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After more than a year of discussion  
and deliberation, Cyprus’ parliament  
has approved an amendment to the 
provisions of the value‑added tax (VAT) 
law for the acquisition of real estate. 
The amendment refers to the VAT imposed 
on the purchase or the construction of new 
residential properties that will be used by 
individuals as their primary permanent 
residence in Cyprus.

On 16 June 2023, the amending Law 
42(I)/2023 (the Law) was published in 
the Official Gazette of the Republic of 
Cyprus, so becoming enforceable from 
that date onwards.

The standard VAT rate imposed on the 
acquisition or construction of new real estate 
properties is 19 per cent. A reduced VAT rate 
of 5 per cent can be granted by the Cyprus 
Tax Department following the submission of 
an application by an adult, natural person 
to that end, before taking possession of the 
property, provided that the applicant has not 
acquired any other residence in Cyprus with 
the reduced VAT rate.

The application must be submitted 
for properties being purchased or 
constructed in order to be used as 
the primary permanent residence of 
the applicant in Cyprus for a period of 
at least ten years. Nevertheless, it is 
possible for the applicant to apply for 
the reduced VAT rate for a (second) 
property, before the lapse of the ten‑year 
period. This is possible provided that the 
applicant refunds the Tax Department the 
difference between the standard VAT rate 
(19 per cent) and the reduced VAT rate 
(5 per cent) on the first property’s value, 
proportionately, for the remaining time of 
the ten‑year period.

THE AMENDMENT
The changes introduced by the Law set 
certain limitations to applications for the 
reduced VAT rate. Such limitations are 
based on the property’s size and value. 
As per the provisions of the amending 
law, the reduced VAT rate of 5 per cent 
shall apply for the first 130sqm of the 

buildable area of the residence, as per 
the building coefficient, provided that 
the total buildable area does not exceed 
190sqm. Moreover, the reduced VAT rate 
shall apply for properties up to a value of 
EUR350,000, provided that the total value 
of the transaction does not exceed the 
amount of EUR475,000.

If the property’s buildable area is less 
than 190sqm but more than 130sqm, 
the reduced VAT rate of 5 per cent shall 
apply for the first 130sqm, while for the 
remaining buildable area the standard 
VAT rate of 19 per cent shall apply, 
provided that the property’s cost is  
up to EUR475,000.

The Law has taken into consideration 
persons with disabilities.1 The application 
for the reduced VAT rate can be submitted 
by a person with disabilities for the first 
190sqm of the property’s buildable area, 
independent of the total buildable area of 
the residence.

In cases of families with more than 
three children, the total buildable area 
of the residence shall be extended by 
15sqm per each additional child, once 
a minimum threshold of three children 
is met. For example, for a family of four 
children, the total buildable area shall be 
205sqm instead of 190sqm.

PREVIOUS PROVISIONS
Prior to the changes introduced by the 
Law, the reduced VAT rate of 5 per cent 
was applicable for the first 200sqm of 
the residence’s buildable area, without 
having any limitation to the property’s total 
buildable area or to the property’s cost.

GRACE PERIOD
A grace period has been provided by 
law for applications that were close to 
submission before the enforcement 
of the Law. New applications for the 
reduced VAT rate of 5 per cent shall be 
subject to the new criteria, unless the 
building has secured a planning permit 
or an application for a planning permit 
was submitted before 31 October 2023. 
Further, the application for the reduced 
VAT rate must be duly submitted within 
three years from the enforcement date  
of the Law (i.e., by 16 June 2026).
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ELENI DRAKOU DESCRIBES RECENT CHANGES  
TO THE CYPRIOT VALUE-ADDED TAX REGIME
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1 As recognised as such by the System for the 
Assessment of Disability of the Ministry of Labour  
and Social Insurance.
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In England and Wales, the total value of 
the wills, trust and probate market in 2021 
amounted to GBP2 billion. Within the 
market, there are approximately 208,000 
unregulated will providers currently 
practising. With a seemingly growing 
market share for unregulated service 
providers, the necessity to more closely 
safeguard individuals’ rights and assets is 
more crucial than ever.

The recent announcement of the 
Competition and Markets Authority’s 
(CMA’s) review of unregulated will 
writers and pre‑paid probate services is 
a significant and positive step towards 
ensuring that vulnerable clients receive the 
protection they deserve, and need, against 
potentially unfair, poor quality and costly 
will‑writing services.

THE SAFETY OF REGULATED EXPERTS
Solicitors, as regulated professionals, 
operate under the watchful eye of the 
Solicitors Regulation Authority (SRA). 
The primary objective of the SRA is to 
protect the public by overseeing and 
regulating solicitors. This regulation 
ensures that people have access to 
a fair marketplace where they can 
obtain high‑quality legal services at a 
reasonable price.

However, it is not necessary to be a 
qualified solicitor nor regulated by the 
SRA or any other governing services 
to provide will writing and probate 
services. Even within the regulated legal 
industry, there have been cases where 
solicitors have fallen short of the SRA’s 

standards and rules. There are serious 
consequences for non‑compliance with 
SRA regulation, and so solicitors are 
obliged to be transparent and fair with their 
clients. In this way, the SRA offers peace of 
mind to clients by, in essence, providing a 
safety net in case something goes wrong. 
Further, solicitors are required to maintain 
insurance to protect their clients.

Although solicitors who engage in 
dishonest or unfair practices can face 
being struck off and barred from offering 
their services, unregulated providers do 
not share the same level of culpability. 
They can continue unfair and dishonest 
practices without facing the same 
repercussions and often do not provide 
the added security of insurance, leaving 
vulnerable clients exposed to subpar and 
even damaging services.

This is especially pertinent to will‑writing 
services, as a will is one of the most vital 
legal documents an individual will ever 
complete, and estate administration can 
be a complex and emotionally challenging 
process. It is imperative that consumers 
engage providers with strong legal 
knowledge and expertise to properly 
safeguard estates and beneficiaries, which 
unregulated providers can be guilty of 
falling short of.

THE CHEAP AND QUICK FALLACY
Given the current cost of living, affordability 
is a concern for many and so consumers 
are sometimes drawn to unregulated 
service providers due to their lower fixed 
fees. However, these low fees can be 
misleading, with final costs often escalating 
unexpectedly. The CMA’s investigation 
aims to shed light on these issues and 
protect consumers from the consequences 
of unfair contractual terms.

Aside from costs, consumers may 
also be attracted to online will‑writing 
services, which are seemingly quicker 
and easier. However, consumers should 
not underestimate the importance and 
uniqueness of a will. Wills should be  
very carefully tailored to a consumer’s 
individual circumstances and wishes.

Pre‑paid probate services are a further 
area of concern. Estimating the amount 
of work required to administer an estate is 
challenging, especially considering current 
delays in the probate process now exceed 
12 months on average. Clients must be 

assured that pre‑paid packages 
will address these challenges 

transparently, clearly 
outlining the scope 

of work included in 
the costs.

A lack of 
accuracy or 
certainty in writing 

or probating a will 
can have devastating 

consequences, and 

so consumers must be fully aware of the 
risks of using cheaper online services 
or pre‑paid probate plans that are 
not regulated.

It is important to note, however, that 
not all unregulated will writers and estate 
practitioners offer substandard services. 
Many professionals embrace a modern, 
transparent and accessible approach to 
serving clients. Those who are members of 
reputable organisations like the Institute of 
Professional Will Writers and STEP largely 
adhere to best practices, acting in the 
best interests of their clients. It is crucial  
to keep in mind that not all unregulated 
professionals are the same and the CMA’s 
review is expected to highlight those who 
adhere to best practices.

The CMA’s review will also promote 
education within the industry, empowering 
consumers to make informed decisions 
about whether to choose regulated 
or unregulated service providers. 
Understanding the distinctions between 
regulated and unregulated professionals 
is essential, and consumers should be 
entitled to the expected level of protection 
under consumer laws, regardless of their 
choice of service provider.

The CMA’s review is a welcome step 
towards ensuring consumer protection 
in the legal services industry. It aims 
to address disparities in accountability, 
educate consumers and promote best 
practices. Although affordability is a 
valid concern, it is essential to prioritise 
the protection of vulnerable clients and 
their assets. As we await the findings 
of the review, we can look forward to a 
future where individuals have access 
to a wide range of high‑quality legal 
services, whether they opt for regulated 
or unregulated providers, with the 
confidence that their rights and interests 
are safeguarded.

UNREGULATED SERVICE PROVIDERS
ENGLAND AND WALES

Hannah Clarkson is Head of Wills  
and Probate at Adkirk Law

HANNAH CLARKSON DISCUSSES 
THE CHALLENGE OF UNREGULATED 
WILL PROVIDERS IN ENGLAND  
AND WALES
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STEP REPORT
STEP has recently published a 
new report, Wills and Trusts: Buyer 
Beware, that uncovers the impact 
of unqualified advisors in the 
estate‑planning sector.

Read the report at www.step.org/
research-reports/wills-and-trusts


