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Plans at the regulatory level are numerous, substantive and detailed. However, an important gap exists between established plans and the reality. Unauthorized development, known in Greece as illegal construction, is one of the major pathologies of the Greek spatial planning system. 




For the purpose of urbanization, the Constitution (art. 24 par. 3) provides that properties inserted in the town plans must participate, without compensation, in the disposal of land necessary for the creation of public spaces and public utility areas and contribute toward the expenses for the execution of the basic public urban works, as specified by law.


Town planning legislation has a history of over a century in Greece. The first universal town planning legislation came into force in 1923 (Law Decree of 17 July 1923) and was applied for over 50 years. On the contrary, national and regional planning legislation is more recent. In fact, it is within the Greek Constitution of 1975 and the L.360/1976 that the first legal provisions for the supra-urban spatial planning were introduced. 


In parallel, a special body of statutes provides for planning and building in particular categories of areas and settlements (second home areas, rural settlements, settlements below 2.000 inhabitants, areas of building cooperatives and industrial and tourist estates as well). 

A major distinction established within Greek planning legislation is between the within-the-plan areas, on one side, and the out-of-plan areas, on the other. Within-the-plan areas are covered by statutory detailed town plans that grant development rights to the landowners. These plans determine street alignments, building lines and land-use designations and are accompanied by a statement of building provisions, including minimum plot size and plot dimensions, maximum plots ratios and the floor-area ratio. Out-of-plan areas, on the contrary, are not covered and regulated by town plans. However, according to existing legislation, these areas are not devoid of development rights and are not necessarily wild, natural or agricultural land. Most of these areas outside plans traditionally (since 1928) permit a limited (but significant) amount of development so long as landowners possess plots of a minimal size of 4.000 sq. m and road access. 



At the national level, the main institution responsible for urban and regional planning is the Ministry for the Environment, Spatial Planning and Public Works (YPECHODE). It is responsible for the elaboration, approval and implementation of urban master plans, statutory town plans, housing plans and environmental protection programs. It is also responsible for the elaboration, monitoring, evaluation and revision of national and regional strategic spatial plans. Other ministries, responsible for sectors as industry, tourism, agriculture, transport and energy, intervene also in the formulation and implementation of spatial planning policy especially in the field of sectoral spatial plans. 


The 13 Regions
 in which the country is actually divided are entrusted with several planning responsibilities concerned mainly with the elaboration, the approval, the amendment, the revision and the monitoring and control of different types of urban plans, the approval of zones for the transfer of floor-area ratio and the approval of departures from general building rules in the case of non-residential buildings (buildings used for health care, education and welfare services, as well as industrial plants and public sports facilities). 

Apart from regional administrations, a great number of second-tier (Prefectural self-government) and first-tier (Municipalities and Communes) local authorities
 intervene in the planning process. In the production and approval of statutory plans the role of local authorities is mostly advisory, while the hard core of their responsibilities is concerned with the delivery of building permits and other licenses and the implementation of town plans. 


Greek planning law comprises a wide range of instruments which extent from strategic and framework plans at the national and regional levels to regulatory town plans and zones at the local level. 

Existing legislation establishes a hierarchical structure between different types of plans with the higher tier being binding on the tiers below it. The organization of the levels of planning largely reflects the spatial scale at which plans operate (national, regional, local), without, however, having a strict correspondence with the existing levels of government. 

	Types of Plans 
	Area covered


	Responsible authority for the approval

	Strategic:

General Framework for Spatial Planning and Sustainable Development 
	The whole country 
	National Parliament 

	Special Frameworks for Spatial Planning and Sustainable Development
	Special areas of the country (e.g. coastal areas and islands, mountainous and lagging zones), sectors of activities (e.g. industry) of national importance or networks and technical social and administrative services of national interest 
	· Co-ordinating Committee of Governmental Policy for Spatial Planning and Sustainable Development 

· (inter-governmental organ) 

	Regional Frameworks for Spatial Planning and Sustainable Development 
	The area of a Region
	Minister for the Environment, Spatial Planning and Public Works 

	Framework: 

Master Plans for Athens and 

Thessaloniki 
	The Greater Area of Athens and Thessaloniki


	· Approved by Parliament Act (L.1515/85 and 1561/1985)

	Master Plans for other major cities
	The Greater Area of the selected cities 
	President of the Republic (Presidential Decree) 



	General Urban Plans (GPSs) and Plans of Spatial and Settlement Organization for Open Cities (SHOOAPs) 
	The whole of one municipality of more than 2.000 habitants or the whole of one or more municipalities and communes of rural areas with a population of less of 2.000 habitants each 
	General Secretary of the Region 

	Regulatory:

Different types of town-plans (Poleodomiki Meleti, Schedio Poleos)
	Neighborhood level of one Municipality or Commune 
	· Presidential Decree (with the exception of “minor modifications” of the above plans that may be approved by the relevant local authorities) 

	Implementation and land contribution plans (Praxeis efarmogis)


	Neighborhood level of one Municipality or Commune


	Prefect or Mayor



	Zoning instruments
	Functional planning urban or/ and rural areas
	Minister for the Environment, Spatial Planning and Public Works 


· 6. Planning control  

Planning control in Greece is realized through the building permit. This permit is required for any work of construction in or out of a settlement. It is a combined system of planning and building control, which regulates building construction and demolition, as well as land-use change. 

Besides building permit, other consents depending on the use of the building or its location are needed. Among them, we should mention the consent required if development is to take place on or around monuments and historic buildings (article 10 of L. 3028/2002) and the approval of environmental conditions required in the case of public or private projects that may have significant impact on the environment (articles 3-5 of L. 1650/1986 as amended by L. 3010/2002). Both permits are prerequisites for the granting of the building permit. 
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� The Regions are consolidated decentralized units of state administration that ensure that state policies can be administered at a more local level. They constitute actually the sole level of state decentralization. 


� Actually, the country is divided in 54 Prefectures, 900 Municipalities and 133 Communes. 
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