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2.1 | Administrative Structure of Cyprus
(How the Country Is Organised)

The Republic of Cyprus is administratively divided into six
districts, each functioning as a distinct economic and real
estate ecosystem.

Nicosia (Lefkosia) - Capital district

Limassol - Economic and commercial engine
Larnaca - Transport and logistics gateway

Paphos - Lifestyle, retirement, and low-density living

Famagusta (Ammochostos) - Tourism and resort-driven
district (partially under effective control)

Kyrenia (Kyrenia District) - Not under the control of the
Republic of Cyprus
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Important Directory Rule

This directory only covers areas under the effective control
of the Republic of Cyprus where EU law, title registration, and
legal enforcement apply.
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2.2 | How to Read Cyprus by “City Function” (Not Just Geography)

The Wrong Way: By Size The Smart Way: By Function
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Unlike larger countries, Cyprus must be analyzed by functional cities, not by size. Each city plays a clear economic
and demographic role, which directly impacts:

* Property pricing

* Rental demand

* Buyer profile

e Exit liquidity

This directory classifies cities by role, not hype.
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City Profiles

A Strategic Overview of Key Markets
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1. Nicosia (Lefkosia)

Role:
Political, administrative, academic, and institutional center of Cyprus.

Key Characteristics:
e Seat of government, ministries, and regulatory bodies
e Strong concentration of universities and students
e Predominantly end-user and long-term rental market
e Lower exposure to tourism cycles

Real Estate Profile:
e Stable demand driven by: Civil servants, University students, Local
professionals
e Limited luxury beachfront product
* Moderate price growth, strong rental consistency

Buyer Types:
e Local end-users
e Long-term investors seeking stability
e Student-housing focused investors

Directory Classification: Stability & Institutional City
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2. Limassol

Role: Primary economic engine and international business center.

Key Characteristics:
e Strongest foreign buyer presence
» Concentration of ICT, shipping, fintech, and professional services
 Home to major marinas, seafront towers, and branded developments
* Most internationally comparable city in Cyprus

Real Estate Profile:
 Typically, the highest price-per-sqm market in Cyprus.

 Strong demand for: Luxury apartments, Branded residences, Prime
seafront units

* Active rental market for executives and expats

Buyer Types:
e International investors
e High-income expatriates
» Corporate relocation buyers

Directory Classification: Growth, Liquidity & Premium City
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3. Larnaca

Role:
Gateway city anchored by Cyprus’ main international airport.

Key Characteristics:
« International understanding point for new arrivals
» Major regeneration projects (port, marina, seafront)
e Balanced residential and tourism market
» More affordable entry point compared to Limassol

Real Estate Profile:
« Rising interest from:
o First-time foreign buyers
o Airport-linked professionals
o Medium-term rental investors
» Strong upside linked to infrastructure execution

Buyer Types:
 Value-oriented investors
* Lifestyle buyers seeking connectivity
* Medium-budget families

Directory Classification: Emerging Growth & Connectivity City
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4. Paphos

Role:
Lifestyle-driven district focused on quality of life rather

than scale.

Key Characteristics:
» Strong retirement and second-home demand
* Lower density and slower development pace
 International appeal to Europeans seeking calm living
* Smaller airport serving regional connections

Real Estate Profile:
* Dominated by: Villas, Low-rise residential, Lifestyle
communities
* Lower price per sgm
» Seasonal rental demand more than corporate

Buyer Types:
» Retirees
« Lifestyle and second-home buyers
* Long-stay residents

*Directory Classification: Lifestyle & Long-Stay & Netebookim



5. Famagusta District (Paralimni /
Protaras / Ayia Napa)

Role: Tourism-intensive district focused on hospitality and
short-term stays.

Key Characteristics:
e Seasonal population patterns
e Strong short-term rental and holiday home market
e High exposure to tourism cycles

Real Estate Profile:
e Resort apartments and villas
e Higher yield potential, higher seasonality risk
e |ess suitable for permanent relocation

Buyer Types:
e Holiday home buyers
e Short-term rental investors
e Hospitality-linked investors

Directory Classification: Tourism & Seasonal Market
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2.4 | City Comparison - Quick Decision Matrix

City Role Price Level Rental Stability = Growth Risk
Nicosia Admin & Education Medium High Low
Limassol Business & Luxury @ High High Medium
Larnaca Gateway & Growth Medium Medium Medium
Paphos Lifestyle Low-Medium Medium Low

Famagusta Tourism Medium @ Seasonal @® High
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2.5 | How This Section Is Used in the Directory

This city framework is the navigation map
for the entire Cyprus Directory.

Every upcoming section will reference:

Projects
1 * City function

* Buyer profile
. * Risk level
» Pricing * Suitability (investment vs end-use)

Rule “No project, price, or opportunity is

a evaluated without first identifying its
Opportunities city role.”
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