
Our latest publication regarding the acquisition of residential real estate in Switzerland by non-EU/EFTA 

citizens describes the requirements for purchasing residential real estate in Switzerland for non-EU/

EFTA citizens including obtaining the relevant residence permits. Furthermore, it lays down the tax im-

plications in connection with taking up residency in Switzerland.
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Except for holiday apartments in recognised tourist destinations, non-EU/EFTA citi-
zens are only allowed to purchase Swiss residential real estate if they are lawfully 
and actually resident in Switzerland holding at least a residence permit B. If they do 
not only want to acquire residential real estate as their primary residence (for which 
a residence permit B is sufficient), but also, for instance, for investment purposes, 
they require, in addition to their residency in Switzerland, either a residence permit C, 
an additional EU/EFTA citizenship or an additional Swiss citizenship.

In order to take up residency in Switzerland, non-EU/EFTA citizens require a residence 
permit. There are mainly three feasible options to obtain a residence permit B for non- 
EU/EFTA citizens: option 1: residence permit B based on gainful employment, option 2: 
residence permit B based on considerable cantonal fiscal interests and option 3:  
residence permit B based on the previous obtainment of an EU/EFTA citizenship, e.g. 
Malta's.

A residence permit C will generally only be granted to non-EU/EFTA citizens once the 
individuals have been lawful residents in Switzerland for a total of at least ten years. 
Therefore, the only option in which non-EU/EFTA citizens can purchase Swiss resi-
dential real estate without any restrictions (e.g. for investment purposes) right after 
their relocation to Switzerland is option 3 in which non-EU/EFTA citizens have previ-
ously obtained an EU/EFTA citizenship. If the individuals are willing to wait, they can 
pursue option 1 or 2 and eventually apply for a permit C.

In respect of taxation, it should be noted that under all three options for obtaining a 
residence permit B, non-EU/EFTA citizens become subject to unlimited tax liability in 
Switzerland. Therefore, it must be analysed whether the ordinary taxation regime or 
the lump-sum taxation regime should be applied for income and wealth tax purposes. 
In this regard, it should be noted that taxation under the lump-sum taxation regime is 
usually accepted by the migration authorities as a reason for the grant of residence 
permit B based on considerable cantonal fiscal interests (option 2). Under the ordi-
nary taxation regime, however, considerable cantonal fiscal interests for the grant of 
a residence permit B are only accepted by the migration authorities if taxpayers can 
prove that their expected annual tax burden will exceed a specific threshold.

Executive Summary
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Introduction

The acquisition of certain types of Swiss 
real estate – including residential proper-
ties – by foreign investors is restricted by 
the Federal Act of 16 December 1983 on 
the Acquisition of Real Estate by Persons 
Abroad, the respective ordinance and 
further provisions on cantonal and com-
munal level (all these provisions are re-
ferred to as the so-called Lex Koller).

Definition of Foreign Investors under 
Lex Koller

In General

Lex Koller provides for a very broad defi-
nition of the term “foreigner”/“foreign  
investor” which includes, inter alia, the 
following individuals and legal entities 
(hereinafter referred to as Foreign 
Investor(s)):

– Non-Swiss citizens domiciled outside 
of Switzerland.

– Non-Swiss citizens domiciled in 
Switzerland who are neither citizens 
of an EU/EFTA member state nor 
hold a valid permanent residence 
permit C. The requirements for ob-
taining a permanent residence  
permit C by non-EU/EFTA citizens 
are set out in Three Feasible Options 
for the Grant of a Swiss Residence 
Permit for Non-EU/EFTA citizens, see 
here. A special regime applies to UK 
citizens (cf. Consequences for Non-
EU/EFTA Citizens, see here).

– Legal entities having their registered 
office outside of Switzerland (even if 
they are directly or indirectly owned 
by a person not qualifying as a For-
eign Investor). 

– Legal entities having their registered 
office in Switzerland but being under 
foreign control. In this context, for-
eign control is assumed if Foreign  
Investors hold more than one third of 
the company capital or the voting 
rights or if loans in a significant 
amount are provided by Foreign  
Investors.

– Individuals and legal entities that do 
not qualify as Foreign Investors but 
act on behalf and for the account of a 
Foreign Investor.

Consequences for Non-EU/EFTA Citizens

Having said this, non-EU/EFTA citizens 
fall within the qualification of Foreign In-
vestors unless they (cumulatively):

(a) are lawfully and actually resident in 
Switzerland; and

(b) hold a valid permanent residence 
permit C.

A special regime applies to citizens of the 
United Kingdom of Great Britain and 
Northern Ireland (UK) who have taken 
constant residence in Switzerland on or 
before 31 December 2020. Such persons 
are treated like EU/EFTA citizens for Lex 
Koller purposes which means that they 
are not subject to Lex Koller restrictions.

In case non-EU/EFTA citizens hold the 
citizenship of an EU/EFTA member state 
(e.g. Cyprus) in addition to their non-EU/
EFTA citizenship, they only fall within the 
qualification of Foreign Investors for as 
long as they are not lawfully and actually 
resident in Switzerland. As soon as they 
take lawful and actual residence in Swit-
zerland, they no longer qualify as Foreign 
Investors which means that they are no 
longer subject to Lex Koller restrictions.

Requirements for Purchasing 
Residential Real Estate in Switzerland 
for Non-EU/EFTA Citizens
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mary residence decide to leave Switzer-
land or move to another place in Switzer-
land, such Foreign Investors are entitled 
to keep the real estate and make use of it 
as they deem fit. This means that the real 
estate may also be let to third parties. In 
case such non-EU/EFTA citizens move to 
another place in Switzerland, they may 
(subject to the conditions set out above) 
acquire another residential real estate to 
be used as their primary residence.

Lastly, it needs to be noted that taking 
residence in Switzerland with the sole 
purpose of purchasing residential real 
estate would be regarded as a circum-
vention of Lex Koller, if the relevant non-
EU/EFTA citizens holding a residence 
permit B had no intention of living in that 
home permanently. The same holds true 
if such non-EU/EFTA citizens changed 
their place of residence within Switzer-
land for the sole purpose of being able to 
purchase several properties without re-
quiring authorisation.

Authorisations for Holiday Apartments

Individuals who fall within the definition 
of Foreign Investors (cf. In General, see 
here) may be entitled to acquire residen-
tial real estate to be used as a holiday 
apartment in Switzerland, provided such 
real estate is located in a recognised 
tourist destination for which cantons 
have the right to grant authorisations un-
der Lex Koller on the basis of a cantonal 
contingent. 

Holiday apartments may only be acquired 
directly but must not be acquired indi-
rectly via a legal entity. Also, such apart-
ments must not be permanently let to 
third parties. Nevertheless, they may be 
let periodically as long as the owner is 
able to use the apartment at any time for 
its alleged purpose.

As a general rule, the size of the property 
must not exceed 1,000 m2, whereas the 
maximum net floor space (which includes 
all liveable rooms such as the kitchen, 

Exception for Primary Residence

An exception from the authorisation re-
quirement applies with respect to individ-
uals who fall within the definition of For-
eign Investors (cf. In General, see here) 
but are lawfully and actually resident in 
Switzerland. Typically, such individuals 
would be holders of a residence permit B. 
As an exception to the authorisation re-
quirement, these individuals are entitled 
to acquire residential real estate to be 
used as their primary residence. This 
means that such individuals:

(a) have to use the real estate as their 
primary residence at their actual and 
lawful place of residence;

(b) are not entitled to let the real estate 
to third parties in full or in part; and

(c) have to purchase the real estate in 
their own name.

The relevant real estate may not contain 
more than one residential unit. Theoreti-
cally, the maximum size of such unit is 
not limited. However, in case the size of 
the property (not the unit) exceeds 3,000 
m2, the real estate can only be bought if 
the Foreign Investor is able to demon-
strate to the authorisation authority that 
the property is not acquired for pure  
investment purposes (but for mere resi-
dential purposes), which often proves  
difficult. 

In case non-EU/EFTA citizens holding a 
residence permit B and owning residen-
tial real estate in Switzerland as their pri-
mary residence are deceased, their legal 
heirs are entitled to acquire the real es-
tate as part of their inheritance, keep the 
real estate and make use of it as they 
deem fit. This means that the legal heirs 
would not need to use it as their primary 
residence and would even be entitled to 
let the real estate to third parties.  
In case non-EU/EFTA citizens holding a 
residence permit B and owning residen-
tial real estate in Switzerland as their pri-
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In case non-EU/EFTA citizens hold the 
Swiss citizenship in addition to their non-
EU/EFTA citizenship, such persons do not 
qualify as Foreign Investors.

Structures Involving Legal Entities

As set out above, legal entities having their 
registered office outside of Switzerland 
are considered Foreign Investors. This 
holds true even if such company is wholly 
owned by a Swiss citizen or another per-
son not being a Foreign Investor.

Legal entities having their registered of-
fice in Switzerland, on the other hand, are 
not considered Foreign Investors unless 
they are under foreign control (i.e. con-
trolled by Foreign Investors). Therefore, a 
Swiss company being held by a non-EU/
EFTA citizen (no dual citizen) who does 
not hold a valid permanent residence 
permit C would qualify as a Foreign  
Investor pursuant to Lex Koller. 

If a Swiss company is directly held by a 
non-EU/EFTA citizen who (i) is lawfully 
and actually resident in Switzerland and 
(ii) holds a valid permanent residence 
permit C, such company would not qualify 
as a Foreign Investor. However, in case 
such a non-EU/EFTA citizen held the 
Swiss company indirectly via a holding 
company outside of Switzerland (e.g. Cy-
prus or Luxemburg), such Swiss company 
would be considered a Foreign Investor.

Acquisition of Residential Swiss Real 
Estate by Foreign Investors

General Restrictions

The acquisition of Swiss residential and 
other non-commercial real estate (in-
cluding undeveloped land) by Foreign  
Investors is subject to an authorisation 
requirement pursuant to Lex Koller. As 
the conditions for granting such authori-
sation are very restrictive, authorisations 
are rarely granted. In particular, no  
authorisation can be granted in case non-
commercial real estate is intended to be 
acquired for pure investment purposes.



(a) if they additionally hold the Swiss  
citizenship; or

(b) if they (i) are lawfully and actually 
resident in Switzerland (ii) and hold 
the citizenship of an EU/EFTA mem-
ber state in addition to their non-EU/
EFTA citizenship; or

(c) if they (i) are lawfully and actually 
resident in Switzerland and (ii) hold a 
valid permanent residence permit C.

In case non-EU/EFTA citizens do not fulfil 
any of the above-mentioned requirements 
but are lawfully and actually resident in 
Switzerland, they may – subject to certain 
restrictions – acquire residential real  
estate to be used as their primary resi-
dence (cf. Exception for Primary Residence, 
see here).

In case non-EU/EFTA citizens do not fulfil 
any of the above-mentioned require-
ments, they may – subject to certain  
restrictions – be entitled to acquire resi-
dential real estate to be used as a holiday 
apartment in Switzerland, provided such 
real estate is located in a recognised 
tourist destination for which cantons 
have the right to grant authorisations  
under Lex Koller on the basis of a canton-
al contingent (cf. Authorisations for Holiday 
Apartments, see here).

In all other cases, non-EU/EFTA citizens 
who do not fulfil any of the above-men-
tioned requirements will typically not be 
able to acquire residential real estate in 
Switzerland as no authorisation for such 
acquisitions can be granted due to the 
fact that such acquisitions would be  
regarded as being made for pure invest-
ment purposes (cf. General Restrictions, 
see here).
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entrance hall, bathrooms, indoor swim-
ming pool and sauna, if any) is 200 m2. 
However, authorisations may be granted 
for a property size of up to 1,500 m2 and 
a net floor space of up to 250 m2 if the 
purchaser can show that such greater 
amount of space is needed.

Authorisations for the acquisition of holi-
day apartments in Switzerland are re-
stricted to one per family (which includes 
both spouses and children under the age 
of 18 as well as registered partners).  
Also, if one family member already owns 
real estate as a secondary residence in 
Switzerland, no authorisation for the  
acquisition of a holiday apartment may 
be granted.

Acquisition of Shares in a Company Hold-
ing Residential Real Estate

The acquisition of shares in a company 
holding Swiss real estate is subject to  
an authorisation if the respective compa-
ny qualifies as a real estate company  
(Immobiliengesellschaft) as defined by Lex 
Koller. A company qualifies as a real  
estate company in accordance with Lex 
Koller if its main factual purpose is the 
acquisition, holding or sale of real estate, 
which can only be acquired by Foreign In-
vestors subject to an authorisation (i.e. 
residential and certain types of mixed-
use property). As there are no clear court 
precedents, it is debated under which  
circumstances a company is regarded as 
having such a main factual purpose and 
the cantonal practices differ.

Purchases in Breach of Lex Koller

Purchases in breach of Lex Koller are null 
and void. In addition, the evasion of the 
authorisation requirements may be pros-
ecuted under criminal law in case of wil-
ful or negligent conduct.

Conclusions 

Non-EU/EFTA citizens may acquire resi-
dential real estate in Switzerland without 
any restrictions:



In General

As mentioned above (cf. in summary, 
Conclusions, see here), except for holiday 
apartments in recognised tourist destina-
tions, non-EU/EFTA citizens are only  
allowed to purchase Swiss residential real 
estate if they are lawfully and actually 
resident in Switzerland holding at least a 
residence permit B. Being residents in 
Switzerland and holding a residence  
permit B allows non-EU/EFTA citizens to 
acquire residential real estate only as 
their primary residence. However, in other 
cases, e.g. for investment purposes, they 
require, in addition to their residency in 
Switzerland, either a residence permit C, 
an additional EU/EFTA citizenship or an 
additional Swiss citizenship.

The requirements for the grant of a Swiss 
residence permit vary depending on the 
individual’s nationality as well as the  
intended length and purpose of immigra-
tion (e.g. pursuit of gainful employment or 
no gainful employment). While EU/EFTA 
citizens enjoy substantial simplifications 
regarding the grant of and entitlement 
claims to residence permits based on the 
Agreement of Free Movement11, non-EU/
EFTA citizens must principally overcome 
the high thresholds of the Swiss Aliens 
Act in order to obtain a residence permit.

UK citizens who fulfilled all criteria for or 
held a Swiss residence permit on or  
before 31 December 2020 are generally 
considered EU/EFTA citizens for immi-
gration purposes and continue to enjoy 
respective rights due to the Agreement 
on Citizens’ Acquired Rights between the 
UK and Switzerland. However, UK citizens 
trying to obtain a residence permit as of 
1 January 2021 are (currently) treated as 

1  https://www.sem.admin.ch/sem/en/home/themen/fza_

schweiz-eu-efta/eu-efta_buerger_schweiz.html 

non-EU/EFTA citizens. 

There are different types of residence 
permits, particularly residence permits B 
and C:

– Permit B is a permit for resident for-
eign citizens, i.e. individuals who  
reside or intend to reside in Switzer-
land typically for a longer period of 
time (e.g. with or without gainful  
employment).

– Permit C is an unlimited and uncon-
ditional permit for foreign citizens 
who have settled in Switzerland for 
several years. Permit C is not linked 
to a specific purpose. Permit C 
grants its holders a legal status  
similar to the one of a Swiss citizen.

If individuals have successfully obtained 
a permit B, they may apply for a resi-
dence permit C once the following gener-
al requirements are met:

– the individuals have (1) resided in 
Switzerland for at least ten years in 
total by holding either a permit L 
(short term residence permit for  
residency for less than a year) or a 
permit B and (2) have possessed a 
permit B without any interruptions 
for the last five years before applica-
tion; and

– there are no reasons for withdrawal 
such as certain convictions, breach 
of conditions to any order, etc. and 
the individuals are duly integrated 
(mainly satisfactory knowledge of 
the local language).

Nonetheless, certain treaties between 
Switzerland and other countries (in  
particular currently with France, Italy,  

Three Feasible Options for the Grant 
of a Swiss Residence Permit for Non-
EU/EFTA citizens

5

Acquisition of Residential Real Estate in Switzerland by Non-EU/EFTA Citizens 

by Gaurav Bhagwanani 
MLaw, LL.M., Attorney at Law 
Senior Associate 
Phone+41 58 658 52 80 
gaurav.bhagwanani@walderwyss.com

https://www.sem.admin.ch/sem/en/home/themen/fza_schweiz-eu-efta/eu-efta_buerger_schweiz.html
https://www.sem.admin.ch/sem/en/home/themen/fza_schweiz-eu-efta/eu-efta_buerger_schweiz.html


Residence Permit B Based on the  
Previous Obtainment of an EU/EFTA  
citizenship 

The obtainment of an EU/EFTA citizen-
ship (e.g. in addition to the non-EU/ETFA  
citizens’ current nationality) would sim-
plify things substantially regarding the 
grant of a Swiss residence permit. Malta 
is currently especially known for the 
rather easy obtainment of its citizenship, 
although such programme has come un-
der scrutiny by the EU recently. Cyprus 
was known for such a programme as 
well, but its respective programme has 
been suspended for new applicants since 
1 November 2020. 

In case EU/EFTA citizens relocate to Swit-
zerland for gainful employment (employ-
ment or self-employment), they must 
generally simply register with the  
communal authorities at their place of 
domicile in Switzerland to receive a  
residence permit B. When it comes to 
self-employment, individuals (additionally) 
need to prove that they are indeed self-
employed and will receive a regular  
income. There again, in case of immigra-
tion without gainful employment, EU/
EFTA citizens must generally possess (1) 
sufficient financial means and (2) ade-
quate health insurance (incl. accident  
insurance) for the grant of a residence 
permit B.

Possessing an (additional) EU/EFTA citi-
zenship would be the best-case scenario 
for non-EU/EFTA citizens who intend to 
purchase residential real estate in  
Switzerland. The reason for this is that 
EU/EFTA citizens domiciled in Switzer-
land do not fall under the definition of 
Foreign Investors (cf. In General, see 
here). Consequently, they may acquire 
residential real estate in Switzerland 
without any restrictions, regardless of 
their residence permit B.

hurdles are typically rather high. None-
theless, once a permit B is obtained, non-
EU/EFTA citizens generally have to wait 
ten years to apply for a permit C, which 
grants them the right to acquire residen-
tial real estate in Switzerland without any 
restrictions (e.g. for investment purpos-
es) (cf. In General, see here).

Residence Permit B Without Gainful  
Employment Based on Considerable 
Cantonal Fiscal Interests

Without any gainful employment, non-EU/
EFTA citizens are generally granted a 
residence permit only if they fall under 
certain categories (such as education or 
retirement). However, wealthy non-EU/
EFTA citizens may obtain a residence 
permit B based on “considerable cantonal 
fiscal interests”. Usually, the “consider-
able cantonal fiscal interests” are  
accepted by the migration authorities if 
non-EU/EFTA citizens either (i) commit 
themselves to pay a certain amount of 
taxes as determined in a tax ruling be-
forehand under the so-called “lump-sum 
taxation regime” or (ii) prove that their ex-
pected annual tax burden will exceed a 
specific threshold under the ordinary tax-
ation regime (for details Selection be-
tween Ordinary Taxation and Lump-Sum 
Taxation, see here). However, a close rela-
tionship to the chosen canton as well as 
no pursuit of gainful employment in Swit-
zerland and abroad (except for the man-
agement of own assets) are generally re-
quired.

For wealthy non-EU/EFTA citizens this 
option is the most promising one with  
respect to obtaining a residence permit B 
(without gainful employment). Nonethe-
less, again, once a permit B is obtained, 
non-EU/EFTA citizens generally have to 
wait ten years to apply for a permit C, 
which grants them the right to acquire 
residential real estate in Switzerland 
without any restrictions (cf. in summary 
Conclusions, see here).
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the UK, Canada, and the United States) 
generally may reduce the aforementioned 
ten-year duration to five years.

Based thereon, there are mainly three 
feasible ways to obtain a residence per-
mit for non-EU/EFTA citizens:

Residence Permit B Based on Gainful 
Employment in Switzerland (Employed 
or Self-Employed)

Non-EU/EFTA citizens may file an appli-
cation for a residence permit with gainful 
employment in Switzerland. Either the 
application is based on an employment 
relationship between two parties or self-
employment (e.g. foreign individuals start 
performing work on their own with their 
own Swiss entity in Switzerland).

While certain requirements for an  
employment relationship based applica-
tion (such as appropriate apartment as 
well as salary customary in the region 
and industry) are rather easy to meet, the 
so-called “national priority” has proven to 
be the biggest hurdle in practice. Accord-
ing to such criteria, the hiring party must 
prove that no other Swiss and/or EU/
EFTA citizen could be found or was suit-
able for the respective job, which includes 
due publication of a job advertisement, 
conducting of interviews and grounds for 
rejections namely of Swiss and/or EU/
EFTA citizens for the respective job.

For an application based on self-employ-
ment, individuals must particularly prove 
that they are duly qualified for and there 
is a macroeconomic interest in their  
specific activities. The latter is typically 
not easy to prove, especially in the finan-
cial industry.

Last but not least, in both cases the 
amount of residence permits available 
for non-EU/EFTA citizens is limited by  
annual quotas, which are allocated per 
canton.

In conclusion, this option can be consid-
ered on a case-by-case basis, but the 



Selection between Ordinary Taxation 
and Lump-Sum Taxation

As mentioned above, except for holiday 
apartments in recognised tourist destina-
tions, individuals who do not have Swiss 
citizenship are required to have lawful 
and actual residency in Switzerland in  
order to be allowed to purchase Swiss 
residential real estate. In order to take up 
residency in Switzerland, non-EU/EFTA 
citizens require a residence permit. In 
Three Feasible Options for the Grant of a 
Swiss Residence Permit for Non-EU/EFTA 
citizens (see here), we have described 
three options for non-EU/EFTA citizens to 
receive such a residence permit.

Under all three options, non-EU/EFTA  
citizens become subject to unlimited tax 
liability in Switzerland (so-called personal 
affiliation with Switzerland). Therefore, it 
must be analysed whether the ordinary 
taxation regime or the lump-sum taxation 
regime should be applied for income and 
wealth tax purposes.

In consideration of the three options for 
obtaining a residence permit for non-EU/
EFTA citizens, the following restraints 
must be considered when it comes to the 
selection between ordinary taxation and 
lump-sum taxation:

The application of the lump-sum taxation 
regime is conditional upon the fulfilment 
of two requirements. The first require-
ment is that the foreign citizen becomes 
resident in Switzerland either for the 
first time or after a ten-year absence. 
The second requirement is that the indi-
vidual does not pursue any gainful activi-
ty in Switzerland. Due to this second re-
quirement, it will not be possible to apply 
the lump-sum taxation regime if the indi-
vidual relocates to and physcially works 

in Switzerland.

The application of the ordinary taxation 
regime is, as a general rule, not condi-
tional upon specific requirements. How-
ever, the option of obtaining a residence 
permit based on considerable cantonal 
fiscal interest is only possible under the 
ordinary taxation regime if the individual’s 
expected future tax burden exceeds a 
specific threshold. Said threshold varies 
between the different cantons. In the 
Canton of Zurich, for instance, the thresh-
old for the option of obtaining a residence 
permit based on considerable cantonal 
fiscal interest under the ordinary taxation 
regime is an expected annual tax burden 
of at least CHF 1 million. 

In the following, the ordinary taxation  
regime and the lump-sum taxation re-
gime are described in more detail.

Ordinary Taxation

Under the ordinary taxation regime, in-
come tax is calculated based on a world-
wide basis, whereby income attributable 
to business operations, permanent es-
tablishments or immovable properties lo-
cated abroad is exempt from income tax. 
The maximum income tax rates vary sig-
nificantly between the different cantons 
and municipalities, from around 22 % in 
the Canton of Schwyz to 46 % in the Can-
ton of Geneva.

On a cantonal and municipal basis, an ad-
ditional wealth tax is levied. The wealth 
tax is levied on the worldwide wealth, 
whereby assets attributable to business 
operations, permanent establishments or 
immovable properties located abroad are 
exempt from wealth tax. Residential real 
estate located in Switzerland and owned 
by individuals is subject to Swiss wealth 

Taxation
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estate must only be included in the control 
calculation on the level of the individual if 
this income is distributed from the Swiss 
corporation to the individual. In the ab-
sence of a distribution to the individual, 
said income is only subject to corporate 
income tax on the level of the Swiss cor-
poration and can be reinvested by the 
Swiss corporation without any income tax 
implications on the level of the individual.

Moreover, it should be considered that  
in case of direct investments the deduct-
ible interest payments and other expenses 
are at best deductible to a certain extent 
within the control calculation. However, 
on the level of an interposed Swiss cor-
poration all interest payments and other 
expenses would be tax-deductible, pro-
vided that they were regarded as com-
mercially justifiable by the tax authorities.

Last, but not least, it should be noted 
that, under specific circumstances, the 
Swiss authorities could regard direct  
investments in Swiss residential real  
estate as self-employment in the form of 
professional real estate dealing. Since  
individuals are not entitled to pursue any 
gainful activity in Switzerland under the 
lump-sum taxation regime, they would 
lose their right to lump-sum taxation and 
be subjected to the ordinary taxation  
regime as a result (cf. the requirements 
for the application of the lump-sum  
taxation regime in Selection between Ordi-
nary Taxation and Lump-Sum Taxation, see 
here).

This publication summarizes selective aspects of Swiss 

law. It is not intended to provide legal advice. Before taking 

action or relying on the comments and the information giv-

en, addressees of this publication should seek specific ad-

vice on the matters which concern them.

© Walder Wyss Ltd., Zurich, 2021

Control Calculation

The tax base calculated according to the 
lump-sum taxation may not be lower 
than the one determined on the basis of 
the so-called «control calculation»: 

The control calculation needs to take into 
account (1) income and wealth attribut-
able to Switzerland such as Swiss real 
estate and income therefrom or income 
from investments in Swiss companies 
and (2) income for which the taxpayer 
claims relief from foreign taxation in  
accordance with a double taxation agree-
ment concluded by Switzerland. 

The amount of tax payable under the 
lump-sum taxation must exceed the tax 
that would fall due in accordance with the 
control calculation. Should the amount of 
tax due under the control calculation  
exceed the lump-sum taxation amount, 
the amount under the control calculation 
is applied.

Interposition of a Swiss Corporation  
by a Lump-Sum Taxed Individual for the 
Purchase of Swiss Real Estate

The control calculation as described 
above is one of the reasons why it may be 
beneficial for lump-sum taxed individuals 
who are permitted to purchase Swiss 
residential real estate for investment 
purposes (having already been granted a 
residence permit C or holding an addi-
tional EU/EFTA citizenship) to invest in 
Swiss residential real estate via a Swiss 
corporation:

If such individuals invest in Swiss resi-
dential real estate directly without inter-
posing a Swiss corporation, all income 
generated by the Swiss real estate must 
be included in the control calculation for 
income tax purposes. If the tax burden 
based on the control calculation exceeds 
the individuals’ lump-sum tax burden, the 
tax burden based on control calculation is 
applied. In case of an interposition of a 
Swiss corporation, however, income gen-
erated by the Swiss residential real  
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tax. The maximum tax rates for the 
wealth tax vary significantly between the 
different cantons and municipalities.

Lump-Sum Taxation

General Rules

If individuals meet the requirements for 
the application of the lump-sum taxation 
regime as described above (Selection be-
tween Ordinary Taxation and Lump-Sum 
Taxation, see here), they may elect to be 
taxed on the basis of their deemed annual 
expenses rather than their worldwide in-
come and wealth. Taxes are assessed on 
the expenditure that is required to settle 
the personal living expenses of the tax-
payer and his or her family. However, the 
annual expenses of the taxpayer must be 
equal to at least seven times the rent paid 
on rental property (if the taxpayer rents 
the property where he or she resides) or 
seven times the imputed rental income  
(if the taxpayer owns the property where 
he or she resides). 

Furthermore, the minimum tax bases / 
tax burdens for individuals under the 
lump-sum taxation regime must be taken 
into account. In many cases, these 
thresholds constitute the applicable tax 
bases / tax burdens for individuals under 
the lump-sum taxation regime. Diverging 
minimum thresholds are in place for EU/
EFTA citizens and non-EU/EFTA citizens.

In the Canton of Zug, for instance, the 
minimum tax base for EU/EFTA citizens 
amounts to CHF 500,000 for income tax 
purposes and 10,000,000 for wealth tax 
purposes resulting in an annual tax bur-
den of around CHF 138,000 (municipality: 
City of Zug, single, without church tax). 
For non-EU/EFTA citizens, the minimum 
tax base for income tax purposes 
amounts to CHF 1,000,000 and the mini-
mum tax base for wealth tax purposes 
amounts to CHF 20,000,000 resulting  
in an annual tax burden of around 
CHF 280,000 (municipality: City of Zug, 
single, without church tax).


