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INTRODUCTION 
Publications on Cypriot housing are dominated by monetary control institutions, the business sector 

and economic researchers whilst little is published by spatial and social disciplines. The paper dives 

into this gap by questioning the markets capability to provide a spectrum of choices that is appropriate 

and affordable for diverse population groups, and especially vulnerable groups, and can adapt to life 

cycles and evolving living trends.  

 

STATE OF HOUSING  
Four characteristics of the Cypriot state of housing can be observed.  

First, real estate industry is an important pillar of the Cypriot economy; in 2013 it represented 11.6% 

of the country`s GDP despite the devastating contraction of the Cypriot construction sector.
1
 Property 

developers have largely taken over housing and residential area development and develop land from 

land purchase, urban planning and design to the design and construction of apartment to individual 

residential buildings within the frame of local plans and area schemes but do not exceed an 

established, commonplace standard. 

Second, the Cypriot structure of housing tenure is dominated by owner occupancy.
2
 In 2011 68.6% of 

Cypriot dwellings fell among this category in contrast to 18.8% that were rented (figure 1).
3
 Such a 

life-long bond calls for adaptability to life cycles, a need neglected by the housing industry and 

governmental housing schemes. 

 

 
Figure 1. Housing tenure structure in Cyprus  

Third, the Cypriot real estate market has been over-evaluated by approximately 30-50% at the peak in 

2008. Despite of a burst of this housing bubble, the market still exhibits characteristics of 
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overvaluation as market prices decreased by only 26% till 2014 and construction costs continued to 

increase at an average yearly rate of close to 5%.
4
 In addition, the high level of outstanding residential 

loans set into relation to the GDP ratio of 70.9% in 2012 compared to an average of 52% of the EU27 

shows a mismatch of financial obligations and available income.
5
 Looking at the population with 

arrears on mortgage or rent Cyprus performs worth with a share of 8.8% of the total population 

compared to an average of 4.2% in the EU.
6
 Such an unsustainable high price level requires affordable 

housing models which are given little attention. 

Last, governmental housing programs are focusing on ownership. Affordable home ownership 

programmes are run for acquiring a primary residence for low and middle income families, large 

families and persons with disabilities. Housing packages include houses for purchase at reasonable 

prices and long-term, low-interest housing loans for low-income groups (figure 2).
7
  

 

   
Figure 2. Governmental housing schemes, Cyprus 

 

Other schemes support independent home purchase, home enlargement or upgrading of living 

standards through financial support targeted at specific population groups.
6
 The schemes, of which 

more than 17.000 households benefit, are run by the Cyprus Land Development Corporation (CLDC) 

and the Housing Finance Corporation (HCF). 
7
 Cyprus has no social renting sector or cooperative 

renting sector
8
 (figure 3) nor does it practice a legally binding agreement between local planning 

authorities and developers on a percentage share of social housing in new developments as other 

European countries.
7
 The focus on the promotion of housing ownership for low income groups seems 

to be questionable looking at the high percentage of almost 50% of people with low income and 

arrears on mortgage and rents.
6
  

 

 
Figure 3. Housing tenures EU27 (without Bulgaria), 2008 or latest year available 

In conclusion, housing choices are limited to commonplace standard. Alternative best practice 

affordable or adaptable housing models or housing cooperatives are missing in the Cypriot context as 

much as innovative housing models that respond to evolving living trends and needs.  
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AFFORDABLE HOUSING 
Affordable housing provides low cost housing whilst maintaining high quality of living. Three factors 

influence the cost of housing; the housing area, the building design and the building operation. 

Land is a major cost factor; the smaller the plots and the bigger the building density, horizontally and 

vertically, the more economical building is. Plot form and direction, the building location in relation to 

the street, the nearer the better, and the typology and the width of the road network also influence 

costs. Sharing infrastructure through communal parking, heating or power station is more cost 

effective. Multiple use of urban elements such as the use of streets as open space with an increased 

quality of stay and buildings rows that also offer noise protection through smart design reduce costs 

further. General daily costs of residents are reduced when shops for daily needs and schools and 

kindergartens are in proximity and reachable on foot. The atrium houses Pfeffingerstrasse, Leipzig, 

Germany, by Hertrampf and Niehus Architekten (figure 4) provide high building density. Atrium 

houses are the most dense form of one family houses but do not affect the living quality due to 

protection from outside views that guarantees a necessary degree of privacy.
9
 They also correspond 

with the traditional, Cypriot courtyard house typology. 

 

  
Figure 4. Atrium houses Pfeffingerstrasse, Leipzig, Germany (photographer Frank-Heinrich Müller) 

 

Costs are also influenced by building design. Early basic decisions and early coordination between 

client, architect, engineers shorten the construction period. The questioning of custom standards, the 

design of the plan, the building material, the construction system, the better linking of design, 

construction and manufacturing, and the efficiency of site logistics are key elements of low cost 

building. Most important is an economic prefabrication, based on repeated elements, a simple, flexible 

layout with limited installation shafts and a limitation to few, well- designed living unit typologies that 

can also adapt to user needs. Adaptation to topography, avoidance of underground garages, open 

staircases and access balconies, and a minimization of traffic space are further decreasing expenditure. 

The apartment house in Waldkraiburg, Germany, by Meck Architekten (figure 5), which was granted 

an award in a competition on affordable housing,  relies on prefabrication, repetition, optimal active 

and passive use of solar energy, and an open space plan with a reinforced concrete pillar structure and 

flexible partitions.
10

 It also functions simultaneously as noise protection. 

 

  
Figure 5. Low cost housing Waldkraiburg, Germany 

An ecological building design does not only reduce the effects on the environment but also influences 

operational costs positively. The design of a low or zero energy house, a compact building mass, a 
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good insulation along with a smart use of passive solar energy, a solar energy heating and solar panels 

for the heating of service water and the use of rain and grey water reduce operational costs in the long 

term. 

 

ADAPTABLE HOUSING 
Adaptable housing fine-tunes housing and living realities considering changing forms of living 

throughout the life cycle of people. The normative life cycle changes from single to couple later 

followed by the birth of children and the formation of a nucleus family. Such a process is reversed 

when children are leaving home and partners die.
11,12

 During the last decades the typical pattern of the 

nucleus family is softened by an increasing number of singles, single parents, and patchwork 

families.
13

 Transitions from one stage of the life cycle to another are in general affecting income 

available for housing, living patterns, space demands, and housing needs as in the case of elderly 

people who have special needs. 

Models that consider changing needs are universal and flexible or adaptable housing. Universal 

housing considers changing needs in relation to age and ability and focuses especially on barrier-free 

housing.
14, 15

 Flexible or adaptable housing looks at changing needs from a broader point of view, a 

social, economical and environmental viability. It focuses on flexibility defined by the adaptability to 

various social uses through different spatial arrangements based on a specific construction and 

provision of services logic.
16

 Flexible housing can adapt to a change in income, lifestyle, living pattern 

or household composition, avoids relocation and decreases the costs for necessary reconfiguration.  It 

gains a growing importance due to a trend of increasing life expectancy, a decreasing number of 

children and a greater geographical mobility paired with an increasing desire of elderly to live 

independently. 

The changing needs of an American family were the base of the design of the exhibition building for 

the Museum of Modern Art by Marcel Breuer (figure 6). The house was designed for three life phases; 

rooms could be added or the use of existing ones could be changed. First, the ground floor was 

supposed to be completed for a young family. Then, a first floor was added for a mature family with 

older children and higher income and the use of rooms could be switched. Last, the aging parents 

could move back to the ground floor and adult children could use the first floor as an independent unit 

reachable by an outdoor staircase.
17

  

 

 

                      
Figure 6. Exhibition building for the Museum of Modern Art 

The idea of adaptation was further refined by providing an undetermined open plan and structural 

system, a frame, plus lightweight panels for an individual, flexible room division as in the case of the 

Techbuilt house  by Carl Koch and the Genter Strasse housing by Steidle and Thut (figure 7). The later 
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also put emphasis on a visually legible construction system that enables residents to do changes 

without prior consultation of professional experts.
18 

 

   

Figure 7. Adaptable housing Genter Strasse, Munich, Germany 

 

STATE OF HOUSEHOLDS 
Residents or user groups and vulnerable groups that should be given special attention can be identified 

when looking at the state of households. The family nuclei household has the biggest share of all 

household types in Cyprus and in the EU. Cyprus is top of the list concerning households of a couple 

with minor child(ren), 31.5% in comparison to 21.3% EU27 average, and still ranges among the peak 

five concerning couples with adult children, 17.2% in comparison to 10.1% EU27 average. The 

situation is though quite different when looking at lone parents, 3.3 % in comparison to 3.5% EU27 

average, or single adults with child(ren), 4.3% in comparison to 4.4% EU27 average, and extended 

families, 2.7% in comparison to 3.2% EU27 average, where Cyprus is near to the European average 

(Iacovou and Skew 2011). However, when the numbers of female or male lone parents are closer 

looked at a severe imbalance comes to light. Whilst 88% of female parents are living in single parent 

households only 12% of male parents take over this responsibility. When focusing only on children 

younger than 25 this disparity even aggravates with 90% female versus 10% male lone parent 

households.
3
 

Another important population group is people above 65 (65+). 11.4% couples only of which minimum 

one is older than 65 years lie within the average level of 11.1% of EU27 countries. This picture 

changes when looking at single adult households 65+ that are with 7% least common in Cyprus 

compared to 13.1% EU27 average. This relatively low number might be also explained by living in 

extended family households.
19

 Persons aged above 65 should nevertheless be given specific attention 

as their risk of poverty rate was in 2012 with 33.4% significantly higher than in the EU with 19.3% 

(figure 11). 

In 2012 27.1% of the Cypriot population were at risk of poverty or social exclusion which is above the 

average European context (figure 8) and still rising with 27.8% in 2013.
20

 

 

 
Figure 8. Risk of poverty or social exclusion, EU, 2012 
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The indicator risk of poverty or social exclusion consists of three components; poverty rate, severe 

material deprivation and low labor index. In 2013 15.3 % of the population was below the poverty 

line of a minimum of € 9.524 per person and year, usually calculated at 60% of median equivalent 

income, 16.1% were living in households with severe material deprivation, and 6.5% in households 

with a very low labor intensity, below 20% (figure 9).
20, 21 

 

 
Figure 9. The three components of the indicator  
risk of poverty or social exclusion, Cyprus, 2013   

 

Until 2012, the most vulnerable group at risk of poverty and social exclusion in Cyprus were people 

65+. But when the disposable income of the majority of population began to decline and the income of 

pensioners remained stable, a relative leveling of age groups was observed (figure 10).
20 

 

 
Figure 10. Risk of poverty or social exclusion by age, EU and Cyprus 

 

In 2012 children were the biggest age group experiencing severe material deprivation with 18.1%  in 

Cyprus and 11.8% in the EU but the EU level was significantly lower and Cypriot numbers were on 

the rise  from 15.5% in 2010 to 18.7% in 2013 (figure 11).
20
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Figure 11. Severe material deprivation by age, EU and Cyprus 

 

Also the poverty risk rate for women, 16.5% in 2013, is higher than for men with 14.1%, similar to the 

EU but with a bigger difference between the sexes (figure 12) and people born in non-EU countries 

are exhibiting a significantly higher risk of poverty or social exclusion. Data from 2010-13 also shows 

that the percentage of people from other EU countries is significantly rising while the level of natives 

remains relatively stable (figure 13).
20 

 

 
Figure 12. Risk of poverty by gender, EU and Cyprus 

 

 
Figure 13. Risk of poverty or social exclusion by country of birth 

 

Non-natives, women and children below 18 are at a higher risk of poverty and exclusion or suffer from 

material deprivation. Considering the fact that female single parent households also represent an 

unproportional high percentage it seems necessary to consider their specific needs of housing, 

educational and social support especially for non-natives who often also lack social support from 
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family or friends. This is also valid for people 65+ who want to live independent but need more 

support with growing age.  

 

HOUSING MODELS BASED ON SOCIAL INCLUSION, COHESION AND NETWORKING  
Changing contemporary forms of living, from the multi-generational and nucleus family to an 

increasing number of singles and single parents are paralleled by a greater geographical mobility and 

an increase of distances between generations and result in multi-local smaller units.
13

 This together 

with the employment of both, men and women, an increasing life expectancy, and a decreasing 

number of children requires innovative models of social support and more and alternative care options 

for children and elderly. Community housing projects provide such an alternative which is especially 

necessary for groups at risk of poverty and social exclusion. 

The first forms, housing cooperatives, became popular in Europe in the 19
th
 century when people in 

need for housing decided to help themselves through cooperation. The idea of communal living was 

revived by the commune movement at the end of the nineteen-sixties; its aim was to dissolve the 

isolation of the individual and the fixation of gender roles and to develop new forms of living and 

working together. 
22

 Around the same time the community housing development started in Denmark 

out of the desire for solidarity, the development of social ties, the absorption of needs for assistance 

and an increase of quality of life.
23

 Co-housing communities consist of autonomous, individually 

owned dwellings and commonly owned and shared facilities.
24

 Saettedammen, the first cohousing 

community in Hillerod, Denmark (figure 14), was also built with a flexible and adaptable construction 

responding to individual and changing needs of residents.
25

 

 

 
Figure 14. The first co-housing community Saettedammen 

 

Co-living was further expanded through the integration of workspaces when a new relation of working 

and living emerged at the end of the 20yh century based on a more fluid formulation of gainful work 

and the blurring of boundaries between the two.
26, 27 

It often includes the aspect of co-working in 

workspaces that are shared by diverse groups of independent professionals based on values of 

community, collaboration, skill sharing, learning, and sustainability (figure 15).
28

 The combination of 

living and working is especially helpful for people that take care of dependent family members. 

 

 
Figure 15. Development of working and living 
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Cohousing+ is a model proposed by Vera Cramer and Deborah Mast that focuses on both, cohousing 

and co-working, based on the needs of users.  It provides the opportunity for living and working 

networks through a large choice of living and working spaces backed up by child care. The variety of 

residential types ranges from single rooms to various size apartments and the variety of work spaces 

from the classic co-working computer places, to separable office spaces, and workshops for practical 

activities (figures 16 and 17).  

Work and living spaces are located in close proximity to common areas, shared by the coworkers and 

the living community. They are situated above the passages, extend over two floors, provide 

community kitchens, lounge areas, bars and roof gardens and also include the Prinzessinnengärten in 

the courtyard which can be viewed through the passageways and are open to the public. The Café on 

the ground floor is a meeting space for all users and the public. The outdoor area of the café is located 

in the Prinzessinnengärten and can also be used for the sales of goods produced in the garden.
26

 

 

 
     Figure 16. Cohousing+:        Figure 17. Cohousing+:  
     Working, living and community spaces   Space combinations based on user needs 
 

The built project Oderbergerstrasse in Berlin by BARarchitekten achieves to correspond to the 

surrounding urban complexity through a complex internal structure. The development of social 

networks of a carefully chosen mix of users (figure 20) is strengthened by spatial density and a hybrid 

building use including working and living spaces, restaurant, store, and art space. Focus is put on the 

needs of users and flexibility concerning owner occupation (50%) and rental (50%) (figure 18), 

interchangeable living and working spaces, short and long-term occupation and space size. Work units 

vary from 5-54m2, residential units from 30-128m2 and smaller units can be joined. The five double-

height studios, situated on the upper levels, provide a house in the house character and can be used as 

living and working spaces. Common amenities are a guest apartment and a roof terrace/garden on the 

last floor and a public art space on the ground floor next to the restaurant and the store, which are 

popular neighbourhood venues that enable interaction of the community and the urban environment 

(figures 19 and 20).
29
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Figure 18.Oderbergerstrasse      Figure 19. Oderbergerstrasse  Figure 20. Oderbergerstrasse 

Ownership/rent                    Mix of units                               Mix of uses 

 

The Community Area Model by Riken Yamamoto and Field Shop is taking co-living and –working a 

step further allowing a high degree of diversity of lifestyles and household compositions through a 

mixed use of living units, workspaces, communal living rooms, daycare, shops, and restaurants (figure 

21). 

The conceptual basis is individual living units for 500 residents combined with work spaces and 

common facilities but with significant differences to above described concepts  The living units are for 

rent including low income groups for whom the burden to buy is too high and offering fast and easy 

adaptation to major life changes. The spatial distribution pattern differs; space for community facilities 

is maximized whilst individual space is minimized. A flexible layout is provided; basic units can be 

extended or joined according to individual needs. And, last, the space organization and the relationship 

between spaces are entirely different from that of a traditional living unit. The basic individual living 

unit ie is separated into an intimate space the nema and an exposed glazed space the mise. According 

to individual needs residents can rent varying shares of both in relation to household size and work 

requirements; i.e. the mise can either be used as a shop, and office, or an atelier or workshop or it can 

be used as an extension of the nema in form of a veranda. Kitchens and bathrooms are not part of the 

ie but are located within shared common facilities. The units can be joined horizontally and vertically 

in such a way that a variety of open spaces can emerge that support social ties and community 

life.
30,31,32 

 

    
Figure 21. Community area model 
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CONCLUSION  

Social inclusion and networking, affordability, and adaptability are all significant aspects of 

contemporary housing needs within the Cypriot context that are given little or no attention by private 

developers, the government and its housing agencies. Best practice examples are available to develop 

innovative housing models fitted to local living trends and housing needs. Concentrating on one aspect 

is not enough; an integrated approach is necessary to address all economical and social issues and to 

accomplish a sustainable solution which is possible as especially the last examples proof. Process 

would play an elementary role enabling the users to shape the space themselves, to learn and to 

develop further, and take a responsible and active part in the design of their environment. Policy 

makers and designers on the other hand must be open to redefine design values, to become aware and 

to respond to existing and emerging social needs and process, and to understand housing design as 

constant knowledge acquisition and development. 
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