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10.4.1 PLANNING BRIEF FOR THE DEVELOPMENT OF THE CIVIC AND
CULTURAL ZONE

Purpose of this guiding framework
This Planning Development Brief for the Civic and Cultural Corridor is essential to define the
objectives of a European Master Plan competition of ideas for the development of the area which is
expected to bring out and highlight the merits that characterize and enrich the unique profile of the
central part of Nicosia as the civic centre of the capital of Cyprus
Immediate Specific Objectives
The subject of the competition is to develop an approach to the area, that extends from the
Presidential Palace to the Ledra Palace along Perieos River, as a unified corridor / area to assume
the role and the appearance of an area concentrating (accommodating / hosting) public buildings
and infrastructure for cultural uses of wider island-wide importance.

The development process of the Planning Brief
The Planning Brief concerning the Civic and Cultural Zone is based on the Study / Plan conducted
within the context of the preparation of the Area Scheme and the views expressed by the public and
the stakeholders at the Public Consultations Meetings for that Study / Plan. This Planning Brief is
supplementary to the Document containing the provisions for the Zone CDZ-w (ΕΖ-δ), Chapter 8.3
of this Area Scheme Plan.
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Information concerning the Area
Physical characteristics of the area
This corridor area extends parallel along
Pedieos River and includes the Municipal
Gardens Park and part of it touches on the
Moat. It is adjacent to the predominantly
green areas of Nicosia giving it a particularly
pleasant microclimate. Its western orientation
on a higher elevation than the rest of the
central area offers a privileged position regarding
living conditions mainly during the summer months.

Historical profile and character of the Area
This area is the location of the first development
outgrowth outside the Walled City during the
colonial period, due to the good environmental
conditions there, the presence of large areas of
public land and its proximity to the historical centre,
and the Walled City itself.

Area for Master Plan Design

As a result of this first wave of development outside the Walled City in the early years of the 20th
century, the area attracted and concentrated administrative buildings of colonial architecture and
a significant urban residential area along the Byron-Gladstone Avenues which was designated as
Special Character Area (Conservation) Area the same as the Ledra Palace area which contains
significant examples of colonial and neoclassical architecture, buildings of the modern movement
and contemporary architecture.
Regulation for the protection of the buildings of the area
The architectural heritage contained in the Civic and Cultural Zone is protected by the Designation
Orders declaring the buildings as Listed Buildings and the area in which they are located as Special
Character Area / Conservation Area.
In these two Special Character Areas 48 buildings have been designated as Listed Buildings. The
restoration of these buildings, like any other new building or intervention is subject to control by the
Committee of Aesthetic Control of the Planning Authority. The predominant characteristic of the built
environment of the area is the large size of gardens attached to the buildings.
In addition to the protection afforded to the areas and buildings under the provisions of the Planning
Law, there are in this Zone extensive archaeological excavation sites protected under the Antiquities
Law.
Circulation and Service Routes
The area is well served by the road network. The area is bisected north-south by the Central Area
ring road, the Grival Gigenis Avenue, Nehru and Kiniras Avenues. Along its western side runs Severis
and Avxentiou Avenues while also Byron Avenue cuts through it. In addition it will be connected
directly to the Universities, through bicycle tracks along Pedieos River, Gladstone Avenue, the
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Municipal Park and Markos Drakos Avenue. Also, one of the advantages of the area is its proximity
to the Central Business area and the Walled City which are accessible on foot. Public access to this
Zone will be facilitated even further by the operation of the Mini Buses while in the medium term by
the operation of the tram which will run along its eastern boundary.
Functions located in and around of the area
The surrounding area of this Zone includes the Presidential Palace, The Ministry of Interior, the
Public Information Office, the Attorney-General’s Office, the Committee for the Protection of the
Rights of Children, the Office of the Commissioner for the Protection of Information of Personal
Character, the Embassies of Austria, France, Holland, Germany, the Czech Republic, Ireland, Israel,
the Energy Regulation Authority, the Red Cross, the nursery and Primary School of Agioi Omlogites
and the Cultural centre and Library of the old village core.

In the part of the Civic and Cultural Zone falling within the Area Scheme, are located the Chamber of
Commerce and Industry, (CCI), the Officer of the Auditor General, the Service of Public Allowances,
the Embassies of Georgia, Switzerland, the Ministries of Interior and Finance, the National Theatre
THOK , the Cooperative Central Bank, the Office of the European Parliament and the Representation
of the European Union, the Cyprus-American Archaeological Research Institute (CAARI), the Ministry
of labour and Social Insurances, the Anastasios Leventis Foundation, the Archaeological Unit of
the University of Cyprus, the Americal Academy School, the Embassy of Greece, the Municipal
Garden, the Palace Theatre, Castelliotissa Cultural Centre, the Municipality of Kyrenia, the German
Cultural Institute Goethe, the Cyprus Research Centre, the Population and Migration Archives, the
Office of the Ombudsman, the Department of Antiquities, the District Lanour Office, the House of
Representatives, the Department of Town Planning and Housing, the Supreme Court, the Nicosia
District Law Courts, Leventios Art Gallery, the UNFICYP and the House of Cooperation.

Property ownership Pattern
The area includes large parcels of public land, parcels leased to the Municipality of Nicosia or other
organizations, properties belonging to foreign embassies and semi-public organizations. Also, due to
the multicultural character of the area for many centuries, there are Church properties and properties
of various benevolent organizations, like the Greek Evangelical Church, the Church of England, the
Maronite Church of Chariton, the Roman Catholic Church of Holly Cross, and others.
Public Utility Services
The area is well served by public utility services with regard to their present use. With the proposed
future increase in the concentration of civic and cultural uses provision must be made to increase the
capacity of the network mainly those of electricity supply and telecommunications, while extension of
the network of those services will be required to serve adequately the area of Ledra Palace.
Development Control
Possible development restrictions which must be taken into consideration include:
--The responsibilities and commitments under the EU Memorandum prescribing change of ownership
status privatization of public land.
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--The release of public land currently under leasehold or use decided in the past.
--The development restrictions pertaining to the provisions of the Special Conservation Character
Area regulations, those under the provisions for Listed Buildings and the prohibitions for interventions
in archaeological sites under the Antiquities Law.
--The restrictions that come into force following possible discovery of new antiquities in the area.
--The geological composition of the area and the underground water level in the area adjacent to
Pedieos River.
Planning Framework for the development of the area
For the purposes of the development of the Civic and Cultural Zone the provisions of Chapter 8.3 of
the Area Scheme will apply.
For the Special Character Area and the Listed Buildings the detailed provisions of Zone EZ-d and
Zone Ka, outside the Walls, and particularly Chapter D concerning the framework for the protection
of the built environment will apply. In addition those provisions of Annex C of the Local Plan which
pertain to the Central Area and the incentives for the Listed Buildings will also apply.
In areas where there are archaeological sites, and in part of the area adjacent to the Walls, the
provisions of the Antiquities Law will apply.
The Plot Ratios for the area of the Zone within the perimeters of Pedieos River, south of Grivas
Digenis Avenue and Ledra Palace to the north will be those designated under Zones EZ-d and Ka
outside the Walls.
In the areas included in the Competition but outside the Central Area (Δα1, Αα1, Αα6, Αα7, Πα9,
Κα3), the Plot Ratio under the Local Plan will apply.
Table 15

Plot Ratio

Maximum Plot
Ratio

Plot
Coverage

Floor
Number

Max.
Building
Height

8 floors

31,00

NICOSIA AREA SCHEME DEVELOPMENT COEFFICIENTS
ΕΖ-δ

Κα

2.00 :1

1.40 to 1

4.00:1

--------------

60%

3 floors, 4th
in exceptional
cases on
the basis of
discretionary
decisions by
the planning
authorities

Until 50%

10,00

NICOSIA LOCAL PLAN DEVELOPMENT COEFFICIENTS
Δα1

0,005:1

---

0,005:1

1

5,50

Αα6

1,00:1

---

0,30:1

----

----

Αα1

0,20:1

---

0,20:1

3

----

Αα7

1,00:1

---

0,40:1

3

10,00

Πα9

1,20:1

---

0,70:1

2

7,00

Κα3

1,40:1

---

0,50:1

4

17/14,30
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Policy framework for the future development of the Civic and Cultural Zone
The development of Zone EZ-d should comply with the general development objective of the area
which is the creation of a core of significant functions (uses) that will enhance the importance of the
centre of capital city. It will also allow opportunities for future expansion towards the northern part of
the town, which will, over time, render it more widely known in the Mediterranean and Europe.
The achievement of this objective requires concentration of the headquarters of the central Ministries,
State services and the functions of the wider public sector, as well as the siting and provision of the
necessary facilities to support European Organizations, European and other diplomatic missions.
The siting of Ministries, State services and semi-public organizations presently scattered all over
the town required re-evaluation to create the conditions to attract them to locate in this Core Civic
and Cultural Zone. This will contribute greatly to their management, to the rationalization of public
resources, to their synergies and their accessibility by the public.
The area already contains significant old administrative buildings of historical important
accommodating Ministries and other public services, like the Ministry of Interior and the Law Courts.
They need to be conserved, restored and expanded with appropriate planning, avoiding piecemeal
interventions, to fulfill current and future requirements and enable them to remain and strengthen
their present in the area.
At the same time final decisions must be taken for the implementation of projects following from
architectural competitions, such as the House of Representatives and the redesign of the Old
Stadium GSP.
These buildings and the rest of the public (civic) buildings which will be located in this Zone should be
representative of their age and to be designed as a result of architectural competitions, ensuring the
maximum of sophistication in their morphology and functionality which will give them a contemporary
and dynamic presence.
The European competitions which will be guided by the present policy framework should focus
particularly on the urban design aspect of this area which is expected to be of high standard for the
purpose of highlighting the public buildings and the consolidation of the existing and future civic and
cultural buildings. They should constitute reference points visible from the public spaces surrounding
them so that altogether will comprise an overall urban network.
In the proposals to be submitted, emphasis must be given to the strengthening of the urban
(architectural) character through the design of public open spaces, high quality infrastructure enriched
by high profile pieces of art which will promote and highlight the public and cultural buildings giving
them the required esteem as part of the centre of the capital city of Cyprus.
The functioning of these developments may be served by the routing of the 13 mini buses, which
will connect to the urban and inter-city transportation network, and by the development of surface
parking places in the area which may expand their capacity underground. In addition, to the minibuses, mobility at the centre will be served by the measures implemented under the ‘Integrated
Mobility Strategy’ including traffic management along major routes, the introduction of bus lanes and
cycle tracks and a number of related measures designed to support sustainable mobility.
In this area there are large archaeological sites which must be utilized as archaeological parks to
increase the attraction and esteem of the Central Area given that the area’s comparative advantage
is its cultural heritage representing the history of the whole of Cyprus.
In parallel to all this, the medium and longer term planning policy envisages maximum utilization of
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public-owned land and public buildings to increase activities and attract new uses. In this context,
it will be possible to include temporary uses on vacant properties under public custody to address
immediate need facing the town.
Use of the Guiding Framework
This Guiding Framework may be used by the Planning Authority to propose to the Planning Council
and the Ministry of Interior to submit to the Council of Ministers proposal for a European Architectural
Competition. The result of the competition will be adopted as the Master Plan for the area regulating
all and any building development or the redesign of any public space.
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CDZ_W – CIVIC AND CULTURAL ZONE / CORRIDOR

The Zone extends along Pedieos River from Grivas Gideenis Avenue to Ledra Palace. It includes
and concentrates many public buildings, the House of Representatives, the Law Courts, public
sector Offices and Services, the sites of existing and planned cultural uses / facilities, such as the
State Theatre, the sites on which the New Cyprus Museum will be built, the Municipal Theatre,
etc. The green open landscaped spaces and public uses, including a large parts of empty sites
and publicly owned buildings offer to the area opportunities for development as an urban cultural
centre of national and international importance and interest. The Zone stretches out to the Ledra
Palace area which may assume a particular role in Nicosia especially in the case of a solution to
the Cyprus problem.

Priorities
a) Concentrate and integrate uses which promote and highlight Nicosia as a Capital city
and render it widely known in the Mediterranean and Europe.
b) Promote interventions that aim to unify existing and planned administrative and
cultural Buildings (facilities) which have been designed in isolation through architectural
competitions and today constitute ‘discrete’ units in the urban fabric.
c) Focus on reinforcing the character of the area through the planning and design of
public open spaces with outstanding quality and character to enhance the presence of
administrative and cultural buildings.
(d) Promote the implementation of public buildings resulting from architectural competitions
e) Maximise the utilization of public land and existing buildings in order to intensify
activities and attract new uses
(f) Temporary use of empty land which is government owned or in public custody
(g) Reduce traffic congestion and promote mass transit transport within the context of the
Integrated Mobility Plan which will discourage the use of private cars.
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(A) MANDATORY DEVELOPMENT
PARAMETERS
A1: Land Uses
--All land uses listed under Zone ΕΖ-δ in Table
7
--The development of public and cultural uses
are encouraged
--Retail trade uses and cafes, accessible
from the street, to be incorporated whenever
possible on the ground floor of all large scale
public and cultural buildings fronting plazas or
other spaces for public use.
--In parts of the area of the Moat and the Walled
falling in this Zone, all types of entertainment
uses are allowed.
--Workshops, and independent production and
warehouse uses are not allowed
A2: Setbacks
--Front and lateral setbacks to be minimum 3
m wide
--Minimum setback at rear 5 m wide
--Planning Authority may allow changes to
these setbacks, due to the orientation or the
design of the building, if such changes may still
satisfy adequate architectural design solutions.
A3: Plot configurations
--Plot configuration is allowed
--Pooling of courtyards and fire access between
plots allowed and encouraged
A4: Plot ratio (floor space index / building
coefficient)
--Baseline plot ratio is 2.0:1
--Through the use of incentives the Plot Ratio
may increase up to 4.50:1
A5: Plot Coverage
Up to 60%
A6: Building height
Up to 10 levels
A7: Parking requirements
--On-site parking is allowed provided that it
will be possible to accommodate preferably
underground or on the ground without being
visible from the street.
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A8: Development Facilitation
--Discretionary increase of Plot Ratio up to
4.50:1 as describes in the relevant Chapter
--Discretionary increase of two levels, up
to a total of 10, will be granted subject to
a setback and not being visible from the
Walls, the Moat and the river banks, and
provided that it will be verified that privacy,
sun lighting, ventilation of the nearby plots
are not compromised. Additional levels
may be granted against (payment of)
contribution for the improvement of public
spaces in the Centre.
--Existing buildings that the Planning
Authority will have the discretion to judge
that they present significant morphological
character or are representative of
architectural movements that passed
through and left their mark on the town,
will be allowed to transfer development
rights for their restoration, as applied to
the Listed Buildings. Priority will be given
to old buildings built prior to 1960 without
excluding later (post-1960) buildings if they
fulfill the above criteria

(B) MANAGEMENT OF DEVELOPMENT
B1: Traffic
--It is proposed that the maximum speed should
be 50 km/h
--In this Zone priority will be given to mass
transit systems, cycling and pedestrian
movement rather than to the use of cars.
--The routes of the tram or other mass transit
transport will be safeguarded and priority given
to it at the crossings and against other traffic
demand movement.
--The mass transit system of high efficiency
and frequency should be implemented as a
matter of priority along the primary network of
that system (Makarios Homer Gr. Avxentiou
and Severis Avenues) while the possibility of
its extension towards Ledra Palace should be
studied.
--Adoption of the Integrated Mobility Strategy
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--Servicing and deliveries in all commercial
streets to be limited and time restricted in
designated off-street servicing areas.
.
B2: Parking
-- Existing on-street parking facilities spaces to
be retained for short-term parking to serve only
shoppers and visitors
--Additional off-street parking facilities are
already planned at the former Old Stadium site
(GSP).
--Additional communal parking is to be located
near Paphos Gate outside the Walls.
--Parking charges to be set to reflect day-time
needs, higher during peak hours, to encourage
quick turnover and better service, and lower,
and even free, evening parking to support and
serve cultural activities.
--Strict enforcement of all regulations to
discourage illegal parking.

B3: Service and delivery
--Servicing should be confined to dedicated
service areas at specified times during offpeak shopping hours.
--Generally, servicing of commercial activities
on the Primary Public Transport Network will
need to be carried out off-street at designated
servicing bays on side streets and at specific
times to avoid interference with public
transport.
--All new commercial development above
2,000 m2 will require off-street servicing.
--Waste collection should be managed to
minimize the presence of waste on the street
and interference with shopping or evening
entertainment activities. This can be achieved
by the use of waste containers or by change of
regulations to allow entry into private property
for collection.
--Emergency service vehicles access to be
retained at all times even at the expense of
pavement commercial activity or other events.
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B4: Temporary Uses
--Temporary buildings could be allowed on
plots over 600 m2 awaiting redevelopment. In
such cases the Planning Authority may require
payment of contribution towards implementation
of public works for the improvement of the area
(such as green spaces, pedestrian facilities,
etc.).
(C) DESIGN GUIDELINES
C1: Public Realm
--Carriageway widening at the expense of
footway space or the Prevailing Building Line is
not allowed except in exceptional cases.
--Resurfacing and integration of all front
setback space and footway in a single surface
is desirable and encouraged.
--High quality surface materials to be chosen
for durability, ease of maintenance and low
contribution to the Urban Heat Island.
--Use of simple and durable street furniture
and signage located consistently in a single
‘furniture zone’, separated from the main clear
footways.
--Tree planting and landscape design to become
a key element of public space refurbishment to
enhance coherence, organization of space and
climatic comfort.
--Street parking allowed only in designated
bays.
--Cycle routes should always be segregated
from footways.
--No parking allowed on the footways or front
setback space.
--Application of the principles of the ‘Nicosia
Streetscape Manual’, for bespoke design
solutions.
--Use of indigenous, naturalized and biodiversity
rich planting.
C2 Main Streets
--Footways to be provided on both sides (as per
Streetscape Manual), but generally as wide as
possible once the width of the carriageway is
defined.
--Designation of street furniture zone with
consistent and formal trees and integrated
cycle parking.
--Minimize the use of bollards.
--On-street parking and loading bays limited to
designated areas only
--Consistent signposting of civic and
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government buildings, both on the streets and
on the buildings
C3: Other streets and cultural trail
--Crate distinctive ‘street identity’ along the
cultural trails by using a consistent set of unique
trees, seats and way-finding information panels
to facilitate visitors’ orientation
--Identification of all locations for use of wellorganized on street parking for designated
users
--Tree planting in pocket spaces associated
with building frontages and setback space.
C4: Green network, including Pedieos River,
the Municipal Gardens and the Moat
--Creation of a continuous pedestrian, cycle
and green spaces as the principal way to unify
this Zone
--Creation of a cultural oriented trail to link and
integrate present and future cultural facilities
and venues of historical significance, like
the Moat, Ledra Palace and the Walled City
(Paphos Gate)
--Improved interface and accessibility to gardens
and parks from the surrounding urban areas by
multiplying entrances, removing hedges and
introducing wide entrance gateways with cafes,
sitting areas and play space to attract and
welcome visitors.
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--Use indigenous and naturalized planting with
high biodiversity value, low irrigation landscape
and porous / flexible hard surfaces
--Continuous and consistent tree planting to
be used to provide visual unity. On each street
use selected tree planting to mark its particular
character.

C5: Squares
--Creation of public squares in relation to key
locations
--Design of spaces of exceptionally high quality
in order to signpost and highlight the changing
and improved image of the city centre and
adjacent high profile developments.
--All over articulated and fussy designs must be
avoided.
--Only natural paving materials to be used. Apply
integrated design to incorporate architectural
lighting, tree planting, furniture and the siting
public art.
--Public utilities to include public WCs, power
for events or market stalls, water main for
cleaning, etc
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C6: Plazas and other interstitial spaces
--Facilitate public use of spaces with seating,
shading and tree planting and architectural
lighting.
--Retail uses to address plazas and use of
the pavement for cafe/restaurant seating is
welcomed, provided this does not compromise
the amenity and architectural quality of the
space.

(D) FRAMEWORK FOR THE PROTECTION
OF THE BUILT ENVIRONMENT
D1: Existing Buildings
--For the refurbishment, maintenance and
reuse of existing buildings to adopt facade
materials and morphological principles and
features matching the original architecture of
the building
--For interior refurbishments use may be
made of compatible modern materials and
interventions to allow accommodation of
contemporary lifestyles, whenever this does
not destroy or detract from the heritage value
of Listed Buildings.
--All extensions and additions to be well
integrated with the facade and respect the
typology and proportions of the original building
and the character of the environment.
--Facade architectural features to be refurbished
in a way that respects the building typology and
the street fabric
--All modern facade additions to be well
integrated into the streetscape and all out-ofcharacter additions removed
--Building
services,
infrastructure
and
equipment (satellite dishes, air-conditioning
units, solar panels etc.) to be screened from
street view
--Signage to be sensitively designed in terms
of size, material, colour and placement on
elevations
--Passive climatic design and use of modern
materials and detailing to be incorporated
in such a way that does not detract from
appreciation of building typology, morphology
or urban fabric or streetscape
--Energy efficiency systems and smart home
technologies encouraged. Use of green roofs
is encouraged for energy saving and increase
of green spaces
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--No noisy equipment (including vents,
extractors and air conditioning units) to be
placed in courtyards where it could affect the
amenity of nearby properties.
D2: New Buildings
D2.1: Scale and grains
--New development to be integrated in the
existing urban fabric and in a way that promotes
the unification and integration of the character
of the area.
--Setbacks for public use must be fully
integrated with the footways, functionally and
aesthetically, while private setbacks must be
green and include a variety of tree planting.
--Extensive blank frontages or blanked out
windows on the street must be avoided

D2.2: Architecture
--New buildings should be designed in
context and contribute to the overall upgrade
of townscape and streetscape, rather than
creating visual focal points or landmarks.
--New major public buildings in this area
should create strong settings and visual focal
points with vistas, front gardens, etc., to form a
collective, integrated, urban network.
--All significant public plazas and gardens
to include activity (cafes’ restaurants, visitor
centres, etc.) directly fronting the road. Inward
oriented shops, cafes and restaurants are to be
avoided.
--New buildings along the Moat should be
designed with an active ground floor (shops,
walk-in office, etc) with a floor to ceiling height
that could incorporate a mezzanine level.
-It is noted that in new buildings if the mezzanine
is used for commercial or office or any other
main use, it should have the right height
(minimum 2.60 m.) which will not count in the
number of levels but only in the Plot Ratio.
-In existing buildings, approval of main use
of the mezzanine will be paid for. It will be up
to the discretion of the Planning Authority to
accept such use subject to a minimum height
of 2.40 m.
--Facades with ground level in full use should
form a continuous frontage.
--Large floor plates, modern retail space, and
‘urban malls’ are not allowed.
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--Neither pastiche buildings nor imitation of
traditional architecture are allowed.
--Design of elevations, types of fenestration,
roofline and general detailing should be such to
ensure that the fabric and streetscape is varied
and interesting.
--Single sheets of glass or other cladding used
on buildings as a dominant feature fails to offer
sufficient variety or interest and should be
discouraged.
--Eco-features (passive ventilations shafts,
brisesoleil, etc.) are strongly encouraged.
--Shared access to back service space,
courtyards and fire access are encouraged.
- No ‘pilotis’ or ground floor parking area allowed
facing the street.
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D2.3: Building infrastructure, construction
and materials
--Building
services,
infrastructure
and
equipment (satellite dishes, air-conditioning
units, solar panels etc.) to be screened from
street view
--Need for sensitive design and use of signage
and signposts concerning their size, material,
colour and frontage placement.
--Passive climatic design, energy efficiency
systems and smart home technologies
--Entrance to car parking areas to have a low
visual impact on the street and building.
--Screening of service areas. Storage spaces
for solid waste and recycling bins to be provided.

