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6.1 | How to Read the Market Correctly

Cyprus is not a speculative flip market.

It is a cycle-driven, policy-sensitive, demand-anchored market. This directory explains:
« How the market evolved over time
 Why different cities behave differently
 Where risk accumulates & long-term value is created

*Directory Principle: Cyprus real estate must be analysed by cycle + city function, not by headlines.*
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6.2 | Structural Characteristics

Core Market Traits What Cyprus Is NOT
« Demand Drivers: Lifestyle migration, e A high-frequency trading market
Retirement, Education, Corporate » A fast exit speculative environment
relocation, Tourism. e A uniform national market

o Supply Characteristics: Fragmented,
Developer-dependent, Strongly
influenced by planning approvals.

e Liquidity: Varies significantly by city.
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6.3 | Historical Market Cycles (2008-2025)

2004 2009 2014

Phase 1 - Pre-Cirisis Expansion (2004-2008) Phase 2 - Financial Crisis & Correction (2009-2014)
* EU accession triggered foreign demand * Banking crisis & sharp price correction
* Rapid price growth & weak developer financing  Title deed and mortgage issues surfaced

e Outcome: Overheating + credit imbalance

Legal structure matters more than price.
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6.3 | Historical Market Cycles (2008-2025)

2015 2020
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Phase 3 - Stabilisation & Reform (2015-2019) Phase 4 - Pandemic Shock & Resilience (2020-2021)
* Banking cleanup & strengthened legal framework » Tourism disruption but domestic demand stabilized

* Conservative foreign demand returns
* Outcome: Foundation for sustainable growth

Lifestyle buyers remained active.
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6.3 | Historical Market Cycles (2008-2025)

2022 2025

Phase 5 - Recovery &
Repositioning (2022-2025)

e Return of foreign buyers
(ICT, remote work)

Moderate growth
with structural

o Infrastructure-linked
developments gain traction differentiation

e Luxury and branded
segments emerge
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6.4 | Market Behaviour by City (Macro View)
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City Market Nature Volatility
Nicosia | End-user driven | Low

Limassol | International / luxury Medium

Larnaca | Transitional growth Medium
Paphos Lifestyle / retirement Low
Famagusta | Tourism-driven | High

*Directory Control Note: "Famagusta” refers to government-controlled resort municipalities (Paralimni/Protaras/Ayia Napa).

Liquidity
Medium
High

Medium

Low-Medium
Seasonal

& NotebooklLM



6.5 | Price Growth vs Demand Reality

Price Drivers 2 Price Limiters M
Infrastructure delivery Population size
Employment creation Planning constraints
Education & healthcare access Seasonality

Foreign residency inflows Exit liquidity depth

Directory Insight: Cyprus prices rise slowly but persistently
when supported by real demand - not speculation.

& NotebooklLM



| 6.6 | Rental Market Dynamics
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| 6.7 | Supply Side Reality

Key Characteristics

« Development pipeline is city-specific

+ High-rise development is
concentrated in Limassol.

« Planning and title deed timelines
affect delivery speed.
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6.7 | Supply Side Reality (Continued)

Developer Quality
Matters

e Strong developers =
smoother title issuance

 Weak developers = legal and
timing risk

Directory Rule:
Developer track
record is a risk
filter, nota
bonus.
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6.8 | Cyprus vs UAE - Market Cycle Comparison

Aspect Cyprus UAE
Market speed Slow-Moderate Fast
Speculation Low High
Buyer behaviour Conservative Opportunistic
Price cycles Long Short
Exit liquidity City-dependent Broad




6.9 | Current Market Positioning (Dec 2025)

Prime Coastal
Developments

Cyprus is currently in a
consolidation phase.

Characterized by:
e Selective growth pockets
e Strong differentiation between:
o Prime vs secondary
o Infrastructure-linked vs isolated projects
o Lifestyle vs speculative stock

Infrastructure-
Linked Projects
(e.g., New Marina,
Transport Hubs)

Lifestyle & Premium
Residential Zones

*Official Trend Anchor: The Central Bank of Cyprus
RPPI continued to record increases through 2024~
2025, supporting the ‘'moderate growth / selective

pockets’ conclusion.*
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6.10 | Strategic Takeaways
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A Summary for the TR R R i B sk
Disciplined Investor - = gt =3

e Cyprus rewards patience and discipline.

 City selection is more important than
timing.

o Legal clarity > price discounts.

e Rental demand is real but segmented.

e Not a one-strategy-fits-all market.
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