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When discussing investor-friendly policies, 

Greece usually poses as the absolute 

antithesis and, indeed, in few sectors is this 

more obvious than in real estate. Regarding 

land planning, in particular, applicable 

legislation has traditionally been extremely 

complex and fragmented. The presence of 

manifold layers of planning and various 

concurrent laws, alongside a very slow pace 

of adjudication before administrative courts, 

have made for a highly dysfunctional 

environment over the past decades.  

 

1. Modernization of legislation on 

spatial planning and urban design  

Not all is gloom though, as the enactment of 

Law 4759/2020 (published in the Official 

Government Gazette, vol. A, no. 

245/09.12.2020) leaves room for some 

optimism in the land planning front.  

Starting from a symbolic perspective, it 

should be mentioned that Greece is 

hereafter going to adopt a non-binding 

National Spatial Strategy, that shall be under 

the oversight of the Ministry of Environment 

and Energy (hereinafter, the “Ministry”) and 

subject to approval by the Council of 

Ministers.  

More importantly, though, Law 4759/2020 

seeks to simplify land planning matters by 

delineating the degree to which each layer 

of planning is binding as well as the powers 

accorded to each administrative party 

involved.  

Law 4759/2020 places the notion of “spatial 

planning”, as effected through special 

spatial frameworks and regional spatial 

frameworks, on the top of the pyramid of 

land planning tools. The abovementioned 

frameworks are, as one would intuitively 

assume, strategic in nature and therefore 

largely abstract. 

Special spatial frameworks rank slightly 

above regional ones, given that, as 

stipulated under art. 7 of Law 4759/2020, 

the latter may not be incompatible with the 

former. Special spatial frameworks have a 

nationwide scope of application and serve as 

general guidelines, then complemented and 

partly specified through the regional spatial 

frameworks that apply within each 
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prefecture (i.e. 13 prefectures as of January 

2011 onwards); the prefectural authority is 

expected to provide valuable feedback on 

certain issues but the responsibility always 

lies with the Ministry. 

Upon consultation with major stakeholders 

(including the local prefectural authorities, 

the various other ministries that are in one 

way or another involved and, if necessary, 

the Central Council on Spatial Matters & 

Disputes), both types of frameworks are 

subject to review by the Ministry on a 5-

year-period, minimum. Such a review may 

lead to the amendment of a certain 

framework; pursuant to the hierarchical 

order described above, a regional spatial 

plan is more likely to undergo an 

amendment (especially by reason of 

adjustment to a subsequent, or itself 

amended, special spatial plan) but all spatial 

frameworks are subject to update and 

amendment upon lapse of seven (7) years as 

of their drafting. 

Law 4759/2020 is overall geared towards 

enhanced (in comparison to the past) 

flexibility and thus the frameworks are 

intended to be amended so as to fully abide 

by European directives and programs or 

international or interstate agreements and 

to integrate certain objectives or handle 

unforeseen circumstances. 

Zooming in further into land planning enters 

urban design, which is materialized through 

special plans, on the one hand, and local 

plans, on the other.  

Special plans may be directly drafted by the 

Ministry though it is more likely that the 

Ministry will only retain oversight while 

drafting per se is assumed by a local (i.e. 

prefectural or municipal) authority or any 

other competent legal entity, which 

operates either under public or private law. 

Such plans are then approved and published 

by means of a presidential decree. In any 

case, before a special plan is approved, a 

twofold cross-check is conducted: Vertically, 

namely with regards to conformity with the 

regional spatial frameworks in place, and 

horizontally, meaning in terms of 

consistency with the special plans applying 

to adjacent communities. Notably, the 

definition of special plans under art. 11 of 

Law 4759/2020 also explicitly captures 

certain designated areas and sites as well as 

Special Plans on Spatial Development of 

Public Land and Estate (“Ε.Σ.Χ.Α.Δ.Α.” as per 

the Greek acronym) and Special Plans on 

Spatial Development of Strategic 

Investments (“Ε.Σ.Χ.Α.Σ.Ε.” as per the Greek 

acronym), as in place at the time of 

enactment of Law 4759/2020. 

Turning to local plans, is should be 

mentioned that they have a local scope and 

are likely to be drafted upon a municipal 

authority’s initiative. Local plans are meant 

to delineate residential areas, areas for 

productive and business activities, protected 
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areas regulated through a particular legal 

framework (i.e. archeological sites, forests, 

backshore and front shore areas, etc.) and 

areas of restricted land use. Both the 

Ministry and the Central Council on Spatial 

Matters & Disputes have a say in the local 

plans’ approval, though approval is officially 

granted in the form of a presidential decree. 

As is the case with special plans, local plans 

also undergo a twofold cross-check, namely 

in terms of alignment with existing regional 

spatial frameworks and harmony with the 

local plans that apply to adjacent 

municipalities. 

The competent prefectural authority is 

expected to gauge and assess how functional 

the different components of urban design 

are in practice. More specifically, both 

special and local plans are subject to review 

at least once every five (5) years and may be 

revised to accommodate extraordinary 

needs or amendments to existing 

frameworks. In any event, all plans are 

subject to amendment upon lapse of a 10-

year period since drafted.      

The hierarchical order between the two 

forms of urban design is determined by 

examining the provisions of Law 4759/2020 

as to the potential amendments of each 

form. As a general rule, it is special plans 

that are binding to local plans (while the 

opposite is not true) and that may 

necessitate an amendment to the latter. 

However, the enactment of a new local plan 

may, by way of exception, lead to the 

amendment of an existing special plan, 

insofar as a specific reasoning is provided 

and both the party undertaking to draft the 

urban design and the competent local 

authority agree to this effect. 

 

2. From planning to acting 

What then forms the bottom of the pyramid 

of land planning tools? 

It is zoning regulation of course. Once a 

special or local plan has been approved, 

specification thereof with respect to the 

permissible land uses and the applicable 

terms of building (i.e. zoning regulation) is 

needed. The introduction of zoning 

regulation is chiefly under the local 

municipal authority’s remit, though the 

Ministry and the corresponding prefectural 

authority are never entirely alienated from 

the process. 

Specifically, art. 13 of Law 4759/2020 

requires new zoning regulation to be 

published once drafted in order for the local 

community to be notified. Depending on 

whether any objections are then filed by an 

interested party or not, it would take 20 – 75 

business days before such new regulation is 

forwarded to the General Secretary of the 

Prefecture for approval; such approval shall 

be granted upon consultation with the 

Central Council of Spatial Matters & Disputes 

and the Prefecture’s competent service on 
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zoning regulation. Law 4759/2020 also 

signifies some progress with respect to 

urban expropriations (i.e. those seeking to 

designate common areas and to other public 

welfare spaces), as art. 89 of Law 4759/2020 

concedes the re-imposition of such an 

expropriation only once, if previously lifted 

for any of the reasons provided by law. 

It should be clear that the (special and 

regional) frameworks would lack 

practicability had it not been for the (special 

and local) plans while, in turn, such plans 

hinge on zoning regulation so as to be 

implemented. This 3-layer structure allows 

for a relatively balanced allocation of tasks; 

the Ministry is heavily involved in all matters 

that pertain to land planning but the 

different authorities are at all times 

expected to interact with each other, 

hopefully without slipping into frustrating 

bureaucracy. 

3. Concluding Remarks 

Very few laws cause a breakthrough 

overnight and Law 4759/2020 is very 

unlikely to be an exception.  

Having originally been introduced as a 

thorough amendment to Greek Law 

4447/2016 and otherwise designed to 

explicitly abrogate only a few legislative 

provisions on land planning, the 

implementation of Law 4759/2020 shall not 

be without challenges.  

Evidently, the effectiveness of 4759/2020 

can only be tested over time in actual legal 

practice but, at this point, one should at 

least note its potential: Law 4759/2020 

stands as the first serious legislative attempt 

to create a comprehensive land planning 

legal framework, conducive to a much 

needed legal predictability and certainty. 

Meanwhile, land planning now seems to be 

more decisively oriented towards the needs 

of the real economy. In the near future, the 

Ministry and the competent tax authorities 

will be able to simultaneously keep track of 

ongoing construction activities through an 

innovative electronic platform dubbed 

“Digital Depository”, while permissible land 

uses, as currently defined and possibly 

amended by way of special or local plans, 

shall soon be matched to “business activity 

code numbers” (or “Κ.Α.Δ.”, as per the Greek 

acronym), thus facilitating monitoring by the 

tax authorities. 

Overall, Law 4759/2020 will contribute to a 

more business-friendly, stable and 

predictable legal landscape, which has been 

a decades-long request of investors and 

practitioners in the real estate sector. Its 

importance will be much more striking in the 

post-Covid19 distressed real estate and 

hospitality sector. 
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