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1 - Policy Formulation 
The littoral zone is considered to cover a geographical zone on either side of the coast, from 
sea to inland area, in such a distance so as the effects caused by the above mentioned vicinity 
to become apparent. Since ancient times, coastal zone constitutes a privileged area for 
population establishment, a fact which may have negative effects on the coast, that’s why the 
coastal area requires greater care than other inland areas do. 
 
In the process of the coastal zone policy formulation, the State should play a leading role, but 
most of all the elected prefecture and other local authorities should undertake the 
responsibility and realize the various national or European Community’s projects concerning 
the coastal zone. In other words, the State along with the local administration, by planning 
and implementing an integrated management system can drastically intervene in the coastal 
zone and protect the environment which is currently threatened. Naturally, for this to happen 
the State should provide for an ample endowment fund and the local administration should 
stimulate all local factors to act towards common goals. 
 
However, in Greece there is no integrated institutional framework being currently 
implemented in the coastal zone, upon which the strategic policy could be formulated. Apart 
from the littoral zone (egialos) and coastline (paralia) which are particularly defined by Public 
Domain Legislation (Law 2344/40), the rest of the land in the coastal zone of Greece is not 
particularly defined. As a consequence, the administration and management of the former, 
which belong exclusively to the Greek State, are subject to the regulations of the above 
mentioned legislation whereas the administration and management of the rest of land 
extending at a certain distance from the seashore, is subject to several other laws of 
environmental, urban and regional planning as well as to different pieces of legislation 
concerning tourism, industrial development, municipalities e.t.c. Coastal management policy 
tools can be found in general spatial or sectoral policies concerning urban development, 
tourism, industry and agricultural development and in the general context and limitations 
envisaged in the Environmental Law -1650/86. 
 
However, the problem becomes even more intense because apart from the lack of an 
integrated coastal zone institutional framework, there is also a deficiency in coordination 
mechanisms and strategy development procedures which are related to the massive 
degradation of the coastal environment. This is evident because, as regards the coastal zone in 
the broad sense, there is a profusion of legal provisions applicable (environmental, physical or 
regional planning, tourism or other legislation) which in turn leads to the existence of multiple 
institutions (ministries, local authorities, private sector etc.) with sometimes overlapping -or 
even contradictory- responsibilities. For example, as regards to the General Urban Plan, the 
design and monitoring responsibilities are spread among the Ministry and the Prefectures, and 
sometimes only few of the responsibilities of the former may be transmitted to the latter by 
law, a fact which may lead to disputes about which institution is accountable for what action 
etc.  
 
In practice, policy formulation activities in Greece are spread across national, regional and 
local levels without clear lines of authority, substantially hindering the formation of coherent 
strategy plans and responses to local needs. All in all, there is a serious lack of interagency, 
intersectoral co-ordination and of integration between physical plans and economic, sectoral, 
and regional development plans. 
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ADMINISTRATIVE  STRUCTURE
(art. 101, 118 of Greek Constitution, art.22 ofGreek Municipal and Communal Code,

Laws 2218 and 2240 / 1994)

Organisation Of Athens,
Thessalloniki etc.

monitouring of urban planning and
environmental policy implementation

Municipalities with more than 150.000
inhabitants  may be divided in districts,
Athens in 5-7, Thessaloniki and Pireaus in 3-5

Municipalities and Communes
(Dimi & Kinotites)

Responsibility: Local issues

 it either concides with the region of a prefecture
or it extends to the administrative region of more,

the General Secretary of the region
exercises supervision on the prefectural administration

Prefectural Administration
(Nomarhiakes Aftodiikisis)
Responsibility: local issues

on prefectural level

Local Administration
1rst and 2nd degree

Regional Administration
1. General Secretary of the Region

Exercises ministerial responsibilities on regional level
2. Regional Departments of the Ministries

Central Administration
1. Ministries

2. Special Management Departments
General Responsibility
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Broadly speaking, although according to the Greek Constitution and the Law 2240/94 
administration should be structured and managed according to the decentralized system, still 
in Greece information on public issues is highly centralized, and even at the level of central 
administration, there is very little sharing of information between departments. Vertical and 
horizontal communication is stunted and unsystematic. The quality of information is also 
suspect as it tends to be gathered in an ad hoc fashion largely in response to short term 
pressures. In general, Greek civil services are very bureaucratic.  
 
As a consequence, Greece has to review and amend the existing framework under the 
perspective of the Sustainable Development indicated by the European standards. In fact, the 
newly issued Law 2508/97 on Sustainable Development introduces even broader possibilities 
for local initiatives and participation procedures in the decision-making process on physical or 
regional planning issues (private regional plan, urban studies, construction associations etc.), 
however, the new regulations are characterized rather complex and they have not been fully 
implemented yet.  
 

1.1. - National level 
As already stated, the Greek State is structured according to the decentralized system which 
indicates first, a Central Administration responsible for the national policy formulation, the 
overall supervision and coordination of the district regions of the country, second a Regional 
Administration with generally decisive responsibilities for all regional issues and finally, a 
Local Administration accountable for the management of all local issues respectively. 
 
On national level, the central administration consists of the different ministries which 
although accountable for the overall regional or local supervision still they are obliged to act 
so as not to hinder the local initiative or free action. In short, the Central Administration’s 
responsibility is to set long-term strategies and policies, issue regulations and modules and lay 
out demand and control plans on national and/or inter-regional level. The keystone for the 
delegation of responsibilities between central and local administration is the discrimination 
between “national” and “local” issues. 
 
Regarding the protection of the environment on national level, the Ministry for the 
Environment, Physical Planning and Public Works is, in general, mainly in charge of all 
environmental or physical / regional planning issues. In other terms, the above Ministry holds 
a presumption of general responsibility, playing this way the role of the decision-maker as 
regards the execution of a environmental project. Moreover, there are other competent 
ministries as well, which in some environmental issues act jointly with the above ministry, 
such as the Ministry of Agriculture, Merchant Marine, Industry, Energy and Technology etc. 
as explained below under 3.1, the role of ministries. 
 
To summarize, coastal zone management on national level constitutes a State’ responsibility, 
which is bound to endeavor any organizational effort, to sort out priorities and effectively 
harmonize individual versus social costs, local versus national interests, short-term versus 
long-term objectives through the existing institutional procedures. Pursuing this, the State 
may for example be called to agree loans with the local administration in collaboration with 
recognized credit institutions, public legal entities or organizations in order to support the 
construction of projects for the protection of the coastal environment. 
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1.2. - Regional level  
The Region constitutes an administrative subdivision of the State, among the responsibilities 
of which are the regional management, planning, programming and coordination of the 
regional development. The General Secretary of the Region exercises disciplinary control on 
the Prefect who is the direct representative of the State in the Local Administration of second 
degree (prefecture), as explained below, under 1.3, local level. 
 

On regional level, there are several departments on environment and regional planning which 
function within the frame of the Ministry for the Environment, Physical Planning and Public 
Works. Each department consists of the following subdivisions: a) environment, b) physical 
and regional planning, c) secretariat. The Presidential Decree 404/89 conveyed many 
fundamental responsibilities from the central administration to the above departments on 
regional level, reflecting this way the need for more decentralization in the course of public 
administration. Law 1739/87 included a provision for the establishment of regional 
departments functioning within the framework of the Ministry of Industry and Technology, in 
which local administration would also participate and occasionally state expert opinion to 
central administration on water resources management issues. However, in practice, the 
appropriate departmental mechanisms which the law provide for, have not yet been fully 
developed for all the regions of the country. 

 
Nowadays, as regards the environmental policy in general, regional authorities play an 
amplified role in the strategic planning procedure, the evaluation of the district projects and 
the relevant follow-up, specially in the field of the Studies of Environmental Effects and the 
Licensing of the Environmental Terms required in most of the projects and activities. As 
regards the regional development plans, also local administration may participate in the 
decision-making process and express opinion on environmental issues, such as urban planning 
etc. Worth noting that the regional authorities in such cases are obliged to ask local authorities 
to state their judgment before any decision is taken. 
 

1.3. - Local level (Local Administration of 1rst and 2nd degree) 
According to the Greek Constitution and the Greek Municipal / Communal Code, local 
administration is directly elected by the citizens of the area and enjoys full administrative 
sufficiency. It is divided into two degrees: the local administration of first degree which 
consists of municipalities and communes, and the local administration of second degree which 
includes the prefectural administration, the responsibilities of which are rather amplified, 
however, they have not been clearly defined yet. In general, the main role of the local 
administration is the management of all local issues.  

 
As regards environmental issues on local level, such as the protection of natural and cultural 
environment, settlement procedures etc., which embody an intense local character, local 
administration is, according to the Greek Municipal / Communal Code, the exclusive 
competent authority, among others, for any construction, conservation and operation of 
drainage systems, streets, squares and bridges, parks, open-air entertainment areas of common 
use as well as for the operation of urban transportation, the building construction which is 
beneficiary to the public or the grassland improvement. However, apart from the above 
mentioned responsibilities, there are other several cases where responsibilities of the regional 
or even of central administration may also be delegated to Local Administration of second 
degree (prefecture) by law (or presidential decrees) for specific issues and projects.  

 
Regarding urban or physical planning issues in particular, local administration is considered 
as a co-responsible authority together with regional or central administration. Councils of the 
Region which are local authorities of first degree are responsible to a) support the act of the 
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Municipalities and Communes, b) draw long term development plans and c) show concern for 
the protection of the environment in terms of inter-municipal or inter-communal cooperation. 
Moreover, local administration is represented in Regional Committees and may often 
participate in the decision-making process as well. 
 
Based on Law 1416/84, local administration may found their own enterprises or even 
participate in enterprises founded in cooperation with other legal entities in order to execute, 
among others, projects which are designed for the protection of natural and cultural 
environment, provided that a financial/technical study is preceded. In addition, local 
authorities are allowed to sign contracts with several other authorities of the public sector for 
the study or execution of an area development projects or plans, the management of which 
may also be assigned to third parties, that is private sector. 
 
The role of the local administration has been further broadened by Environmental Law 
1650/86 which assigned to the former the following responsibilities: a) elaboration of the 
special study needed in order for an area to be characterized as a Zone of Special 
Environmental Amplification, b) pre-Licensing of Environmental Terms, which is a necessary 
requirement for the execution and establishment of public works, c) participation in the 
composition of United Agent for the Environment (E.F.O.P) which holds suggestive and 
supplementary responsibilities. However, according to the specific physical and urban 
planning legislation (Laws 360/76, 1558/85, 947/79), local administration still plays a rather 
limited role, specially as regards the elaboration of the General Physical and Urban Plan. 
 
In practice, local administration only very rarely participates or cooperates in coastal zone 
policy formulation, or during the decision making process. Its role is limited to mainly 
advisory or subsidiary one and is entirely absent form the monitoring procedure of certain 
environmental areas, since most of the relevant responsibilities are assigned to central 
administration, in particular to the Minister for the Environment, Physical Planning and 
Public Works. Only in Athens and Thessaloniki, the competent Organizations are given 
greater opportunities to participate in local decision making, such as when they are 
accountable to monitor the implementation level of the restriction measures imposed 
regarding the Special Environmental Zones.  

 
Yet, the newly issued law 2508/97 on Sustainable Development institutes the same 
possibilities for other urban centers as well. Among the basic objectives of these 
organizations, except form the protection of the coastal zone, are: a) the ecological restoration 
of cultivated land, forestry, sea parks etc., b) the protection of the landscape, and of areas of 
particular interest, c) the protection of historical and cultural heritage, d) the limitation of air, 
noise, water and soil pollution, and finally, e) the upgrading of saturated areas. 
 

1.4. - Confronting public and private interests - Structure of property rights 
According to the Greek Constitution, the State is obliged to protect the environment by taking 
preventive or repressive measures in order to safeguard it. This obligation may sometime lead 
to the imposition of restrictions on private real estate property. In such a case the protection of 
personal interest is not ignored since the owner of the real estate property on which 
restrictions have been imposed may submit claim for compensation.  
 
The limitations on property rights deriving from the Greek Constitution concern mainly the 
protection of housing areas which is one of the basic factors that harm the environment in 
various ways. There is no doubt that the unplanned speculative housing development and the 
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ownership chaos have caused severe clashes mostly between forestry officials and citizens. 
Thus, the ownership problem of forests and forested areas with complicated forms of 
ownership and joint ownership have been a curling factor in the forestry development. The 
solution to the problem should be indicated by the general interest, as is the conservation, the 
development and the protection of the forests. 
 
Another legitimate restriction of land ownership which stems from the right on the 
environment as a social factor, is the imposition of strict terms on building in areas of absolute 
protection of nature characterized as Zones of Housing Control. Relevant to the latter 
restriction is the prohibition of any building erection at a distance shorter than 100 m from the 
seashore. All these limitations aim at the protection of the natural resources, the elements of 
the ecosystems and the landscapes which should be enjoyed by everyone indiscriminately.  
 
As regards the urban planning, any imposition of unfavorable building terms is legitimate as 
long as the arrangement aims at the saving of the landscape and the improvement of the living 
conditions of the inhabitants. In certain cases, in order to hinder the existing natural and 
housing environment from downgrading, real estate owners who are placed in the urban 
planning, may be obliged to contribute in land and money. It is important to note at this point 
that, taking away part of private property without giving back anything in exchange is not 
considered controversial to the protection of the right to land ownership as long as the land 
contribution is exploited for urban planning purposes, according to the judgment of the 
administration.  
 
Compulsory expropriation of private real estate may often be executed by local 
administration, always for the benefit of the public interest. For example, local authorities 
may impose restrictions on land ownership in order to further expand, transform or construct 
municipal or communal channels which would connect several municipalities with each other 
or with other communes or with district or national routes. In other cases, same restrictions 
may serve in order to execute technical projects regarding water supply, or water 
concentration and transportation which would help improve rural productivity. Furthermore, 
there may be cases when special technical or geological studies allow local administration to 
conduct experimental drilling on private real estate in order to rectify existing sources or 
locate irrigation and / or draining pipes. In all these cases, land owners are obliged by the law 
to tolerate such interventions to their ownership. 
 
To summarize, public interest should always be balanced against the private interest for the 
benefit of the environment. The lifting of conflicts may be carried out only by weighing up 
the conflicting interests and by selecting the most prevalent one in each case according to 
objective criteria which ensure the greatest possible exercise of all conflicting rights.  
 

2. - Strategic Planning Process 
In Greece, there have been no effective tools specifically designed for the strategic planning 
on coastal zone management. Most tools affecting coastal land use, relate to land development 
control, building regulation or incentives for certain kinds of economic activity. They do not 
differentiate between coastal and other areas. Moreover, there is no institutional mechanism 
assisting the co-ordination of economic development policies and physical planning. 
 
A strategic planning on the development and protection of the Greek Coastal Zone would 
enhance the harmonization of the district acts and several other regulations which are 
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applicable nowadays. The specific plan to be designed should also take under consideration 
the social aspects involved in the subject, thus it should include social studies, their respective 
costs and allocation of resources needed for the plan implementation within a given time 
period (time schedule).  
 

2.1. - Decision making process on national and local level 
Until very recently, decision-making was highly centralised, with insufficient horizontal 
(multi sectoral) and vertical (national/regional/local) co-ordination. The present situation in 
the process of management and planning in the coastal area involves multiple ministries and 
public organisations. The number of the sectors involved implies the Greek polynomia and 
the various overlapping responsibilities appointed to different sectors. There is no co-
ordinating mechanism in place to avoid potential conflicts of responsibilities and initiatives. 
Administrative authorities are very fragmented – there are about 50 institutions currently 
occupied with environmental and, coastal, issues. 
 
At the local level there are severe deficiencies in experience and organisational structures. 
Local authorities in Greece have far fewer responsibilities and funds than local authorities in 
most European Union countries. In short, they are assigned a) the design of projects and 
activities of small risk, b) the conduction of studies for the anti-boisterous zones 
establishment, c) the definition of downgrading environmental zones, d) the waste 
management and disposal, and finally e) the co-operation in the decision making process as 
regards the protection of soil and the disposal of resources deriving from administrative 
penalties or other special fees. 
 
To date local administration’ responsibilities have been limited to sewage, waste, traffic, and 
gardening. However, they are given occasionally the opportunity to express opinions on 
environmental issues related to regional development plans. Numerous local authorities 
participate in the Organisations of Planning and Environmental Protection in Athens and 
Thessaloniki (the two biggest cities).  
 
Within such a context it is natural that there are no successful examples of coastal area 
decision-making and planning. Recent legislation (initiated partly in response to European 
Union prerogatives) is overhauling the entire local, prefecture and regional authority structure, 
and is expected to substantially redress the lack of effective control and decision making at 
the decentralised level.  
 
In fact, the new Law on Sustainable Development (Law 2508/97) introduces a more 
decentralised participation procedures where the Local Administration is more involved in the 
decision-making process. According to the new Law, the strategic physical or regional 
planning is directly attached to the co-operation and information of the local administration 
during all the phases of the decision making process, from the preliminary work up to the 
monitoring of implementation. This new institutional framework through the establishment of 
such “consensus” procedures successfully promotes the popular factor by stimulating self-
protection systems. Moreover, Organisations like that of Athens and Thessaloniki can be 
founded in other regions (urban centers) as well, a fact which enables regional and local 
authorities to exercise greater control on local issues. However, it is very difficult at the 
moment to assess the exact implementation level of the law. 
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2.2. - Development of planning from the government to local level and from local to ICZM 
In Greece, planning development on coastal zone issues is always initiated by the central 
administration, mainly - and as is in most of the cases- by the Ministry for the Environment, 
Physical Planning and Public Works which activates the Prefecture and then the latter asks of 
the local administration’s contribution in order for the appropriate measures to be 
implemented. 
 

In general, on national level, there is a joint authority with directive responsibility for the 
general coastal zone policy which is supported by several departments and secretariats. For 
example, as regards the coastal zone limits, and based on regional or physical planning legal 
provisions (Law 1337/83 and Law 1650/86) the Central Administration may in some cases 
define them ad hoc along the seashore for specific area planning purposes or in order to 
determine the relevant jurisdiction area (such as when declaring that any fencing construction 
at a distance of 500m from the seashore is prohibited). This phenomenon may lead to district 
coastal zone limits depending either on the geomorphology of the area under development or 
on the particularity of the coastal ecosystem in relation to the intensity of the human activity. 

 
On regional level, the prefecture may exercise in some cases the minister’s responsibilities on 
coastal zone issues of its district region. For example, following a minister’s decision the 
prefect may be accountable for the licensing of the Environmental Terms of projects or 
activities which hold grave environmental risks, or even for the definition of an area and its 
protection zones. In addition, the prefect plays a connecting role between the citizens of the 
area and the local administration. 
 

On local level, municipalities and communes may be assigned the coastal zone management 
in conjunction with the monitoring of the business enterprises’ operation in their district area. 
For instance, the projects of environmental protection which are required by the Environmental 
Terms, are executed by local authorities that may in some cases impose certain fees to 
enterprises that function within the specific area. Local Administration also contributes in the 
study upon which a Zone of Environmental Amplification is defined. 

 
A good example of rational coastal zone management derives from the establishment of 
Zones of Environmental Amplification which aim at the restriction of land use, the supply of 
financial motives and the implementation of a co-ordinated measures plan. The same holds 
for the Zones of Productive Activities Development, which refer to areas suitable for 
industrial, mining and tourist development or agricultural exploitation. In the latter case, the 
administration is called to a) formulate a specific legal framework, b) define special terms and 
restrictions, and c) establish special regulations on management and operation according to 
physical planning, sectorial and developmental studies. 
 
In order to achieve a successful Integrated Coastal Zone Management System, local 
administration should be further activated on the following issues: a) physical planning on 
local level, in order to protect valuable areas, natural monuments and landscape of particular 
natural beauty, b) economic development on local level, through the sustainable use of 
required resources, c) amplification of substructure projects, such as planning and 
management of street, water and waste, d) control of industrial pollution, through correct 
license granting, waste disposal, clean technology use and free access to environmental 
information, e) waste disposal through the strict implementation of hierarchy means 
(prevention, recycling, combustion), in order to better save raw materials and energy, f) public 
information, education in order to advance public trust, and finally g) internal review in order 
to critically analyse their own actions. 
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A successful ICZMS should focus on the following criteria: a) environmental criteria, such as 
natural traits of the coast, natural heritage, etc., b) functional criteria, such as sensitivity of the 
environmental resources, trends of concentration, and c) economic criteria, such as degree of 
resource use and development. The strategy of an ICZMS design should include natural-
ecological, cultural, social, economic and structural environment and should further underline 
a sustainable development which, in turn, demands a balanced use of ecological, social/ 
psychological, financial, cultural and of structural environmental resources.  
 
To achieve this, an ICZMS should base on a) studies of environmental effects on coastal level 
rather than on particular actions, b) objective procedure for strategic assessment of the above 
studies, c) follow up of the coastal development and of the coastal resources’ life cycle. To fix 
the limits of the coastal ecosystems, an ICZMS should lead to a more effective management 
framework in terms of competent authority, activity, resources as well as to a more objective 
classification between particular and unique ecosystems with direct need for action. Of a 
primary concern is the fact that in order to keep pace with the natural characteristics, the 
human action and their respective effects, coastal ecosystems should be clearly defined 
following more environmental criteria, rather than strict geographic-administrative ones. 
 

2.3. - Public and private responsibility 
The current coastal zone policy is characterized by isolated effort, negligence or even 
ignorance towards aggravate environmental problems. This phenomenon occurs not only in 
the public sector but in the private sector as well, while most of the time public authorities act 
only upon communal initiative (instructions and/or financing from the European Community), 
and private sector is activated only within the framework of the command and control system. 
 
Nonetheless environmental policy asks of more active responses which would promptly and 
effectively solve the environmental problems through long term environmental strategic 
planning and particular environmental management systems in conjunction with the relevant 
environmental audits. The latter should be implemented in organizations and enterprises in 
order to locate the environmental problems in advance and then act in an efficacious way to 
resolve them. 
 
A good example of private contribution to environmental management pursuant to sustainable 
development is the Greek company ELAIS S.A which recently won the European Better 
Environment Award for Industry - EBEAFI’98, in the “Management pursuant to Sustainable 
Development - Commitment for the Environment” contest which was organized by the 
European Union in collaboration with the Environmental Program of the United Nations. The 
Greek company has followed a highly developed environmental policy and is the first Greek 
company to be granted the “Ecological Management System” certificate, according to the 
module of ISO 14001, a fact which verifies the company’s a) absolute compliance with 
national and european jurisdiction, b) collaboration with the competent local authorities and 
finally c) adjustment to the environmental standards which should govern a modern industry. 
 
Pursuing the above, one could reach the conclusion that continuous support, financial disposal 
and environmentally friendly technology are all necessary requirements which promise both 
economic and environmental benefit. Furthermore, the administration following the auspices 
of the European Regulation No 1836/93 should enact measures for technical support in order 
to further promote business participation, of small-medium enterprises in particular, in the 
ecological management and control systems.  
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2.4. - Social aspects 
In general, there have been thoughtless human interventions in the coastal zone which often 
conduced to coastal downgrading. Moreover, the inland abdication along with the abrupt 
increase of land value and tourist over-development observed in the coast led to conflicts of 
individual and social interests which, in turn, brought about substantial alteration in both 
natural and cultural environment. 
 
The population and action concentration in the coastal zone without any previous planning 
has resulted in a definite decrease of the quality of life on the one hand and of the natural 
environment on the other. 
 
Up to now, the lack of an integrated coastal zone management system enabled an irrational 
instead of a sustainable development of the area which, again, contributed to an 
environmental degradation in terms of seashore pollution, waste accumulation and land-
aesthetic alteration. Moreover, the multi-activity conflict observed in the coastal zone, such as 
tourism versus fishery or agriculture, obviously resulted in land and soil saturation, as well as 
in social tension and competition among various coastal areas of the country.  
 
Service and environmental quality are the essential requirements needed in order to achieve a 
long term ecological equilibrium in the coastal area. Worth noting that the development of an 
area is directly related to both natural and cultural resources, the diversity of which constitute 
the competitive advantage of the area in case.  
 
An important boundary to the above desired equilibrium are the various interest groups which 
support different -and often conflicting (radical versus dynamic)- opinions, evaluations or 
approaches as regards to the strategy plan to be applied in the coast. This is the reason why 
“coastal resources versus human demands” relationship should be restored in harmony in 
order to ensure on the one hand resource preservation and on the other hand absolute human 
satisfaction. 
 
Both local administration and business enterprises should realize that the protection and 
conservation policy do not hinder local economic increase and development, while other 
environmentally focused authorities should take under serious consideration that regions of 
national or even global importance are not necessarily destroyed by improper resource use or 
irrational development. 
 
Due to the fact that both the particularities of the natural resources and the human actions 
developed in the coast may radically affect the quality of the zone in question, coastal 
management systems should be associated with the broader coastal environment. The specific 
type of the coastal zone management to be chosen should focus on the above correlation 
between the coastal zone and the sea-land system, in view of a) the particularities of the 
natural environment of the coast, and b) the human activities, such as industry, agriculture, 
fishery etc. which adjoin the coastal zone. This approach could safeguard both a decrease of 
conflict and a satisfactory protection level. 
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3. - Institutions and Jurisdiction 
3.1. - The role of ministries 
Many ministries influence the multiple activities in the Greek coastal zone, including the 
Ministries of National Economy, Finance, Merchant Marine, Interior, Defense, Health, 
Agriculture, Development (Industry and Tourism), and the Ministry of the Environment, 
Physical Planning and Public Works.  
 
a) The Ministry for the Environment Physical Planning and Public Works (Y.PE.HO.D.E.) 

and in particular the General Directorate for the Environment and Spatial Planning are 
mainly responsible for the development of an integrated approach to the planning and 
management of land resources. It is responsible for promoting land use rules and building 
regulations in the coastal areas, based on the general urban and land planning law. It is 
responsible for the granting of land use pre-licenses and environmental licenses for 
development works (articles 2 & 4 of Law 1650/86, KYA 69269/5387/1990, KYA 
1661/194), the demarcation of urban settlements under a population of 2000, for urban 
organization and expansion of all settlements greater than 2000, as well as the setting of 
land use rules and building regulation and economic development zones in coastal areas, 
the protection of the natural environment and landscape, the demarcation of sensitive 
environmental zones and housing control zones.  

 
Through its decentralized departments, the prefectures, and local authorities the 
YPEHODE is responsible for the implementation of all the urban planning and 
environmental regulations and the penalization of any infringements. Departments of 
Environment have been set-up in several regions, to collect environmental quality 
information and in order to prepare the ground for environmental quality measures.  
 
Environmental Offices have also been established in Prefectures with the responsibility 
for the granting approval of "Environmental Impact Assessment" Studies. EU law for all 
projects of a particular size requires EIA’s.  
 

b) The Ministry of Finance is responsible for the management of all public lands in the 
coastal zone. This includes the recording of public real estate, the initiating of procedures 
for demarcation of the littoral zones, initiating action against illegal land use, 
expropriation of illegally occupied real estate. The two bodies specifically responsible for 
these activities are, at the central level, the Directorate of Public Property, and at a 
decentralized level the Land Departments.  

 
The ministry of finance holds a form of central and decentralised responsibilities for the 
administration and management of coastal zone when related to public real estate 
properties. 
 
In brief the responsibilities are focusing on matters of recording and registration of coastal 
public property, initiation of cleaning activities of the beach, issuance of demolition 
license on illegal housing and privatisation of public property and redemption of illegal 
owned realty. 

 
c) The Ministry of Agriculture is responsible, among other, for the protection of forestry, 

fishery, rural areas and water resources management. As regards the water resources 
management in particular, it has been implemented since 1990 and aims at the 



 12 

improvement of the water saving while trying to confront all irrigating and water supply 
needs. To achieve this, the Ministry conducts studies for financing new lake-cisterns or 
dike constructions for better water resources’ exploitation, or other special studies on 
strategic planning of agriculture. 

 
d) The Public Land Company (K.E.D.) is responsible for the administration of private real 

estate belonging to the state. As regards the coastal area KED manages the area between 
the new and old littoral zones. Its remit includes: concessions for use by local authorities 
and Legal Entities of Public Law, renting and auctioning through public competition, and 
exchanges. 

 
The Public Land Company (K.E.D.) may grant the right for special use to either Public 
Organisations (e.g. the Ministry of Agriculture) or local municipalities or to individuals or 
private companies (e.g. shipyards) with or without a rent. The decision for that granting is 
based on the suggestion of a committee formed for each case by representatives from a) 
the regional agency of (K.E.D.), b) the port authority of the area and c) the Directorate of 
Public Works of the prefecture.  
 
This committee makes all the work to find out if there are differences on settings of the 
old and the new littoral zone. After setting the new borders -if there are any news- then the 
measurements of the area for granting is based on these borders. The land use in those 
areas is well defined in the contract signed by the participants and it is always compatible 
with the surrounding environment. 

 
e) The Greek Tourist Organisation (EOT) is responsible for the management of public 

properties associated with tourism, though the ownership rights remain with the Ministry 
of Finance. Its coastal zone policy refers to the coastal zone of the country as a whole 
(islands included) and to the coastal areas which are managed by EOT (Tourist Public 
Real Estate). In both cases, the following objectives and priorities are set: 
➱ the protection, preservation, and upgrading of the Greek coasts as tourist resources, 
➱ the creation or reinforcement of infrastructure for special types of tourism;  
➱ the controlled development of areas which are saturated in terms of tourism. 

 
It should be noted that EOT does not express any opinion for the pre-license granting as 
regards to the tourist installations, because this falls within the responsibilities of the 
Ministry for the Environment, Physical Planning and Public Works. Consequently, 
although tourist activities play an important role in the coastal zone development, still 
EOT ’s influence regarding the physical planning of the coastal zone is very limited. 
 

f) The Merchant Marine Ministry (YEN) is responsible, via the Harbour Police, for the 
policing of the sea portion of the coastal zone, including sea-fairing vessels, ports and the 
land area of the ports. The Port Treasuries undertake the management of public property 
within the land zone of the ports. 

 
g) The Ministry of Development is responsible for land planning, management, 

administration, exploitation and oversight of tourist leisure boats up to 500 meters into the 
sea.  

 
From the above detailed analysis of the competent ministries’ responsibilities, it 
becomes very obvious that on administrative / organisational level the basic problem is 
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the creation of horizontal co-ordination mechanisms in the coastal zone management 
sector of the public administration. In the past, based on law 360/76, there have been 
similar mechanisms issued, such as the National Council of Physical Planning and 
Environment (E.S.H.P). On urban centres, mainly in the metropolitan areas, the 
Organisations of Athens and Thessaloniki, instituted by Laws 1515/85 and 1561/85, 
also attempted to play a corresponding role. Even Public Domain Legislation (Law 
2344/40) provided for the introduction of special consultative councils in the Ministry 
of Finance, which consisted of representatives from the Ministries of Transportation, 
Tourism, Merchant Marine, with the aim to advice on every coast-related issue and to 
achieve a basic co-ordination.  

 
However, this polynomial mechanisms quickly led to confusion and abeyance, either due to 
the lack of predetermined responsibilities (case of Organisation of Athens and Thessaloniki) 
or due to competent authorities’ reluctance to contribute in a horizontal rational approach as 
regards to the public physical planning and priorities. As a consequence, to date the problem 
of co-ordination deficiency is confronted mainly through ad hoc collaborations, committees or 
workshops which depend highly upon the quality of relationships between the various 
competent ministries and other public organisations. Yet, this collaboration even if it may 
sometimes be considered successful still it is not an appendage to an integrated action plan 
which would combine measures, means, actions, time-schedules and authorities in order to 
best realise and achieve common objectives. 
 

3.2. - The jurisdiction  
 
The Law 
Littoral zone (egialos) and coastline (paralia) are particularly defined by the Public Domain 
Legislation. Law 2344/40 defines littoral zone (egialos) as the piece of land covered by the 
winter waves or high tide (high water mark), while coastline (paralia) as the piece of land 
from the border of littoral zone up to 50 meters in the mainland.  
 
The administration and management of these pieces of land, which belong exclusively to the 
Greek State, as well as the procedure for changes of their size (e.g. widening), the license for 
special commercial or industrial use, for the building of harbours or other settlements are 
subject to the regulations of the above mentioned law.  
 
The administration and management of the rest of land extending at a certain distance from 
the seashore, which is directly affected by any activities taking place in and close to the sea 
and vice versa, is subject to several other laws of environmental, urban and regional planning 
as well as to different pieces of legislation concerning tourism, industrial development, 
municipalities, etc. 
 
Environmental Law 1650/86 which has been issued in harmonisation with European Directive 
337/EEC regulates the projects and activities which, in general, have effect on the 
environment. This law constitutes the main legal framework for all sectors functioning for the 
protection of the environment, such as water and soil pollution, protection of the atmosphere, 
provisions for waste, noise, hazardous substances, radiation, protection of landscape etc. 
Since any tourist activity requires a satisfactory protection level for the environment along 
with the relevant substructure, the Law institutes special tools for urban planning, such as the 
Studies of Environmental Effects, the Zones of Special Environmental Provisions and the 
Zones of Productive Activities, which safeguard the scientifically-designed tourist 
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development. However, the implementation of the above law depends on the issuance of the 
proper presidential decrees, which have not been published yet as regards all environmental 
sectors involved. 
 
The new Law 2508/97, under the perspective of a sustainable development, introduces greater 
possibilities to both local administration and private sector for participation in the decision 
making process as regards physical or regional planning issues on the coastal zone. These 
decentralised participation procedures become more apparent mainly in the case of a saturated 
area reform, where the management is assigned to local administration. Thus, the policy 
formulation as regards the reconstruction requirements of the above areas constitutes now 
local authorities ’responsibility. Moreover, the new law clearly amends previous legislation 
(Law 1337/83) by delegating the responsibility of the General Urban Plan conduction together 
with the determination of land use and housing terms, from the central administration to 
municipalities which are only asked to justify organisational hierarchy. 
 
However, despite the wide application of the law, no efficient mechanisms for its 
implementation have been developed yet. As a result these broad policy guidelines are not 
operational or explicitly specified as rules and often are subject to various interpretations 
which do not have a binding character. There is a general consensus among analysts that 
institutional regulations result more as a response to developmental pressures and local 
demands, than providing a conscious attempt to shape and guide development.  
 
The Council of State’s Rulings 
The Council of the State interprets the constitutional provisions on the environmental 
protection and thus intervenes, in a rather radical way, in the relevant legal or administrative 
arrangements most of which the Court declare as invalid, always for the environment’s 
benefit. For example, the Court recently annulled a common decision of the Ministry of the 
Environment, Physical Planning and Public Works (YPEHODE) and of the Ministry of 
Agriculture, as illegal and unconstitutional, because the particular decision on licensing street-
plan in an area placed outside the plan, did not follow the constitutional administrative 
procedure which required the issuance of a presidential decree. Thus, the Court actually 
annulled the Law 2224/94, on which the above decision was based, because according to the 
Greek Constitution, the responsibility for granting a local street-plan license belongs to the 
President of the Republic and not to the Ministry of the Environment, Physical Planning and 
Public Works (YPEXODE). 
 
As regards the “environmental protection versus economic development” conflict in 
particular, the Court even since 1977, by implementing the Greek Constitution (art. 24, 
protection of the environment), it has introduced the concept of the “viable” development 
which is benevolent to the environment and protects it both from current and future 
generations. The aim is to create a “viable” resources management which will be in harmony 
with the protection of the environment in terms of both quantity and quality. Thus, what the 
Court’s jurisdiction states is that the economic development should be exercised in 
conjunction with the environmental protection policy so that the development becomes 
“viable”, otherwise sustainable. The protection of the environment is considered as a primary 
need in relation to the economic development, that means that the former constitutes the limit 
for the latter, since economic development cannot be realised under conditions of a 
downgrading environment.  
 

Following this course of action, the Court alleged that the administration should aim at a 
rational allocation of tourist activity in the country, within the framework of a designed land use 
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and at a development which would not exceed saturation limits of an area. The concept that 
the developmental economic policy should be exercised in conjunction with public 
environmental policy with a primary focus on sustainable development comes in absolute 
conformity with international and European standards (Bruntland Report, Treaty of Maastricht) 
which put emphasis on the need for rational use of natural resources in order to achieve 
sustainable development. 

 
Anyone -individual or legal entity- may submit an application in front of the Council of the 
State, in order to rescind an administrative act which infringes his legitimate rights, provided 
that a legal interest is fully justified. For example, a decision of the Ministry of the 
Environment, Physical Planning and Public Works (YPEHODE) may be cancelled / annulled 
by the Council of State, following an application of : a) residents of the area which the 
particular decision concern, b) municipalities or communes, c) environmental organisations. 
The Court’s rulings pay a remarkable attention on the role of the private sector, and puts 
emphasis on the role of the environmental organisations which may submit claims against the 
public administration in any case the former issues detrimental for the environment acts. 
 

COUNCIL OF THE STATE

(Department E')

elaboration of the
presidential decrees

(draft) upon the
Minister's submission

power to judge following
an application for an

administrative act
annulment

JURISDICTION
AREA

on environment, development
and urban planning issues

 
 
 

3.3. - Enforcement bodies 
In Greece, there is a serious deficit in mechanisms of monitoring, implementation and 
enforcement in coastal zone issues. Indeed, there is a sense that often strict legislation can be 
introduced (or will generate little resistance) precisely because there is little likelihood of laws 
being enforced (witness the fact that nearly 50% of all buildings are illegal). Indeed, Greece 
has been characterised by high rates of legislative activity, suggesting that effective policy 
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need place far greater emphasis on implementation of existing rules than simply generating 
new ones. In short, local administration may in some cases be accountable for the 
enforcement of central or regional administration’s acts and regulations (imposition of 
penalties and fees), however, the main enforcement body which monitors whether an 
administrative act is legitimate or not and whether it is properly implemented remains the 
Council of the State, as explained above. 
 

3.4. - Environmental organisations and their role in governmental decisions 
Although the newly introduced Law 2508/97 on Sustainable Development grants the 
environmental organisations, and generally the private sector greater possibilities to 
participate and undertake initiative on environmental issues, up to nowadays non-
governmental organisations have been rarely directly involved in formal decision making or 
enforcement processes. They have primarily enhanced awareness and public participation in 
decisions affecting local environments, especially resisting highly visible projects with 
environmental impacts. In some instances they have prevented large-scale projects (e.g., 
Aheloos river diversion) or played a critical role in the preservation of species (e.g., the monk 
seals or loggerhead turtles).  
 
Thus, although there is need for greater involvement still there is very little involvement of 
the private sector in public decision making. There are no mechanisms encouraging public 
private co-operation. There are no management agencies that have the legal power to 
encourage broad participation of public administration, local authorities, private business and 
professional organisations, non-governmental organisations, etc. The present legal context 
only makes room for specific joint ventures of local public and private enterprises.  
 
Nonetheless, this is an opportunity by which the local administration could further profit. That 
means that unless local authorities collaborate with environmental / ecological agencies in a 
more direct way, coastal zone cannot be managed or protected efficiently. Such a mutual co-
operation could incorporate scientific expertise into the local management, a fact which the 
local authorities may really benefit from, because technical knowledge and educational 
material safeguard a more genuine resistance to current threats. This is the reason why Local 
Administration should induce the private sector to get involved in the local management in 
order to best control the land use and thus, monitor the correct implementation of the relevant 
institutional framework. 
 
The environmental organisations should be officially recognised by law or an administrative 
act in order to obtain proper rights and obligations as regards environmental policy in general, 
and coastal zone management in particular. Their participation in the coastal zone 
management constitutes prevalent social demand, since environmental invasion is being 
increased and the individual right for an ecologically harmonised environment is also being 
offended. As participation should be implied the co-operation with all administrative sectors 
and authorities either in the decision-making process or in the exercise of control systems. 
Law 1337/83 had introduced the statute of Urban Committee of Neighbourhood, which gave 
the possibility of citizens to express opinion and proposals to local administration on urban 
planning issues. This statute is further expanded by Law 2508/97 which promotes the active 
participation of citizens and of social authorities in the choice, aims and priority formulation 
as well as in the conduction of specific plans and their relevant monitoring. 
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4 - Boundaries on ICZM 
The coastal zone of the cities constitute a special type of “coast” which requires more urban 
planning rather than strict physical planning. Moreover, due to the fact that this zone 
constitutes ownership of multiple public authorities, it is very often regulated by numerous 
special frameworks, a fact which hinder the possibility of an integrated approach as regards 
the coastal zone management. While multiple authorities involve in the coastal zone 
management, several problems occur, as explained below. 
 

4.1. - Distraction between public real estate and common use land 
In addition to the littoral zone, the area which results from natural or artificial sediments is 
also considered as public real estate. On the other hand, common use land is not accurately 
defined by the law that’s why it very rare to find municipal real estate on the coastal zone. 
Consequently, the Local Administration very often comes in conflict with the Central 
Administration. 
 

4.2 - Inaccurate institutional framework on physical planning 
Until very recently (early’80s) housing within public real estate did not require certain 
license-granting procedure, that’s why the public authorities involved showed no particular 
interest on the physical planning of such areas, except in case of leasing these areas to natural 
persons.  
 
Regarding the littoral zone, in particular, although the relevant legislation requires a certain 
administrative procedure before any sediment construction (presidential decree), still there is 
a high percentage of sediments which did not conform with the above requirements. 
 
In practice, there are only few presidential decrees issued on the physical planning of the 
coastal zone (housing terms and restrictions on land use), that’s why it is almost impossible to 
control public authorities’ action on this area. 
 

4.3 - Increasing trends of economic abuse 
There is no doubt that the lack of a strategic planning in the coastal zone results in the 
economic abuse of the areas which could otherwise serve the common benefit. For example, 
in the coastline of Athens large areas have been illegally converted into restaurants and night 
clubs whereas they could serve for other common use purposes. 
 
The need for strategic planning and control is obvious for reasons of operational, aesthetic and 
environmental protection . Furthermore, in order to ensure the free access of the public to the 
coastal zone it is eminent to define which areas can serve for common use and benefit.  
 

4.4. - Invalidation of basic rules on urban planning 
For example, there is a tendency to define harbour uses in contradiction to the commercial or 
boarding needs. In short, the development of tourist marines and coastal zone housing is 
controversial to any physical or urban planning and environmental provision. 
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4.5. - Weak implementation of Urban Planning Legislation 
Until very recently, the primary concern of urban planning was to place the illegally occupied 
areas within the limits of the urban plan without any other plan whatsoever as regards the 
coastal zone. Among the main reasons for this phenomenon is the dissolution of 
responsibilities between Central and Local Administration which certainly hinders the 
formulation of an integrated planning on these areas. Moreover, there is complete lack of 
motivation which would otherwise induce local initiative in the field of coastal planning. 
 
The above complexity which refers to the delegation of responsibilities among diverse levels 
is even more intensified after the introduction of the new Law 2508/97 on Sustainable 
Development, based on which the Regional Administration is enabled to found institutions 
similar to the Organisation of Athens and Thessaloniki.  
 
Nonetheless, this upgrading of the local administration’s role as regards the coastal zone 
planning could constitute the beginning of an I.C.Z.M implementation. 
 

5. - Conclusion  
Given that many organisations are responsible for policy implementation and decision making 
in the coastal zone, the co-ordination of them is a very difficult task . Besides the Ministry of 
the Environment Physical Planning and Public Works which has the major part of 
responsibility for land (including coastal) planning and management, other Ministries are also 
directly or indirectly involved in this process e.g. the Ministry of National Economy, 
Agriculture, Development, Defence, Health, Interior, and Merchant Marine. Local authorities 
e.g. regions, prefectures, municipalities are also involved. The participation of all these 
organisations in the coastal zone management process cause several problems due to gaps and 
overlapping of responsibilities.  
 
Furthermore, in practice it becomes evident that the role of all local organisations is very 
limited. In most of the cases they are responsible for the implementation of urban planning 
and environmental regulations that come from central organisations (Ministries) or for 
controlling the functioning of projects that have been approved by central organisations and 
penalising the violators. Only in very few cases, concerning small scale projects, decisions 
can be taken by the competent local agencies. 
 
The experience derived from the application of the existing framework for the protection of 
the environment and the currently implemented coastal zone management shows the need of 
several amendments which have to do with a) a new administrative structure which would 
impose new competencies of the ministries, public agencies, regions and local authorities, b) 
the public works which constitute one of the important sectors of the country’s economic 
activity and need concrete regulations for their environmental impact assessment, c) the need 
to lay down rules for environmental impact assessment studies (methodology specifications, 
interdisciplinary co-operation and public participation), d) the need to establish environmental 
monitoring networks, and e) the need to create broad environmental management projects. 
 
The new institutional framework (Law 2508/97) is expected to provide for a rational coastal 
zone management more socially oriented than the existing. The Law actually mobilises 
regional authorities and groups which until now had been forgotten and inactive due to the 
complete domination of the centralised State. There are optimistic messages pointed out that 
the contentious or otherwise uncoordinated action will be avoided, whereas the decentralised 
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management of the coastal zone will be ensured. For this to happen, the role of the ministries 
should be further clarified in order to best guarantee the protection of the coasts. Above all, 
employees who work in the regions and are involved with relevant issues of the coastal zone 
together with the local authorities, should be further informed and even trained through 
special lectures, seminars, publications, the press etc. so that they best realise the need and 
importance of an integrated coastal zone management. 
 
All in all, there is no doubt that the central administration should play a leading role in the 
coastal zone management system by financially supporting the region. Second, the regional 
authorities, through the technical departments and the office for the environment, should 
focus on substructure projects which would respect the environment, following special studies 
of environmental effects. Finally, the local administration, being able to effectively penetrate 
in the existing local deficiencies, it should act in a more direct way and promote local 
development in terms of higher environmental protection and higher quality of life. 
 
Local administration’s role as regards coastal zone management should function at the 
following levels: a) upward vertical co-operation with competent authorities of central and 
regional administration, b) horizontal collaboration with other local authorities on 
environmental / coastal zone issues which concern more than just one municipality or 
community, and finally c) downward vertical co-operation with the private sector which is 
activated within the limits of a particular municipality or community, a fact which would most 
probably induce citizens to a more active participation in the relevant procedures for the 
protection of the coast, in a broad sense the environment.  
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