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Reform of the Planning and Building Framework 

 

1. Introduction 

1.1 In the core of Cyprus’s planning system there is a comprehensive system of procedure and policies for 

the control of land use. Land-use planning has two main elements: (a) the provision of guidance for development 

through Development Plans and (b) the control of development on a case-by-case basis through development 

control procedures.  The planning system in Cyprus has been very much influenced by the British Planning 

system and many concepts have been borrowed by the UK’s experience. However, the detail of Cyprus planning 

policy, procedures and institutions involved reflect the specificities of Cyprus context and reality.    

1.2 The 1972 Town and Country Planning Law, was enacted in 1990 and makes provisions for a three-tier 

hierarchy of development plans; the Island Plan, which refers to the national territory, Local Plans which refer to 

major urban areas or areas of exceptional importance and Area Schemes which are more detailed and project 

oriented. Local Plans and Area Schemes consists of a written statement, which include policies for each sector 

of development (housing, tourism, retail and commerce, health and education, recreation, the environment, etc.), 

as well as detailed zoning and land use maps and other explanatory maps. The 1972 Town and Country 

Planning Law compulsorily purchased all development control rights, through the development control 

provisions. Therefore after the introduction of the planning Law all development, as defined within the Law, 

needs to obtain prior planning permission from the planning authority. This is the basic departure from the 

system that existed prior to the enactment of the planning legislation (before 1990), which was essentially a form 

of zoning maps which itself created development rights. The purpose of planning control is to improve living 

standards and the quality of life of people, by ensuring the improvement of the physical fabric (i.e. provision of 

necessary infrastructure, provision of adequate green spaces, good quality of aesthetics, amenities, etc.) of 

urban and rural areas.   

1.3 Land-use planning in Cyprus can ensure certainty to land owners for the use of land (i.e. housing, 

commerce, industry, tourism, etc.) and the location of future development, the intensity and the form of 

development. At the same time it gives flexibility to land owners and developers to propose new developments 

based on their own needs, always in accordance to the provisions of the Development Plan. 

 

2. The Scope of Planning Control 

2.1 It is important to stress that in Cyprus the current system of development control is a two-tier system 

and consists of two permissions; the Planning permission and the Building permission. Each one of those 

contains different prerequisites in nature and detail. Procedures and                                                       

requirements for getting Planning and Building permits are included in Appendix 1. 
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2.2 Most categories of development are subject to the prior approval of the Planning Authority. This is a 

requirement covering all territory and means that a vast number of development proposals, are decided within 

the Planning Authorities. “Development” is defined in the 1972 Town and Country Planning Law. Any building, 

engineering, mining, or other operations in, on, over or under land or the material change in the use of land or 

building is considered as development and require planning permission. Certain categories of development are 

excluded from control; to be more precise the Law gives advance planning permission for certain developments 

(General Development Order).  

2.3 If a development requires a planning permission then an application is made to the competent planning 

authority. The Law requires that all planning applications for permission are in accordance with the Development 

Plan (either the Local Plan or the Area Scheme). Planning authorities have considerable discretion in giving 

approval. The authority can approve a proposal that does not accord with the land use and zoning maps but 

meets policy; that is in-line with the provisions of the written statement. It is important to understand that 

discretion means more than “making exceptions” in particular cases. The Planning authority must consider all 

aspects of the proposed development and decide how policies should apply to it. Planning decisions are usually 

of two kinds: permission subject to conditions and refusal. An applicant has the right to appeal for administrative 

recourse to the Council of Ministers and / or for judicial recourse to the Administrative Court against conditional 

permissions or refusals.   

2.4 At the moment, the Law makes provision of only one type of planning application; that is an application 

which will lead to full planning permission. In this case the applicant needs to make a detail proposal and the 

planning authority will grant permission for all aspects of the proposed development. All planning permissions are 

conditional. Conditions include time limits on development and a number of other conditions regarding 

aesthetics, materials to be used, environmental issues etc.  

2.5 The Cyprus Association of Town Planners would like to propose the introduction of a new planning 

application which will lead to an outline planning permission. This will be appropriate when applicants need an “in 

principle” approval for a proposed development. It will be helpful for more complex proposed developments, 

where applicants cannot be committed to a full detail design of all aspects of the development. This is a useful 

device to enable a developer to proceed with the preparation of detailed plans with the security that they will not 

be opposed in principle. The Planning authority will be able to grant an outline planning permission with 

conditions on “reserve matters”. Then applicants will be able to proceed to the “detail” planning stage and apply 

for a full planning permission with detail proposals on all “reserved maters”. Additionally, a Planning authority 

may accept an application which will seek outline permission for one part and a full planning permission for 

another part of the same site, thus giving applicants flexibility according to their specific needs. 

2.6 Certain applications regarding simple types of development, like housing and retail, where aspects of 

the proposed development are clear, precise, in accordance with the land-use and zoning maps and no 

“interpretation” is need, can proceed with the “self-examined” process. This is a straightforward process set by 

the Minister of Interior where the applicant and his or her designer take responsibility for all aspects of their 

proposition, i.e. the location, the intensity and the form of the development. The Planning authority is then 

granting the planning permission without detail examination. However, “self-examined” applications are subject to 

random checks by Planning authorities in order to ensure the credibility of designer.  
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2.7 The Cyprus Association of Town Planners is proposing for the extension of the “self-examined” process 

so it can include more types of simple developments (including the change of use of land or buildings). Another 

useful tool will be the introduction of educational seminars on planning regulations for professionals (planners, 

architects, etc.) on continues basis, in order to keep them up-dated on ongoing planning matters. This 

professional requirement will make planners, architects, etc., competent for “self-examined” applications and will 

make them stand out as professional experts. The Law must also make provisions for designer’s responsibility 

on the proposed development and where information given is incorrect, designers must be penalised. This 

responsibility can be extended to other types of planning applications, as it is incorporated in the Streets and 

Buildings Regulatory Law.  

 

3. General Development Order 

3.1 The General Development Order (GDO) is a statutory instrument and gives the developer freedom, by 

giving certain developments an advance general permission. If a proposed development falls within this Order, 

no application for a planning permission is necessary; the GDO itself constitutes the permission. The Order 

however is general and if a proposed development seeks approval on other aspects like parking, design details, 

etc., then applicants must seek a full planning permission.   

3.2 The Cyprus Association of Town Planners is proposing the amendment of this Order, in order to extent 

it and include more types of development in its classes (for example extent the change of use of buildings). The 

freedom given by the GDO is frequently difficult to comprehend, and it is usually safer for applicants to assume 

that all development require planning permission. Therefore the Cyprus Association of Town Planners considers 

important the need on informing people (planners, architects, engineers and the general public) on the potentials 

of the Order. In cases of uncertainty, the applicant can use the current provisions of the Law and apply for a 

determination whether a planning permission is required for the proposed development.  

 

4. Enforcement 

4.1 Development control necessarily involves enforcement measures. Anyone who carries out development 

without planning permission or in breach of planning conditions can get an enforcement notice. The problem is 

that applicants or land owners may go ahead with a development before permission has been granted, or by 

ignoring conditions, especially when development is inexpensive. The 1972 Town and Country Planning Law 

make provisions for Planning authorities to issue enforcement notices in case of developments without planning 

permission or against the conditions set in planning permissions. Development undertaken without permission is 

not an offence itself, but ignoring an enforcement notice is.  

4.2 Enforcement powers are the “weakest link” in the planning process, and the Cyprus Association of 

Town Planners would like to see effective action-measures to be taken in order to stop unauthorized 

development. A maximum fine can be determined following court conviction. Of course, in determining the 

amount of the fine, the court can take into consideration any financial benefit which may have been accrued by 
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the development. It is however, more effective and efficient when enforcement actions are taken by Local 

Authorities, under the provisions of the Streets and Buildings Regulatory Law.  

 

5. Efficiency of the Development Control 

5.1 This is an attempt to streamline the planning process and make it more efficient. There is a need to 

make the system more responsive to “customer” needs and service delivery. However, it is important to stress 

out that emphasis should be given on the quality of planning permissions rather than the quantity. Quality of 

development will be appreciated at the long term and is going to be seen as “adding value” to the quality of life. 

In order to provide a better service for people, applications for planning and building permissions can be made to 

a single authority, however it is very crucial to support and reinforce the current two-tier system of planning and 

building framework.  In this way, and in order to avoid duplication of work, when aspects of a development are 

approved by the planning permission there will be no need to be examined in the process of a building 

permission application.         

5.2 Finally, in order to move towards a more user-friendly service, the Cyprus Association of Town Planners 

proposes the development of a special “planning portal” where relevant information on planning framework, 

policies and regulations will be up-loaded and an interactive planning guide will be introduced. 
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Appendix 1 
  
Procedures and Requirements for Development Control in Cyprus 
  

 

1. Application for a Planning Permit  

 
1.1 All developments require a prior Planning approval. Therefore, an application is made to the competent 
planning authority. A planning application needs the following documents: 
 
(a) A planning application form, according to the type of proposed development, signed by the owner-
applicant (in 3 copies). 
 
(b) Detailed architectural drawings for the proposed buildings, its uses and other auxiliary constructions (3 
copies each), signed by an architect, as follows: 
 

 Ground floor plan showing in detail the distances from the site boundaries (minimum distance 
from boundaries not less than 3.00m).  
 

 The proposed building’s density and plot coverage. 
 

 The proposed maximum building height. 
 

 A topographical plan showing:  
- arrangement of buildings within the site; 
- proposed parking arrangements; 
-distances between buildings and site boundaries; 
-allocation of green space; 

                             -main entrance / exit from public road to premises. 
 

 At   least 4 elevation plans of proposed development. 
 

 At least 2 cross- sections plans at different directions.  
 

 A plan showing the proposed fence along the site boundary perimeter. 
 

 A plan showing the rain water gutters and slopes of roofs and court –yard surface. 
 

 Diagrammatic plans showing the covered floor areas of the proposed development and the 
calculations for the proposed plot ratio index and for plot coverage index. 

 
 
2. Application for a Building Permit 
 
2.1 Following the issue of a Planning permission, developments require Building permission before 
commencing construction works on site. The application needs the following documents:  
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(a) A building application form to the competent Building authority, signed by the owner-applicant. The 
application is accompanied by the following plans and documents, signed by a Civil Engineer:      
                             

 Structural calculations- catalogues and designs.  
 

 Foundation plans and ground floor construction plan.  
 

 Slabs and beams design details and calculations; either using reinforced concrete or steel 
design. 
 

 Plans for construction of sewage and drainage system. 
 

 Electrical and mechanical plans. 
 

 The original title deed of the plot. 
 

 Two series of all architectural plans previously approved by the Planning authority.   


