with the use of
this presentation. This is a comprehensive limitation of liability that applies to all damages of any kind, including (without limitation)
compensatory, direct, indirect or consequential damages, loss of data, income or profit, loss of or damage to property and claims of
third parties. All material in this presentation is information of a general nature and does not address the circumstances of any
particular individual or entity. Nothing in this presentation constitutes professional and/or financial advice nor does any information
in this presentation constitute a comprehensive or complete statement of the matters discussed or the law relating thereto.
Information in this presentation may not be accurate or current. In particular (but without limitation) information may be rendered
inaccurate by changes in applicable laws and other regulations. No action should be taken or omitted to be taken in reliance upon
information in this presentation.
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Pavlos Loizou
Managing Director, WiRE FS

T     +357 22 222 550
M   +357 99 999 114
E     pavlos.loizou@wire-fs.com
W   www.wire-fs.com


