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TL;DR — NHR is dead and the old 10% pension carve-out died with the 2024 reform. IFICI does not
cover most retirees. Plan for standard Portuguese IRS on your pension, choose a town you can walk in
at 80, and rent through a winter before you buy.

Key 2026 stat: NHR is dead. The pension exemption is gone. If a relocation firm is still selling you "the
10% rate,” they are selling 2023.

The misconception you came in with

Almost every retiree who lands on this guide has read, somewhere, that Portugal still gives foreign
pensions a special tax break. They have not. The classic Non-Habitual Resident regime closed to new
entrants on 31 December 2023 (with narrow 2024 transition). The successor — IFICI, marketed as
"NHR 2.0" — is built for researchers, certain healthcare specialists, ICT professionals and qualifying
high-skill roles. It is not built for retirees. Foreign pensions are no longer exempt.

There is a hedged caveat we will get to. Treat it as a caveat, not a strategy.

This guide is for retirees seriously considering the move, current to 15 May 2026, with real numbers
and honest trade-offs. It assumes you will buy property as part of relocating.

The fundamentals haven't changed. The pricing has, and the tax has. Here's what to do about it.

The 2026 tax reality

Between 2009 and 2020, NHR exempted most foreign pension income for ten years. From April 2020,
that softened to a 10% flat rate on foreign pensions. On 31 December 2023, NHR closed to new
entrants entirely. From 1 January 2024 the successor is IFICI (Incentivo Fiscal a Investigagao Cientifica
e Inovagao), regulated by Portaria n.° 352/2024/1, amended by Portaria n.° 52-A/2025/1.

What IFICI does:

e 20% flat rate on net Portuguese-source qualifying employment or self-employment income.

e Most foreign-source income (employment, self-employment, royalties, capital, rental, capital
gains) exempt in Portugal but counted for rate determination on Portuguese income.

e 10 years, non-renewable.

What IFICI does not do, materially: it does not exempt foreign pensions. Pensioners of IFICI
beneficiaries pay standard Portuguese progressive IRS — up to 48%, plus solidarity surcharge above
€80,000. This is the most consequential break from the old NHR.

The "10% sub-regime" rumour

A version of the IFICI debate in 2024-2025 floated a pension sub-regime that would apply a 10% flat
rate to foreign pensions for ten years for new tax residents. Practitioners have been split. As of 15
May 2026, no statutory amendment has reopened a pension carve-out under IFICI. Some advisers
continue to flag a possible claim; the Portal das Finangas FAQ does not list it. Treat it as a possible
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benefit to confirm with a Portuguese tax adviser before you move — never as a guarantee, and never
as the basis for moving.

What you should actually budget

Assume standard progressive IRS on your foreign pension. A pension-specific deduction of €4,587 is
subtracted from gross before the brackets apply, so the first chunk pays nothing. Rough effective
rates for a retired couple, joint return, standard deductions, no IFICI:

Annual gross pension (couple) Approx. effective Portuguese tax
€30,000 8-1%

€50,000 14-17%

€80,000 20-24%

€120,000 26-30%

Foreign tax credits typically absorb most or all of the double-tax exposure on the home-country
side.

Grandfathered NHR

If you obtained NHR status before the end of 2023, your benefits run out the rest of your ten-year
window. The 10% on foreign pensions, the 20% on Portuguese-source qualified income, and the
foreign-income exemptions you signed up for are protected. The closure was prospective.

Visa options for retirees

Pathway Who it's for Minimum reference Lead time

D7 Passive Non-EU retirees with stable €920/month (main) + family 4-8 months

Income passive income increments

D8 Digital Pre-retirement, still earning €3,680/month income 4-8 months

Nomad remote

Golden Visa HNW, minimum physical presence €500k qualified fund (non- 12-24+

(D9) property) months

EU citizens Anyone with EU/EEA/Swiss — 1day
passport registration

D7 — the workhorse

The Portuguese minimum wage (RMMG) in 2026 is €920/month. The D7 references that figure:
€920/month for the main applicant (= €11,040/year, or €12,880 over the 14-month Portuguese count
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some consulates apply), plus 50% per spouse (+€460), 30% per dependent child (+£276), 50% per
dependent parent. A retired couple needs roughly €16,560/year in qualifying passive income —
modest on paper.

In practice, consular discretion is material. Some consulates require 1.5x—2x the minimum and
meaningful savings (€11,000—-€15,000 in a Portuguese account). Build the file accordingly.

Document checklist (typical):

e Passport (=6 months validity)

e Criminal-record certificate from country of nationality and any recent residence country,
apostilled and translated

¢ Proof of accommodation in Portugal (12-month rental contract or property deed; hotel bookings
will not do)

¢ Proof of recurring income (pension statements, P60s, 1099s, brokerage statements)
e Portuguese bank account with the required savings

» NIF (obtainable remotely via fiscal representative)

e Travel insurance covering the entry window

¢ Application form and fees (~€90 consular + €170 residence permit)

Process: Apply at the Portuguese consulate in your home country. They issue a 4-month entry visa.
Within those four months you travel to Portugal and attend an AIMA appointment (the agency that
replaced SEF) for biometrics. The initial residence card is valid for two years, renewable for three,
after which permanent residence and (after five years total) citizenship are on the table.

Golden Visa post-2023

Residential property and most real-estate-linked funds were stripped out in October 2023. What
remains: €500,000 in a CMVM-regulated VC or PE fund with no real-estate exposure, €500,000 to
research, €250,000 to cultural heritage, or job creation. For most retirees the Golden Visa now makes
sense only if you want residence rights without tax residence — minimum stay is 7 days in year 1
and 14 days per two-year block thereafter.

EU / EEA / Swiss

No visa. Over 90 days, register at your local camara for a Certificado de Registo de Cidadao da Unido
Europeia (~€15, single-page). After five years it upgrades to permanent.

Choosing your region

The single decision that matters more than tax. Property prices below are mid-2026 idealista
snapshots; treat them as orientation, not gospel — INE 2025 figures show the Algarve median at
€3,139/m? and Greater Lisbon at €3,439/m? (full-year 2025, published April 2026).
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Property

Region Best for English cost Healthcare reach Watch-outs
(€/m?)

Algarve (Tavira, Active retirees, Very high 3,200- HPA network; Faro Summer

Lagos, Lagoa, anglophone coastal 5,500 public hospital crowds;

Carvoeiro, scene, golf inland heat

Vilamoura)

Lisbon city Cultural retirees Very high 5,500- Strongest in Hilly,

9,000+ country expensive

Cascais / Estoril Cosmopolitan Very high 5,500- Excellent Premium
coastal 9,500 pricing

Silver Coast Quieter, real town Growing 2,200- Caldas hospital; Atlantic

(Caldas, Obidos, life 3,200 1h Lisbon damp

Nazaré)

Madeira Subtropical, High in 3,500- Funchal hospital; Island
walkers Funchal 5,500 complex cases logistics

flown to mainland

Inland Alentejo Rural quiet, lowest Low 1,500~ Evora solid; rural 40°C

budget 2,500 distances long summers;
slow resale

Porto / North Wine, food, real Good in 3,000- CUF Porto; Damp; steep

winter Porto 5,500 Hospital da Luz hills

Healthcare reach — what we will and won't claim

The Algarve's dominant private network is HPA Satde. Acquisitions and new hospital projects have

been reported in the regional press (notably a CUF interest in HPA, with regulatory commitments
around an additional Algarve hospital), but we have not been able to verify the operational details,

completion dates or the announced Lusiadas Faro project to a primary source standard. Treat third-

party retellings as provisional. The current network — HPA's Alvor, Gambelas and Faro units, plus Faro
public hospital — is genuinely good and largely English-speaking today, and that is what to plan

against.

In Lisbon and Cascais the private picture is mature: CUF, Hospital da Luz, Lusiadas. In Madeira,

expect adequate routine care; complex specialties go to the mainland.

Property choice for retirees

This is where retirees most often make decisions they later regret. A few principles, in priority order:
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e Stairs. Fine at 65, often not at 80. Single-floor villa or apartment with a reliable lift is the safer
long-term bet. Two-storey villa? Confirm a stairlift is physically possible before you sign.

e Walkability. When you stop driving — and at some point you will — what is in walking distance?
Bakery, pharmacy, GP, supermarket, café where you know the owner. If the answer isn't "all of
these, ten minutes," reconsider. Beautiful rural villas become beautiful rural prisons.

¢ Pool reality. Pleasant in July—August. Costs €100-€200/month the other ten months and is a fall
hazard. Many retirees end up grateful for a shared community pool instead of a private one.

e Garden size. Be honest about how much gardening you will actually do at 75. A 200 m?
Mediterranean gravel-and-cacti garden is self-sustaining. A 1,500 m? lawn with mature trees is a
part-time job.

e Resort/condo with services vs standalone. Gated condos with 24-hour security, on-site
maintenance, shared amenities run 15-25% per m? over comparable standalone — and remove a
lot of operational stress. For couples without local family, often money well spent.

e Future-proofing. Wide doorways (=80 cm), step-free entry, downstairs or lift-floor bedroom,
walk-in shower (not just a tub), reinforced bathroom walls for later grab-rails. None of this needs
installing today; it needs to be possible without rebuilding.

e Grandchildren. A guest bedroom and a garden or beach within walking distance materially
changes how often family will actually visit.

Retirement-specific developments
Portugal does not have a dense network of US/UK-style 55+ communities. A few well-established

options:

e Monte da Palhagueira (Santa Barbara de Nexe, central Algarve) — long-established 55+ village,
independent villas, Anglican chapel, attached private nursing/care facility, UK family-run.

e Algarve Senior Living (Alvor) — assisted living with on-site clinical staff.

e Resort-style serviced condos in Vilamoura, Quinta do Lago, Vale do Lobo and Cascais —
concierge-grade neighbourhood quality without the formal "retirement community” label.

If continuity of care matters (independent now, assisted later, nursing if needed), the dedicated
villages are still the most reliable. If you want a more conventional neighbourhood feel, a serviced
condo in a walkable town does the job at a lower price.

The buying process — what's different for retirees

Mechanics are the same as for any foreign buyer. The variations that matter at retirement:

NIF, fiscal representative, independent lawyer (1-1.5% + VAT) — non-negotiable. Never the seller's
lawyer, never the agent's.

Mortgage, if you take one. Portuguese banks lend to retirees with constraints:
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e Loan must be repaid by age 75 (non-residents) or 80 (residents) at most banks; some go to 85
with life cover.

e LTV typically 60-75% for non-residents; up to 80% for residents on non-HPP, 90% for HPP
residents.

e Pension income accepted, often with a haircut — banks want net pension covering roughly 3x the
proposed instalment.

e May 2026 reference: Euribor 6M ~2.55% (the dominant variable index, BdP March 2026 data),
12M ~2.86%, 3M ~2.28% — quote ranges, not single numbers. Spread for retiree non-residents
typically 1.0-15 pp; new-mortgage all-in around 3.5-4.5%.

e BdP stress test at index +3 pp on variable/mixed contracts with residual maturity >10 years.

e Mandatory life and home insurance via the bank. Life cover gets meaningfully more expensive
after 70.

Many retirees over 70 pay cash. If you do borrow, do it at the start of the move while pension income
and health are well-documented.

IMT and acquisition costs — primary residence (HPP), 2026

HPP brackets (continente) updated for 2026: first exemption tier €106,346, progressive scale to 7.5%
above €1,150,853. The "Construir Portugal” housing package (Lei n.° 9-A/2026, de 6 de margo,
complementary decreto-lei promulgated 12 May 2026) introduces a flat 7.5% IMT on non-resident
acquisitions of urban residential property, with carve-outs for buyers who become tax-resident
within 2 years (IMT refundable), Portuguese emigrants, and properties rented at moderate rents. The
decreto-lei must be issued by 2 September 2026 — until DR publication, the 7.5% flat is approved
but not yet operational. For most retirees relocating full-time, the HPP designation applies and the
standard progressive scale governs.

Worked transaction costs, primary residence, continente:

Property price IMT (HPP) Stamp Duty 0.8% Notary/registry/admin Total taxes & fees
€300,000 ~€£8,580 €2,400 €1,500-€2,500 ~€12,500-€13,500
€450,000 ~€19,650 €3,600 €1,500-€2,500 ~€24,750-€25,750
€600,000 ~€32,150 €4,800 €1,500-€2,500 ~€38,450-€39,450
€900,000 ~€£55,500 €7,200 €1,500-€3,000 ~€64,200-€65,700

Add lawyer fees (1-1.5% + VAT), survey, mortgage arrangement. Budget 8—10% of the purchase price
as total acquisition cost above the headline number.

IMT Jovem is a non-issue here: it applies only to first-time buyers <35 (full exemption to €330,539,
partial to €660,982). Worth knowing if a child or grandchild buys.
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Healthcare in retirement

The single most important practical question retirees ask, and Portugal answers it well — with one
weak link.

SNS — the public system

Once you have a residence permit and NIF, register at your local centro de saGde for a Nidmero de
Utente and a family GP (médico de familia). SNS care carries small co-payments (€4-€12, capped)
or is free. Hospitals are public, capable, free at point of use; non-urgent specialist waits run 3—-6
months, sometimes longer.

EU/EEA retirees receiving a state pension from their home country can register an S1form — their
home state continues to fund their healthcare in Portugal. Simpler and equally effective.

Private insurance

Most retirees combine SNS with private cover for speed, choice, and English-speaking staff. 2026
monthly premiums:

Profile Monthly premium

Healthy 65, basic plan €70-€110

Healthy 70, mid-tier €110-€170

Healthy 75, comprehensive €180-€280

Pre-existing conditions premium + exclusions; many insurers cap new entrants at 70

Main providers: Médis (the "Vintage" plan targets over-70s), Multicare, Tranquilidade ("+55"), Allianz,
Fidelidade. Read exclusions carefully — chronic-condition exclusions and annual hospitalisation caps
are common. Some retirees keep an international policy (Cigna Global, Allianz Care) for catastrophic
cover plus a domestic policy for routine care.

Long-term care — the weak link

Supply of high-quality, English-speaking nursing care is limited and concentrated in the Algarve and
around Lisbon. Quality residential care typically costs €2,500-€5,000+/month with waiting lists.
Many foreign retirees plan to return to their home country if they need long-term residential care
— that scenario should shape your property purchase. A house hard to sell in a hurry, in a remote
area, becomes a real problem when health changes.

Pension taxation by country

Tax outcomes depend on nationality, pension type, and the treaty version in force. The summaries
below assume Portuguese tax residence without IFICI.
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United Kingdom

The new UK—Portugal Double Tax Convention signed September 2025 entered into force on 20

January 2026, applying in Portugal from 1 January 2026 and in the UK from 6 April 2026.

UK State Pension, private/occupational pensions, SIPPs: Portugal has exclusive taxing rights for
Portuguese tax residents. The UK can no longer tax these.

Government service pensions (Civil Service, NHS, armed forces): remain UK-taxed; not taxable in
Portugal.

25% tax-free lump sum: NOT recognised by Portugal once you are tax resident. Crystallise
before becoming Portuguese tax resident if you want it tax-free.

QROPS transfers: doable but increasingly complex; specialist advice.

United States

US citizens are taxed by the US on worldwide income for life, regardless of residence. The treaty
mitigates:

Social Security: taxable in Portugal (residence state). Saving clause means the US can also tax it;
foreign tax credit on the US side prevents doubling.

401(k) / IRA / 403(b) distributions: taxable in Portugal as pension income (Art. 20). Foreign tax
credits.

Roth IRA: nuanced. Tax-free in the US; Portugal does not automatically recognise the Roth's tax-
free status. Qualified Portuguese tax advice matters.

Totalization Agreement (1989): prevents double Social Security contributions; lets you combine
work credits.

Canada

The 1999 treaty allocates pension taxing rights to residence (Portugal). CPP, OAS, RRSP/RRIF
withdrawals taxable in Portugal at progressive rates; Canadian withholding is generally creditable.

Germany, France, Netherlands

Germany: Portugal taxes residents’ private pensions; civil-service pensions remain in Germany.
France: French private pensions taxable in Portugal. Civil-service in France.

Netherlands: more complex. Dutch state pension (AOW) and large occupational pensions can
sometimes be taxed at source. Specialist advice essential.

Currency exchange

A 10% move in GBP/EUR or USD/EUR translates directly into a 10% change in your grocery budget.
Practical tools:

Wise / Revolut for day-to-day transfers and multi-currency cards.

Currencies Direct, Moneycorp, OFX, Halo Financial for larger sums and forward contracts to
lock a rate in advance.
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e A reasonable strategy: a 6—12 month rolling euro buffer in a Portuguese account, plus a forward
for known large outflows (a property purchase).

Estate planning

The costliest mistakes here come from ignoring it too long.

Portuguese forced heirship (legitima)

Portuguese succession law reserves a portion of the estate for herdeiros legitimarios — spouse,
descendants, and ascendants where there are no descendants:

e Spouse + children together: two-thirds.

Children only: two-thirds.

Spouse only (no descendants/ascendants): one-half.

Ascendants only: one-third (parents) or one-quarter (more distant).

The remainder ("quota disponivel”) can be left by will to anyone.

EU Succession Regulation 650/2012 ("Brussels IV")

If you are a non-Portuguese national, you can opt to apply the law of your nationality to your
succession by stating so explicitly in a will. The standard work-around for retirees from full-
testamentary-freedom countries (UK, US) who want to leave their estate as they choose. The election
must be in writing, in a valid will, ideally in a Portuguese will dealing with Portuguese-situs assets.

Brussels IV regulates succession law, not tax. Choosing English law does not change Portuguese
stamp duty.

Stamp duty on inheritance

Portugal abolished classic inheritance tax in 2004. What remains: Imposto do Selo at 10% on
Portuguese-situs assets passing to non-direct heirs (siblings, nieces/nephews, friends, unmarried
partners not in registered unido de facto). Direct heirs are exempt — spouse, children, grandchildren,
parents, grandparents. Even when exempt, heirs must file the inheritance declaration with Finangas
within three months of death.

Practical recommendations

e Make a Portuguese will for Portuguese-situs assets. It speeds probate dramatically.
e Make an opt-in Brussels IV declaration in that will if you want home-country law.
e Keep your home-country will current for non-Portuguese assets.

e Unmarried partner? Register your unido de facto to gain spousal protections and the 10% stamp-
duty exemption.

e Talk to a cross-border lawyer before you finalise the property purchase — joint ownership has
real estate-planning consequences.
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Common retiree mistakes
A short list of regrets, drawn from a decade of seeing them play out:

1. Buying before "test renting” 6—12 months. A holiday memory of a place is not a residency reality.
Rent first. Through a winter.

2. Choosing a location on August-holiday memory. August-Algarve and February-Algarve are
different countries. Visit in February.

3. Underestimating winter. Portuguese homes are notoriously poorly insulated. December—
February in the Algarve is genuinely chilly indoors (15-17 °C in unheated rooms is normal). Budget
for proper heating, double glazing, a dehumidifier.

4. Buying too remote. A €280,000 farm in inland Alentejo is irresistible at viewing and unsellable
when you need to leave. Drive times to a hospital matter.

5. Underestimating transaction costs. 8—-10% on entry; capital-gains exposure on exit if it stops
being your primary residence.

6. Trusting "introductions”. Always your own independent lawyer.

7. Currency exposure. All liquid savings in your home currency while paying euros every month is a

slow-motion margin call.

8. Not learning any Portuguese. Lifelong English-only works but boxes you into a small expat circle
and a more transactional relationship with the country.

9. Treating IFICI as a retirement plan. It is not. The headline 20% is not for pensioners. The "10%
pension sub-regime” is not currently in the law.

A realistic yearly budget

A retired couple in the Algarve, 2026 prices.
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Scenario A — Property paid for, modest comfortable lifestyle

Item Annual €
IMI (on €450k home) 1,400
Condo fees (resort/condo) 2,400
Utilities 2,400
Pool and garden 1,800
Home insurance 350

Car (insurance, fuel, service, depreciation) 3,500
Groceries 6,000
Eating out (3x/week incl. wine) 4,800
Health insurance (couple, mid-tier) 2,400
Out-of-pocket health 800
Travel (1long, 2 short) 3,500
Clothing, gifts, phones, sundries 2,500
Total ~€31,850

A more frugal couple in Caldas da Rainha or rural Alentejo replicates the lifestyle for €18,000—-
€24,000.

Scenario B — Same lifestyle, €250k mortgage at ~4%
Add roughly €14,400/yr P&l (20-year term) and €606-irifetnsurance—total2£€46,800/yr**.

Scenario C — Cascais, paid-for apartment, urban comfort

€38,000-€48,000/yr — higher condo fees, more restaurants, Lisbon-area car costs.

When things change — returning home, selling,
surviving alone

The most resilient retirement plan accepts in advance that plans change. Health changes. Spouses
die. Family priorities shift.

e Capital gains. Non-residents since the 2023 reform may elect the same regime as residents:
50% of the net gain enters IRS at progressive rates, considering worldwide income for rate
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determination. The previously cited “flat 28% on 100% of gain for non-residents” has been wrong
since 2023. If the property is your HPP and you reinvest proceeds in another EU/EEA primary
residence within 36 months (or 24 months before sale), you can roll the gain forward. Lei 9-
A/2026 extends roll-over to reinvestment in residential property destined for rental at moderate
prices (< €2,300/month).

e Selling timeline. Algarve coastal property in good condition, well-priced: 3—9 months. Rural
inland, large family villas, anything quirky: 12—24+ months. Cascais and central Lisbon are relatively
liquid in normal markets.

e One spouse alone. If one partner dies, the survivor often realises the property is too big, too
remote, or too car-dependent to manage alone. Buying with this scenario in mind — a town with
rich social life and walking distance to services — protects the surviving partner. This is not a
morbid thought experiment; it is the most common single trigger for resale among retired buyers.

e Returning home for care. Keep enough capital outside your Portuguese property to fund a
return-and-care scenario. The Portuguese property is the European chapter, not the whole
retirement plan.

Conclusion

Portugal in 2026 is no longer the tax win it was a decade ago. The 10% foreign-pension rate is gone.
IFICI is not for retirees. Property prices in the Algarve are higher than they were five years ago. The
Golden Visa no longer accepts residential real estate.

And yet a retired couple, with a €350-500k single-floor villa or a comfortable apartment in Cascais
or Caldas da Rainha, English-speaking healthcare nearby, an active community of expats and
Portuguese friends, mild winters and beautiful summers — that life is achievable on €30,000-
€40,000 a year, in one of Europe's safest countries, with EU citizenship rights at the end of it.

The retirees who do this well share a few habits. They rent before they buy. They engage
independent professionals — not introductions. They learn some Portuguese. They choose a town
with services they can walk to. They plan honestly for the day their health changes. None of it is
complicated. All of it is worth doing properly. The decision worth making this month is which six
months you will rent — not which house you will buy.

Related reading

e Live in Portugal — tax-timing of the move relative to property purchase, HPP sequencing,
residency-vs-purchase order of operations.

e Taxes and Costs of Buying Property in Portugal — the canonical reference for IMT, Stamp Duty,
AIMI and IMI calculations cited throughout this guide.

e Where to Buy in the Algarve — sub-region matchmaker for retirees who have narrowed to the
Algarve but not to a town.
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The Real Cost of Owning a Property in the Algarve — running costs beyond the budget table

above; the iceberg under the purchase price.

When Buying Property in Portugal Does Not Make Sense — the rent-vs-buy honest test,

including the retirement profile.

How 2nd Haus can help

We are a buyer-side advisory, Algarve-focused. For retiree clients we run a Retirement Buyer Audit

— independent of any agency, paid by you, in writing — that covers:

¢ A walkability and care-resilience scoring of any shortlisted property (stairs, future-proofing,

e A tax-timing memo coordinating your D7 application, NHR/IFICI assessment and property

distance to hospital, exit liquidity), priced from €750.

purchase with a Portuguese tax adviser of your choice, from €1,200.

e A full buyer mandate through to deed signature: shortlist, technical due diligence, negotiation,

lawyer-coordination — typically 1.0-1.5% of purchase price.

We do not take commissions from agencies, developers or banks. We say no to clients regularly. If you

want to talk it through, the first call is free and honest.

Sources

Primary sources

Lei n.° 9-A/2026, de 6 de margo — Diéario da Republica
Portal das Finangas — IFICI FAQ

Portal das Finangas — IMT Jovem

Banco de Portugal — LTV, DSTI and maturity limits
BPstat — Euribor por prazo

Vistos.MNE — D7 means of subsistence

INE — Estatisticas de Pregos da Habitagao ao Nivel Local

SSA — US—Portugal Totalization Agreement

Professional / law firm guidance

EY — Fim do RNH e introdugéo do IFICI

Morais Leitdo — Legal Alert: IFICI Regulation

PwC Portugal — IMT novas tabelas praticas 2026
PwC — Individual taxes on personal income

OCC — IRS: mais-valias imobiliarias néo residentes

Cuatrecasas — Reduced VAT and tax benefits for housing
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https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/questoes_frequentes/pages/faqs-01018.aspx
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/IMT_Jovem/Pages/default.aspx
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://bpstat.bportugal.pt/conteudos/quadros/2599
https://vistos.mne.gov.pt/en/national-visas/necessary-documentation/means-of-subsistence
https://www.ine.pt/xportal/xmain?xpid=INE&xpgid=ine_destaques&DESTAQUEStema=55534
https://www.ssa.gov/international/Agreement_Pamphlets/portugal.html
https://www.ey.com/pt_pt/technical/tax-alerts/fim-do-rnh-e-introducao-do-ifici
https://www.mlgts.pt/en/knowledge/legal-alerts/Legal-Alert-NHR-20-IFICI-Regulation/25663/
https://www.pwc.pt/pt/pwcinforfisco/flash/imi-imt-e-selo/imt-novas-tabelas-praticas-imt-vigorar-janeiro-2026.html
https://taxsummaries.pwc.com/portugal/individual/taxes-on-personal-income
https://occ.pt/pt-pt/noticias/irs-tributacao-das-mais-valias-imobiliarias-auferidas-por-nao-residentes
https://www.cuatrecasas.com/en/global/tax/art/reduced-vat-tax-benefits-housing

Further reading

e |dealista — Cost of retiring in Portugal 2026
e Blevins Franks — Portugal's NHR 2.0
* Relocate Handbook — UK pension Portugal tax

¢ Relocate Handbook — US retirement in Portugal

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md (2026-05-15). This guide is
refreshed each time the underlying legislation or Banco de Portugal macroprudential rules move
materially — typically twice a year. Nothing here is tax or legal advice; speak to a Portuguese tax
adviser and an independent lawyer before signing anything.
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https://www.idealista.pt/en/news/financial-advice-in-portugal/2026/01/20/72090-the-cost-of-retiring-in-portugal-a-comprehensive-guide-for-2026
https://www.blevinsfranks.com/portugals-nhr-2-0-is-it-right-for-you/
https://relocatehandbook.com/tax-finance/uk-pension-portugal-tax-guide-2026/
https://relocatehandbook.com/tax-finance/retiring-in-portugal-from-us-2026
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TL;DR. Your relocation date and your purchase date are tax events, not lifestyle events. Get the order
wrong — buy before you're resident, or move before you've planned the IRS year — and you'll overpay
by tens of thousands. This guide is about the order.

One number that frames everything: 27.6% of homes sold in Portugal in 2025 went to foreign
buyers (INE, March 2026). That's the lowest share in four years and the third consecutive
annual decline from the 2023 peak of 31%. The "everyone is moving to Portugal” headline is
three years out of date. The serious money — the people doing this properly in 2026 — is
smaller, slower and more tax-aware.

Introduction

Most “Live in Portugal” guides on the internet read like a tourism-board pitch you've already
absorbed. Climate. Safety. Atlantic light. €1 espresso. English widely spoken. EU access. Affordable
cost of living. You've read those words on twenty pages and that's why you're considering the move —
you don't need them repeated here.

This guide does the opposite. It assumes you've decided. It assumes you've sold the relocation to
your spouse and your accountant. What you actually need now is the sequencing: when do you
trigger Portuguese tax residency relative to when you sign the property deed, when do you apply for
IFICI, when do you crystallise foreign capital gains, when do you declare the home as Habitagéo
Prépria Permanente (HPP), and when do you import your household goods VAT-free under the
transfer-of-residence regime.

The cost of getting that order wrong is real. A buyer who signs the escritura in November 2026 as a
non-resident — because their D7 card hasn't been issued yet — pays a flat 7.5% IMT on the entire
purchase price under Lei n.° 9-A/2026 (once the decreto-lei autorizado is published; see §1 below).
The same buyer who waits to be tax-resident first pays IMT on the standard HPP scale, which on a
€450,000 home is roughly €20,400 vs €33,750 as a non-resident. That's €13,350 of avoidable tax
for two months of patience.

This guide assumes you are: (a) buying a home as part of the move, not just renting forever; (b) willing
to treat the first 12 months in Portugal as a structured tax-planning year, not a holiday; (c) interested
in where you can live as a year-round resident, not where you'd vacation. If you want a tourist's
relocation guide, there are plenty. This is the advisor's version.

Rules and figures are current to 15 May 2026 and verified against CANONICAL _FACTS.md. Sources
are listed at the end. Always verify anything that touches your money with a Portuguese lawyer and a
cross-border tax adviser before signing.

1. The Order-of-Operations Problem

The single most expensive mistake in this category is doing things in the wrong order. The legally
correct sequence — for a non-EU buyer planning to relocate and buy — is:
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1. NIF first. Tax number. Get it remotely via a fiscal representative before any other step. €100—
€250.

2. Visa application (D7/D8/D2/Tech) at the Portuguese consulate in your country of origin.

3. Arrival in Portugal with the visa stamped. This is the day your tax-residency clock starts ticking, if
you also take a long-term lease (the "habitual residence" test triggers tax residency even before
day 183).

4. AIMA biometric appointment, residence card issued.

5. Tax residency registered at Portal das Finangas (change of fiscal address from abroad to your
Portuguese address).

6. IFICI application by 15 January of the year following the year you became resident — ifeligible.

7. Property purchase, deed declares HPP, IMT calculated on the HPP scale.

Buyers who try to shortcut by purchasing before they're tax resident hit two compounding penalties
under the housing fiscal package promulgated 12 May 2026:

¢ Flat 7.5% IMT on the full purchase price (vs HPP scale starting at 0% up to €106,346).

¢ No IMT Jovem (the under-35 exemption), no HPP IMI relief, no capital-gains roll-over if they ever
sell and re-buy.

Two carve-outs save people who buy before formal residency:

e The 2-year carve-out (Lei 9-A/2026 §1): if you buy as a non-resident but become Portuguese
tax resident within 24 months of the deed, you can claim an IMT refund down to the resident
rate. This is the safety net for people whose AIMA card lags their purchase.

e The moderate-rent carve-out: if the property is rented at < €2,300/month within 6 months of
acquisition and kept rented for at least 36 months out of the first 5 years, the flat 7.5% drops to
the resident scale. Not useful for buy-to-live purchasers.

Practical implication: if you're an HPP buyer and your residency timing is uncertain, get a lawyer to
draft a contingency. Pay the 7.5% at signing, then file the refund claim once your tax residency is
registered. The 2-year window is generous but not indefinite.

! Status check, May 2026. Lei n.° 9-A/2026 is an autorizagcao legislativa — it authorises a
decreto-lei (DL), which was promulgated on 12 May 2026 and must be published in Diario da
Republica by 2 September 2026. Until the DL is published, the flat 7.5% non-resident rate is not
yet operational, the standard HPP/non-HPP scale applies to everyone. Most legal practitioners
expect publication by mid-summer 2026. If you're closing a deal in the next 90 days, verify the
live status of the DL with your lawyer the week before signing.

2. Tax Residency: The Trigger You Want to Control

You become a Portuguese tax resident the moment either of these is true:

2nd Haus - Bundle 20/75



1. You spend more than 183 days (continuous or not) in Portugal in any 12-month period overlapping
the calendar year, or

2. You have a "habitual residence” — a dwelling in Portugal at 31 December that you intend to keep as
a home. The AT looks at lease (typically 12 months+), utility bills, family location, kids' school
enrolment, family-doctor registration.

Most relocators are caught by the second test, not the first. Sign a 1-year lease in March and your
"habitual residence” is established before you cross day 183 — meaning that year is split into a non-
resident period (Jan—Feb) and a resident period (Mar—Dec).

Why this matters more than the visa

The visa is the right to live here. Tax residency is how youre taxed — and the two don't coincide. EU
citizens with no visa requirement can be tax-resident in Portugal from day one of signing a lease.
Non-EU citizens with a Golden Visa might never become tax-resident (the GV requires only 7
days/year and most holders deliberately stay below 183).

For the resident-buyer, tax residency is the lever you want to pull deliberately, not accidentally.

The big tax events to time around

Event Pre-residency move Post-residency move

Sale of foreign HPP (your old Taxed in your old country only Taxed in your old country only, but
home) reportable in PT for rate determination
Crystallisation of foreign Outside PT tax 28% flat in PT (or 50% inclusion at
capital gains (stock, crypto) progressive rates)

Bonus / RSU vest Outside PT tax if pre-residency  Up to 48% IRS if post-residency, unless

IFICI 20% applies

Roth conversion / 401(k) US-only PT taxes as Cat. H pension at
withdrawal progressive IRS
Pension lump sum Country of source only Portugal taxes (IFICI does not cover

pensions, see §3)

Property purchase in PT Non-resident rules; flat 7.5% HPP scale, possible Jovem exemption
IMT once Lei 9-A/2026 DL is
live

The point is not that any of these is "bad". The point is that the move date — the day you become
tax-resident — sets the line. A buyer who realises a $300,000 stock gain in February before
becoming Portuguese resident in March saves substantially more than one who realises it in April.
Plan around the line; don't trip over it.
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3. IFICI ("NHR 2.0") — What It Is and Isn't

The original Non-Habitual Resident regime closed to new applicants on 31 December 2024. New
entrants from 1 January 2025 onwards apply for IFICI — Incentivo Fiscal & Investigacdo Cientifica e
Inovacéo. The branding "NHR 2.0" is press shorthand; the legal regime is narrower and has nothing to
do with retirement.

Headline mechanics

e 20% flat rate on net Portuguese-source employment (Cat. A) and self-employment (Cat. B)
income from a qualifying activity.

e Foreign-source income exemption for most categories — employment, self-employment,
royalties, capital, rental, capital gains, foreign business income — provided the source is not a
blacklisted jurisdiction. Foreign income still enters the IRS return for rate determination on
remaining Portuguese income.

e Foreign pensions: NOT exempt. Pensions are taxed at standard Portuguese progressive IRS rates
(up to 48% + solidarity surcharge of 2.5%/5%). This is the most material change vs the old NHR
(which had a 10% flat rate on foreign pensions). If you are a retiree on pension income only, IFICI is
not for you — apply standard IRS rules.

e Duration: 10 years, non-renewable, granted once per taxpayer.

e Application deadline: 15 January of the year following the year you become tax-resident. Miss it
and you forfeit that year; the 10-year clock does not pause.

Who qualifies

Three conditions, all required:

1. Become Portuguese tax resident in the year you apply.
2. Not have been Portuguese tax resident in any of the previous 5 years.

3. Earn income from one of the eligible activities listed in Portaria n.° 352/2024/1 (as amended by
Portaria n.° 52-A/2025/1), AND hold the right qualification — typically EQF Level 6 (Bachelor's) + 3
years' relevant experience, or EQF Level 8 (PhD) with no experience requirement.

Eligible activities map broadly to:

e Higher-education teaching, scientific research.

e Highly-qualified roles in companies benefiting from contractual investment-tax incentives or
qualifying as significant exporters.

¢ Highly-qualified roles in certified startups (Startup Portugal certification).
e R&D roles in entities recognised by FCT/ANI.

e Roles in entities inside Madeira's MIBC or equivalent Azores regime.

¢ Specific CAE codes published by AICEP/IAPMEI (13 February 2025 list).

The eligible CAE codes are detailed enough that case-by-case advice is essential — do not assume
your role qualifies because it sounds technical.
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Should you plan around IFICI?

Don't move for it. IFICI is a tax wrapper, not a reason. The substance test is real: AT can challenge
claims years after the fact if the activity isn't truly qualifying.

Do plan the move date around it if you're already eligible. A senior tech employee, founder,
researcher or highly-qualified professional with a Portuguese employer can plausibly save €30,000—
€80,000 per year over the 10-year window vs standard IRS. The application is administrative but the
eligibility documentation needs an IFICI-specialist tax adviser. Budget €1,500-€3,500 for the
application package.

4. Residency Pathways — The Five Routes Worth

Knowing

EU/EEA/Swiss citizens — CRUE

Under EU freedom of movement, you enter Portugal with no visa and stay 90 days freely. After 90
days, you have a 30-day window to apply for the Certificado de Registo de Cidadao da Unido
Europeia (CRUE) at your local Camara Municipal. €16. Valid 5 years. Renew to permanent at year 5.

That's it. No consulate, no AIMA, no biometric backlog. EU citizens can become Portuguese tax-

resident the day they sign a lease.

D7 — Passive Income Visa

The standard route for retirees and people with rental, pension, dividend or royalty income.

Item 2026

Minimum income €920/month (= RMMG 2026, Portugal's minimum wage); ~€11,040/year. Caveat:
(main applicant) consulates apply discretion; some demand 1.5x—2x this in practice.

Spouse / additional +50% = +£460/month

adult

Dependent child +30% - +€276/month

Dependent parent +50% - +£460/month

Savings Portuguese bank balance = 12 months of total household minimum income

Visa fee + AIMA permit  ~€90 + ~€170

Realistic timeline 4-8 months to visa stamp; 2—6 months further to AIMA card

D7 leads to a 2-year residence permit, renewable for 3, then permanent residence at year 5.
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D8 — Digital Nomad / Remote Work Visa

Launched October 2022; now the dominant route for working-age non-EU applicants.

Item 2026

Minimum income (main €3,680/month (= 4x RMMG); = €44,160/year

applicant)

Family increments +50% spouse, +30% per child

Savings = €11,040 in Portuguese bank

Income source Non-Portuguese employer, freelance contracts, or self-employment income
Two variants (i) D8 residéncia — leads to residence permit; (ii) D8 estada temporéaria — up

to 1year renewable, lighter touch

Use D8 residéncia if you're planning to stay; estada temporaria if you're testing the water for under 12
months.

D2 — Entrepreneur / Independent Professional

For founders and freelancers basing the business in Portugal. No statutory minimum capital, but
consulates and lawyers expect a credible business plan plus €40,000-€60,000 of demonstrable
working capital and a clear job-creation or economic-contribution argument. Personal-funds floor
mirrors D7.

Tech Visa (D3 family)

Streamlined route for highly-qualified employees of IAPMEI-certified Portuguese tech companies.
Employer applies for company certification first; certified, employees get a fast-tracked work
residence permit (often within 30 days of consulate submission). The company can have no more
than 50% of its workforce on Tech Visa.

Golden Visa (ARI) — post-October 2023

The October 2023 reform eliminated the real-estate route entirely for new applicants. Live routes in
2026:

Route Minimum

Qualifying investment fund (=60% Portuguese, no real-estate €500,000

exposure)

Job creation (10 jobs) No minimum capital

Scientific research €500,000

Cultural/artistic donation €250,000 (€200,000 in low-density
areas)
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Maintaining the GV requires only ~7 days/year physical presence — useful if you specifically don't
want to become tax-resident but want the 5-year citizenship clock running. Reality check: AIMA's
backlog still has 2022-2023 GV files in processing.

Pathway comparison

i . Physical Path to
Visa Best for Income/capital L .
presence PR/citizenship

CRUE EU citizens "Sufficient” Live here 5 years

D7 Retirees, rentiers €920+/month 6+ months/yr 5 years
passive

D8 Remote workers €3,680+/month 6+ months/yr 5 years

D2 Entrepreneurs Business plan + 6+ months/yr 5 years
~€50k

Tech Visa Skilled employees of certified Salary-based 6+ months/yr 5 years

employers
Golden Investors wanting flexibility €250k—€500k ~7 days/yr 5 years
Visa

Note on citizenship: an April 2026 nationality-law reform proposal would extend the citizenship
clock to 10 years for most non-EU/non-CPLP nationals (7 years for EU and CPLP). Status remained
fluid as of mid-2026; verify before relying on the 5-year figure.

5. HPP Designation — The Tax Move at the Deed

When you sign the escritura (notarial deed), you can declare the property as your Habitagao Prépria
Permanente — own and only permanent residence. This is not paperwork; it is a tax election. It
unlocks:

IMT on the HPP scale (vs the secondary-home or non-resident scale)

HPP scale, continente, 2026 (Oficio Circulado AT n.° 40129/2026):
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Price (€) Marginal rate Parcela a abater (€)

Up to 106,346 0% (full exemption) —
106,346 — 145,470 2% 2126.92
145,470 - 198,347 5% 6,491.02
198,347 — 330,539 7% 10,457.96
330,539 - 660,982 8% 13,763.35
660,982 - 1,150,853 6% (flat) —

Above 1,150,853 7.5% (flat) —

Worked example — €450,000 HPP. Falls in the 330,539-660,982 band: IMT = (450,000 x 8%) -
13,763.35 = €22,236.65. Effective rate ~4.94%.

Same €450,000 as a non-resident under Lei 9-A/2026 (once DL is operational): 450,000 x 7.5% =
€33,750. Difference: €11,513.

IMT Jovem (under-35 first-time buyer)
If you're <35 at the date of the deed, this is your first home anywhere, and you haven't owned a
dwelling or building plot in the previous 3 years:

e Full IMT and Imposto do Selo exemption on the first €330,539 of the price.

e Partial exemption between €330,539 and €660,982 — only the excess above €330,539 is taxed
at the 8% marginal rate.

e Above €660,982, the benefit ends entirely.

A 33-year-old buying a €400,000 first home pays IMT on only (400,000 - 330,539) x 8% = €5,557
— a saving of roughly €15,000 vs the standard HPP scale, plus stamp duty exemption.

(Some online guides cite €405,073/€810,028 brackets. That is wrong. The 2026 figures are €330,539
and €660,982.)

IMI relief

HPP-designated properties with a VPT (taxable value) under €125,000 can qualify for up to 3 years'
IMI exemption depending on the municipality, plus reduced rates thereafter. Standard IMI on urban
property is 0.3%—0.45% annually of VPT (municipality sets the rate).

Capital-gains roll-over

If you sell an HPP and reinvest the proceeds into another HPP in EU/EEA within 36 months (24
retroactive + 24 prospective), the capital gain is rolled over — i.e. deferred until the next sale. Only
available if both properties were/are HPP and you were tax-resident throughout. Lei 9-A/2026
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expanded the roll-over to gains reinvested in residential property destined for moderate-rent rental
(< €2,300/month).

Mortgage advantage

Portuguese banks lend up to 90% LTV to residents on HPP. Non-residents are typically capped at
60-75% LTV as market practice (no hard regulatory cap, but every major bank applies one). Spreads
on resident HPP run 0.5%-1.0% for strong profiles; non-residents pay 0.2—0.5 pp more. Banco de
Portugal stress-tests all variable/mixed-rate contracts at index + 3 percentage points.

Euribor reference, 13 May 2026: 3M = 2.283%, 6M = 2.548%, 12M = 2.860%. Quote rates with an
"as of" date and a link to BPstat for live data.

6. Where to Live as a Year-Round Resident

The big distinction most relocation guides skip: the Algarve that thrills in August has 30% of its
population in February. Where you'd buy as a holidaymaker is rarely where you'd live as a resident.
Here's the honest year-round map.

Lisbon Metro

Mid-career professionals, founders, families wanting the most international city, anyone reliant on
direct flights.

Lisbon municipality median: €4,813/m? for nationally-domiciled buyers, €6,026/m? for foreign-
domiciled buyers (INE, full-year 2025). Central neighbourhoods (Principe Real, Lapa, Estrela) cross
€8,000/m2 The metro area (Cascais, Oeiras, Sintra) is €4,000-€5,000/m?. Public transport is dense;
the Navegante monthly pass is €40 unlimited.

International schools: St. Julian's, CAISL, St. Dominic's, Park International, Lycée Francgais, Deutsche
Schule. Deepest cluster in Portugal.

Watch-outs: rental supply tight, short-term rentals distort long-term lease pricing, real over-tourism

debate in the centre.

Porto and the North

People who want a walkable city at 30-40% lower cost than Lisbon, Atlantic climate with more rain,
deep food and wine culture.

Porto Metropolitan Area median: €2,305/m? (INE 2025). Central parishes (Cedofeita, Vitoria, Bonfim)
are higher; Foz, Boavista, Matosinhos are family hotspots.

International schools: Oporto British School (CLIP), Lycée Francais International, Deutsche Schule.

Watch-out: winters are wetter and greyer than the south. Plan accordingly.
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Algarve — but the year-round towns only

The Algarve is two regions in one. The summer-tourism strip (parts of Albufeira, Quarteira, Vilamoura)
empties in winter and is depressing for permanent residents — pharmacies close, restaurants shutter,
your kids' classmates leave. The towns that work year-round have real Portuguese populations, school
networks, hospitals and supermarkets that don't shut on 1 October:

e Lagos. Strongest younger-expat and digital-nomad scene. ~€4,400/m?2. Surf, restaurants, marina.
Nobel International School Algarve nearby in Lagoa.

e Tavira. Eastern Algarve. Elegant, lower density, traditional Portuguese feel. Two-bed rentals from
€700-€1,100. Strong year-round community.

e Loulé. Inland market town with the Algarve's biggest weekly market. ~€4,500/m?. 15 minutes to
Faro airport.

e Sao Bras de Alportel, Olhao, Alvor. Smaller, cheaper, growing communities of full-time foreign
residents.

Algarve regional median: €3,139/m? (INE 2025) — but this hides enormous range: Quinta do Lago
crosses €10,000/m? for prime; Alcoutim and Sao Bras trade below €1,500/m2.

Silver Coast (Costa de Prata)

Strip from Lisbon up to Aveiro — Caldas da Rainha, Obidos, Peniche, Nazaré, Foz do Arelho.

Town ~€/m? Profile
Caldas da €2,300 Year-round city of ~52,000; hospitals, schools; fastest-growing
Rainha expat hub
Obidos €3,650 Postcard medieval village; premium pricing
Peniche €2,640 Surf capital; working fishing port
Nazaré €2,500- Big-wave town; growing Anglo community
€3,000

20-30% cheaper than Lisbon or Porto, 45-90 minutes to Lisbon airport, and crucially no winter
ghost-town effect. Where many UK and Northern European retirees who don't want full Algarve heat
or full Lisbon cost end up.

Madeira

Funchal and Ponta do Sol host the original Digital Nomad Village. Madeira's regional corporate tax
(14%, trending toward 13.3% in 2026) and the MIBC (Madeira International Business Center) — with
new licences open until end-2026 and benefits guaranteed to 2033 — attract company-structure
migrants. Year-round mild climate, dramatic landscapes; island logistics for medical specialists,
teenagers and large furniture imports.

Madeira (RAM) median: €2,500/m? (INE 2025).
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Note on autonomous regions: Madeira and Agores have separate IMT tables (with higher
thresholds). The continente tables in §5 do not apply.

Alentejo

Evora, Estremoz, Reguengos, the Alentejo coast (Comporta, Melides, Vila Nova de Milfontes).

Stunning, hot summers (40°C is normal), cold winters in stone houses, distances are real (45-minute
drive for the supermarket is normal), services thinner. Perfect for self-sufficient retirees, agricultural
projects, equestrian buyers, hospitality entrepreneurs. Not for parents who need an easy school run.

Region comparison

- Median €/m? (INE Year-round English International
egton 2025) community usage schools
Lisbon city (foreign- 6,026 Yes High Many
domiciled)
Lisbon suburbs 4,000-5,000 Yes High Many
(Cascais/Sintra)
Porto AM 2,305 Yes Medium- Several
high
Algarve (year-round 3,139 (regional) Yes (Lagos, Tavira, High A few
towns) Loulé)
Silver Coast 2,300-3,650 Yes Medium Limited
Madeira (RAM) 2,500 Yes (Funchal) Medium- A few
high
Alentejo 1,500-2,500 Mixed Low- Almost none
medium

7. Healthcare for the Resident—Buyer

Portugal runs a hybrid system: a tax-funded SNS (Servigo Nacional de Satde) that all residents are
entitled to use, plus a strong private sector that most foreign residents top up with insurance.

Once you have residency and an NIF, register at your local Centro de Salde for a Namero de Utente
— free. That gives you GP access (waiting lists for a médico de familia run months in some areas),
paediatrics, vaccinations, maternity, hospital care, and heavily subsidised prescriptions. A small co-
payment (€5-€20) applies to some non-essential visits; most outpatient and primary-care fees
were eliminated in 2022.
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What SNS does not reliably give you without a wait: specialist consultations, elective surgery,
diagnostic imaging, dentistry (almost entirely private).

Most foreign residents buy private insurance from day one and use SNS as a catastrophic-care
safety net. Big providers: Médis, Multicare (Fidelidade), Tranquilidade/Generali, Allianz Care,
AdvanceCare, MGEN.

Typical 2026 monthly premiums (illustrative):

Profile Monthly
Healthy adult, age 35 €30-€60
Couple, mid-40s €70-€140
Family of four €150-€280
Couple, 65+, comprehensive €250-€500

Top private hospitals: Hospital da Luz (Lisbon, SetUbal, Oeiras, Coimbra), CUF (Descobertas, Tejo,
Cascais, Porto and others), Lusiadas (Lisbon, Porto), Hospital Particular do Algarve group in the
south.

If you arrive on a D7 or D8, your visa application required private health insurance for the first year —
keep it active until your SNS registration is complete and you've actually used it at least once.

For UK pensioners: apply for an S1form to have UK-funded healthcare delivered through SNS in
Portugal. Part of any serious retirement-financial plan.

8. Schools — Three Real Options

Public Portuguese. Free, mandatory ages 6—18. Better schools cluster in Cascais, Oeiras, Porto's
Boavista, central Lisbon parishes, Silver Coast cities. Children under ~10 pick up Portuguese within 6—
12 months; teenagers struggle without intensive PLNM (Portugués Lingua Nao Materna) support.
Apply via portaldasmatriculas.edu.gov.pt during March—April for September entry.

International schools. ~50 nationwide. Selection:
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School Region Curriculum Annual fee

St. Julian's Carcavelos British / IB €15,000-€22,000+
CAISL Sintra American / IB €11,700-€22,700
St. Dominic's Cascais B €12,000-€20,000
Oporto British School (CLIP) Porto British / 1B €10,000-€18,000
Lycée Francais Charles Lepierre Lisbon French €5,000-€9,000
Deutsche Schule Lissabon Lisbon German €6,000-€10,000
Nobel International School Algarve Lagoa British / 1B €8,000-£14,000

Add non-refundable application fees (€200—€500) and one-off enrolment (€1,000—-€5,000) on top
of tuition.

Bilingual / private Portuguese schools. Middle ground at €4,000—€10,000/year — Colégio Sao José,
Colégio Cesario Verde, Colégio Ipiaget. Often the smartest choice for families committed to
integrating, not extracting.

9. Setting Up Life — The Operational Checklist

Realistic sequence for a non-EU family arriving in 2026:

1. NIF before you arrive. €100-€250 via fiscal representative.

2. Bank account. Millennium BCP, CGD, Santander Totta, Novobanco, BPI, ActivoBank (digital). Fully
remote opening as non-resident is rare; specialist services charge €250-€350.

3. NISS (social security number) via Seguranca Social Direta.

4. AIMA biometrics to convert D-visa to residence card. 4-10 months wait in Lisbon metro; faster
regionally.

5. Lease 12 months. Treat year 1 as exploration. Do not buy in month 2.

6. Centro de Salde registration for SNS Nimero de Utente.

7. School enrolment (international schools enrol from January; public via portal das matriculas).

8. Driving licence. EU/EEA: register your address with IMT within 60 days. Non-EU: exchange via IMT
within 90 days of residence; medical certificate, authenticity declaration, translations. Some US
states have bilateral agreements; many don't (theory/practical test required).

9. Pet import. EU pet passport for EU arrivals. Non-EU: microchip, rabies vaccination after microchip
and =21 days before travel, EU Animal Health Certificate from an official state vet within 10 days.
Entry via approved travellers' points (Lisbon, Porto, Faro).

10. Household goods. Within 12 months of establishing tax residency, belongings clear VAT- and
duty-free under "transfer of normal residence’. One-shot exemption — plan the shipment for the
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first 12 months.
11. Chave Mével Digital (CMD) — Portugal's mobile digital-ID for government portals.

12. Insurance: car (mandatory third-party), home/contents, private health.

10. Cost of Living 2026 — Three Resident-Buyer Profiles

Numbers below are typical 2026 monthly spends for households actually living locally (not tourist
budgets). Rent assumed for a pre-purchase first year.

Rent reference (monthly, mid-range)

Region 1-bed 2-bed 3-bed

Central Lisbon €1200-€1,800 €1500-€2,400 €2,000-€3,500
Lisbon suburbs (Cascais, Oeiras) €1,000-€1,500 €1,300-€2,000 €1,800-€2,800

Porto €800-€1200 €1,100-€1,600 €1,400-€2,200

Algarve year-round towns €700-€1,100 €900-€1,400 €1,200-€2,000
Silver Coast €600-€900 €800-€1,200 €1,000-€1,500

Alentejo / interior €450-€700 €600-€900 €800-€1200
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Three resident-buyer profiles, year-1totals (excluding one-off relocation costs)

. Single remote worker, central Family of 4, mid- Retired couple, Tavira
ategory Lisbon (IFICI) range Algarve (standard IRS)

Rent 1,400 1,600 1,000

Utilities, internet, 130 250 180

mobiles

Groceries 350 750 500

Eating out, social 350 400 400

Transport 70 450 (2 cars) 250

Private health 50 250 450

insurance

Gym / coworking 200 - —

International school — 1,800 —

x 2

Misc / travel buffer 250 350 300

Total €/month ~€2,800 ~€5,850 ~€3,080

Same family of 4 with kids in public Portuguese school instead of international: ~€4,100/month.

1. Integration — The Quietest Variable

The single biggest predictor of whether expats stay long-term is whether they made Portuguese
friends. The single biggest predictor of thatis whether they learned Portuguese.

Language

You can buy bread, order coffee, and renew your residence permit in English. You cannot have a real
conversation with your neighbour, your kid's teacher, or your contractor that way. European
Portuguese is genuinely different from Brazilian — pronunciation, idiom, syntax — so insist on a
teacher who speaks the European variant.

Realistic plan:

¢ Months 1-6: intensive group classes (CIAL, Lusa Language School, Portuguese Connection). €15—
€25/hr group, €25-€45 one-to-one.

e Months 6-18: mix of classes, language exchanges, Portuguese-only social environments.

e Year 2: functional B1/B2.
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e Year 4-5: A2 is the threshold for permanent residence and citizenship (CIPLE exam). B1/B2 is
what makes daily life pleasant.

The cultural calibration

e Lunch is sacred. Most family-run businesses close 13:00-15:00. Plan around it; don't fight it.

e Slow time. Show up on time, expect to wait. Aggressive “let’s get this done” Anglo energy backfires
in person.

e Cash and Multibanco coexist. Many small businesses prefer Portuguese debit (Multibanco) or
cash over foreign cards.

e The Junta de Freguesia is your friend. The local parish office handles certificates, residency
proofs, and small bureaucratic mercies. Learn its hours.

e Engage the rituals. Santo Anténio in June, Sdo Jo&o in Porto, Magusto in November, Christmas
Eve consoada. The country opens up to people who show up.

2. Common Mistakes the Resident—Buyer Makes

1. Buying in month 2. Aimost every expat who later regretted their property bought it in the first six
months in a town they hadn't experienced in winter, often from a foreign-targeted developer at
15-25% above local market.

2. Signing the deed as a non-resident when the residency card is six weeks away. Costs
€10,000-€30,000 in avoidable IMT under the post-Lei 9-A/2026 regime. Get a lawyer to time
the closing.

3. Realising foreign capital gains in the wrong tax year. Sell the US stock before you become
Portuguese tax-resident, not after. One month of timing can be six figures of tax.

4. Assuming IFICI covers pensions. It doesn't. Foreign pensions are taxed at standard IRS (up to
48% + solidarity surcharge). Retiree-only households cannot plan around IFICI.

5. Missing the 15 January IFICI deadline. The application window for the year you became resident
closes that day; miss it, lose the year, lose 10% of the 10-year window.

6. Failing to import household goods within 12 months. The transfer-of-residence VAT exemption
is one-shot. Plan the shipment to land in your first 12 months of tax residency, not the second.

7. Buying without an independent lawyer. Seller's agent is the seller's. €2,000-€4,000 for a
buyer's lawyer is the cheapest insurance you'll buy here.

8. Driving for years on a foreign licence. Past the 90-day window for non-EU licences, you are
technically uninsured in an accident. Do the IMT exchange in month 1.

13. Timeline — From "We're Moving" to "We're Settled"

Realistic full-integration timeline for a non-EU family. EU citizens typically compress by 4—6 months.
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Month

Milestone

-12to -9 Decide region. NIF obtained remotely. Lawyer engaged. Visa application package built. Foreign
capital-gains and bonus-timing plan agreed with cross-border tax adviser.

-9to -6 Visa appointment at consulate; D7/D8/D2 submission. Schools shortlisted, enrolment deposits
paid. Pets vaccinated and microchipped.

-6 to -3 Visa issued. Bank account opened. 12-month rental signed. Movers booked.

O (arrival) Land, register address, request AIMA biometric appointment.

Month 1- NISS, SNS Numero de Utente, family doctor, school enrolment finalised. Driving licence

3 exchange started.

Month 3— Local social network forming. Portuguese classes underway. Household goods imported under

6 transfer-of-residence regime.

Month 6- Residence permit card issued. First Portuguese tax return filed (May—June following year). IFICI

12 application by 15 January if eligible.

Month 12—  Property search begins seriously, with a year of lived experience. CPCV signed; deed

18 completed; HPP designation declared.

Month Move into purchased home. Permit renewal preparation.

18-24

Year 5 Apply for permanent residence and (with A2 Portuguese) citizenship — pending the
nationality-law reform status.

Conclusion

The "live in Portugal” decision is, in the brochure version, about whether you like the climate and the

cost. In the resident-buyer version it is something quite different: it is a 12-18-month tax-and-

bureaucracy project that culminates in a property purchase, with each step costing or saving you

tens of thousands depending on the order.

Three sequencing rules separate the buyers who do this well from the ones who pay for their

mistakes:

1. Crystallise your foreign tax events before you trigger Portuguese residency. Capital gains,

bonus vests, Roth conversions, pension lump sums — all of these are cheaper outside Portuguese

tax reach. Time the move date deliberately.

2. Don't sign the property deed before you're tax-resident. Or, if circumstances force you to, do it

with a lawyer's contingency plan for the 24-month IMT refund under Lei 9-A/2026.

3. Treat the first 12 months as a structured experiment, not a vacation. Rent. Try a winter. Visit the

supermarket in February. Then buy.
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Do those three things and the rest — schools, healthcare, language, integration — sorts itself out. Skip

them and you'll spend the next decade explaining to your accountant why your move cost €40,000

more than it should have.

The "27.6% of homes sold to foreign buyers” headline is dropping for a reason: the easy-money, low-
tax window of 2017-2023 closed. What's left is a slower, more deliberate kind of relocation — the kind

that rewards planning and punishes haste. That's not a worse Portugal. It's a more honest one.

Related reading

Retirement in Portugal — if your income is pension-only and IFICI isn't a fit, the retiree-specific
tax and healthcare planning lives here.

Digital Nomads in Portugal — D8-specific, IFICI-eligible roles, real-winter test for choosing a
base.

First Home in Portugal — the HPP-designation mechanics, IMT Jovem, mortgage-as-resident
playbook in one place.

Taxes & Costs of Buying Property in Portugal — canonical reference for IMT, IMI, AIMI, stamp
duty.

Where to Buy in the Algarve — sub-region matchmaker for the year-round Algarve towns

referenced here.

How 2nd Haus Can Help

We are a buyer-side consultancy. We do not list properties for sellers. For relocating buyers, our work

falls into three priced services:

¢ Relocation-Purchase Sequencing Audit (€1,500). Two-hour session with our lawyer and a

cross-border tax adviser. We map your residency date, visa choice, IFICI eligibility, capital-gains
timing, and target purchase date into a single 12—-18-month plan. Deliverable: written sequencing
memo and tax-event calendar.

Buyer's Agency Mandate (priced per case). We represent you — not the seller — through search,
due diligence, negotiation, CPCV, and the deed. Fee is fixed and disclosed up front, not a hidden %
of price.

Post-Purchase Setup (€600—€900). Schools, healthcare registration, IMT exchange, utility
transfers, IFICI application. The boring stuff, done correctly the first time.

Book a 30-minute discovery call — no obligation, and wel'll tell you in the call whether your case is one

we should take.
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Sources

Primary sources
¢ Lein.°9-A/2026, de 6 de margo — Diario da Republica. Link
e Decreto-Lein.° 76/2024, de 23 de outubro (AL framework) — Diario da Republica PDF
¢ Portaria n.° 352/2024/1, de 23 de dezembro (IFICI registration), amended by Portaria n.° 52-
A/2025/1.
e Oficio Circulado AT n.° 40129/2026 (2026 IMT brackets).
e Portal das Finangas — IFICI FAQ — Link
e Banco de Portugal — LTV, DSTI and maturity limits — Link
e BPstat — Euribor por prazo — Link
¢ INE — Estatisticas de Pregos da Habitagao ao Nivel Local — Link
¢ Vistos.MNE.gov.pt — Necessary documentation (visas) — Link
e AIMA — Agéncia para a Integragéo, Migragdes e Asilo — aima.gov.pt
¢ IAPMEI (Tech Visa, IFICI certifications) — iapmei.pt
¢ IMT — Instituto da Mobilidade e dos Transportes (driving licences) — imt-ip.pt
e Portal das Matriculas — portaldasmatriculas.edu.gov.pt

e SNS — sns.gov.pt

Further reading (secondary)
e PwC — IMT novas tabelas praticas 2026
e EY — Fim do RNH e introducé&o do IFICI
e Morais Leitdo — Legal Alert IFICI Regulation
e OCC — Guia Prético IFICI
¢ |dealista — IMT 7,5% para n&o residentes (02-12-2025)
e ECO — Seguro promulga choque fiscal habitagéo (12-05-2026)

e ECO — Uma em cada quatro casas vendidas em 2025 foi para méos estrangeiras (24-03-2026)

This guide is editorial information, not legal, tax, or immigration advice. Engage a Portuguese lawyer
and a cross-border tax adviser before signing visas, leases, or property deeds. Verified against
CANONICAL_FACTS.md on 15 May 2026.

Last updated: 2026-05-15. We re-verify this guide quarterly against AT, AIMA, INE and Banco de
Portugal sources.
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https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://files.diariodarepublica.pt/1s/2024/10/20600/0000300031.pdf
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/questoes_frequentes/pages/faqs-01018.aspx
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://bpstat.bportugal.pt/conteudos/quadros/2599
https://www.ine.pt/xportal/xmain?xpid=INE&xpgid=ine_destaques&DESTAQUEStema=55534
https://vistos.mne.gov.pt/en/national-visas/necessary-documentation/means-of-subsistence
https://www.pwc.pt/pt/pwcinforfisco/flash/imi-imt-e-selo/imt-novas-tabelas-praticas-imt-vigorar-janeiro-2026.html
https://www.ey.com/pt_pt/technical/tax-alerts/fim-do-rnh-e-introducao-do-ifici
https://www.mlgts.pt/en/knowledge/legal-alerts/Legal-Alert-NHR-20-IFICI-Regulation/25663/
https://www.occ.pt/sites/default/files/public/2025-03/Guia_Pratico_IFICI.pdf
https://www.idealista.pt/news/imobiliario/habitacao/2025/12/02/72872-nao-residentes-a-comprar-casa-imt-com-taxa-unica-de-7-5
https://eco.sapo.pt/2026/05/12/seguro-da-luz-verde-ao-choque-fiscal-para-a-habitacao/
https://eco.sapo.pt/2026/03/24/uma-em-cada-quatro-casas-vendidas-em-2025-foi-para-maos-estrangeiras/
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TL;DR

e Acquisition costs add 6—10% on top of the price (resale, no mortgage); 8—12% with a Portuguese
mortgage.

¢ The headline number is IMT. Everything else (Stamp Duty, Casa Pronta, lawyer, bank charges) is
predictable once you know the price, residency status, and age.

e The "flat 7.5% IMT for non-residents” was approved (Lei 9-A/2026) but is not yet operational —
the implementing decree-law has not been published. Until it is, the standard progressive table
applies to everyone.

Key 2026 stat: In 2026 the IMT first-bracket HPP exemption was raised to €106,346 and IMT
Jovem now exempts under-35 first-time buyers in full up to €330,539 and partially up to
€660,982. For a €450,000 first home, a 34-year-old buyer pays €5,557 of IMT instead of
€22,237 — a saving of nearly €17,000.

Introduction: Most Buyers Budget for IMT and Forget
the Rest

The mistake we see most often is not under-estimating IMT — that one is easy to look up. The
mistake is treating IMT as the whole story. A foreign buyer with a Portuguese mortgage pays Stamp
Duty twice (on the price and on the loan), a lawyer, a bank arrangement fee, a bank valuation, two
registrations, and a Casa Pronta deed. On a €750,000 villa with a mortgage, that stack can be
€25,000 on top of IMT. Nobody tells you that on a listing page.

The second mistake — specific to 2026 — is acting on press coverage of the Pacote Fiscal da
Habitagéo as if the headlines were already law. They are not. Lei n.° 9-A/2026 of 6 March 2026 is an
autorizacdo legislativa. The complementary decree-law that contains the operational rules was
promulgated on 12 May 2026 and must be issued by 2 September 2026. Until it is published in Diario
da Republica, the much-discussed 7.5% flat non-resident IMT does not exist in practice. The
standard progressive scale continues to apply to residents and non-residents alike.

This guide is the 2nd Haus reference for acquisition costs: the taxes and one-off charges you pay to
get the keys. Recurring ownership costs — IMI, AIMI in worked detail, condominio, utilities — sit in the
sister guide The Real Cost of Owning a Property in the Algarve. Below you get the 2026 IMT tables
with the exact parcela a abater values; the IMT Jovem regime with worked numbers; Stamp Duty on
price and loan; mortgage charges itemised; capital gains rules as they actually stand post-2023; the
status of the 2026 housing package; and four total-cost examples from €250k to €1.2M.

If you read nothing else, read the worked examples. They are how we run the numbers for every buyer
we work with.
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Part 1: Up-Front Taxes Paid at the Deed

Three taxes are settled before you sign the public deed: IMT, Stamp Duty on the price, and (for new
construction from a developer) VAT, which is almost always already embedded in the listed price.

1.1IMT — Imposto Municipal sobre Transmissées Onerosas de Imoéveis

IMT is a one-off transfer tax paid by the buyer. The rate is progressive and depends on:
e The price or the VPT (Valor Patrimonial Tributario — the official tax value held by Finangas),
whichever is higher
e Whether the property is your primary, permanent residence (HPP) or a secondary home
¢ Whether you qualify for IMT Jovem (age <35, first home)
e Whether the property is urban or rustic

e Whether it sits on the mainland or in Madeira / Azores (the autonomous regions use different
brackets)

The mainland brackets were updated +2.0% for 2026 (Oficio Circulado AT n.° 40129/2026, 6 January
2026).

IMT 2026 — Mainland — Primary Residence (HPP)

Tax base (€) Marginal rate Parcela a abater (€)
Up to 106,346 0% (exempt) —

106,346 — 145,470 2% 2,126.92

145,470 - 198,347 5% 6,491.02

198,347 — 330,539 7% 10,457.96

330,539 - 660,982 8% 13,763.35

660,982 - 1,150,853 6% (flat) -

Above 1,150,853 7.5% (flat) -

Formula: IMT = (tax base x marginal rate) - parcela a abater

In the top two bands the rate becomes a single flat rate applied to the entire price (not
progressive). That is why €1,150,854 costs roughly €17,000 more in IMT than €1,150,852. We discuss
the cliff effect in Part 10.

IMT 2026 — Mainland — Secondary Residence / Non-HPP
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Tax base (€) Marginal rate Parcela a abater (€)

Up to 106,346 1% -
106,346 — 145,470 2% 1,063.46
145,470 - 198,347 5% 5,427.56
198,347 — 330,539 7% 9,394.50
330,539 - 633,931 8% 12,699.89
633,931 - 1,150,853 6% (flat) -

Above 1,150,853 7.5% (flat) -

The key difference: there is no exempt first bracket for non-HPP — it is taxed at 1% from the first
euro.

IMT 2026 — IMT Jovem (Buyers <35, First Home)

Tax base (€) Treatment

Up to 330,539 Full exemption from IMT and Stamp Duty on the deed

330,539 - Partial exemption: only the portion above €330,539 is taxed at 8% marginal (5th HPP
660,982 band)

Above 660,982 No exemption — full HPP table applies on the whole price

Eligibility (must hold cumulatively):

e All buyers <35 years old on the date of the deed

e First acquisition of HPP for each buyer

e None has been owner of any other dwelling or building plot in the previous 3 years
e Not a dependent for IRS purposes in the year of acquisition

e Property must be registered as HPP

The exemption is also extended to registration fees for the first acquisition and the corresponding
mortgage, up to the €330,539 ceiling.

Some guides circulating online quote a partial-exemption ceiling of €405,073 or €810,028.
That is wrong. The legal partial-exemption ceiling for 2026 is €660,982, confirmed by Portal
das Finangas and the AT Oficio Circulado for the year.

IMT — Other Property Categories
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Property type Rate

Rustic land 5% (flat)
Urban land without housing destination (offices, shops, plots for development) 6.5% (flat)
Property acquired by entity in a "blacklisted" jurisdiction (Portaria 150/2004 as 10% (flat, no
amended) exemptions)

Worked IMT Examples — Mainland, 2026, HPP

Price Band Calculation IMT
€200,000 7% 200,000 x 7% - 10,457.96 €3,5642.04
€350,000 8% 350,000 x 8% -13,763.35 €14,236.65
€500,000 8% 500,000 x 8% - 13,763.35 €26,236.65
€750,000 6% flat 750,000 = 6% €45,000.00
€1,000,000 6% flat 1,000,000 x 6% €60,000.00
€1,500,000 7.5% flat 1,500,000 x 7.5% €112,500.00
Worked IMT Examples — Mainland, 2026, Secondary Residence
Price Band Calculation IMT
€200,000 7% 200,000 = 7% - 9,394.50 €4,605.50
€350,000 8% 350,000 x 8% - 12,699.89 €15,300.11
€500,000 8% 500,000 x 8% - 12,699.89 €27,300.1
€750,000 6% flat 750,000 x 6% €45,000.00
€1,000,000 6% flat 1,000,000 x 6% €60,000.00
€1,500,000 7.5% flat 1,500,000 x 7.5% €112,500.00

Always run the calculation on the higher of price or VPT. If the VPT held by Financgas is higher

than what you agreed, that is the IMT base — not what you paid. Ask the seller for the

caderneta predial before signing the CPCV, not before signing the deed.

1.2 The Lei 9-A/2026 Non-Resident Flat 7.5% — Status

Lei n.° 9-A/2026 of 6 March 2026 (the parliamentary arm of the Pacote Fiscal da Habitagdo 2026)
authorises a flat 7.5% IMT on residential acquisitions by non-residents, regardless of price, with five
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carve-outs:

1. Buyer already a Portuguese tax resident at acquisition
2. Buyer becomes Portuguese tax resident within 2 years of acquisition (with right to IMT refund)
3. Buyer is a Portuguese emigrant acquiring housing in Portugal

4. Property is rented at moderate rent (< €2,300/month) within 6 months of acquisition, for at least
36 months within the first 5 years

5. Buyer is in official Portuguese state service abroad
Important: as of 15 May 2026 the implementing decree-law has not been published in Diario da

Republica. Promulgated 12 May 2026, deadline for DR publication 2 September 2026. Until then, the
7.5% flat rate is not operational — the standard progressive tables apply to everyone.

Once the DL publishes, three scenarios:

e Signing before DR publication: progressive HPP or non-HPP table.

e Signing after, planning to become resident within 2 years: elect resident-equivalent treatment
by formal declaration; pay the standard scale; refund on residency confirmation.

e Signing after, retaining non-resident status: 7.5% on the entire price.

For €450,000 non-HPP, that is the difference between €27,300 and €33,750. At the bottom the
swing is larger: a €250,000 non-resident acquisition jumps from ~€8,000 to €18,750. In mid-2026
the timing of your deed relative to DR publication is a planning variable. Ask your lawyer to track it.

1.3 Stamp Duty (Imposto do Selo) on the Deed
Flat 0.8% of the higher of price or VPT, paid alongside IMT before signing.

Price Stamp Duty (0.8%)
€200,000 €1,600

€350,000 €2,800
€500,000 €4,000

€750,000 €6,000
€1,000,000 €8,000
€1,500,000 €12,000

For IMT Jovem buyers under the €330,539 ceiling, this 0.8% is also waived.

1.4 VAT (IVA) on New Construction

A purchase directly from a VAT-registered developer is subject to 23% VAT on the mainland (22%
Madeira, 16% Azores). Listed new-build prices always include VAT — confirm in writing. The
transaction is also subject to IMT and Stamp Duty (VAT does not replace them).
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New in 2026: Lei 9-A/2026 introduced a reduced 6% VAT on construction and rehabilitation of
housing for sale up to €660,982, or for rent at < €2,300/month. Applies to the developer's input
costs on qualifying projects, not directly to the finished sticker price. In practice it should compress
mid-market new-build pricing through 2026-2027; whether developers fully pass it through is a
market question worth watching.

If a developer quotes "+ IVA" or "IVA néo incluido’, multiply by 1.23 before any other calculation.

Part 2: Professional Fees

2.1 Notary / Deed Costs

The deed (escritura publica or, more commonly today, the simplified Casa Pronta procedure) is
signed before a notary or at a Casa Pronta desk.

Service Typical cost
Casa Pronta (one-stop deed) €375-€700
Traditional notary deed €600-€1500
Power of attorney (procurag&o) — for remote buying €60-€150

Casa Pronta is the standard route for clean residential deals and bundles the deed, the IMT/Stamp
Duty receipts, and the registration in a single fee.

2.2 Land Registry (Conservatéria do Registo Predial)

Casa Pronta includes registration. If you go through a traditional notary instead, registration of
ownership (and any mortgage) costs €225-€500 separately.

2.3 Lawyer
There is no legal obligation to hire a lawyer in Portugal. For a foreign buyer, signing without one is a
bad bet. A Portuguese real estate lawyer will:
e Run due diligence (caderneta predial, certiddo permanente, energy certificate, licenga de
utilizagédo, encumbrances, condominio debts, AL licence status if relevant)
e Draft or review the CPCV (contrato-promessa de compra e venda)
e Represent you under power of attorney at the deed

e Handle NIF, bank account opening, and post-deed declarations
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Property price Lawyer fee (1-1.5%) +23% VAT Total

€250,000 €2,500-€3,750 €575-€863 €3,075-€4,613
€450,000 €4,500-€6,750 €1,035-€1553 €5,5635-€8,303
€750,000 €7,500-€11,250 €1,725-€2,588 €9,225-€13,838
€1,200,000 €12,000-€18,000 €2,760-€4,140 €14,760-€22,140

Above ~€1.5M lawyers typically quote a fixed fee rather than a strict percentage. Negotiate. A 1.5%
fee on a €1.2M deal is €18,000 + VAT for what is, mechanically, the same work as a 1.5% fee on a
€300k deal.

2.4 Independent Valuer / Surveyor (Optional)

For older properties, anything with planning irregularities, or whenever you want a second opinion of

value:
Service Typical fee
Independent valuation (perito avaliador) €300-€600
Building survey by an architect/engineer €500-€1500
Topographic survey (rural plots) €400-€900

Cheap insurance against a €30,000 problem. We commission one for almost every deal above
€400k.

Part 3: Mortgage-Related Costs
Financing with a Portuguese bank adds roughly 1.5—3% of the loan amount in charges.

Stamp Duty on the loan (one-off): 0.5% for terms <5 years; 0.6% for terms >5 years. On a
€560,000, 25-year mortgage: €3,360.

Stamp Duty on monthly interest: 4% on each instalment's interest portion, added automatically. On
€1,000 of monthly interest, €40. Shows up on the FINE (standardised European loan offer) under

‘outros encargos”.

Bank arrangement fee: 0.5-1.5% of loan amount as one-off comissao de dossier / abertura. On
€560k that is €2,800-€8,400. Highly negotiable if you bring salary domiciliation, an investment
account, or other revenue. See Mistakes to Avoid with Bank Financing for how to run a real three-bank

tender.

Bank property valuation: €230-€350 (apartment), €350—-€500 (house/villa). Mandatory.
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Mortgage registration: €250-€350 at the Conservatéria, on top of property registration. A Casa
Pronta with mortgage usually totals €700-€800 across both.

Mandatory insurance:

Insurance Typical monthly
Multi-risk home (€250k reconstruction) €15-€35

Life (single borrower, age 40, €400k loan) €20-€60
Combined envelope €30-€80

Banks bundle and offer 0.05-0.20 pp spread reductions in exchange. Almost always cheaper to
shop the policies independently and assign (atribuir) them to the bank — typically 30-50%
cheaper over the loan life.

Part 4: Recurring Ownership Costs (Pointer)

This is acquisition territory. For full annual budgets covering IMI, AIMI, condominio, utilities,
insurance, maintenance, IMI/AIMI/condominio worked examples by sub-region, the canonical 2nd

Haus reference is:
-> The Real Cost of Owning a Property in the Algarve
The two facts you need before signing, however, are AIMI and the basics of IMI — because both

depend on VPT, which is set at acquisition.

4.11Ml in One Paragraph

IMI is the annual municipal property tax, on the VPT (not the price). Urban property: 0.3—0.45% (each
municipality sets its rate). Rustic: 0.8% national rate. Blacklisted-jurisdiction ownership: 7.5%. Algarve
municipalities sit at the bottom of the urban range — Loulé, Albufeira, Lagos, Tavira, VRSA at 0.3%;
Faro and Portimao at 0.32%.

4.2 AIMI Thresholds and Rates 2026 (Reference)
AlMl is the residential-property wealth tax layered on top of IMI. Unchanged in OE 2026.

Individuals / undivided inheritances:
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Tranche of summed VPT (€) Marginal AIMI

Up to 600,000 0% (deducted)
600,001 - 1,000,000 0.7%
1,000,001 - 2,000,000 1.0%
Above 2,000,000 1.5%

Married couples / civil unions (joint filing):

Tranche of summed VPT (€) Marginal AIMI
Up to 1,200,000 0% (deducted)
1,200,001 - 2,000,000 0.7%
2,000,001 - 4,000,000 1.0%

Above 4,000,000 1.5%

Companies: 0.4% flat on full VPT (no €600k allowance); 1.0% above €1M; 7.5% flat if the entity is in a
blacklisted jurisdiction. A 1.5% surcharge applies to corporate-held property used personally by
shareholders.

Worked single-individual example: VPT €900,000. First €600k exempt; next €300k at 0.7% = €2,100
AIMI per year on top of IMI.

For why corporate ownership almost never makes sense for a single property, see Buying as
Individual vs Through a Company.

Part 5: Costs of Selling

5.1 Capital Gains Tax (Mais-Valias)

Taxable gain = sale price - (acquisition price x inflation correction coefficient, if held =24 months) -
eligible improvements (last 12 years, invoice + NIF) - acquisition costs (IMT, Stamp Duty, notary,
lawyer) - sale costs (agent commission, energy certificate).

Residents: 50% of net gain enters IRS at the progressive scale (top marginal 48%, plus solidarity
surcharge 2.5% above €80k and 5% above €250k). HPP roll-over: reinvest net proceeds in another
HPP in EU/EEA within 24 months before to 36 months after the sale; reinvested portion exempt. Lei
9-A/2026 extended the roll-over to reinvestment in residential property destined for moderate-rent
rental (<€2,300/month).

Non-residents: since the OE 2023 reform (post-Holimann and successor ECJ cases), all non-
residents — EU and non-EU alike — are taxed on the same basis as residents: 50% of net gain at
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progressive IRS rates. Worldwide income is declared for rate determination only (not Portuguese
taxable base). The previous flat 28% on 100% remains technically available but virtually never
beneficial. Effective rates typically land between 6% and 24% of the real gain.

Guides that still say "non-residents pay a flat 28%" or "only EU non-residents can elect the
resident regime" are quoting pre-2023 law.

Eligible improvements: works on the property in the last 12 years, invoices issued to the owner's NIF
— extensions, structural works, energy upgrades, full kitchen/bathroom replacements. Routine
maintenance (painting, plumbing repairs, tile replacement) does not count. Keep every invoice from
day one.

5.2 Other Sale Costs

e Agent commission (paid by seller): standard 5% + 23% VAT = effective 6.15%; 3—4% + VAT for
exclusive/high-value mandates; 6—7% in some rural micro-markets.

e Energy certificate: mandatory before listing. €120-€350.

¢ Mortgage cancellation: bank early-repayment fee 0.5% (variable) / 2% (fixed); cancellation
registration €50-€100.

Part 6: Inheritance and Donation

Portugal does not levy an "inheritance tax" in the conventional sense. It applies Stamp Duty on free
transfers of Portuguese assets:

Recipient Stamp Duty rate

Spouse, descendants, ascendants 0% (exempt)

All others (siblings, nephews, friends, unmarried partners outside 10% + an extra 0.8% on real
recognised unigo de facto) estate

The 10% applies to the VPT, not the market value. No threshold for non-direct heirs.

Practical consequence: direct family transmission is essentially free — Portugal is one of the most
attractive EU jurisdictions for residential inheritance planning. Lateral transmissions cost 10.8% —
non-trivial on a €500k VPT.
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Part 7: Total Cost — Four Worked Examples

Example 1: €250,000 apartment, Faro (resale, HPP, no mortgage)

Item Amount
Purchase price €250,000

IMT (HPP, 7% band: 250,000 x 7% - 10,457.96) €7,042.04
Stamp Duty 0.8% €2,000

Casa Pronta deed + registration €700

Lawyer 1.2% + VAT €3,690
Independent valuation €350

Total all-in €263,782

On top of price +€13,782 (5.5%)

Example 2: €450,000 house, Lagos (resale, HPP, no mortgage)

Item Amount
Purchase price €450,000

IMT (HPP, 8% band: 450,000 x 8% - 13,763.35) €22,236.65
Stamp Duty 0.8% €3,600

Casa Pronta deed + registration €700

Lawyer 1.2% + VAT €6,642

Survey + valuation €1,200

Total all-in €484,378

On top of price +€34,378 (7.6%)

Same buyer, age 34, IMT Jovem eligible: IMT = (450,000 x 8% - 26,443.12) = €9,556.88 (instead of
€22,236.65). Stamp Duty waived on first €330,539 = €2,955 saved. Total all-in falls to ~€467,000, or
+€17,000 (3.8%). The age-35 cliff is the single largest tax variable in the system for sub-€660k
deals.

Example 3: €750,000 villa, Carvoeiro (resale, secondary residence, no mortgage)

Secondary residence — the HPP table does not apply.
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Item Amount
Purchase price €750,000

IMT (secondary, 6% flat: 750,000 x 6%) €45,000

Stamp Duty 0.8% €6,000

Casa Pronta deed + registration €750

Lawyer 1.2% + VAT €11,070

Survey €1500

Total all-in €814,320

On top of price +€£64,320 (8.6%)

Example 4: €1,200,000 villa, Vilamoura (secondary, €800,000 mortgage, 25 years)

Item Amount
Purchase price €1,200,000
IMT (secondary, 6% flat: 1,200,000 x 6%) €72,000
Stamp Duty 0.8% on price €9,600
Casa Pronta with mortgage €800
Lawyer 1.0% + VAT €14,760
Survey + valuation €1,500
Subtotal property costs €98,660
Mortgage Stamp Duty 0.6% x 800,000 €4,800
Bank arrangement fee 1% €8,000
Bank valuation €450
Mortgage registration €350
Subtotal mortgage costs €13,600
Total all-in €1,312,260
On top of price +€112,260 (9.4%)

Annual costs for the same buyer — IMI ~€2,400, AIMI ~€2,100 (on VPT ~€900k held alone), home +
life insurance ~€1,000, Vilamoura condominio €2,400-€6,000 — sit in The Real Cost of Owning.
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Part 8: IMT Exemptions and Reductions

HPP first bracket — €106,346. Urban property destined exclusively for own and permanent
residence is fully exempt from IMT up to €106,346 in 2026 (was €104,261in 2025). Automatic via
Casa Pronta if you declare HPP on the deed.

IMT Jovem — buyers =35. Full exemption from IMT and deed Stamp Duty up to €330,539; partial
above and up to €660,982 (only the excess taxed at 8% marginal); no exemption above €660,982.
Full eligibility rules above.

Urban Rehabilitation (ARU). Property inside an Area de Reabilitagcdo Urbana undergoing qualifying
works: IMT exemption on the first transfer after rehab; 3-year IMI exemption (extendable for two
more); reduced 6% VAT on the rehab works. Granted by the municipio after works are certified.

Other. Public utility entities, charities, certain real-estate investment funds under specific regimes.
Developer's stock: IMT deferred during holding period (usually 3 years); triggered on eventual sale.

Part 9: Edge Cases and Gotchas

Company ownership. No HPP exemption, no IMT Jovem, AIMI at flat 0.4% on full VPT (no €600k
allowance). Companies in blacklisted jurisdictions: 10% IMT, 7.5% IMI, 7.5% AIMI — almost always net-
loss territory. Full analysis in Buying as Individual vs Through a Company.

Blacklisted jurisdictions. Portaria 150/2004 as amended by Portaria 292/2025/1 (Hong Kong,
Liechtenstein, Uruguay removed effective 1 January 2026). Acquisitions by listed entities: 10% flat IMT,
7.5% IMI annually, 7.5% AIMI annually on full VPT, no reinvestment relief, no inheritance exemption. If
someone has pitched you a BVI or Cayman wrapper, run the ten-year cost — it is almost always six
figures worse than personal ownership.

Inheritance followed by sale. Acquisition value for CGT is the VPT at the date of inheritance
(declared on Modelo 1). If the VPT was low and the property has appreciated, the gain — and the tax
— can be substantial. Some heirs request a formal revaluation before selling.

Plot + construction. IMT on the plot at acquisition (urban land 6.5%, rustic 5%). Construction itself:
23% VAT on the works (or 6% if qualifying under Lei 9-A/2026), plus building permits and TRIU (varies
by municipio).

Part 10: Tax Optimisation and Traps

Designate HPP carefully. If you will genuinely use the property as your main home, register it as HPP
at Finangas immediately. That unlocks the lower IMT (or full exemption under €106,346, or IMT Jovem
under €330,539), the IMI family deduction, and HPP roll-over on a future sale. Faking HPP — claiming a
property you do not live in — is among the easier things for AT to detect and unwind.
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Negotiate below an IMT cliff. Secondary-residence 8% band ends at €633,931 (6% flat above on the
whole price); HPP equivalent is €660,982. The big one is €1,150,853, where the rate jumps from 6%
flat to 7.5% flat — adding ~€17,000+ on a marginal euro. Rarely crossed by accident; when it happens
it is usually a furnished-property allocation gone wrong.

Allocate movables separately. Furniture, art, appliances, boats are not real estate and not subject to
IMT or Stamp Duty. A properly itemised, separately valued furniture inventory shaves the tax base —
but items must be genuinely movable, fairly valued, and documented. Honest range: 2—5% of price for
a fully furnished property. Double-digit allocations attract attention.

Reinvest within 36 months. Upgrading your HPP? Time the new purchase inside the 24-before / 36-
after window. Partial reinvestment shelters the corresponding portion of the gain.

Hold for inflation indexing. After 24 months of ownership the acquisition cost is indexed. A property
bought in 2010 and sold in 2026 picks up roughly 25-30% on its basis.

Get IMT Jovem timing right. Claim at IMT payment, before the deed — no retroactive correction. If
you turn 36 between CPCV and deed, you lose it. We have rescheduled deeds by two weeks to keep
buyers inside the age limit.

Time the deed around the 2026 DL publication. Non-resident on a sub-€660k property: signing
before the Lei 9-A/2026 decree-law keeps you on the progressive scale. Signing after without
becoming resident locks in 7.5% flat. Difference can be tens of thousands.

Part 11: Common Mistakes

1. Budgeting only for IMT. Stamp Duty, lawyer, registration, valuations together can equal IMT on a
mid-range deal.

2. Forgetting Stamp Duty on the loan. Headline rate is not the whole story — add 0.6% one-off and
4% on monthly interest.

3. Confusing VPT and price. IMT and Stamp Duty are on the higher of the two. A "bargain” with a
stale-but-high VPT can sting.

4. Missing the IMT Jovem cutoff. Age, dependent status, prior-ownership tests are checked at the
date of the deed. If you turn 36 between CPCV and deed, fix the calendar.

5. Overlooking AIMI. Foreign buyers with two or three Portuguese properties often miss that
combined VPT crossed €600k until the September bill arrives.

6. Not registering as HPP. Without the HPP designation you cannot claim reinvestment relief, the IMI
family deduction, or the lower IMT bracket.

7. Quoting service fees ex-VAT. Lawyer, agent, notary fees are normally quoted before 23% VAT.
Always confirm.

8. Acting on the 7.5% non-resident IMT before the DL is published. Headlines ran in February. Law
not yet operational in May. Track Didrio da Republica, not media coverage.

9. Buying through an offshore vehicle "to save tax". Costs more, every year, with very few
exceptions. See the corporate-vs-individual guide.
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10. Ignoring condominio debts. Outstanding balances follow the property. Demand a declaragéo de
néo divida before the deed.

Part 12: FAQ

Do I need a Portuguese NIF before | buy? Yes. You cannot pay IMT, sign the deed, or register the
property without one. Non-EU residents need a fiscal representative in Portugal to obtain the NIF.

When exactly do | pay IMT and Stamp Duty? In the days immediately before the deed. The DUC
receipts go to Casa Pronta or the notary; without them the deed cannot be signed.

Can | pay in cash? No. Property transactions over €3,000 cannot be settled in cash. Bank transfer or
certified bank cheque only.

Are agent fees negotiable? Yes, especially above €500k. Many sellers achieve 4% + VAT by
mandating an exclusive agent for 6—9 months.

I am 34 and buying my first home for €400,000 in Lagos. Do | get IMT Jovem? Yes, partially. First
€330,539 fully exempt; remaining €69,461 in the 8% band: IMT = 400,000 x 8% - 26,443.12 =
€5,556.88 (vs €18,236.65 under the regular HPP table — almost €12,700 saved, plus ~€2,644 in
Stamp Duty waived).

Is the lawyer's VAT deductible from a future capital gain? Yes — the gross fee (incl. VAT) is
deductible.

Is the agent's commission deductible from my capital gain when | sell? Yes.

What is the deadline to declare a capital gain? On the IRS return for the year of sale (filed April—
June the following year). Non-residents file Modelo 3 with the relevant annexes.

Can | designate a property as HPP if | split time across countries? Generally yes if you are a
Portuguese tax resident (183+ days, or habitual abode) and the property is your main home. Holiday
homes and remote-work pieds-a-terre alongside a foreign main residence do not qualify.

Is non-resident CGT still 28% flat? No. Since OE 2023 all non-residents (EU and non-EU) are taxed
on 50% of the gain at progressive IRS rates. The 28% option survives technically but is almost never
beneficial.

Conclusion

By European standards Portugal sits in the middle of the cost-of-acquisition pack. The headline tax
— IMT — is mechanical: price, residency status, HPP intent, age. Add Stamp Duty, deed, lawyer, and
mortgage stack, and the entire envelope is predictable to within roughly 1% in five minutes.

The traps are almost always non-tax traps: an inflated VPT you did not check, a stale condominio
debt that follows the property, an offshore wrapper that triggers the 10% IMT permanently, a
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forgotten Stamp Duty on the loan, an IMT Jovem deadline missed by three weeks. In 2026 the new
trap is the gap between the headlines and the law on the non-resident 7.5% flat IMT — approved
but not yet operational, and easy to act on prematurely.

The right sequence is boring and works: get the caderneta predial and certiddo permanente before
signing the CPCV; calculate IMT on the higher of price or VPT; itemise mortgage charges in writing;
track Diario da Republica if your timing matters; and confirm residency status and age at the date of
the deed. With those five steps and the worked examples above on the table, there are no surprises
at signing. This is one of the few parts of buying property in Portugal where the maths really is the
answer.

Related reading

e The Real Cost of Owning a Property in the Algarve — the ongoing-cost companion to this guide.
IMI, AIMI, condominio, utilities, maintenance and four worked annual budgets.

e How to Get a Mortgage in Portugal Using Foreign Income — LTV, spread, DST], stress test, what
banks actually want from a non-resident borrower.

e First Home in Portugal — the entry-level buyer playbook, with IMT Jovem at its core.

e Buying as Individual vs Through a Company — why corporate ownership almost always loses on a
single property.

e Mistakes to Avoid with Bank Financing and Mortgages — how to run a three-bank tender and
which charges are negotiable.

How 2nd Haus can help

We run buyer-side acquisition cost modelling for every client before the CPCV: a one-page cost
stack for your specific deal — IMT under the right table, Stamp Duty on price and loan, lawyer and
bank charges itemised, IMT Jovem checked, HPP eligibility confirmed, mortgage stack against two or
three lenders. Where the 2026 housing package is in play, we model both pre- and post-DL scenarios
so you can time the deed deliberately.

If you are negotiating and want the numbers run before you sign, get in touch — a single conversation
has saved buyers we work with anything from €3,000 to €40,000 against the standard-pathway
cost.

Sources

Primary sources

e Lein 9-A/2026, de 6 de marco — Diario da Reptblica (Pacote Fiscal da Habitagdo 2026)
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https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400

e Decreto-Lei n.° 76/2024, de 23 de outubro — Diario da Republica (AL framework)
e Portal das Finangas — IMT Jovem

e Oficio Circulado AT n.° 40129/2026, 6 January 2026 — IMT tables 2026

¢ Banco de Portugal — LTV, DSTI and maturity limits

e BPstat — Euribor por prazo (live)

¢ INE — Estatisticas de Pregos da Habitag&o ao Nivel Local

e Cédigo do IMT (CIMT); Cédigo do IRS (CIRS); Codigo do Imposto do Selo (CIS)

Further reading

e PwC — IMT novas tabelas praticas 2026
PwC — Patriménio no OE 2026

Cuatrecasas — Reduced VAT & tax benefits for housing

Doutor Finangas — IMT 2026

OCC — IRS tributacéo de mais-valias imobiliarias auferidas por ndo residentes

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md 2026-05-15. We refresh this
guide whenever AT publishes new IMT tables, the OE introduces material property changes, or — in
2026 — when the Lei 9-A/2026 implementing decree-law is published in Diario da Republica. If a
number no longer matches your latest Finan¢as quote, write to us.
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https://diariodarepublica.pt/dr/detalhe/decreto-lei/76-2024-892301177
https://diariodarepublica.pt/dr/detalhe/decreto-lei/76-2024-892301177
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/IMT_Jovem/Pages/default.aspx
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://bpstat.bportugal.pt/conteudos/quadros/2599
https://www.ine.pt/xportal/xmain?xpid=INE&xpgid=ine_destaques&DESTAQUEStema=55534
https://www.pwc.pt/pt/pwcinforfisco/flash/imi-imt-e-selo/imt-novas-tabelas-praticas-imt-vigorar-janeiro-2026.html
https://www.pwc.pt/pt/pwcinforfisco/orcamentoestado/patrimonio.html
https://www.cuatrecasas.com/en/global/tax/art/reduced-vat-tax-benefits-housing
https://www.doutorfinancas.pt/impostos/saiba-quanto-vai-pagar-de-imt-em-2026/
https://occ.pt/pt-pt/noticias/irs-tributacao-das-mais-valias-imobiliarias-auferidas-por-nao-residentes
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TL;DR

e Risk-averse buying in Portugal costs an extra 2—3% of price across legal, technical, FX, and
insurance fees — and converts the unknown, catastrophic losses into known, priced ones.

e Seven risk categories matter: title, structural, financial, market, regulatory, climate, exit. Most
disasters cluster in one or two of these; almost all are preventable at offer time.

e The single highest-return spend is an independent lawyer (1-1.5% + VAT). The cheapest mistakes
are skipping inspections, skipping FX hedging, and skipping insurance.

Key 2026 stat. A buyer who completes the deed inherits full legal liability for any
unpermitted work on the property under Decreto-Lei 10/2024. The seller's "we'll sort it later”
disappears at the Escritura. This is the single most expensive change in Portuguese buyer law
in the last decade — and most foreign buyers have never heard of it.

Introduction: What "Risk-Averse" Really Means

If you are reading this guide, you are probably not chasing 12% yields or beachfront flips. You are the
buyer who would rather earn one percentage point less and sleep through the night — a retiree
converting pension savings into a home, a first-time foreign buyer, or a capital-preservation investor
for whom the floor matters more than the ceiling.

Portugal is, on balance, one of the safer European jurisdictions for property buyers. Title is registered,
transactions go through a public notary, and 2024-2026 reforms have tightened developer
obligations. But every year foreign buyers still lose six- and seven-figure sums to forged title deeds,
illegal extensions they inherit liability for, off-plan developers who go bankrupt, climate-exposed
villas that become uninsurable, and Alojamento Local licences that evaporate after acquisition.

Risk-averse buying is the discipline of identifying every category of potential loss before signing and
paying the modest premium (typically 2—4% of price across legal, technical, and insurance fees) that
converts unknown risks into known, priced ones.
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The Seven Risk Categories

# Risk Category Typical Loss If It Materialises

1 Legal / Title 10-100% of purchase price; litigation 2—-6 years

2 Structural €10,000 - €200,000 in unforeseen repairs

3 Financial Mortgage default, forced sale, FX losses 5-25%

4 Market 10-30% overpayment, stagnant micro-market

5 Regulatory AL revocation, IMI hike, tax-residency surprises

6 Climate / Env. Uninsurability, fire/flood damage, asset write-down

7 Exit / Liquidity Property unsellable for 18—-36 months without discount

This guide walks each category in detail, gives you the practices to mitigate it, and ends with two

worked profiles — a €450,000 Lagos townhouse and a €750,000 villa with pool — so you can see

the methodology applied end-to-end.

The Seven Risk Categories Explained

1. Legal / Title Risk

The category that produces the most catastrophic losses: if title is defective, you may pay full price

and own nothing.

Forged or backdated documents — fake heirs, fabricated powers of attorney, sellers who never
had the right to sell.

Contested ownership — inheritance disputes, an estranged spouse with a community-property
claim, unregistered usufruct rights.

Undisclosed easements (serviddes) — a neighbour's right of passage, a water pipe, an electrical
pylon.

lllegal extensions and unauthorised works. Under Decreto-Lei 10/2024 (the Simplex
Urbanistico reform), a buyer who completes the Escritura inherits full legal liability for any
unpermitted work — including demolition costs and Camara fines. The seller's verbal "we did this
years ago, nobody cares" becomes your problem the moment you sign.

Caderneta / Certidao mismatches. Different m? boundaries, fractions: any discrepancy can
paralyse a future sale.

Active mortgages, liens, or fiscal seizures (penhoras). These follow the property, not the seller.

Portugal does not use US-style escrow or universal title insurance. The notary checks documents but

does not warrant them. Your defences: an independent lawyer who pulls every document and reads

the

planning history, and (optionally) title insurance.
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2. Structural / Technical Risk
e Hidden defects (vicios ocultos): rising damp, structural cracks behind plaster.
¢ Termite damage in wooden beams (Algarve and Alentejo rural builds).
e Failed septic tanks in non-mains-sewer properties.
¢ Asbestos in roofing tiles (1960-1990 builds).

e Wrong land classification — a "house” on RAN/REN reserve land where the existing volume is
technically illegal.

e Substandard recent construction by under-capitalised builders.

A modest unexpected renovation costs €15,000—-€60,000; a structural failure (foundations, slab,
retaining wall) €50,000—-€200,000+. For older Lisbon and Settbal apartments, seismic non-
compliance is real and material.

3. Financial Risk

¢ Mortgage rate moves. As of 13 May 2026 (EMMI fixings): Euribor 3M 2.283%, 6M 2.548%, 12M
2.860%. The 6M index dominates Portuguese variable-rate stock (39.4% of HPP variable
contracts, Banco de Portugal data). Rates were below 1% in 2021 and above 4% in 2023. Assume
another full cycle.

e Currency moves. A 5-10% adverse GBP/EUR or USD/EUR move on a €500,000 purchase is
€25,000-€50,000.

e Hidden costs. IMT, stamp duty, notary, registry, lawyer, inspection, IMI, condominium quotas, AIMI,
capital gains on resale.

¢ Income shock. Pension cut, redundancy, iliness. The 6-month carrying-cost reserve is not
optional.

4. Market Risk
e Overpaying because the listing is anchored in the agent's most optimistic comparable.
e Buying in a micro-market dependent on a single demand source.

¢ Buying a unit type (oversized, ground-floor, very high floor) the local market does not actually
want.

e Buying near the top of a five-year cycle without knowing it.

INE data for full-year 2025 puts the Algarve median at €3,139/m? and Greater Lisbon at €3,439/m?;
idealista asking-price indices run materially higher and lag transaction medians. Triangulate any
postcode median against at least three sources, distinguish asking from transacted, and note the
reference quarter.

5. Regulatory Risk

¢ Alojamento Local. DL 76/2024, de 23 de outubro (in force since 1 November 2024) is the current
framework: it repealed the Mais Habitagdo restrictions, eliminated CEAL, eliminated the
quinguennial re-authorisation (registrations are now permanent), lifted the national freeze on new
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apartment registrations, and devolved containment to municipalities. AL licences are
transferable with the property. Some city centres (notably parts of Lisbon and Porto) have
parish-level containment that closes off new registrations entirely. Containment lists change
frequently — always verify in writing with the Camara before assuming AL income.

EU short-term rental rules. EU Regulation 2024/1028 applies from 20 May 2026: platforms must
collect host registration numbers, share monthly activity data with Member States, and delist
non-compliant listings. Portugal's transposition act on penalties was not yet published as of mid-
May 2026 — expect enforcement detail through the year.

EU energy performance. Directive 2024/1275 (EPBD recast) must be transposed nationally by 29
May 2026. The directive tightens minimum energy-performance standards on existing residential
stock and introduces renovation-passport obligations on the worst-rated buildings. Verify the
Portuguese transposition law before relying on any single timeline.

IMT / IMI / AIMI. Rates and brackets shift each State Budget. The 2026 housing fiscal package (Lei
n.° 9-A/2026, de 6 de marc¢o) introduced a flat 7.5% IMT for non-resident buyers of urban
residential property, with five carve-outs (buyer already a Portuguese tax resident; buyer
becomes resident within 2 years; Portuguese emigrant; moderate-rent rental commitment
<€2,300/month for =236 months in the first 5 years; state service abroad). The complementary
decreto-lei autorizado was promulgated 12 May 2026; until DR publication of the DL, the flat rate
is approved but not yet operational. AIMI thresholds unchanged: €600k single / €1.2M couple
(joint).

Council changes. Pool permits, fagade rules, ARU expansions, height limits.

6. Climate / Environmental Risk

The Algarve burned in 2003, 2018, and again in Sept 2025 (Aljezur and Lagos). Lisbon's Lower Tagus

Valley fault has a return period of 150-200 years for M6—7 earthquakes. The Algarve had reservoirs
below 25% capacity in 2024-25.

Wildfire. Maximum-risk Algarve municipalities: Aljezur, Lagos, Monchique, Portimao, Silves, Loulé,
Tavira, Sdo Bréas de Alportel.

Coastal erosion. Parts of Lagos, Quarteira, Caparica face active erosion.

Earthquake. ~60% of Lisbon stock predates 1958 (no seismic code). RSAEEP/REBAP came in
1983; post-2010 Eurocode-8 builds are robust.

Flooding. Low-lying Faro, parts of Lagos, Tagus and Mondego floodplains. Feb 2026 storms
caused widespread flooding.

Drought. Algarve under 5% restrictions in early 2026; pools and gardens cut first.

7. Exit / Liquidity Risk

Idiosyncratic properties (very large, very rural, very luxury) have thin buyer pools.
AL-dependent properties become unsellable to investors if AL is restricted.
RAN/REN land or unresolved planning issues cannot be bank-financed, halving the buyer pool.

Top-of-market in falling-volume markets sits 12—24 months.
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Risk-Reduction Practices: One Per Category

Legal Risk Mitigation

Hire an independent lawyer — the single most important rule in this guide. Never use the lawyer
recommended by the seller, the seller's agent, or the developer; a lawyer dependent on agency
referrals has a structural conflict. Find one via Ordem dos Advogados, embassy lists, or completed-
buyer referrals.

Demand the full document set: Caderneta Predial Urbana (Autoridade Tributéaria); Certidao
Permanente do Registo Predial (predialonline.pt, ~€15, valid 6 months); Licenga de Utilizag&o /
Habitag&o; Certificado Energético; Ficha Técnica de Habitagao (post-2004); planta de localizag&o +
full Camara planning history; condominium pack (Regulamento, last 3 years of minutes, reserve-fund
balance, seller's debts).

Cross-reference everything. Caderneta and Certiddo must match on owner, NIF, area, fraction,
boundaries. Resolve any discrepancy before CPCV, not after.

Lawyer fees: 1-1.5% + 23% VAT, typical €3,000 minimum. On €450,000: ~€5,500 + VAT = ~£6,765.
The cheapest insurance in the transaction.

Structural Risk Mitigation

Always pay for an independent inspection. Typical 2026 prices:

Inspection Type Cost (incl. VAT)
Pre-purchase visual + report (apartment) €400 - €600

Full house inspection (engineer + tools) £595 - €1,000
Structural & seismic (Eurocode-8) £€1500 - €2,150
Specialist (damp, termites, septic) €200 - €500 each

Test, do not trust. Run every tap (pressure, hot-water recovery); flush every toilet; switch every
breaker (look for old-style fuses, asbestos panels); open every window; check beams for termite
holes and sag; inspect the roof (re-roofing a 150 m? Algarve villa is €15,000—€40,000); walk the pool;
for septic, ask when last emptied.

Financial Risk Mitigation
e Stress-test the mortgage at base / +2pp / +3pp. The Banco de Portugal macroprudential stress
test for variable/mixed-rate contracts (residual maturity > 10 years) is index + 3 pp — apply the
same test to yourself. If +3pp forces a sale, the LTV is too high.
e Pre-approve before offering — converts a soft offer into a credible one and surfaces DTI /
residency issues before emotional commitment. Note that non-resident LTV is typically 60-75%
(market convention, not hard regulation), DSTI ceiling 50%.
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¢ Lock currency early with an FX forward (5% deposit for 6 months, 10% for 12). On €500k, a 5%
adverse move is €25k; a 0.3—-0.5% forward premium is cheap.

¢ Build a six-month reserve in EUR covering mortgage, IMI (typically 0.3—0.45% of VPT for urban),
AIMI if applicable, condominium quotas, insurance, utilities, pool/garden.

¢ Plan for repairs: 1-2% of property value per year (€5-10k/yr on a €500k home).

Market Risk Mitigation

e Pull 8+ active and 8+ recently-sold comparables in your postcode/type/size from idealista,
Imovirtual, CASA SAPOQ, plus local agents.

e Pull the 5-year postcode price chart from Confidencial Imobiliario, INE, or idealista. A postcode up
60% over 5 years is a different cycle point than +15%.

e Talk to three independent agents. The variance in their fair-value estimates is itself diagnostic.

¢ Reject the asking price as anchor. 2026 asking-to-final ratios range 92% (typical resales) to 99%
(prime new build).

Regulatory Risk Mitigation

For AL — confirm in writing with the Camara: (1) the freguesia is not a containment zone; (2) the
building has no condominium AL ban (allowed under DL 76/2024); (3) any existing licence is
registered and active (AL is transferable with the property under DL 76/2024 — the licence does not
need re-issuance); (4) no pending council motion to extend containment. Containment lists change
quickly; the written confirmation is what protects you.

For energy — Directive 2024/1275 transposition by 29 May 2026 will tighten minimum standards on
residential stock. A property rated D/E may face renovation-passport costs of €15k—€60k within 5-
10 years. Verify the final Portuguese transposition before signing.

For IMT (non-residents) — under Lei 9-A/2026 the flat 7.5% non-resident IMT applies once the
decreto-lei autorizado is published (expected mid-2026); model both scenarios and read the five
carve-outs carefully if you plan to become resident, rent at moderate rates, or are a Portuguese
emigrant.

Condominium — read the Regulamento and the last 3 AGM minutes before CPCV. Watch for: pending
special assessments, reserve fund < 10% of annual budget, ongoing litigation, AL/pet/exterior-
modification bans.
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Climate Risk Mitigation

Risk Tools

Wildfire IPMA Mainland Rural Fire Danger maps; ICNF history; municipal hazard plans
Flood EEA Flood Risk Areas Viewer; APA plans; local REN map

Coastal erosion APA coastal vulnerability; POOC setback plans

Earthquake Build year vs. RSAEEP/REBAP/Eurocode-8; structural survey for pre-1983
Drought Aguas do Algarve restriction history; reservoir storage data

Algarve filters: avoid valley bottoms in pine/eucalyptus, especially single-access, in maximum-risk
municipalities; cliff-top — geotechnical report + setback check; pool rentals — price 2—-3 weeks/yr of
restriction risk.

Lisbon filters: pre-1958 = highest seismic risk, demand structural/seismic survey; 1958-1983 = legacy,
survey recommended; post-1983 / post-2010 = most resilient.

Exit / Liquidity Risk Mitigation
Buy what is easy to sell. Dull, generic, central, well-documented sells faster than spectacular, unique,

remote.

High-liquidity (2026): Lisbon 1-3 bed apartments in Estrela, Campo de Ourique, Avenidas Novas,
Alvalade; Cascais and Estoril family apartments and townhouses; Lagos, Tavira, Vilamoura 2—-3 bed
apartments in established condominiums; Porto centre and Foz apartments.

Low-liquidity (caution): rural quintas with complex title; off-plan from unknown developers;
properties with active planning issues; RAN/REN land; isolated villas on poor access roads;
beachfront with active erosion; bespoke architect homes in non-prime areas; AL-dependent
investments in containment zones.

The Risk-Averse Buyer's Property Profile

A consolidated YES/NO list distilled from the seven categories.

YES — properties that match the risk-averse profile

¢ Established condominiums (10+ years) with a reserve fund = 10% of annual budget and clean AGM
minutes

e Urban properties with clear, single-line title and matching Caderneta/Certidao
e Recent construction (post-2010) with full Licenga de Utilizagdo and Ficha Técnica de Habitag&o
e Walkable to amenities (groceries, pharmacy, transport) — supports both lifestyle and resale

e Multiple-comparable neighbourhoods (you can find at least 10 sold comps in 18 months)
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¢ ARU-located rehabilitated properties (with the IMI/IMT exemptions properly registered)

e Energy rating B or higher (avoids the worst exposure to 2026+ EU directive obligations)

NO — properties that fail risk-averse screening
e Rural quintas with complex inheritance title
e Off-plan from developers with under three completed projects or under five years of trading

e Properties with any active planning issue or unpermitted work (remember DL 10/2024 — that
liability is now yours)

¢ Plots on RAN or REN land (very limited buildability, hard to mortgage, hard to sell)
¢ |solated villas on private dirt roads in fire-risk zones

e Beachfront with documented erosion or POOC setback issues

e Pre-1958 Lisbon buildings without a structural survey

e Al-dependent investments where the AL allowance is unconfirmed in writing

e Condominiums with negative reserve fund, ongoing litigation, or > €10,000 in special assessments
in the last 24 months

Pre-Purchase Checklists

A. 30-Point Legal Due Diligence Checklist
1. Caderneta Predial Urbana < 6 months old
2. Certidao Permanente do Registo Predial < 30 days old
3. Caderneta / Certidao match on owner name and NIF
4. Caderneta / Certidao match on area and fraction
5. Caderneta / Certiddo match on boundaries / artigo matricial
6. Licencga de Utilizagao (or Habitag&o) present and valid
7. Authorised use in licence matches actual use
8. Ficha Técnica de Habitagao (post-2004) present
9. Certificado Energético current; rating noted

10. No mortgages or charges on Certidao (or distrate at deed)

—_

1. No fiscal seizures (penhoras) registered

12. No judicial actions against the property

13. No third-party usufruct or other real rights

14. Camara planning history: every alteration accounted for (DL 10/2024 buyer liability)
15. Pool, annex, basement, terrace conversions all licensed

16. Land classification (urban / RAN / REN) confirmed

17. ARU status confirmed if claiming benefits

18. Condominium Regulamento reviewed
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19. Condominium last 3 AGM minutes reviewed

20. Condominium reserve-fund balance confirmed in writing

21. Seller's condominium debts = €0

22. Pending special assessments = €0 (or disclosed and discounted)
23. Seller identity verified (passport / cartdo de cidadao)

24. Seller NIF verified

25. Marital régime confirmed (community property requires spousal consent)
26. PoA — original sighted; scope checked

27. Estate sale: probate / inheritance docs complete

28. CPCV drafted by your lawyer, not the seller's

29. Deposit by bank transfer, clear paper trail (never cash)

30. Escritura date confirmed; documents pre-checked by notary

B. 20-Point Technical Inspection Checklist
1. Roof (tile, flashing, gutters)
2. Fagade cracks, especially at corners and openings
3. Damp / rising damp (meter reading, not visual)
4. Windows: double-glazing seal, frame, drainage
5. Doors: alignment, weatherproofing
6. Wooden beams: termite, dry rot, sag
7. Floor levelness (laser or marble test on older properties)
8. Electrical panel age, capacity, RCD, earthing
9. Plumbing: pressure at all taps, hot-water recovery, leaks

10. Drainage: every fixture promptly

—_—

1. Sewer / septic: connection or septic age and condition
12. Water source: mains / well; potability certificate if well
13. Heating: age, fuel, last service

14. AC: age, refrigerant, condition

15. Pool: liner, motor, filtration, tiles, water-loss test

16. Insulation and ventilation

17. Asbestos check on roofing tiles (1960-1990)

18. Mould / ventilation in bathrooms and kitchen

19. Outbuildings, garage, terrace integrity

20. On-the-ground boundaries match Caderneta plan

C.10-Point Financial Stress Test

1. Monthly payment at quoted rate < 30% of net income
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2. Monthly payment at +2pp < 35% of net income
3. +3pp survivable 12 months from reserves (BdP stress benchmark)
4. Transaction costs reserved separately, NOT borrowed
5. Six months of carrying cost held in EUR
6. FX exposure hedged or accepted in writing
7.1-2% annual repair budget allocated
8. Annual IMI projected (VPT x council rate)
9. AIMI projected if portfolio VPT > €600k (single) / €1.2M (couple)
10. Capital-gains exposure modelled at +0% / +20% / +50%

Lawyer Engagement: How to Hire Well

Where to find one: Ordem dos Advogados bar search; embassy lawyer lists; referrals from completed
foreign buyers; structurally independent buyers' agents.

Ask before engaging: transactions closed in last 24 months; fixed fee or percentage; will you
personally handle this; written DD report before the CPCV; Pl insurance limit; conflict-of-interest

policy.
Fees: 1-1.5% of price + 23% VAT, typical €3,000 minimum. Some boutiques charge a fixed €4,500-
€7500 package.
What a good lawyer MUST do (some skip):
e Pull the full planning history from the Camara — under DL 10/2024 any unpermitted work
becomes your liability, so your lawyer's job is to find it before the notary doesn't.
e Cross-reference Caderneta and Certidao line by line.
e Review the last three years of condominium AGM minutes.
¢ Draft (not just "review") the CPCV.
e \Verify seller marital régime; obtain spousal consent if needed.
¢ [ssue a pre-deed checklist confirming distrate of any mortgage, IMl arrears paid, etc.

e Deliver a written report in your language.

Title Insurance in Portugal

Title insurance is rare in Portugal because the registry is generally reliable, but it is available —
Stewart Title and First American write policies through European correspondents. Typical premium:
0.5-1% of property value, paid once at closing, covering forged documents, undisclosed easements,
certain encroachments, and defects in the chain of title.
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When to consider it: estate sales with multiple heirs; PoA or foreign-domiciled seller; older

properties with informal extensions; high-value purchases (>€750k) where cost is small vs. loss; any
residual title concern your lawyer cannot fully resolve.

Title insurance does not replace a lawyer. The lawyer prevents problems; insurance pays out if an
undetectable problem surfaces later. Both, not either.

The 10-Year Builder Warranty

DL 84/2021 and Civil Code Art. 1225 create three tiers of new-construction warranty:

Defect Type Warranty Examples

Structural (stability / safety) 10 yr Foundations, load-bearing walls, slabs, retaining walls
Non-structural / installations 5yr Plumbing, electrical, HVAC, waterproofing

Equipment with autonomous function 2yr Boilers, AC units, ovens, dishwashers

How to claim: notify the seller/builder in writing (registered post) within 30 days of discovering the

defect and always within the warranty period; document with photos, dates, and expert reports;

engage a lawyer if the builder does not respond. For new construction, demand a performance bond /
seguro caucgéao at the CPCV stage — this is what you collect against if the developer goes bankrupt.

Insurance Strategy

Cover

Mandatory?

Annual Cost (typical)

Risk-Averse
Recommendation

Building
(multirriscos)

Contents

Civil liability (RC)

Earthquake rider

Flood rider

Travel insurance
(visits)
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Yes if mortgaged

No

No (mandatory in
some condos)

Often optional add-on

Often optional add-on

No

€150 - €600 (apt); €400
— €1,500 (villa)

€80 - €300

€40 - €100 add-on

+10-25% of building
premium

+5-15%

€80 - €250 / annual
multi-trip

Always carry

Always carry

Always carry

Always carry in
Lisbon/Setubal/Faro

Carry if any flood-zone
exposure

Always carry pre-
completion
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Tips: insure for rebuilding cost (not market value — land does not burn); re-shop annually (Fidelidade,
Tranquilidade, Allianz, Ageas, Liberty, Generali); document contents with photos / serial numbers;
declare pools, art, and jewellery specifically.

Mortgage Stress-Testing in Detail

Run three scenarios:

e A — Variable-rate stress. Quoted rate +3pp (the Banco de Portugal benchmark for
variable/mixed-rate contracts with residual maturity > 10 years; under review in 2026). Also
model +2pp as historical cycle peak. At +3pp, can you service for 12 months from current income
without selling assets?

e B — Income-loss stress. One earner unemployed 9 months / pension cut 15% / survivor-benefit
60% of joint. Do reserves + reduced income cover carrying cost for 12 months?

e C — Currency stress. GBP/EUR or USD/EUR moves 10% adversely, raising effective payment ~10%
in home currency. Combined with Scenario A, can you still service?

If two of the three fail, lower the loan-to-value or buy less. The market rewards patience; foreclosure
does not.

Currency Hedging for Non-Resident Income Earners
Three tools used together:

1. FX forward contracts. Agree today to buy €X at a fixed rate on a future date. Regulated
consumer brokers (TorFX, Halo Financial, Currencies Direct, Wise Business) offer 1-12 month
forwards (some to 24); typical deposit 5% (6 months) or 10% (12 months). Locks the deposit and
balance currency between offer and completion.

2. EUR cash buffer. Beyond the 6-month reserve, hold an extra 6—12 months in EUR to ride out
unfavourable FX windows.

3. EUR borrowing matched to EUR income. If any future income will be in EUR (Portuguese pension,
EU rentals, EU consultancy), borrow that portion in EUR. Match liability currency to income
currency.

Building a Reserve Fund
The risk-averse minimum:

¢ 6 months of full carrying cost in EUR cash, accessible within 5 days

e +1-2% of property value per year allocated to a sinking fund for repairs and replacements
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Example: €500,000 property, €1,800/month carrying cost.

e Six-month reserve: €10,800

e Repair sinking fund: €5,000—€10,000/year, accumulating

This reserve is not your emergency fund for the rest of your life. It is the property's emergency fund.
Do not co-mingle.

Climate Risk Speciﬁcs for Algarve and Lisbon

Wildfire (Algarve). Risk-averse profile: urban / peri-urban, masonry, 50 m defensible perimeter,
multiple access routes. Confirm the building policy includes wildfire and that your postcode is not
flagged as restricted coverage.

Coastal erosion. Active zones in parts of Lagos (Praia da Luz, Meia Praia setbacks), Quarteira,
Portimao (Vau). Demand a current geotechnical report and confirmation the property is outside
POOC setback zones.

Earthquake (Lisbon, Setubal, Faro). Build-year tiers: pre-1958 (no seismic code) / 1958-1983
(partial) / 1983-2010 (RSAEEP/REBAP) / post-2010 (Eurocode-8). Prefer post-1983; for pre-1983,
demand a structural/seismic survey before final offer.

Flooding. Documented zones: low-lying central Faro, Tavira riverside, parts of Lagos, Tagus and
Mondego floodplains, and in Lisbon: Alcantara, parts of Av. Almirante Reis, parts of Baixa. Confirm a
flood rider is available and priced.

Drought (Algarve). Algarve at 5% restriction in early 2026; desalination coming online in 2026. Factor
2-3 weeks/year of pool unavailability into rental pro forma.

Avoiding Off-Plan / Pre-Construction Risks

e Developer DD. Last 3 years of financial statements (accountant-reviewed); Commercial Registry
(Portal da Justiga) for insolvency or ownership shifts; mandatory IMPIC registration; visit two
completed developments and talk to owners; confirm construction company is separately
financed from the development company.

e Bank guarantee on deposits. Deposits over €5,000 should be protected by bank guarantee or
escrow. Insist on the language in the CPCV; if refused, walk.

e Staged payments. Typical: 10-30% on signing, 10—20% at foundation, 10-20% at structure, 10—
20% at enclosure, 30—40% at completion. Tie each milestone to an inspection certificate, not the
developer's word.

e Snagging. Formal walk-through with an independent inspector before deed. Defects identified
now are the developer's; defects accepted at deed are harder to claim.
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e Licenga de Utilizagdo BEFORE deed. Non-negotiable. Without it you cannot legally occupy,
register utilities, or resell easily.

The 5-Year and 1o-Year Risk Horizons

Over 5 years: at least one rate cycle; the EU EPBD transposition (29 May 2026) and Member State
implementation; ongoing AL regulatory adjustments at municipal level; 2—3 State Budgets shifting
IMT/IMI; statistically likely climate events.

Over 10 years: a 65-year-old will be 75 — mobility, stairs, walking distance to amenities matter much
more. Younger buyers with children: school proximity and layout needs shift. Inheritance and capacity
become real — heirs informed, wills compliant with both Portuguese and home-jurisdiction law,
succession-friendly ownership structure.

Liquidity at sell time. The properties that resell well in 2036 match the typical 2036 buyer profile:
urban/peri-urban, walkable, energy-efficient, clean title, established condominium, modest size.

Common Risk-Averse Mistakes

1. Never buying. Three years of analysis with no purchase is procrastination, not risk management.
Set a deadline.

2. The "safest" location that is wrong for you. A liquid Lisbon apartment is not a good purchase if
you want a quiet rural life. Risk-averse must still be the right life decision.

3. Underspending on inspections. Saving €1,000 on a survey to discover a €40,000 roof repair is
the worst trade in real estate.

4. Skipping insurance. A €£€600/year policy that pays out on a €120,000 fire is the easiest math in
this guide.

5. Not lawyering up because of cost. €5,500 on a €450,000 purchase is 1.2%. The transaction
without a lawyer is a 100% gamble on perfect documents — and on the seller never having built
anything without a permit.

6. Confusing low yield with low risk. A central Lisbon 3.5% gross may be lower-risk than a 7%
Algarve AL — or not. Liquidity, regulation, and tenant quality matter.

7. Hedging too late. Locking FX after a move is regret, not strategy. Lock at offer, not at completion.

Worked Risk Profile Examples

Example 1 —€450,000 Lagos Townhouse

3-bed, post-2010 build, urban, walkable. 20% deposit + 80% mortgage. Buyer: UK couple, mid-60s,
retired, GBP pension + ISA.
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Risk Exposure Mitigation Cost

Legal Urban, condominium, recent Independent lawyer; full docs; planning €5,500 + VAT
build history (DL 10/2024); condo minutes

Structural 14-year-old townhouse; Full inspection (€700) €700
modest defect risk

Financial Rate cycle; GBP/EUR Pre-approval; +2/+3pp BdP stress; FX €1,800 FX
exposure forward on €360k; 6-month reserve €11k premium

Market Lagos median €/m?in 2026; 12 comps; 5-yr chart; 3 agents Time
up sharply over 5 yr

Regulatory AL not the use case (lifestyle) Confirm freguesia future optionality; EPC €0

C+

Climate Lagos = max wildfire; coastal Urban location (low wildfire); POOC €450/yr
erosion setback; insurance confirmed building

Liquidity Liquid market segment Standard 1-3 bed urban townhouse profile n/a

Total ~€8,500 +

€450/yr

Total mitigation = ~1.9% of price. Downside avoided: title issue (€450k), structural surprise (€40k),
wildfire (€120k+), FX 8% move (€28k+).

Example 2 — €750,000 Villa with Pool

4-bed villa, 2008 build, peri-urban, 5 km from centre. 30% deposit + 70% mortgage. Buyer: US single,
late 50s, USD income.
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Risk Exposure Mitigation Cost

Legal Pool/annex licence issues;  Lawyer; planning history (DL 10/2024 buyer €9,500 + VAT
land class liability); pool licence; confirm urban (not

REN/RAN)

Structural 18-year-old; pool + roof + Full inspection (€1,000); roof, HVAC, pool, €1,200
HVAC septic each tested

Financial Larger mortgage; +2/+3pp BdP stress; FX forward €525k; 6- €3,000 FX
USD/EUR; ~£2,400/mo month reserve €14,400 premium
carry

Market €750k top of peri-urban; 8 sold comps; 5-yr chart; price 5—8% under Time
thinner buyer pool fast-selling listings

Regulatory AL desired ~15 wk/yr Written Camara confirmation (DL 76/2024 €0

transferable); EPC B+

Climate Wildfire if peri-urban into 50 m defensible space; fire-rated insurance; €700/yr
pine; pool drought pool restrictions priced (fire+EQ)

Liquidity Villas slower than Buy 5-8% under fair value; clean docs; B+ In price
apartments EPC

Title ins. Worthwhile at this price 0.6% premium ~€4,500

Total ~€20,000 +

€700/yr

Total mitigation = ~2.7% of price. The marginal cost of title insurance, full inspection, and FX hedging

on a higher-value, more idiosyncratic purchase is justified by the larger absolute downside.

FAQs

Do | need an independent lawyer if | have a buyers' agent? Yes — unless the buyers' agent's firm

includes a regulated lawyer with separate Pl cover and a clear conflict-of-interest policy.

Is title insurance worth it on a €300,000 apartment with clean documents? Probably not if your

lawyer has cleared title. Most valuable when residual concerns exist or the value at risk is large.

Best single filter for Algarve climate risk? Urban / peri-urban with 50 m defensible space, masonry

construction, two access routes — eliminates ~80% of catastrophic wildfire scenarios.

Should a risk-averse buyer ever buy off-plan? Only with a track-record developer (5+ completed,

10+ years), bank guarantee on every deposit, milestone-tied payments, snagging walk-through, and

habitation licence before deed. If any is missing, walk.

Total mitigation budget? ~2-3% of price on top of the standard 4—-9% buyer transaction taxes.
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My agent says the inspection is unnecessary on an "almost new" property. No. The agent's
incentive is to close. €500-€1,000 is non-negotiable on a six- or seven-figure purchase.

Cash buyer — do | still stress-test? Yes — stress-test the carrying cost and FX. A 10% adverse move
on carrying costs compounded over 5 years is real money.

Can | rely on the seller's EPC? Adequate for filtering; for a property you are serious about, an
independent assessor can confirm. With the 29 May 2026 EU EPBD transposition deadline, accuracy
matters more.

I am 70 / partner is 73 — what changes? Single-floor or lift-served; walking distance to pharmacy,
supermarket, clinic; established condominium; clean title; heirs-friendly structure.

Developer offers to absorb legal fees if | use their lawyer. No. The lawyer's loyalty follows the
cheque. Hire your own.

Closing Note

Risk-averse buying is not pessimism. It is recognising that a property purchase is a 5- to 30-year
commitment and the difference between a good purchase and a catastrophic one is rarely visible at
offer time. The 2—-3% you spend on legal, technical, financial, and insurance mitigation is the cheapest
insurance in the transaction — and the only one that turns unknown risks into known, priced,
manageable ones.

Buy slowly. Document everything. Stress-test honestly. Pay your lawyer well. Walk from any deal that
requires compromise on any of the seven categories above. Portugal will still be here next quarter.

Related reading

e Mistakes to avoid when buying property in Portugal — the case studies behind the risk categories.

e Mistakes to avoid with property legalisation and documentation — the deep dive on DL 10/2024
and unpermitted-works liability.

e \What most real estate agents won't tell you — how agent incentives differ from yours.

e When buying property in Portugal does not make sense — twelve buyer profiles where renting
beats buying.

e First home in Portugal — the foundational entry-point guide.

How 2nd Haus can help

We run buyer-side risk audits priced at fixed-fee, not commission. Two services map to this guide:
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¢ Pre-offer risk audit (€950 + VAT). A 7-category review on a specific property before you make
an offer: legal documents pulled and cross-referenced, planning-history flag for DL 10/2024
exposure, climate and regulatory check, market triangulation, and a written report with priced
mitigations.

¢ Full buyer-side due diligence (1.0-1.5% of price + VAT, capped). Independent lawyer-led DD
from CPCV to deed, including condominium, AL viability written confirmation, mortgage stress-
testing, FX strategy, and snagging on new build.

We are a buyer-side firm. We are not paid by the seller, the agent, or the developer. Email
buyers@2ndhaus.pt with the property URL and your timeline.

Sources

Primary

e Decreto-Lei n.° 10/2024 (Simplex Urbanistico) — Diario da Republica

e Decreto-Lei n.° 76/2024 (Alojamento Local framework) — Diario da Republica

e EU Regulation 2024/1028 on short-term rentals — EUR-Lex

e EU Directive 2024/1275 (EPBD recast) — EUR-Lex

e Lein.° 9-A/2026 (housing fiscal package) — Diario da Republica

e Banco de Portugal — LTV, DSTI and maturity limits

e BPstat — Euribor por prazo

¢ INE — Estatisticas de Pregos da Habitagdo ao Nivel Local

¢ |[PMA - Mainland Rural Fire Danger

e Civil Code Art. 1225 / DL 84/2021 (new construction warranties) — Diario da Republica

Further reading

e Property Due Diligence in Portugal (2026) — homeOS

e Certidao Permanente — Pearls of Portugal

e Caderneta Predial Urbana — Pearls of Portugal

e EPC in Portugal 2026 — idealista/news

e Alojamento Local 2026 Guide — Airnest REIM

e Pre-Purchase Property Inspection — InspectOS

e EEA Flood Risk Areas Viewer

¢ Algarve municipalities at very high fire risk — Portugal Resident
e Reassessing Lisbon's Earthquake Risk — Verisk

e Algarve desalination plant 2026 — The Portugal Post

e Condominium Reserve Fund — CONDMIZE

¢ Urban Rehabilitation IMT/IMI Benefits — LVP Advogados
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mailto:buyers@2ndhaus.pt
https://diariodarepublica.pt/dr/detalhe/decreto-lei/10-2024
https://diariodarepublica.pt/dr/detalhe/decreto-lei/76-2024-892301177
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
https://eur-lex.europa.eu/eli/dir/2024/1275/oj
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://bpstat.bportugal.pt/conteudos/quadros/2599
https://www.ine.pt/xportal/xmain?xpid=INE&xpgid=ine_destaques&DESTAQUEStema=55534
https://www.ipma.pt/en/riscoincendio/rcm.pt/
https://diariodarepublica.pt/dr/detalhe/decreto-lei/84-2021
https://www.homeos.pt/due-diligence/
https://www.pearlsofportugal.com/useful-information/relevant-documents/certidao-permanente-portugal/
https://www.pearlsofportugal.com/useful-information/relevant-documents/caderneta-predial-urbana/
https://www.idealista.pt/en/news/legal-advice-in-portugal/2026/04/1/5110-energy-performance-certificate-in-portugal-explained
https://www.airnest-reim.com/resources/alojamento-local-license-in-portugal-the-complete-guide
https://www.inspectos.pt/en/services/pre-purchase-inspection
https://discomap.eea.europa.eu/floodsviewer/
https://www.portugalresident.com/nine-algarve-municipalities-at-very-high-risk-of-rural-fires/
https://www.verisk.com/blog/from-1755-to-today-reassessing-lisbons-earthquake-risk/
https://theportugalpost.com/posts/algarve-reinvents-reservoirs-and-desalination-to-end-surprise-water-cuts
https://condmize.pt/en/blog/article/condominium-reserve-fund-obligations-and-practical-tips?locale=en
https://www.lvpadvogados.com/imt-exemption-and-refund-a-key-incentive-for-urban-rehabilitation-in-portugal

e FX Forward Contracts — CurrencyTransfer
e Home Insurance in Portugal — Expatica

o Stewart Title

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md 2026-05-15. This guide is
refreshed quarterly, or sooner when material legal/regulatory changes warrant.
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https://www.currencytransfer.com/forward-contracts
https://www.expatica.com/pt/finance/insurance/home-insurance-in-portugal-104233/
https://www.stewart.com/en/

