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The architectural and engineering 

design of projects is a multi-

disciplinary and laborious procedure 

(partly because of permit, budget 

and design brief constraints) that 

usually takes 1 year (or more) to 

complete.

On top of that, Planning Permits 

typically take 3-12 months to be 

issued, followed by another 12-24 

months for Building Permits! 

Tip! To avoid complications (title 

deed delays, electricity supply 

refusal, etc), it is strongly advised to 

start project construction only after

all Permits are issued.

STEP 3 : Tenders

Based on the Bill of Quantities, 

Drawings and Specifications, 4-5 

Contractors are typically invited to 

provide a tender by pricing the Bill 

of Quantities. Any work to be 

carried out by Client nominated 

Subcontractors or Suppliers must 

be clearly specified in the tender 

documents, although it is strongly 

advised to keep nominations to the 

minimum to avoid complications. 

The Contractors must be members 

of the Council for the Registration 

and Control of Contractors and 

possess a license for the type and 

size of the project under tender. 

Moreover, they must : 

1. Be financially sound and 

bondable

2. Possess insurance cover

3. Possess a waste management 

license

4. Have adequate experience

Tender submissions are assessed 

by the Consultants and a

proposal for the winning bidder is 

made to the Client who, if in 

agreement with the proposal, signs 

with the Contractor the ″Ε1 (Α) -

Form of Main Contract for Building 

Projects (With Quantities)″ issued 

by The Cyprus Joint Construction 

Contracts Tribunal (CyJCCT).    

INTRODUCTION

The success of construction 

projects is often determined by the 

actions of the Client during the 

various stages of the project and, 

hence, it is important for the Client 

to have some basic knowledge of 

the standard procedures in Cyprus.   

STEP 1 : Consultants

Whether building a house or a big 

office building, the first step is to 

select the main project consultants : 

1. Architect      

2. Civil Engineer

3. Quantity Surveyor

4. Electrical Engineer

5. Mechanical Engineer 

Depending on project requirements, 

other consultants may also need to 

get involved, for example : 

1. Fire Engineer

2. Project Manager

3. Geotechnical Engineer

4. Energy Performance Engineer

The Consultants must be members 

of the Cyprus Scientific and 

Technical Chamber (ΕΤΕΚ), have 

adequate professional experience 

and possess professional indemnity 

insurance. Moreover, they must be :

1. Transparent  

2. Professional

3. Performance driven

4. Teamwork orientated

Tip! Individual contracts should be 

signed with each Consultant, clearly 

describing the services being 

offered, time schedules and fees.

STEP 2 : Design

Based on the design brief of the 

Client, the Architect and the 

Engineers must each produce 

Drawings (incl. construction details) 

and Specifications with which :

1. Planning Permit is issued by the

Department of Town Planning

2. Building Permit is issued by the 

Local Authority

3. Bill of Quantities is produced by 

the Quantity Surveyor 

Tip! To avoid very high or very low 

bids, it is strongly advised to select 

bidding Contactors of roughly the 

same level of experience, 

reputation and expertise.

STEP 4 : Construction 

The Contractor builds the project 

under the supervision of the 

Consultants, who typically visit the 

construction site twice a month and 

provide all the necessary 

information (e.g. clarifications, 

change orders, materials selection).

Depending on project complexity, 

availability of materials and speed 

of response to Contractor queries, 

project construction typically takes 

1½ to 2½ years.

Tip! For proper quality control and 

easy communication of information, 

it is strongly advised to ensure the 

Contactor has a high caliber Site 

Engineer on the job, and, for larger 

projects, a Project Manager as well.

STEP 5 : Title Deeds 

If the project has been constructed 

according to the Planning and 

Building Permits, the Local 

Authority and other Government 

Departments (e.g. Fire Service) 

inspect the project and issue the 

Certificate of Final Approval. This 

typically takes 2-3 years. 

If changes have been made to the 

original plans during construction 

(e.g. addition of swimming pool), 

revised Drawings have to be 

submitted to secure revised 

Permits, then followed by the 

application for the Certificate of 

Final Approval.

Once the Certificate of Final 

Approval is issued, an application is 

made to The Department of Lands 

and Surveys to issue Title Deeds. 

Depending on project complexity, 

this typically takes another 2-3 

years!
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