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Buying property situated in Northern Cyprus                                               February 2010 

 
Introduction  

The northern area of the Republic of Cyprus, under military occupation by Turkey since 1974, has 
been experiencing an unprecedented construction and "property sale" boom. The vast majority of 
the properties affected by this boom are owned by Greek Cypriots who were forcibly expelled from 
their homes due to the Turkish invasion. 

According to the 1964 Land and Registry record, approximately 82% of the privately owned land in 
the territory now under Turkish occupation was owned by persons belonging to the Greek Cypriot 
community, while persons belonging to the Turkish Cypriot community owned approximately 16.7%. 
That position still obtained in 1974.   
Anyone who has "bought" or is seeking to "buy" Greek Cypriot owned property in the occupied part 
of the Republic does so illegally. Anyone contributing to the ongoing plunder of such properties 
becomes a potential target for criminal and civil law suits in the courts of the European Union and 
the Republic of Cyprus. The resulting arrest warrants and decisions could then be judicially enforced 
abroad. 

 

Latest Update 

The European Court of Justice ruled in mid-April 2009 in Luxembourg that a judgment of a Court in 
the Republic of Cyprus must be recognized and enforced by the other EU member states even if it 
concerns land situated in the Turkish occupied areas of Cyprus.  

The ruling concerned the right of a Greek Cypriot to reclaim his land in northern Cyprus that has 
been illegally sold to a UK couple.  

Meletis Apostolides was one of more than 200,000 Greek Cypriots who fled their homes when 
Turkish forces invaded the northern part of the island in 1974. The land has since been sold to 
Britons Linda and David Orams, who built a villa on it.  

The European Court of Justice said a 2005 ruling in a Cypriot court that the villa must be demolished 
is applicable. Even if the ECJ ruling cannot be enacted because the land is under Turkish Cypriot 
control, it means Apostolides will be able to pursue a claim for compensation in a UK court. Most 
importantly, the ruling is expected to encourage many Greek Cypriots to take legal action against 
foreigners living in their properties in the north and demand restitution.  

The ECJ made it clear that the decision of the Cypriot court was applicable in the north, even though 
Cyprus does not currently exercise control there. It also said that one EU country, in this case the 
UK, must recognize judgments made in the courts of another.  

Following the ECJ ruling that a judgment Meletis Apostolides begun his appeal against the earlier 
British High Court ruling. 

The Court of Appeal in London announced in January 2010 its judgment in the case, deciding in 
favour of Apostolides in a final appeal. The British Court decided that the couple Orams, who illegally 
owned the land in Turkish occupied Lapithos belonging to Cypriot refugee Apostolides, should 
compensate him, deliver him up possession of the land and knock down the villa and fencing they 
had built. 
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International Legal Parameters 

International organisations and treaties protect basic human rights and fundamental freedoms, 
including the rights of ownership and restitution of properties.  

The United Nations Security Council and General Assembly, through its resolution 37/253 
(13/5/1983), “calls for the restoration and respect of the human rights and fundamental freedoms of 
all Cypriots, including the freedom of movement, the freedom of settlement and the right to 
property.”  

Moreover, the European Court of Human Rights, in its decision of 18 December 1996, on the appeal 
by a Greek Cypriot refugee from Kyrenia Mrs. Titina Loizidou against Turkey, concluded that Turkey 
violated the ownership rights of Mrs. Loizidou by preventing her from enjoying her property in 
Kyrenia.  

The Court also decided that “the Republic of Cyprus remains the sole legal Government of Cyprus. 
This means that the Republic of Cyprus continues to maintain full legal rights over its entire area and 
population, albeit temporarily hindered from exercising such rights in the occupied areas due to the 
use of military violence. 

 

Purchasers οf land will have to face a European arrest warrant 

European citizens who are thinking of buying or exploiting properties belonging to Greek Cypriots in 
the Turkish-occupied area of the Republic of Cyprus will have to think very hard before doing so, 
since their action constitutes a criminal offence for which they will have to face a European arrest 
warrant in whichever of the European Union countries they may be.  

More specifically, in the event that a Cypriot citizen appeals to a Court of the Republic of Cyprus 
accusing a European citizen who lives in the Turkish-occupied areas of illegally possessing or 
exploiting his property, the Court may approve the issue of a warrant for his arrest so that he can be 
charged. In the impossibility of an arrest because the European defendant lives in the occupied areas 
or has already left for another European country, the Court will have the power to issue a European 
arrest warrant. Consequently, the defendant will be liable for an arrest in whichever one of the 
European Union countries he may find himself.  
 

The Courts of the Republic of Cyprus have this power following the passing of a law on 17.3.2005 by 
the Cyprus House of Representatives with amends Article 281 of the Penal Code, as a result of which 
the crime of illegal occupation, cultivation, distribution or use of immovable property carries a prison 
sentence of up to two years or/and a fine of up to ₤5000. Before the approval of the amendment, 
the law provided, for this crime, a prison sentence of 6 months or/and a fine of ₤450, which did not 
allow for the issue of an arrest warrant to trespassers. The reason for this was that for a European 
arrest warrant to be issued, on the basis of the community law which also applies to Cyprus, the 
crime for which the warrant is issued must carry a prison sentence of at least one year. 

 

Foreign Governments advise their citizens 

Britain 

The British Government strongly advises its citizens interested in purchasing property in occupied 
Cyprus to seek independent qualified legal advice since property issues are closely linked to the 
political situation on the island. The aforementioned advice is included in the website 
www.fco.gov.uk of the British Foreign and Commonwealth Office (see Travel advice by country), in  
 

http://www.fco.gov.uk/
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which it is noted, inter alia, that “The non-recognition of the so called, ‘Turkish Republic of Northern  
Cyprus’ and the possibility of a future political settlement in Cyprus could have significant practical or 
financial implications for those considering buying property in the north” and “there is also a risk that 
purchasers would face legal proceedings in the courts of the Republic of Cyprus”.   
 

Canada 
The Canadian Foreign Ministry has included in its website www.fac-aec.gc.ca a travel directive on the 
possible dangers in relation to the purchase of immovable property in the Turkish occupied areas. 
The directive states that Canadian citizens who are interested in purchasing property in occupied 
Cyprus should seek independent qualified legal advice due to the possibility of facing law suits and 
their property being questioned by Cypriots who were displaced in 1974.  
 

France 

The French Government also warns about the risks of purchasing property in Cyprus’ occupied areas 
and calls on French citizens to seek legal advice before any purchase of property there. In a 
statement included in its website www.france.diplomatie.fr, the French Foreign Ministry notes that 
because the “Turkish republic of northern Cyprus” is not internationally recognized, and in 
anticipation of a solution to the Cyprus problem, any action concerning property in the northern part 
of the island poses “serious financial and legal risks”. It further notes that since Cyprus’ accession to 
the European Union on 1st May 2004, those who have purchased property or who are living in 
property that is in dispute (an issue of illegal exploitation of property since 1974) could be faced with 
lawsuits, not only by the Republic of Cyprus but also by any EU member state.  
 

Russia 

The Ministry of Foreign Affairs of the Russian Federation has issued a travel advice discouraging 
Russian citizens from purchasing Greek Cypriot properties in the Turkish occupied areas of Cyprus, 
while pointing out that decisions by Cypriot courts could be executed in Russia as well. The advice 
specifically recommends that Russians take into account the legal right of property of Greek Cypriots 
who own property in the occupied north, and warns that any move overlooking that right of property 
could lead to long court proceedings and hefty fines.  
 

United States  
The US State Department has included a travel instruction in the consular information section of its 
official website www.travel.state.gov on the purchase of property in the Turkish occupied areas of 
the Republic, noting the following: "US citizens who buy or lease property, particularly in northern 
Cyprus, may find their ownership challenged by people displaced in 1974. Prospective property 
buyers should seek legal advice before buying." 

 

Legal and practical implications of unlawful misappropriation of property 

1. Aggravation of continuing violations of the home and property rights of lawful owners in a 
manner that could potentially engage both criminal and civil responsibility of all persons assisting 
in the illegal development by supplying goods, services and capital to the actual trespassers. 

2. Potentially prejudicing, on a daily basis, a just and law-conforming settlement of the Cyprus 
problem that will respect and safeguard the twin freedoms of establishment and property 
ownership/possession across the country. 

3. Creation of conditions which encourage the transfer of labourers from Turkey who end up  
 

http://www.fac-aec.gc.ca/
http://www.france.diplomatie.fr/
http://www.travel.state.gov/


 

Limassol(HQ) • London • Warsaw • Bucharest • Athens • Thessaloniki • Tortola • Johannesburg • Cape Town  • Luxembourg • Sofia • Beijing 

 

4. settling down and colonizing the occupied territories with Turkey’s blessing and in direct violation 
of international law.  

   

5. Destruction of the natural environment and of archaeological sites to make room for unbridled 
development. 

  

6. Construction upon mass graves, reportedly containing the remains of Greek 
Cypriot missing persons murdered during Turkey’s military invasion of 1974, desecrating their 
memory and complicating efforts to identify and transfer their remains to their loved ones for 
proper burial  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NOTES: 
 

The above is intended to provide a brief guide only. It is essential that appropriate professional advice is 

obtained. Totalserve Management Ltd will be glad to assist you in this respect. Please do not hesitate to 

contact us. 
 

 


