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country and often face minimal requirements for physical presence. In these cases, 
governments rely on the programs primarily for the direct financial benefits of the investment 
itself (Sumpton & Hooper, 2014).  
 
Who applies for investor programs and why? Immigrant investors typically come from 
emerging economies or from the countries experiencing on-going political or economic 
instability. China is the major source for immigrant investors. Russians choose European 
destinations. Tumultuous political events like the Arab Spring have also created strong 
demand from wealthy individuals in North Africa and the Middle Ease (Sumpton & Hooper, 
2014).  
 
According to Sumpton and Hooper (2014) motivations of foreign investors to obtain 
alternative residence rights fall into several categories:   
 
- Traditional immigration. Investor programs can be simply another way for wealthy 
applicants and their families to move to popular destinations, sidestepping eligibility 
requirements and delays found in other immigration pathways. Educating their children in 
these countries without paying international student fees can be also a motivation for 
investors. 
 
- Insurance policy. Applicants may not want to emigrate immediately, but securing residence 
rights abroad keeps this option open in case of future political or economic upheaval in their 
homeland. 
 
- Visa-free travel. Businesspeople and other frequent travellers can reduce cost and time of 
applying for visas by gaining citizenship or residence rights in certain countries. Chinese and 
Iranian can nationals, for example can currently travel without a visa to just 44 and 40 
countries, respectively, while citizens of Malta enjoy visa-free travel to 166 countries. Cyprus 
by August 2016 will also join the Schengen area. 
 
- Lower taxes. Wealthy investors who establish residence in a low-tax country may be able to 
reduce their tax bills. 
 
The process of acquiring/granting passports on the basis of the investment is becoming 
irreversible. National citizenship nowadays is a bond between individuals and a country, 
according to Spiro (2008). Citizenship programs have a clear economic rationale, and are 
designed to target the recovery of those industries, which have been mostly affected by the 
global economic developments. Due to this trend, countries are working out the incentives to 
attract as much of these investments as possible. At the same time the investments into 
property remedy a local economy (bring employment in the building industry, profits to 
developers, hopes to landowners, etc.).  
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Table 6. Golden residence programs (Greece, Malta, Portugal, Spain) 

 

 

 

 

 

 
Source: Investment-Based Citizenship and Residence Programs In The EU. Dzankic (2015) 
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The general survey was updated in 1980 and in 2015. 
 
Ownership is evidenced by a title deed issued by the lands registry and is an impregnable and 
inviolable proof of it. The sanctity of the title deed cannot be easily challenged and unlike all 
other European countries cannot be defeated by adverse possession of any kind. This is very 
important for foreign residents who can purchase property in Cyprus and rest at ease that 
once there has been issued a title deed in their name nobody can violate or impeach it. 
 
The land registry is also invested with powers to grant to the owners of enclaved properties 
access to a public road with a right of way in the form of an easement through adjoining 
properties which is recorded in the title deeds of both the dominant and the servient 
tenements and fix the compensation payable to them; solve boundary disputes; decide on 
matters of division of holdings into smaller parts; merger of plots and other similar matters. 
 
None of the other countries of the study and indeed no other country in all the European 
Union has such a complete system for land registration. In such countries mostly different 
Authorities are involved. Technical mapping and land survey is done by a Cadastre, also used 
for taxation purposes, whilst the Land Register is used for the registration of ownership and 
transactions or charges. 
 
Whilst land holdings and their ownership are detectable in such registers (something which it 
is anyway necessary for the purposes of taxation) nevertheless their contents are not accurate 
and by no means conclusive or impregnable as registration is either not obligatory or limited 
to the registration of transactions or charges which are prepared and submitted mainly 
through notarial deeds. 
 
In Spain and Malta for instance registration of ownership is not obligatory. Portugal is in the 
process of making it so, whilst Greece has been trying to set up a full registry for the past 
decades but not with much progress (Christoph & Schmid, 2015). 

In all such countries prior to a sale a search can be carried out whereby a prospective investor 
can identify a particular piece of property, its owner and any encumbrances or charges 
thereon with the appropriate Authorities issuing certificates with all relevant details. Such 
details however are only evidence of what is stated therein and can be rebutted by evidence 
of claims to ownership or previous charges in a manner much easier than they can be 
challenged in Cyprus. In consequence an innocent investor with no knowledge of 
unregistered claims depends to a large extent whether the laws of the country in which the 
property is situated protects good faith and to what extent, e.g. the protection of an innocent 
purchaser who buys from a person who is not the real owner but he appears to be so in the 
register. Spain and Portugal where registration is merely declaratory (as opposed to the 
constitutive where the transaction is not complete unless registered) protect such purchaser 
whilst Greece does not. 
 
In conclusion Cyprus is well ahead of all the other countries with which it is compared 
regarding Land Registry and registration of property and proprietary rights in general. 
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Cyprus has an additional advantage with a simple Law of Contract with regard to the 
acquisition or alienation of immovable property or rights thereon. 
In all the other of the said countries transactions have to be done through notarial deeds 
prepared by notaries or lawyers who are private professionals who also carry out preliminary 
steps to a transaction, its execution and its final registration. 
 
In Portugal and Malta a notarial deed is preceded by an obligatory formal binding 
preliminary agreement constituted in writing and notarially attested pending all preliminary 
investigations as to Ownership of the land forms the subject matter of the transaction or any 
impediments thereon which also fixes the date when the transfer deed will be executed and 
property will pass upon payment of any balance on the price. It can be said that it operates as 
an agreement of mutual options to sell and to buy (call and put option) according to the terms 
thereof at a prefixed date with consequences for breach in case of infringement. 
 
In Greece and Spain the transaction is also complete with a notarial deed which should not 
necessarily be preceded by a preliminary agreement with all searches and investigations 
being carried out prior to its execution. 
 
It is inevitable that such formalities and investigations apart from being in exhaustive are 
time consuming and expensive. 
 
In contrast all such formalities are not necessary in Cyprus. A full search of title can be 
completed with the Lands Registry in a matter of days. With a very simple application by the 
prospective purchaser or his lawyer, the Lands Office at a very small fee will furnish him 
with a certificate (search) containing all details of the property (plot no. etc. making it 
identifiable on a map) registration number, extent, boundaries, the owner and the way he has 
acquired his ownership as well as any charges or rights in its favour or against it. (If e.g. it is 
subject to a right of way or life, trust or lease interest or if there is a right of way in its 
favour.) 
 
Once a purchaser has verified the information given to him by the seller they both appear at 
the Land Registry where they sign a Declaration of Transfer which is duly recorded and a 
title deed is issued in his name within days with his acquisition marked on a plan/map 
attached to the title deed. 
 
The sale unlike mortgages, charges or other dealings need not even be in writing although a 
written contract is advisable in order to avail the purchaser of the equitable remedy of 
specific performance whereby in case of denial on the part of the seller to transfer unto a 
buyer who has performed his obligations, the Court can order him to transfer or order the 
Lands Registry to make the transfer. 
 
Prior to a transfer all taxes regarding the immovable property in question must be paid and on 
transfer fees are payable which escalate up to a maximum of 8% on the actual value of the 
property. 
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Like all of the countries under study, Cyprus is also divided into zones with published Town 
Planning characteristics for each zone clearly marked on maps which are commonly 
accessible according which a prospective buyer can easily consult in order to find out what 
kind of property he is buying and what are its potentials for use or development. 
 
In consequence an investor prior to the acquisition of property he can easily find out what he 
is buying and what he can do with it or whether it is in any way encumbered and after his 
acquisition he will be at ease that he will be its absolute owner vis-a-vis the whole world. 
 
Cyprus however has some disadvantages which arose by a rapid development that has 
recently taken place and which in some respects got out of control, especially with regard to 
building contracts or purchases of property under development. The proposition can be better 
exposed by the following example. 
 
An owner of a plot of land with a title deed in his name obtains all necessary permits to 
develop it with the building of a block of 10 flats sold to 10 different persons from whom he 
receives the purchase price whilst under construction for the purposes which he has obtained 
a loan from the bank on the security of a mortgage of the plot. 
 
In a normal situation if all goes well he will complete the building which if built according to 
the permits will be approved by the Authorities and a title deed will be issued for each flat 
with rights to the common areas such as corridors, staircases, lifts, etc., marked on them 
which he will transfer to his purchasers after paying his loan and having the property released 
from the mortgage. 
 
However, if he deviates from the terms of his permit or defaults to the bank the purchasers 
will be left uncovered and whilst they will lose what they have bought or never acquire a 
proper title for it they will be left with a personal remedy against the vendor for damages 
which they will never recover if he becomes bankrupt. 
 
Therefore it is very important for an investor intending to purchase property under 
development to ensure the capacity of the vendor/developer to perform his obligations, his 
financial position and integrity and obtain from him adequate guarantees for his performance. 
 
In order to encounter against this problems and relieve a great number of innocent purchasers 
who have been thus aggrieved Cyprus Government has recently (July, 2015) passed 
legislation whereby it allowed deviations from the permits to be legalized and exempted from 
mortgages holdings for which the vendor cannot repay in cases where the purchasers have 
performed their own obligations under the contracts of sale. 
 
Such unfortunate eventualities can be avoided in the future if buildings are checked at every 
stage of the construction to ensure that they are being built according to the conditions of the 
permits and when discrepancies will become remediable before they become irreversible and 
at the same time to render the developer liable to heavy personal penalties if he fails through 
a fault of his to transfer what he has sold and received money for it. At the same time banks 
availing loans to such developers should be made more careful to observe that any monies 
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negative) value for a property rights system within a country. The same interpretative logic is 
applied to the three components and the ten items. 
Table 10. 

   
Source: Property Rights Alliance 
 
Table 11. 

 
Source: Property Rights Alliance 

 
The Global Opportunity Index 2015 (Milken Institute, 2015) benchmarks and tracks 
countries' progress on 61 variables aggregated in four categories: Economic Fundamentals, 
Ease of Doing Business, Regulatory Quality, and Rule of Law. Each category measures an 
aspect of the power of economic and institutional factors to attract foreign direct investment. 
The assigned composite index value is the average score of the four categories (called 
component scores). Each variable is normalized from 0 to 1. Within each category, the 
normalized variables are then given equal weight and aggregated, resulting in a normalized 
category score between 10, indicating the most favorable conditions for investment, and 0, 
signaling the least favorable 0.1. The 2015 index covers 136 countries (Table 12).  
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Table 12. 

 
 Source: Milken Institute 
 
The Economic Growth of the countries for investment choice is the important criteria for 
investors. According to the projections presented in the World Economic Outlook 2015 
(WEO) by International Monetary Fund, the economies of the countries under study are 
shown in the Table 13 and including such macro-economic indicators as Real GDP, 
Consumer Prices, Current Account Balance, Unemployment (as Annual percentage change). 
WEO database contains selected macroeconomic data series from the statistical appendix of 
WEO Report, which presents the IMF staff's analysis and projections of economic 
developments at the global level, in major country groups and in many individual countries. 
The WEO is released in April and September/October each year. 
 
Table 13. 

 
Source: International Monetary Fund 
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