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EXECUTIVE SUMMARY

1.  Welcome to Blue Sunset Villas in Pyrgos, Santorini! This offering sets 
out in detail a unique offering for the development of 10 luxury villas 
in the Traditional Settlement of Pyrgos, on the famous Greek Island 
of Santorini. Santorini is widely considered a Top Five destination in 
the world by virtually all publications for vacation, honeymooners 
and weddings. Tourism in Santorini is growing each year. This offering 
seeks to capitalize on the tremendous investment opportunity and 
tourism growth taking place in Santorini. 

2.  There are approximately 6,000 islands in Greece, but two islands have 
separated themselves from the rest, Santorini and Mykonos. These 
two are the must-see islands for anyone visiting Greece, whether it’s 
their first time or they frequent the islands every summer. Due to their 
consistent tourism as a baseline and factoring in the past and future 
growth, opportunities for outside investment are exploding. In the 
case of Mykonos, it already has.

3.  Santorini is better positioned today for investment than Mykonos 
for one simple reason: Mykonos has become over-built and too 
expensive. Mykonos is a millionaires’ playground, with yachts and 7-8 
figure villas constructed throughout the island. To buy land there and 
build 10 small luxury villas on Mykonos, as we plan to do in Santorini 
would cost at least three times as much. 

4.  Another advantage that Santorini has over Mykonos is that Santorini 
has historic Traditional Settlements on top of hills with ocean and 
volcano views. These Traditional Settlements, or historic villages, are 
Pyrgos and Emporio, and they are alone in all the Greek Islands in their 
uniqueness and demand. The famous Caldera of Santorini (a volcanic 
depression) is the main reason people come to visit Santorini their first 
time. The views from the Caldera are unmatched almost anywhere in 
the world, but as the international community understands Santorini 
more, they want to avoid the crowds and overpricing of the Caldera. 

5.  The investment and tourist movement towards Pyrgos and Emporio 
is undeniable as 5-star luxury hotels are on the rise in these villages. 
Luxury homes are being built or refurbished to meet the demand of 
buyers and seasonal renters. Sites such as Airbnb and HomeAway 
have caused a recognizable boom in the Greek Islands. 

6.  Here are some important facts to know about Santorini and  
this offering:

• 2016 saw an estimated 2 million visitors, and 2017 is expecting  
2.5 million!

• Santorini is the ONLY island that has an expanding tourism season 
due to its booming wine industry. The volcanic earth is ideal for 
growing grapes

• Tourism from China is on the rise as Santorini has seen a 3% annual 
growth in Chinese tourists since 2010. The Chinese are eager to 
take advantage of the Greek governments’ offer of a 5-year EU visa 
to outside investment exceeding €250,000

• The Greek government has frozen all new construction in the 
famous Caldera to preserve its look, pushing land prices upwards 
in other areas of the island.

• With the Caldera off limits to new construction, home builders and 
hotel developments are expanding to other desirable locations 
such as Pyrgos, Emporio and Akrotiri. 

• Pyrgos sits atop the highest point of the island with views of the 
Caldera, sea and volcano. It’s historical importance and preserved 
nature has made Pyrgos the next main attraction in Santorini. 

• The land proposed in this offering is 2,350 sqm and sells for 
€400,000. The current owner sold the same size plot next to it last 
year for €200,000. Prices are only going up as premier land such 
as this become scarcer. 
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EXECUTIVE SUMMARY [CONTINUED]

7. The Sponsor has spent $30,000 to this point in pre-feasibility work. 
We are seeking a total equity investment of €520,000 ($592,228*) to 
purchase the land and to obtain Architecture and Engineering designs in 
order to acquire the necessary building permits (will take 6-8 months). 
This sum includes the fees of the realtor, lawyers, CPAs and all marketing 
expenses associated with getting this development to the next stage.

8. The true differentiator in this project will be the Architect/Project 
Manager, Ioanna Tsagkouli. Her design skills and expertise in residential 
construction in Santorini is unmatched. Her designs will clearly stand 
out from the competition and these villas will become must own homes 
for year-round living or investment purposes. We have worked with Ms. 
Tsagkouli on this project since the beginning, and she is trustworthy, 
smart and deeply committed to seeing this project through. So much 
so, that we have an exclusive agreement to work on this development. 
We are very lucky to have her!

9. Once the land is secured and building permits are approved, the full 
architecture renderings and marketing package will be offered to realtors 
around the world to purchase the villas “off plan.” “Off plan” sales are 
defined as selling the villas based on their design, and the developer 
collects payments in four stages to complete the construction. 

10. Once all 10 villas are sold, initial estimates show a full return of the 
equity investment (€520,000) plus €1,109,140 in profit (before taxes). 
A split of profits between the equity investor(s) and the Sponsor is 
detailed here in the plan. 

Please don’t hesitate to call or email me with any questions: 
Phone: 310.709.2299 • Email: alexnye72@gmail.com 

*This US Dollar amount can change based on daily currency fluctuations.
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10 Luxury Villas with Private Pools, Ocean and Volcano Views, located in the Traditional Settlement of Pyrgos.

2 bedrooms, 2 bathrooms, living room and fully equipped kitchen

70 sqm (753 sqft) interior, 18 sqm pool, 170 total plot sqm

Villa Sale Price: €450,000 including VAT (€425,000 for first 3 buyers)

Buyers “Off-Plan” purchase requirements: Letters of intent with 10% deposit  
followed by 3 payments throughout construction of 24%, 33% and 33%

Total Equity Investment Sought: €520,000 ($592,228 US dollars*)

Land sale price: €400,000

Architect & engineer predesign for building permit: €70,000

Transaction and working capital fees: €40,000 (US and Greek lawyer and CPA, realtor, Greek taxes, notary, travel)

Marketing: €10,000

Estimated Total Construction Costs and Fees (includes 20% potential cost overrun): €2,275,860**

Total estimated cost for construction: €1,470,000

Potential cost overrun: €294,000

Real estate agent fees of 2%: €88,500

24% VAT: €423,360 (buyer pays based on construction cost)

Total Projected Revenue: €4,425,000

Total Development Cost: €2,795,860

Net Revenue: €1,629,140

Return of Initial Equity Investment to Investor(s): €520,000

Estimated Net Profit: €1,109,140***

Investor(s) Return: 50% of Net Profit***

Sponsor Return: 50% of Net Profit***

*US Dollar amount based on and included the Wells Fargo wire exchange rate of 1.1389 on 5/05/17
**Commodity prices such as iron, cement and wood can fluctuate quickly in the Greek Islands
***Taxes not calculated

UNIQUE INVESTMENT OPPORTUNITY
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PROJECT TIMELINE TO COMPLETION

• Complete land purchase, notary approval - 2 months

• Pre-design from architect and engineer, building permit approval - 6-8 months

• World wide marketing to realtors, website build and first deposits (some of this time will overlap 
with previous step – 2-6 months

• Construction time will vary based on selling effort, but generally construction takes 6-8 months. 

• Target goal for total completion of sale and construction is Q1 2019. This will allow owners to begin 
their Airbnb marketing effort for 2019 season beginning in April. 
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SWOT ANALYSIS

• Pyrgos is perfect for investors seeking second homes or rental income 

• Superior architectural advantage compared to the rest of Santorini

• Greece is already a top destination for English, Germans and Americans, while 
new buyers from Russia, Israel, China and other countries are growing rapidly 

• Preserved natural environment of Pyrgos

• Cultural heritage of Pyrgos

• Wide geographical air-connectivity, cruise liners, and large speed boat 
connectivity between the mainland and islands. 

• Greece offers consistently warm climate with virtually no rainfall during 
seasonal months

• Numerous outstanding beaches with easy accessibility 

• Santorini tourism grows despite economic uncertainty in Athens

• Brand new residential property in the upscale market will be the “talk of the town”

• Private luxury villas with private swimming pools

• Pyrgos is in close proximity to all things Santorini, center of the island.

• Concept based on exclusivity, sea, volcano and sunset views

• Selling homes “off-plan” offers potential discounts to early buyers which 
creates better housing value long term

• US Dollar is historically very strong vis-à-vis the Euro today

• No land acquisition availability and no new construction permits approved 
going forward in the most desired Caldera markets of Oia, Fira and 
Imerovigli; therefore they are unbuildable, creating opportunity on the rest 
of the island 

• Traditional Settlements such as Pyrgos and Emporio are an important niche

• Mykonos has become overbuilt and overpriced, pushing investors and 
developers to capitalize on the opportunity in Santorini

• Land acquisition is still inexpensive and will only become more expensive and less 
available as high-end investors/developers move away from over-built Mykonos

• The Greek government is prioritizing foreign investment, thereby offering 
5-year EU visas to outside investments exceeding €250,000

• 3% annual growth in Chinese tourism since 2010 and their strong desire to 
obtain the 5-year EU visa/residence rights 

• Political instability in other Mediterranean markets such as, Egypt, Turkey 
and North Africa, which means that many foreign investors and tourists are 
looking to the safety of Greece as a preferred choice.

• Turbulence in the European Union

• A limited number of direct flights to Athens from USA – NY/NJ direct flights 
to Athens available on 6 airlines during seasonal months.

• Negative perceptions regarding economic turmoil in Greece

• The high VAT of 24%

• A cumbersome and expensive visa issuing process for those requiring it

• Incomplete data in segments of the real estate market

• Slightly shorter tourist season in Pyrgos, since it is not on the Caldera, i.e. 6 
months instead of 7 months of Airbnb operation

• Buying homes “off-plan” can go against the buyer if the market goes down 
during construction

• Strong competition for second homes around the Mediterranean

• Pricing competition from unsold housing stock in Greece and Spain  
(and elsewhere)

• Less expensive second home market in nearby Turkey (and elsewhere)

• Under creditor pressure, Greece may have to raise the VAT

• Croatia is a newly positioned competitor for tourism. Exotic, idyllic, safe 
and good value for money

• Growth of more affordable destinations in south-east Europe

STRENGTHS

OPPORTUNITIES

WEAKNESSES

THREATS
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SANTORINI TOURIST DESTINATIONS

1}OIA: Oia is the top preferred destination on the island of Santorini. 
The most upscale hotels and houses are found there, with the highest 

occupancies and average daily rates. This destination shows heavy traffic 
from cruise ships and has reached its limit of tourist capacity.

2} IMEROVIGLI: Imerovigli, the second most preferred destination, 
is more tranquil and has fewer day-visitors compared to Oia and 

Fira. A significant number of upscale hotels are located there. The first 
international bar & restaurant brand “Buddha Bar” is scheduled to open 
in Imerovigli in the summer of 2017.

3} FIRA / FIROSTEFANI: Fira is the capital of the island with 
Firestefani right next to it, and they have merged into one sub-

destination of Santorini. The nightlife of the island and the “gold street” 
of shopping are found in Fira. Fira has very high hotel occupancies but, 
lower average daily rates than in Oia and Imerovigli.

4} PYRGOS: This traditional settlement of Pyrgos is located in the 
central part of the island on top of a hill marking the highest point 

on the island. Pyrgos has emerged in recent years as the “get-away” 
place for upscale tourists who want to avoid the accessibility issues, 
the over pricing and the crowds of the Caldera, while still enjoying sea, 
volcano and panoramic island views. Pyrgos offers a strong local feeling 
with proximity to top attractions 

5} AKROTIRI: Akrotiri is located on the southwest part of the island 
and enjoys views to the Caldera and the volcano. During the last 

2-3 years there has been an increase in development of upscale hotels 
due to the availability of land. The most significant history of Santorini 
is in Akrotiri, with archaeological finds dating back to the 37th century 
B.C. Each year larger crowds are now gathering for amazing sunsets, 
that rival Oia’s famous sunsets, at the Lighthouse in Akrotiri. 

6} KAMARI: Kamari is a heavily developed beach area with black sand 
beaches and a heavy concentration of hotels and restaurants. Due 

to competition and crowds, prices are driven down in the beach areas, 
unlike other beach resort towns around the world. Kamari and Perissa 
beaches are the most popular beaches in all of Santorini. 
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TOURIST LOCATION PREFERENCES 

LAND PURCHASE PRICES

•OIA (ON CALDERA)

•IMEROVIGLI (ON CALDERA)

•PYRGOS (TRADITIONAL SETTLEMENT)

•AKROTIRI (ON CALDERA)

•KAMARI (BEACH)

LOCATION  
PREFERENCE

•FIRA / FIROSTEFANI (ON CALDERA)



10

PYRGOS: A TRADITIONAL SETTLEMENT OF SANTORINI

Pyrgos village is built on the top of a hill, at the highest point of Santorini. 
Until the early 1800’s, it was the capital of the island. Its architecture 
is slightly different to Oia’s as the traditional element inspired by the 
Venetian Castle found on top of the hill dominates. The stone houses 
are built amphitheatrically merging in the shape of the hill. The village 
has 33 churches, with the most famous being the Monastery of Profitis 
Ilias, where a small collection of ethnographic material and old artifacts 
are on display. 

Pyrgos has increased its popularity due to the Easter celebrations which 
started only a few years ago. The entire island attends the procession 
of the Epitaphios on Good Friday when the village is decorated with 
lanterns. The day before Easter Sunday, the whole village is fragrant 
with the scent of rosemary that decorates the 17-meter cross. After the 
European Biennial of Arts was hosted here, Pyrgos tends to comprise 
of more artistic and cultural elements making it a new sub-destination 
standing on its own in Santorini. Upscale developments have emerged 
recently, making Pyrgos yet another area in Santorini that almost 
matches the average daily rental rates of Fira and Imerovigli, especially 
during July and August. 
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PROPOSED PROPERTY 

This rare property being offered in Pyrgos is within the “Traditional 
Settlement.” This distinction is a big advantage in Santorini because 
the building codes are automatically approved by the Urban 
Development Offices of Santorini for development. 

Many areas of the island are either very limited or impossible to 
build on because they are “outside” the traditional settlements. 
There is limited availability in all the traditional settlements, so 
our opportunity in Pyrgos is unique. All of the Caldera is off limits 
for years to come due to lack of available land, updated laws and 
regulations to preserve the Caldera. 

PLOT:
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PROPOSED PROPERTY [CONTINUED] 

LOCATION

The subject property is located in Pyrgos, on the central part of the 
island and enjoys views of the sea, volcano and to the Caldera, as it lies 
on a hillside. 

Pyrgos is centrally located, 6km (10 min) from the international airport 
of Santorini, 5.5km (10 min) from the port, 7km (15 min) from the capital 
of the island, Fira and 16km (30 min) from the renowned Oia.
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PROPOSED PROPERTY [CONTINUED] 

PROPERTY DETAILS:

2,350 sqm. This property is in the Traditional Settlement of Pyrgos and 
is a two minute walk to the center of the village. Because we have a 
rare public road on the side of the plot, the Urban Development Office 
allows the land to be split in half to double the building acreage. As a 
result, each half will be 1,175 sqm, allowing enough buildable space to 
comfortably construct our 10 villas. 
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BLUE SUNSET VILLAS CONCEPT RENDERINGS
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ARCHITECT’S PREVIOUS WORK
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SANTORINI TOURISM 

Santorini is a world famous destination according to countless publications 
in the most respected international media. It attracts tourism from all over 
the world due to its touristic facilities and uniqueness.

With two million visitors arriving each year — or nearly 10 percent of the total 
number of tourist arrivals for the whole country — as well as frequent first-
place rankings in surveys of favorite holiday destinations, the Greek island 
of Santorini has emerged as one of the top tourism destinations worldwide.

There are currently 75 airlines offering flights to Santorini, with their number rising 
and flights arriving from dozens of countries, reaching as many as 57 a day during 
the seasonal months. Visitors also arrive on cruise ships that dock at Santorini 
from March until almost Christmas, bringing as many as 25,000 people a day.

According to Thira (Santorini) Mayor Nikolaos Zorzos, the island is very close 
to achieving the target of all-year tourism. He noted that some 100 hotels 
remained open throughout the winter of 2015-2016 — representing one eighth 
of the island’s total accommodation capacity — in order to serve visitors in 

the winter months. He noted that the small size of hotels on Santorini made 
this feasible, since hotels that stayed open did not have such high running 
costs as the larger units on other islands.

Mayor Zorzos said that Santorini’s goals in terms of tourists were not quantitative 
but how to better coordinate and distribute arrivals, in order to ensure that 
visitors had the best time possible. He said the Municipal Harbor Funds of 
Santorini and Mykonos had commissioned a study on “berth allocation” from 
the University of the Aegean in order to achieve this goal, so that arriving 
cruise ships only let off as many visitors as the island could handle.

The island was also seeking to develop theme tourism, such as gastro-
tourism, wine tourism, cultural tourism in its bid to become a year-round 
destination, with plans to open a new geology museum this year and increase 
available hiking routes from the current 8 to 19, he said. Work on the island 
with EU funds was continuing, he added, such as a recent project to remove 
electricity pylons from the view down into the Caldera.

Source: www.greekreporter.com 2/15/16
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SANTORINI MARKET

SANTORINI MARKET CHARACTERISTICS

The economy of Santorini is primarily sustained by tourism and to a 
smaller extent agriculture. The areas of Perissa and Kamari in the 
southeast have several large-scale hotels, which thrive on mass tourism, 
as they offer attractive prices, and lie on the famous black beaches 
of Santorini. On the other hand, the areas of Fira, Imerovigli and Oia, 
offer breath-taking views of Santorini’s world-renowned Caldera, and 
are populated with boutique hotels and villas that are in a high-price 
tier whose only equivalence in all of Greece is Mykonos. Hospitality 
on the eastern part of the island, which does not boast views of the 
Caldera, can range between €30 and €300 per night, whereas hotels 
located around the Caldera can range between €500 and €1,500 per 
night during the high season. 

Traditional settlements such as Pyrgos and Emporio offer a different 
experience to visitors that are looking to avoid the crowds and noise of 
Fira and Oia. Pyrgos and Emporio have high elevation and are centrally 
located on the island. They both offer views of the Caldera, sea and 
volcano at price ranges of €300 and €1,000 per night, depending on 
time of year and accommodations.

Santorini’s tourism has three different parts: the Tour Operator/Group 
Leisure segment, accounting for 70% of total incoming tourism, 25% 
Individual Leisure segment, and 5% Honeymooners segment, which 
has rapidly increased throughout the past ten years, with an estimated 
700 weddings taking place per year. Apart from being ranked as one 
of the most desired destinations for newlyweds world-wide, Santorini 
has recently become a go-to place for wine connoisseurs. There are 
multiple vineyards, which produce sweet wines, many of which are 
awarded prizes in international wine contests and exhibitions. 

Although Santorini is visited by tourists from all over the world, there 
has been a recent boom from Chinese visitors. Since 2010 the number 
of Chinese visitors has increased by 3% each year.

TOURISM SEASON

Tourism in Santorini is longer (7-8 months) than many other popular 
destinations (5-6 months) within Greece since tourists visit the Caldera 
beyond the summer and into the spring and autumn months as well. In 
addition to visiting the famous Caldera, wedding ceremonies and the 
booming wine industry are effectively expanding the tourism season. 
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SANTORINI RESIDENTIAL MARKET 

LUXURY RESIDENCES IN SANTORINI 
Residential developments on Santorini increased over the last 7 
to 8 years for several reasons, a) space saturation on the Caldera 
b) extremely high selling prices on the Caldera c) an increase of 
tourist arrivals on the island d) an increase of Asian (mainly Chinese) 
residents who are seeking to acquire a property in Greece in order to 
take advantage of the Greek government’s 5-year EU visa offer for 
investments exceeding €250,000. 

These developments are mostly to multi-property complexes with 
services and centralized maintenance facilities. The buyers of single 
properties within these compounds tend to short lease them through 
hospitality or villa rental channels in order to create an annual income. 

 
Key Point: Santorini’s Urban Development Office, which approves all 
building permits, has frozen all new construction in Zone A (the Caldera 
towns of Oia, Imerovigli and Fira) for two reasons: preservation of the 
Caldera’s pristine and delicate condition and extreme space limitations. 
As a result, new hotels or residences are not developed on the Caldera, 
nor will they be in the foreseeable future. Only renovations of existing 
structures are approved, which can only be renovated during the off-
season months of November to early April. 
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RESIDENCES (OR TOURISTIC USE) ARE DIVIDED INTO THE FOLLOWING CATEGORIES:

—    TOP HIGH-END SINGLE OR COMPLEX RESIDENCES ON THE CALDERA 
It is the most popular development on the island and prices have skyrocketed since 
developers are counting on the uniqueness of the locations (views, availability of space). Due 
to Zone A restrictions and lack of available land, new development is nonexistent. Residences 
are either newly renovated or in need of renovation. 

—    TOP HIGH-END SINGLE RESIDENCES OFF THE CALDERA, WITH OCEAN AND/OR 
VOLCANO VIEWS (BLUE SUNSET VILLAS) 
It is a recent phenomenon due to the Zone A restrictions and saturation of space on the 
Caldera. Such properties are new single villas/residences with exclusive design and are also 
short leased to high-end clientele (Airbnb, HomeAway). Foreigners aim to own real estate on 
Santorini for several reasons such as retirement, vacation, visa (residency) or profit. 

—    UPSCALE SINGLE RESIDENCES OFF THE CALDERA, WITH OCEAN AND/OR VOLCANO VIEWS 
It is a recent phenomenon due to the Zone A restrictions and saturation of space on the 
Caldera. Such properties are new single villas/residences with exclusive design and are also 
short leased to high-end clientele (Airbnb, HomeAway). Foreigners aim to own real estate on 
Santorini for several reasons such as retirement, vacation, visa (residency) or profit. 

—    MASSIVE RESIDENCE COMPLEXES OFF THE CALDERA, WITH EASTERN OCEAN VIEWS 
OR NO VIEW 
Located in scattered locations on the island where land has lower prices, however, most of 
the times for a good reason. These developments also speak to the increasing demand for 
property acquisitions on the island.

In the above cases, it is almost a necessity for promotion purposes that these villa complexes 
be branded and serviced. Branded developments provide more services and facilities when 
compared to their non-branded competitors. Developers have also paid more attention to 
design, both internally and externally. The use of distinguished architects and interior designers 
not only increases the quality of the final product but also adds credibility and identification. 
Therefore, prices for branded residences coupled with distinguished architecture, are higher.

SANTORINI RESIDENTIAL MARKET [CONTINUED] 
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SANTORINI RESIDENTIAL MARKET [CONTINUED] 

LOCATION NO OF BEDS POOL PARKING SIZE (sqm) PRICE PRICE/SQM

OIA - Caldera  € 9,213 

Sample 1 4 a a 300  € 2,400,000.00  € 8,000 

Sample 2 3 a a 140  € 1,850,000.00  € 13,214 

Sample 3 4 a a 180  € 1,650,000.00  € 9,167 

Sample 4 1 a a 85  € 625,000.00  € 7,353 

Sample 5 3 a a 120  € 1,000,000.00  € 8,333 

FIRA/FIROSTEFANI - Caldera  € 7,468 

Sample 1 6 a a 300  € 1,000,000.00  € 3,333 

Sample 2 1 a a 50  € 480,000.00  € 9,600 

Sample 3 1 a a 64  € 260,000.00  € 4,063 

Sample 4 1 a a 68  € 600,000.00  € 8,824 

Sample 5 1 a a 46  € 530,000.00  € 11,522 

PYRGOS  € 5,889 

Sample 1 1 a a 90  € 1,000,000.00  € 11,111 

Sample 2 2 a a 153  € 1,000,000.00  € 6,536 

Sample 3 6 a a 250  € 750,000.00  € 3,000 

Sample 4 2 a a 110  € 550,000.00  € 5,000 

Sample 5 2 a a 100  € 380,000.00  € 3,800 

Santorini Prime Locations Average 2.5 137.07  € 938,333.33  € 7,524 

ASKING PRICES 
The sample villas selected in Oia and Fira are 
located on the Caldera and enjoy views to the 
sea and volcano. The sample villas selected 
in Pyrgos, are located on the hills of Pyrgos, 
and enjoy panoramic views to the sea, the 
volcano and the island. 

All villas show similar characteristics to 
our proposed villa complex (newly built, 
pool, parking etc.). All villa samples under 
comparison are newly built and show high 
quality infrastructure characteristics. 

The table above shows the average second-
home asking prices for Oia, Fira and Pyrgos. 
Given the expected increase in tourism 
and investment in Pyrgos, asking prices for 
second homes will continue to rise. Based on 
the comparative data shown here, now is the 
time to invest in Pyrgos. 



21

SECOND HOME MARKET OVERVIEW

OVERVIEW
As of 2015 Europe is estimated to have a total of 22.2 million second 
homes. The second home supply in the European Mediterranean coastal 
zone (incl. Turkey) is estimated at approximately 10.1 million, of which 9 
million are in Spain, Italy, France and Portugal. Lifestyle and Investment 
opportunities are the key drivers that make the Mediterranean a highly 
attractive second home market.

UK, GERMANY AND USA MARKETS
The UK and Germany are the two main demand generating countries in 
Europe. The UK registers 800 thousand second homes, while Germany 
registers 2 million. Forty percent of the UK’s second homes are located 
within the country, while in Germany more than 50% of them are found 
within its borders. Similarly, in the US, 99% of second homes are in the 
USA and of the remaining 1%, 40% are in Europe, while the remaining 
60% are in Canada (11%) and Central America / Caribbean (50%).

RUSSIA & ISRAEL (UPCOMING MARKETS)
Russian and Israeli contribution to second-home investment is rising. 
Russian estimated demand for second home’s abroad in 2015 was $12 
billion, up from $10 billion in 2014. Israeli estimated demand for second 
home’s abroad in 2015 was $2 billion, up from $1.1 billion in 2014. Both 
countries list Greece in the Top 10 second home destinations.

CHINA (UPCOMING MARKET)
As mentioned earlier in the SWOT analysis, Chinese residents are 
seeking to acquire property in Greece in order to gain the EU 5-year 
residency visa. The Chinese have been the largest group of outside 
markets to take advantage of this offer. Chinese tourists to Santorini 
have increased by 3% each year since 2010.

GREEK SECOND HOME MARKET
• The total size of the Greek second home market (including ‘empty’) was 

estimated at 1.2 million units in 2015, or about 17 % of total housing stock

• Based on an estimation from the 2013 census data, 70% of Greek 
second homes are located in coastal areas of the country

• Based on European benchmarks, foreign ownership in the second 
home markets ranges between 4% and 10%. We believe Greece to be 
closer to the low estimate

• The main sources of foreign demand for the current Greek second 
home market come from the British, Germans, Russians, Israelis, 
Middle Easterners and Chinese

• The growth in supply of second homes in the last decade, is estimated 
to range from 5,000 to 36,000 per annum depending on market 
conditions

• The main motivation for acquiring a second home in Greece by 
international buyers is the climate, sea, beauty, waterfront properties 
on the mainland, its unique character, and more recently the five-year 
EU visa offer 



22

PYRGOS RENTAL MARKET

ALBUS VILLAS
• General Description: Two, one & three bedroom villas featuring modern design and infrastructure. 

• Villa Size: 30 sqm – 60 sqm

• Facilities & Services: Breakfast, Sea view, TV, CD Player, Satellite Channels, iPod dock, Game console - 
PS3, Safety Deposit Box, Air Conditioning, Hot Tub, Iron, Desk, Seating Area, Heating, Private entrance, 
Sofa, Soundproofing, Tile/Marble floor, Private pool, Wardrobe/Closet, Hypoallergenic, Clothes rack, Sofa 
bed, Hairdryer, Bathrobe, Free toiletries, Toilet, Bathroom, Slippers, Bath or Shower, Tea/Coffee Maker, 
Kitchenette, Refrigerator, Electric kettle, Kitchenware, Toaster, Coffee machine, Children’s high chair, 
Outdoor dining area, Towels, Linen, Spa Centre, Private Parking, WiFi

• District: Pyrgos, Santorini

• Competitive Advantage: Newly built Property, Architecture & Design

KAMINI SANTORINI VILLAS
• General Description: The two bedroom villa lies on Pyrgos’ hillside featuring stunning views

• Villa Size: 120 sqm

• Facilities & Services: Breakfast, Private Pool, Hot Tub, Sea view, Terrace, TV, Telephone, Satellite Channels, 
Laptop safe, Flat-screen TV, Laptop, Safety Deposit Box, Air Conditioning, Desk, Seating Area, King-
size Beds, Heating, Private entrance, Sofa, Soundproofing, Tile/Marble floor, Mosquito net, Private pool, 
Wardrobe/Closet, Hypoallergenic, Cleaning products, Clothes rack, Hairdryer, Bathrobe, Free toiletries, 
Toilet, Bathroom, Slippers, Bath or Shower, Minibar, Refrigerator, Kitchen, Dining area, Electric kettle, 
Oven, Toaster, Barbecue, Coffee machine, Dining table, Children’s high chair, Outdoor dining area, Wake-
up service, Towels, Linen, Private Parking, WiFi

• District: Pyrgos, Santorini

• Competitive Advantage: Property Size

These five examples of Villas are to show the 
strength of the rental market that potential 
buyers will utilize to earn income from their villa. 
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ANEMOSCOPE WINDMILL VILLA
• General Description: A 3-bedroom restored traditional Cycladic Windmill Villa

• Villa Size: 120 sqm

• Facilities & Services: Breakfast, Patio, Sea view, TV, Telephone, Satellite Channels, Flat-screen TV, iPod 
dock, Safety Deposit Box, Air Conditioning, Hot Tub, Iron, Desk, Ironing Facilities, Seating Area, Wardrobe/
Closet, Hypoallergenic, Cleaning products, Clothes rack, Shower, Hairdryer, Bathrobe, Free toiletries, 
Bathroom, Slippers, Toilet paper, Minibar, Refrigerator, Kitchen, Dining area, Electric kettle, Kitchenware, 
Oven, Stovetop, Toaster, Barbecue, Coffee machine, Dining table, Outdoor furniture, Outdoor dining area, 
Wake-up service, Towels, Linen, Private Parking, WiFi

• District: Pyrgos, Santorini

• Competitive Advantage: Traditional Cycladic Architecturemoscope Windmill Villa

MY SANTORINI VILLA
• General Description: The one bedroom villa features brand new infrastructure and modern design

• Villa Size: 40 sqm

• Facilities & Services: Breakfast, Private Pool, Balcony, Patio, View, Sea view, Terrace, Telephone, Satellite 
Channels, Cable Channels, Flat-screen TV, Air Conditioning, Hot Tub, Desk, Seating Area, Heating, Private 
entrance, Clothes rack, Shower, Hairdryer, Bathrobe, Free toiletries, Toilet, Bathroom, Slippers, Bath or 
Shower, Toilet paper, Minibar, Refrigerator, Electric kettle, Coffee machine, Outdoor furniture, Outdoor 
dining area, Wake-up service, Towels, Linen, Private Parking, WiFi

• District: Pyrgos, Santorini

• Competitive Advantage: Newly Built Property

PYRGOS RENTAL MARKET [CONTINUED]
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VILLA FABRICA SANTORINI
• General Description: Four one, two and three-bedroom Villas

• Villa Size: 35 sqm – 141sqm

• Facilities & Services: Outdoor Pool, Sea view, Terrace, Telephone, Radio, DVD Player, CD Player, Satellite 
Channels, Flat-screen TV, iPod dock, Safety Deposit Box, Air Conditioning, Desk, Ironing Facilities, Seating 
Area, Private entrance, Sofa, Tile/Marble floor, Wardrobe/Closet, Hairdryer, Bathrobe, Free toiletries, 
Toilet, Bathroom, Slippers, Bath or Shower, Minibar, Refrigerator, Dishwasher, Kitchen, Dining area, Electric 
kettle, Kitchenware, Oven, Stovetop, Toaster, Wake-up service, Private Parking, WiFi

• District: Pyrgos, Santorini

• Competitive Advantage: Orientation facing Oia’s Caldera

PYRGOS RENTAL MARKET [CONTINUED]
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1. Rates taken from online booking engines on 
April 11, 2017. All rates include: VAT tax of 13%, 
and Municipal Tax of 0.50%

2. These online rates are just indicators of the 
selling rate at a given period as they change 
constantly due to yield management.

3. We have analyzed the lowest and highest online 
rate per season taking into account the rate for 
a typical room, most commonly referred to as 
standard twin/double and suite.

4. Method: Rates per season, for one overnight, 
from online booking engines on April 11, 2017:
• Low Season: April, October, November 
• Middle Season: May, September 
• High Season: June 
• Peak Season: July, August 

PYRGOS RENTAL RATES BY SEASON
These rates give an indication of what renters will pay the owner of our villas throughout the season. 

NOTES ON GRAPHS:

Low	Season Lowest	Rate Highest	Rate

Albus	Villas 189 270

Kamini	Santorini	Villas 600 600

Anemoscope	Windmill	Villa 249 249

My	Santorini	Villa 194 194

Villa	Fabrica	Santorini 177 438

AVERAGE 282 350

Middle	Season Lowest	Rate Highest	Rate

Albus	Villas 306 506

Kamini	Santorini	Villas 800 800

Anemoscope	Windmill	Villa 267 267

My	Santorini	Villa 290 290

Villa	Fabrica	Santorini 196 453

AVERAGE 416 466

High	Season Lowest	Rate Highest	Rate

Albus	Villas 349 549

Kamini	Santorini	Villas 1,280 1,280

Anemoscope	Windmill	Villa 288 288

My	Santorini	Villa 430 430

Villa	Fabrica	Santorini 273 546

AVERAGE 524 619

Peak	Season Lowest	Rate Highest	Rate

Albus	Villas 389 589

Kamini	Santorini	Villas 1,600 1,600

Anemoscope	Windmill	Villa 378 378

My	Santorini	Villa 520 520

Villa	Fabrica	Santorini 438 644

AVERAGE 722 772
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BLUE SUNSET VILLAS PROJECTED OCCUPANCY

5	year	rental	projec.on 2019 2020 2021 2022 2023
Annual	opera+ng	days 183 183 183 183 183
Available	villas 10 10 10 10 10
Available	room	nights 1830 1830 1830 1830 1830
Average	occupancy	% 70% 71% 72% 73% 75%
Occupied	room	nights	 1281 1299 1317 1336 1372
Average	daily	rate 450 475 500 525 550
Guests	in	house 2-4 2-4 2-4 2-4 2-4

Es+mated	annual	rental	income 576,450 617,025 658,500 701,400 754,600
20%	Management	fees* 115,290 123,405 131,700 140,280 150,920

Es.mated	annual	net	rental	income** 461,160 493,620 526,800 561,120 603,680

All	figures	above	are	in	Euros

*	Management	fees	includes	online	booking	fees,	maintenance,	maid	services,	basic	food	offering

**	Before	taxes
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Santorini is serviced by the Santorini International Airport (JTR), which receives both international and 
domestic flights. JTR is located about 5.3 km from the capital, Fira, and 6 km from Pyrgos. There are many 
airlines operating flights to Santorini, however most operate on a seasonal basis. Aegean Airlines and Ryan 
Air have year-round daily flights from Athens, while multiple airlines fly directly to Santorini seasonally. These 
include Austrian Airlines from Vienna, British Airways from London, Condor from Dusseldorf, Frankfurt, 
Munich and Stuttgart, Transavia from Amsterdam, and Norwegian from Copenhagen, Helsinki, London-
Gatwick, Oslo and Stockholm. The summer of 2016 saw the introduction of several other airlines flying to 
Santorini, including Finnair from Helsinki and Iberia from Madrid. 

AIRPORT ARRIVALS
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AIRPORT ARRIVALS [CONTINUED]

When examining the table above, it is clear that the share of international 
arrivals and domestic arrivals is fairly similar as Santorini can be reached 
directly from several international cities while at the same time receiving 
10 daily flights from Athens. Overall, international arrivals recorded an 
average annual compound growth of 8.3% between 2004 and 2015. The 
year 2013 saw huge growth in international arrivals, with an increase of 
22.1%. This was followed by an even greater increase of 27% followed by 
16.6% in 2015. 

Domestic arrivals between 2004 and 2015 recorded a positive average 
annual compound growth of 10.8%. The years 2008-2012 saw an 

unstable pattern of growth due to the unstable economic situation in 
Greece. However, this trend saw a positive reversal during and after 2013 
with domestic arrivals increasing to 11.1%, 36.1% and 40.7% respectively. 

The data and patterns are clear. Santorini is the beneficiary of increases 
in both domestic and international arrivals. This pattern is very likely to 
continue, making the island an attractive investment venue and Pyrgos 
in particular the most cost effective option. 

Airport	Traffic

Airport: Santorini Source Civil	Avia#on	Authority

Year 2004-2016

DOMESTIC INTERNATIONAL	 TOTAL SHARE

YEAR ARRIVALS

Compound	
Annual	

Growth	Rate	
(CAGR)	% ARRIVALS

Compound	
Annual	

Growth	Rate	
(CAGR)	% ARRIVALS

Compound	
Annual	

Growth	Rate	
(CAGR)	%

%	DomesTc	
on	Total	
Arrivals

%	
InternaTonal	
on	Total	
Arrivals

2004 114,742 — 149,988 — 264,730 — 43.3% 56.7%

2005 126,006 9.8% 169,419 13.0% 295,425 11.6% 42.7% 57.3%

2006 147,322 16.9% 178,691 5.5% 326,013 10.4% 45.2% 54.8%

2007 167,242 13.5% 192,042 7.5% 359,284 10.2% 46.5% 53.5%

2008 164,483 -1.6% 183,339 -4.5% 347,822 -3.2% 47.3% 52.7%

2009 161,220 -2.0% 170,090 -7.2% 331,310 -4.7% 48.7% 51.3%

2010 161,553 0.2% 181,746 6.9% 343,299 3.6% 47.1% 52.9%

2011 173,496 7.4% 202,139 11.2% 375,635 9.4% 46.2% 53.8%

2012 166,786 -3.9% 200,271 -0.9% 367,057 -2.3% 45.4% 54.6%

2013 185,378 11.1% 244,449 22.1% 429,827 17.1% 43.1% 56.9%

2014 252,223 36.1% 310,416 27.0% 562,639 30.9% 44.8% 55.2%

2015 354,803 40.7% 362,007 16.6% 716,810 27.4% 49.5% 50.5%

2016 — — —

CAGR	%

Average	Share

Source:	Civil	Avia#on	Authority,	2004-2016

*2016	data	are	provisional		
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AIRPORT PRIVATIZATION & RENOVATION

OVERVIEW 

To accommodate the expected growth in tourism to Santorini, the 
Greek Government’s privatization agency signed a deal in December 
2015 with a consortium majority-owned by Fraport, Germany’s 
biggest airport operating company, and minority-owned by the Greek 
conglomerate Copelouzos Group. The contract gives the consortium a 
40-year concession to operate 14 regional airports in Greece, including 
Santorini’s airport (JTR). 

The project underscores the extensive know-how that Fraport will 
be able to provide at these 14 aviation gateways, which are vital for 
Greece’s economy and in particular its huge international tourism 
sector. The privatization of Greece’s airports - at least in terms of their 
operation - was among the terms demanded by the country’s European 
creditors to provide a bailout to its government. Fraport will have a 
clear majority share in the concession companies, while Copelouzos will 
hold the remaining stake. Fraport is Germany’s biggest airport operator, 
and is globally active. In addition to Frankfurt’s main airport, it operates 
airports in Hanover, St. Petersburg, Delhi, Antalya, Cairo, Lima, Dakar, 
Riyadh, Jeddah, Xian, Burgas and Varna.

RENOVATION AND EXPANSION AT JTR

• Expanding and remodeling the current terminal

• 236% increase in total terminal space to 15,640 sqm

• 113% increase in number of check-in counters (8 to 17)

• 250% increase in number of security check-in lanes (2 to 7)

• Reorganizing and upgrading airport apron area

• Additional gate added (5 to 6)
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COST & INCOME PROJECTION

12/31/17 12/31/18 TOTAL
1 LAND	ACQUISITION
1.1	Agreed	price	with	seller 400,000 400,000 equity	investment

2 BUILDING	PERMIT/WORKING	CAPITAL
2.1	Architecture/engineering	designs	for	building	permits 70,000 70,000 equity	investment

2.2	Lawyer,	realtor,	CPA,	Greek	taxes,	notary,	travel 40,000 40,000 equity	investment

2.3	MarkeNng 10,000 10,000 equity	investment

3 CONSTRUCTION
3.1	House	compleNon
						3.1.1	Number	of	villas 10
						3.1.2	Sqm	per	villa 70
						3.1.3	Cost	per	sqm 2,100
						3.1.4	SQM	completed 700
3.2	Hard	cost	for	10	villas 1,470,000 1,470,000
3.3	SoR	cost	(20%	potenNal	cost	overrun) 294,000 294,000

4 ADDITIONAL	COSTS
4.1	Greek	real	estate	agent	fee	of	2% 88,500 88,500
4.2	VAT	tax:	24%,	buyer	pays	based	on	construcNon	cost	(both	hard	and	soR) 423,360 423,360
Total	development	cost 520,000 2,275,860 2,795,860

5 SALES
5.1	Average	price	per	sqm 6321.5
5.2	Sqm	sold 700
5.3	Villas	sold 10
Total	Sales	(5.1	x	5.2) 4,425,000 4,425,000

6 INCOME
6.1	Net	revenue	before	distribuNons 2,149,140 1,629,140
6.2	Original	equity	investment	and	return 520,000 -520,000
Net	profit	before	taxes 1,109,140
ROI ROI 106%

Note:	All	construcNon	and	sales	to	be	completed	by	the	end	of	2018

*	All	above	figures	are	in	Euros
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PRINCIPALS

SPONSOR – ALEX NYE 
Alex Nye has been a sales professional his entire career, mostly in 
financial services and currently in enterprise software sales. One thing 
that never changed for Alex since his early days as a mortgage sales 
representative is the desire to become a real estate developer. During 
last summer’s visit to Santorini, Alex was thunderstruck with inspiration 
for this project due to the:

• Opportunity — A lack of upscale villa inventory, the Airbnb explosion, 
and foreign investment pouring into Greece due to investment incentives 

• Demand — Santorini’s tourism is rapidly growing, always a “Top 5 in the 
World” island destination, resulting in extremely consistent occupancy rates

• Experience — With his time over the years spent in Greece, he has many 
local relationships, and knows the island like it’s home. He understands 
the Greek mentality and how to conduct business there. He is the local 
eyes and ears to source future projects.

ARCHITECT/PROJECT MANAGER – IOANNA TSAGKOULI
loanna Tsagkouli lived, studied and worked for fifteen years between 
Italy, United Kingdom, France, United States and Greece. She graduated 
from the Architecture University of Venice, Italy earning her degree in 
Architecture. She then earned her Masters at the Architectural Association 
School of Architecture in London and the University of East London, 
specializing in the creation of Architecture Formal Languages. She lives 
between Santorini, Athens and Rome. 

Ioanna has done multiple residential projects in Santorini over the years. 
Her extensive relationships on the island with contractors will help keep 
costs down. Her down to the detail knowledge of materials costs and 
timelines are of the utmost importance. In addition, her expert know-
how with all necessary planning departments and laws will be absolutely 
critical to the completion of Blue Sunset Villas. 

Phone: 310.709.2299 • Email: alexnye72@gmail.com 



32

KEY TAKEAWAYS

Equity Investment Sought: €520,000 ($592,228*)  
for land acquisition, building permit and working capital

A Delaware LLC and Greek LLC will be created for  
land purchase and future investor distributions

Equity investment is offered in 3 shares of €173,333  ($197,409*)

Investor(s) may purchase 1, 2 or all 3 shares with each share equaling 30% 
limited membership of the LLC. Sponsor retains 10% as managing member 
(Operating Agreement will further detail corporate structure, LLC structure 
subject to change based on negotiation)

Once investor(s) gets their money back, net cash flow is split at 50/50 
(Operating Agreement will further detail corporate structure)

ROI is 106% - 24 month term

Average annual net rental income (before taxes) - €529,276

*This US Dollar amount can change based on daily currency fluctuations.



THANK YOU!

Feasibility study provided by:
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Tel: 30 210 8980837

Contact: Alex Nye
Phone: 310.709.2299
Email: alexnye72@gmail.com


