GOLDEN VISA PROGRAM FOR GREECE
Requirements - Options - Cost
___________________________________________________________

1. Minimum Investment Value
Previously, the minimum investment required for full ownership, possession, and control of a property in Greece was €250,000.
Under the new framework:
· In the regions of Attica, Central Macedonia, Mykonos, Santorini, and islands with a population exceeding 3,100 residents, the minimum investment value has now increased to €800,000.
· In all other areas of Greece, the minimum investment has been raised to €400,000.
· Euboea (Evia) is classified as an island, meaning an investment of €800,000 is required.

2. Restrictions on the Number of Properties
Previously, investors could meet the minimum investment requirement by purchasing multiple properties.
Under the new framework, the investment must be allocated to a single property only.
3. Restrictions on Property Usage
New restrictions have been introduced regarding short-term rentals through digital platforms (e.g., Airbnb):
· The property cannot be used as the registered office or branch of a business.
· Violations of these restrictions will result in a €50,000 fine and the revocation of the residence permit.

4. Minimum Property Size
If the property is already built or has an issued building permit, it must have at least 120 square meters of primary living space (excluding undeveloped plots or properties without a building permit).

5. Investments in Properties with a Change of Use
An investment of €250,000 is permitted only for a single property, provided it is converted into a residential unit before applying for a residence permit (effective from April 5, 2024). 

This provision also applies to:
· Industrial buildings that have not been used for industrial purposes in the past five years.

6. Listed (preserved) buildings or parts thereof, subject to full restoration as a condition for residence permit renewal.*
Transitional Provisions
· For transactions conducted from September 1, 2024, onward, no transitional provisions apply, and payment must be made in full before submitting the residence permit application.
· Investors who have paid a 10% deposit by August 31, 2024, may complete their purchase by December 31, 2024.
· A two-month extension is granted until February 28, 2025, for investments already in an advanced stage of completion.

*(Residence permits can be renewed for the same period of time (five years), as long as the real estate remains in the ownership of the investor. If it is an investment in a listed building, an additional condition for the renewal of the residence permit is that the restoration of the building has been completed. If the investor sells the property, then his residence permit is revoked and the buyer becomes entitled to obtain a residence permit.)

· The Golden Visa does not allow employment in Greece. However, holders can establish and participate in business activities. 
· This residence permit does not entitle its holder to access any employment as an employee. In this case, the concept of employee does not include the exercise of any economic activity as a shareholder or Managing Director of companies established before the residence permit application. This exemption of economic activity refers to third-country nationals who are shareholders or directors of any type of capital company (S.A., E.P.E., I.K.E.). Their family members have the same restrictions on employment.

No minimum stay required- Up to 5 years. 
Once the Visa obtained, the resident can spend 183 days in any other country within the Schengen countries.
 Golden Visa Residency:
Grants the right to reside in Greece but does not impose an obligation to stay in the country for a specific period.
Holders are not required to pay taxes on their global income unless they become tax residents.   Tax Residency in Greece:A person is considered a Greek tax resident if:
They spend more than 183 days per year in Greece, OR
They register as a tax resident under special tax regimes (such as the Non-Dom regime for high-net-worth individuals).
Tax residents must declare and pay taxes on their worldwide income in Greece.

· By obtaining the Golden Visa, you just have the right to reside in Greece and any of the Schengen countries, but you do not become Tax Resident.

·  If the owner of the property has acquired it through a legal entity, the shares or corporate shares must be owned entirely by the owner.
___________________________________________________________________________
Investment-Based Golden Visa via Entrepreneurship
Minimum Investment
At least €250,000 in startups through share capital increases or bond purchases.
Requirements
· The investor must hold at least 33% of the company's share capital.
· The company must create at least two new jobs in the first year and maintain them for five years.
Duration & Renewal
· Initial duration: 1 year
· Renewal: 2 years
· Stamp duty: €2,500
Requirements for Startups in Elevate Greece
· The company must be incorporated as an IKE (Private Company ), EPE (Limited Liability Company), or AE (Société Anonyme) with a registered office in Greece.
· It must be less than eight years old.
· It must employ fewer than 250 employees.
· It must have annual revenue below €50 million.
· It must offer an innovative product or business model with a technological foundation.

____________________________________________________________________


                                                          Costs and Fees


1. Fixed costs (Property transition Tax, contract drafting, transition cost to the Land Registry).
1a. Transition Tax 3% over the amount of the price mentioned in the contract. 
1b. Land Registry fee 0.475% incl. VAT. Over the amount of the price of the property mentioned in the contract.
1c. Certifications etc: €60-100
1d. Application fee: €2000 per applicant. 

2. Legal costs arising from the Review of the property titles and overall handling of the case is 5-10% depending on the location and the complexity and the cost of the property.

3. Brokerage fees:
The brokerage fee is 2% of the property value (+24% VAT)

4. Medical Insurance: 200 € per year (must cross check)

Annually the applicant will need to pay the property Tax (EFKA) depending on the location of the property. 
_____________________________________________________________________


Procedure:

Documents for obtaining a Golden Visa
To obtain a residence permit through the Golden Visa program in Greece, interested investors must submit the following documents:

- Real Estate Title
- A definitive property purchase contract confirming full ownership and possession.
- Construction Certificate or Construction Permit
- Documents confirming the legality of the property, such as a construction permit.
- Minimum Surface Certificate
- Certificate that the property has at least 120 sq m, if it is a building that has been constructed or is under construction.
- Minimum Investment Payment Certificate
- Proof that the minimum required investment amount has been paid, which amounts to 250,000 euros or more, depending on the area and type of investment.
- Entry Visa
- A valid D-type entry visa for a third-country national.
- Identification Documents
- A valid passport and passport photographs.
- Proof of Payment of Taxes and Fees
- Proof of payment of all relevant taxes and fees related to the purchase of the property.
- Certificate of Non-Commitment to Demolition
- A document certifying that the property is not illegal or is not subject to a demolition process.
- The supporting documents must be fully completed and identified, in order to allow the timely processing of the application and the granting of the residence permit.

When all the required documents are submitted, a confirmation of submission is issued. At the same time, a visit to the competent department is determined to give fingerprints. Once the fingerprints are given, the application is considered complete and the residence permit issuance process begins. If the applicant is in Greece on the day of submission of the application, he/she can give fingerprints on the same day.

Validity period of the residence permit application certificate: One year

Τhe waiting time for the issuance of a residence permit.
It is usually issued within 2 months from the date of submission of the complete application to the Decentralized Administration.










