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TL:DR

e Portugal is one of the easier markets in Europe to buy in remotely — but "easier” is not "safe by
default”. Most remote-buying disasters come from over-confidence, not from the legal

mechanism.

¢ The two viable models are (A) one viewing trip plus remote completion (~60-70% of foreign
deals) and (B) fully remote with zero visits — narrower, riskier, and only defensible with a vetted
local team, an independent surveyor, and a property type that tolerates remote diligence.

e Three groups should not buy remotely: first-time buyers with no local network, anyone targeting
rural or complex-title properties, and anyone considering off-plan from a developer they cannot
verify on the ground.

Key 2026 stat

A €500k purchase moved through a high-street bank at a 2.5% spread costs €12,500 in invisible FX
fees. Through a specialist FX provider at 0.4%, the same transfer costs €2,000. The €10,500 gap is
one of the largest single savings in the whole remote-buying process — and one of the most
consistently missed.

Introduction

Most people who buy property in Portugal from abroad believe they can get away with less local
presence than they actually can. The country's legal framework — notarial oversight, a centralised
land registry, the procuragéo (power of attorney) — does make remote completion mechanically
possible. Combined with Matterport scans, drone footage, and a mature ecosystem of buyer's agents
and English-speaking lawyers, you can sign a Portuguese deed from Singapore, Sdo Paulo, or San
Francisco without ever boarding a plane.

That is not the same as buying well from abroad.

The horror stories all share a structure: a confident buyer, an under-vetted local team, a property
type that did not survive remote diligence, and a deed that transferred problems the buyer never
saw. This guide is for the three buyer profiles where remote completion is genuinely defensible —
pre-relocation buyers, second-home buyers, repeat investors — and it spends as much time on who
shouldn't try this as on how to do it.

What you'll get: the two dominant remote-buying models, the team you need (and who not to hire),
the documents your lawyer must obtain, the costs and risks layered on top of a normal purchase, two
priced worked examples, the mistakes that turn clean deals into six-month nightmares, and a candid
list of buyers and property types we tell to wait, fly over, or walk away.
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The Two Models

Almost every remote Portuguese purchase fits one of two templates.

Model A — Single Visit + Remote Completion

The dominant model. One trip to Portugal, typically four to seven days: view shortlisted properties,
meet your lawyer in person, ideally meet the surveyor and the agents you'll be working with. Make an
offer during the trip or shortly after. From acceptance onward, everything happens remotely: CPCV,
apostilled PoA, due diligence, mortgage, currency, deed.

Roughly 60—-70% of foreign-buyer purchases in the Algarve and Greater Lisbon in 2026 use this
pattern. Trip cost is real but bounded (€1,500-€4,000). The reason it works: you have direct sensory
exposure to property, neighbourhood, and — critically — people. You watch how an agent behaves
under pressure. From that point your local team executes a plan you helped shape.

Model B — Fully Remote (Zero Visits)

The harder model. Everything mediated through video, scans, drone footage, lawyer reports, surveyor
findings. Viable, but narrow:

¢ Lower-stakes urban apartments (€150k—€350k) in established condominiums where the
surveyor's job is mostly to confirm no nasty surprises.

e Standardised buildings with predictable floor plans and a known track record.

e Buyers with a strong local network — repeat investors, those with family or business partners on
the ground, or buyers using a high-trust full-service buyer's agent acting as fiduciary.

Model B is where most remote horror stories originate. If you are attempting it, every line in this guide
about independent surveyors, multiple video walk-throughs, and condominium-minutes review is
non-negotiable.

Factor Model A: Single Visit Model B: Fully Remote

Trip cost €1500-€4,000 €0

Typical price range €150k—€5m+ €100k—€500k

Buyer's agent Optional Strongly recommended

Surveyor Recommended Mandatory

Deal risk premium Low Medium-high

Closing timeline 8-14 weeks 10-16 weeks

Best for Most foreign buyers Repeat investors, low-stakes deals
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The Four Pieces of Infrastructure

Before you can buy anything, four things need to exist. None require you in the country.

NIF (tax ID)

You cannot sign a CPCV, open a bank account, or pay IMT without one. Routes:

e Lawyer as fiscal representative. Most common for property buyers. Your Portuguese lawyer
applies on your behalf using a narrow PoA. Typically bundled into onboarding, or €150-€300
standalone.

¢ Specialist services (Bordr, NIFonline, Anchorless, GetNifPortugal). €69 for basic NIF only, up to
€350+ for bundles. 1-3 weeks.

e DIY through a Portuguese consulate. Free, but consular appointments are scarce; rarely viable
from abroad.

Fiscal representation: EU/EEA/Swiss citizens are not required to appoint one. Non-EU citizens still
are, in practice, for any ongoing tax footprint (and effectively required to satisfy banks and the tax
authority). Standalone annual cost: €150—€400/year; sometimes higher in premium packages.
Lawyers often bundle this into a property-management retainer.

Portuguese bank account

You need a euro account to pay IMT, IMI, condominium fees, utilities, and any mortgage instalments.
Sending every payment from abroad is technically possible but creates timing friction and SWIFT-fee
bleed.

The realistic 2026 picture: most non-EU buyers open through their lawyer, by PoA, at one of the
established non-resident-friendly banks (Millennium BCP, novobanco, Bankinter, Santander Portugal).
Video-KYC openings exist for EU/EEA residents (ActivoBank in particular) but rarely for non-EU.
Expect 2—-4 weeks from documents-in to live account.

Documents required, any bank: valid passport, NIF, proof of address less than 3 months old, proof of
profession/income, increasingly a tax-residency declaration.

Detailed bank-by-bank comparison of remote account-opening for non-residents lives in our
how-to-get-a-mortgage guide — we don't duplicate it here.

Independent lawyer (advogado or solicitador)

The single most important hire in a remote purchase. They are your eyes, hands, and signature in
Portugal. Two non-negotiable rules:

1. Hire independently. Never use the lawyer recommended by the seller's estate agent, even if
"everyone uses them" and "they speak perfect English”. The conflict is structural, rarely disclosed,
and predictably bites buyers who prioritised convenience.
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2. Verify registration with the Ordem dos Advogados (advogado) or the Ordem dos Solicitadores e
Agentes de Execugao (solicitador). Both can complete a purchase; advogados have broader
rights of audience, solicitadores are typically cheaper for straightforward transactions.

Fees 2026: 1.0%—-1.5% of price, with a floor of roughly €1,500-€2,500 for sub-€200k deals. Some
firms flat-fee at €2,500-€5,000. Remote completions typically add a 0.3-0.7% premium for
document handling, courier work, and POA management.

Independent buyer's agent

Optional in Model A, strongly recommended in Model B. Their role: source (including off-market),
shortlist, attend viewings on your behalf, negotiate, project-manage the buy. Portuguese estate
agents are paid by sellers — typically a 5% commission — so they represent the seller. A true buyer's
agent reverses this.

Fees 2026: typically 1%—2.5% of price, sometimes with a €5,000-€10,000 minimum. Some charge
flat or hourly. A small number rebate part of the seller-side commission, which offsets the cost.

What a good buyer's agent does that a remote lawyer cannot: physically walks the property at
different times of day, drives the neighbourhood, talks to neighbours, films what you specifically ask
to see, attends the surveyor's inspection, and pushes back on agent puffery in real time.

Power of Attorney (Procuragﬁo)

The legal instrument that lets your lawyer act for you in Portugal. Without it, no remote purchase is
possible.

What it covers

e Open and operate a Portuguese bank account.

e Apply for and receive your NIF.

¢ Sign the CPCV (promissory contract).

¢ Sign the Escritura Pablica de Compra e Venda (deed).
e Sign the mortgage deed if applicable.

e Register at the Conservatéria do Registo Predial.

e Pay IMT, stamp duty, notary and registry fees.

e Handle utility transfers and tax registrations.

Scope can be narrow (one specific property, one transaction) or broad. Narrow is safer; broad is more
flexible. Most buyers' lawyers recommend a property-specific, time-limited PoA — typically valid 6—
12 months, expiring after the deed signs.
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Execution

Route 1 — Hague Apostille (US, UK, EU, Australia, Canada, Brazil, and most other major jurisdictions):
lawyer drafts bilingual POA - you sign before a notary at home -> notary's signature is apostilled
(Secretary of State in the US, FCDO in the UK, Ministry of Foreign Affairs in most EU countries) -
courier to Portugal - registered where needed. Total: 1-3 weeks, €270-€1,180 all-in (drafting €150—
€500, local notary €30-€250, apostille €0-€150, courier €30—-€80, sworn translation if not
bilingual €60-€200).

Route 2 — Consular legalisation (non-Hague countries): sign at a Portuguese consulate, which
legalises directly. Often slower due to consular appointment scarcity.

Critical drafting points

¢ Include the bank-account opening clause explicitly — banks routinely refuse to act on a generic
PoA without it.

e Include power to receive and pay IMT and stamp duty.

e Set an expiry date. A PoA without an expiry is a PoA waiting to be misused.

Identitying and Vetting Properties Remotely

Finding the right property without standing in it is the hardest part of remote buying. Tools are
mature; discipline is the bottleneck.

Portals

Idealista.pt is dominant. Map view and price-history are essential; set up email alerts for saved
searches. Imovirtual.com is the second major portal — some listings appear there first or exclusively.
Casa Sapo and Supercasa are supplementary; useful for cross-checking that a price isn't being
inflated only on Idealista. OLX is private-seller-heavy and lower-quality; treat with caution remotely.

Cross-reference price history across portals. The same property at €450k on one and €420k on
another is a useful negotiating data point and a tell about how aggressively the seller has been
testing the market.

Off-market via buyer's agent

A meaningful share of better properties — especially in the Algarve, Cascais, and central Lisbon —
never hits public portals. Buyer's agents with proper local networks surface these. If you are paying
1.5%—-2.5%, off-market access is one of the things you are paying for.

Video walk-through standards

Don't accept a 60-second TikTok-style clip as a viewing. A serious remote viewing includes:

e 45-90 minute sequential walk-through by your buyer's agent or a vetted videographer. Start at
the front door, every room in order, every closet, every bathroom, every balcony. No jump cuts, no
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edits.

e Live commentary describing what you are seeing, including defects.

e Specific shots on request: water pressure (every tap), every electrical panel, boiler/water heater,
the roof from a window, the parking spot.

¢ Outside the property: street, neighbours' fagades, distance to noise sources (highway, school,
bar), communal areas.

e At two times of day: morning and evening separately. Light, traffic, and noise transform a
property.

e Matterport scan and drone footage where available — for villas, larger plots, or anywhere the
surrounding area matters.

Before any offer, do at least one live FaceTime or Zoom walk-through where you can ask the agent
to "go back to the kitchen", "show me under the sink”, "stand still for 30 seconds and let me listen”. An
agent who refuses live calls is filtering you out of properties for a reason.

Due Diligence Without Boots on the Ground

This is where remote buying succeeds or fails. Your lawyer's due-diligence package, combined with
the surveyor's report, must replace the physical confidence you'd otherwise build by walking the
property and the building.
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Documents your lawyer must obtain and review

Document

What it shows

Caderneta Predial Urbana

Certidao Permanente do
Registo Predial

Licenga de Utilizagao
(Habitagao)

Certificado Energético
Ficha Técnica de Habitagao
Planta / project drawings

Condominium minutes (last 3
years)

Reserve fund statement

AL allowance check

IMI / IMT history + utility status

Tax registration: location, area, VPT, owner of record, IMI history

Ownership chain, mortgages, liens, easements, charges

Confirms legal habitation use; required for residential sale

Energy rating (A+ to F); legally required to list and sell
Technical spec sheet for buildings licensed after March 2004
Approved architectural plans; cross-check against what's actually built

Disputes, planned works, special assessments, neighbour problems

Building's saved cash for repairs; thin reserves predict special
assessments

Whether short-lets are permitted at the address (municipality +
condominium under DL 76/2024)

Tax and utility debts that could pass with the property

Specific remote-buying checks

e Cross-check the architectural plans against the actual layout. Unpermitted extensions,

converted garages, enclosed terraces — common in Portugal. Liability passes to the buyer at

deed signing under the current legalisation framework. Your lawyer and surveyor should

specifically compare plans to photos and Matterport.

e AL verification for anything marketed as a rental investment. Don't trust seller assurances. Since
DL 76/2024 (in force since 1 November 2024), AL has been devolved to municipal containment,
the CEAL and quinquennial re-authorisation are gone, and EU Regulation 2024/1028 applies from
20 May 2026 (mandatory host registration, listing-number display, platform delisting). Your lawyer
should obtain written confirmation from the Camara Municipal and verify the condominium
statutes don't prohibit short-term rentals.

e Neighbour check. Have your buyer's agent or a translator-fluent local talk to immediate
neighbours (above, below, beside). Ask about noise, leaks, the seller, anything historical with the
building.

¢ Independent drive-by video. Different person, different angle, different time of day from the
listing agent's footage.
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The surveyor's report

Mandatory for Model B; strongly recommended for Model A. Skipping the inspection is the single
most expensive mistake you can make. Pre-purchase inspections in 2026 cost €400-€1,200
depending on size and location. A high proportion of properties surveyed have undisclosed defects
with five-figure average remediation costs.

A useful report covers roof/walls/foundations, plumbing and electrical (basic functional checks),
heating/cooling/water systems, damp and mould, structural movement, and the most important
element for legal liability — comparison of built form to approved plans. Choose a surveyor
unaffiliated with the seller's agent, ideally RICS-accredited or with verifiable Portuguese engineering
credentials (Ordem dos Engenheiros).

Currency Transfer

A €500k purchase moved through a high-street bank at 2.5% spread costs €12,500 in invisible fees.
Through a specialist FX provider at 0.4%, €2,000. The €10,500 gap is one of the easiest savings in the

process.
Provider Typical spread Forward contracts
Wise 0.3%—0.7% (transparent fee + mid-market rate) No
OFX 0.4%-0.9% Yes (up to 12 months)
Currencies Direct 0.4%-0.8% Yes (up to 24 months)
Halo Financial 0.5%—-0.9% Yes
High-street bank 2%—4% Sometimes

Two strategic choices:

Spot vs. forward. Spot transfers at today's rate. Forwards lock today's rate for delivery 1-24 months
out — useful if your CPCV has a 3-month gap to deed and you want to eliminate FX risk. Forwards
typically need a 5%-10% margin deposit. For deals above €300k, the certainty usually justifies the
slightly worse rate.

Receiving account. For deed-day funds, transfer to your Portuguese account or directly to the
lawyer's escrow / notary client account — verified through official channels (see Mistakes below). For
ongoing smaller payments, a Wise multi-currency EUR balance is more flexible.

Practical workflow: open Portuguese bank and FX accounts in parallel while NIF is being processed -
deposit 5-7 days before CPCV - forward contract at CPCV for the balance - move the balance 5-7
days before deed, including IMT, stamp duty, notary, registry - always verify wire details by phone
using a number you sourced independently, every single time.
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Mortgage While Remote

Non-resident mortgages are mature and increasingly remote-friendly, but expect more friction than a
cash purchase.

The basics in 2026:

e LTV: typically 60-75% for non-residents (market practice — not a hard regulatory cap). Resident
HPP can reach 90% but does not apply to a non-resident buyer. Source: Banco de Portugal
macroprudential framework + bank-by-bank policy.

e Term: up to 30-35 years; capped at age 75—-80 at maturity.

e Rates: Euribor-linked variable dominant; some fixed-rate options up to 25 years. Euribor 6M
~2.55% and Euribor 12M ~2.86% as of mid-May 2026 (live data: BPstat). Typical spreads 0.5%—
1.5%, with non-residents usually 0.2—-0.5 pp above resident equivalents.

e DSTI ceiling: 50%, with Banco de Portugal stress-testing at index + 3 pp.

e Documentation: apostilled income proof, tax returns, bank statements, employment
confirmation.

Non-resident-active banks: Millennium BCP, Santander Portugal, Bankinter, novobanco, UCI. CGD
and Crédito Agricola also lend with more friction.

Friction points: income verification (apostille + translation adds 2—4 weeks); video KYC widely
accepted; deed signing is the binary — some banks accept PoA at the mortgage deed, others insist
on the borrower attending in person at least once. Confirm policy before applying. Switching banks
late costs weeks.

Plan B. Always include a financing suspensive condition (condigdo suspensiva) in your CPCV that lets
you recover your deposit if the mortgage is denied for reasons outside your control. Without it, a late
refusal can cost 10%—20% of the property value.

For the full mortgage workflow, see how-to-get-a-mortgage-in-portugal-using-foreign-income.

CPCV and Escritura — Remote Mechanics

CPCV (promissory contract)

Fixes price, deposit (typically 10%-30%), deed deadline (30—90 days, 60 common), and conditions
precedent (financing, due-diligence outcomes, completion of works). Penalty structure: buyer breach
forfeits deposit; seller breach owes double the deposit. Recovery from a seller who has dissipated
the deposit requires litigation, so your lawyer should mitigate with escrow arrangements, staged
deposits, or smaller upfront amounts with later top-ups.

Signing remotely: virtually always under PoA. Your lawyer signs on your behalf and emails the scanned
contract the same day. A growing minority of higher-value CPCVs in 2026 are signed before a notary
for added formality.
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Escritura (deed)

The moment ownership transfers. Signed at a notary office (or Casa Pronta one-stop), with funds,
IMT, and stamp duty settled the same day or immediately before.

Remote pattern: your lawyer attends in person under PoA. The seller (or their representative) attends.
The notary reads the deed aloud, confirms identities and authorities, witnesses signatures, registers
the act. You are on a phone call with your lawyer before and after to confirm details and that funds
were received.

Funds flow: wired in advance to your lawyer's client account or the notary's client account. Both are
normal. Verify the destination account through a verified channel — a phone call to a number you
sourced independently, not from an email signature. Wire fraud on Portuguese closings is rare but
devastating when it happens.

Fully video-based escritura signing is, as of 2026, still limited — some notary pilots exist but the
dominant model is in-person attendance by your delegated representative. Treat that as the default.

Mortgage deed is typically signed in the same session under PoA. Some banks insist on the borrower
being physically present; confirm at application.

Post-Purchase Setup

Almost all of it online with your NIF.

o Utilities (electricity, water, gas, internet) — online transfer with NIF, IBAN, deed copy. 5-10 working
days for activation. Your lawyer can handle the council-water one if it requires a paper
submission.

e Insurance — building insurance mandatory if mortgaged; contents optional but advisable. Online
with Generali, Tranquilidade, Allianz, Lusitania, others.

e Property management — for a non-rental holiday home, €40-€150/month for a basic check-
and-respond service. For rental management (long-term or AL), 8%-15% of rental income.

 IMI (annual property tax) — automatic once the deed registers; first instalment May/June, with
second and third instalments in August and November for higher-value properties.

e AL licence if you'll short-let — apply through Balcdo do Empreendedor (BUE) once AL allowance
is confirmed; display the licence number on every listing per EU Reg 2024/1028 (in force 20 May
2026).

e Fiscal representation — non-EU non-residents typically need it ongoing; €150-€400/year.
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What Remote Buying Adds vs. In-Person — €500k
Property

Item Cost Notes
Power of Attorney (drafting + apostille + €270-€1180 Once per transaction
courier)
Buyer's agent 1%-2.5% (€5,000— Optional Model A; recommended
€12,500) Model B
Independent surveyor €400-€1,200 Mandatory remote
Sworn translator (if needed) €200-€800 Often included by lawyer
Lawyer remote premium 0.3-0.7% (€1,500- Over standard fee
€3,500)
FX vs. high-street bank Saves 1.5%—-3% Saving, not cost
Property manager (annualised) €500-€2,500/yr Ongoing
Net additional 2%—-5% of purchase Before FX savings
price

For a €500k property, roughly €10,000-€25,000 in additional service costs. The FX saving alone
offsets a meaningful portion. The honest question is not "is this expensive?" but "is the alternative —
multiple international trips, weeks of accommodation, lost work time — actually cheaper?”

Worked Examples

Example A — €350k Lagos apartment, single-visit (Model A)

UK-based buyer, Algarve holiday home, one five-day viewing trip in March, completion July.
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Item Cost

Property price €350,000
IMT (second home, 2026 brackets) ~€19,000
Stamp duty (0.8%) €2,800
Notary + registry €1200
Lawyer (1.2% + remote premium) €5,250
NIF + bank (lawyer-bundled) €450

PoA + apostille + courier €600
Surveyor €650
Buyer's agent (none — used local agents on the trip) €0

FX (Wise, ~0.4%) ~€1,400
Viewing trip €2,200
Total acquisition cost ~€383,5650

Timeline: offer accepted day 7, CPCV day 28 (15% deposit); deed day 95.

Example B — €750k Vilamoura villa, zero visits (Model B)

Brazilian investor, fourth Portuguese property, no travel possible in the window, 14-week completion.
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Item Cost

Property price €750,000
IMT (second home, 2026 brackets) ~£49,000
Stamp duty €6,000
Notary + registry €1,400
Lawyer (1.2% + remote premium) €1,250
Buyer's agent (1.8%) €13,500
NIF + bank + fiscal rep €800

PoA + apostille + courier €750
Surveyor (full villa + drone) €1150
Sworn translator €500
Matterport scans + drone footage €1200

FX (forward contract) ~€3,000 saved vs. bank
Property manager onboarding €500

Total acquisition cost ~€836,050
Local-team budget vs. DIY ~€25,000

Shortlist via buyer's agent over six weeks; CPCV at week 8; deed at week 14. First physical visit seven
weeks after deed.

Note on IMT: the 7.5% flat IMT for non-residents introduced by Lei 9-A/2026 (6 March 2026) is
approved but awaiting publication of the operational decree-law (promulgated 12 May 2026;
must be issued by 2 September 2026). Until that publication, the standard progressive scale
still applies — which is what we've used in both examples. Confirm the operative regime at
signing.

Common Remote-Buying Mistakes

1. Skipping the independent inspection. Save €600 on the surveyor; spend €25,000 fixing
problems you should have known about.

2. Trusting the seller's agent's recommended lawyer. Universal failure mode. Hire independently.
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3. Wiring funds to the wrong account. Always verify SWIFT/IBAN by phone using a number you
sourced independently. Email signatures and PDF invoices are not authoritative.

4. Underestimating timezone friction. A US-Pacific buyer and a Lisbon lawyer share a 90-minute
productive overlap. Plan deliberately.

5. No Plan B if mortgage falls through. Financing suspensive condition in the CPCV, always.

6. Trusting one set of photos. Photos compress and stage. Multiple live walk-throughs at different
times of day are mandatory.

7. Skipping condominium minutes review. Three years of minutes is the cheapest crystal ball you'll
ever buy.

8. Assuming AL is always allowed. Under DL 76/2024 it's municipal- and condominium-dependent.
Written confirmation, in advance.

9. Not budgeting cumulative costs. IMT, stamp duty, lawyer, surveyor, FX, buyer's agent, post-
purchase setup — easy to be surprised at 8%—12% over the headline.

10. Buying the wrong type of property remotely. Off-plan from an unknown developer, complex
rural titles, ruins requiring renovation — these are not safely buyable from abroad. See next
section.

1. Lapsing fiscal representation. Non-EU non-residents need it ongoing; lapses cause penalties
and missed AT communications.

Who Should NOT Buy Remotely

Three buyer profiles and three property types where remote completion is the wrong tool, and well
tell you so directly.

First-time buyers without local connections. If you've never bought in Portugal and have no on-the-
ground network, the learning curve is steep enough that a viewing trip pays for itself many times over.
Foreign buyers fly in because the visit teaches them what their target area actually is — not because
the law requires it.

Buyers of rural or complex-title properties. Prédios rdsticos, properties with disputed boundaries,
undocumented agricultural land, family-inherited properties with multiple owners, anything with
unregistered extensions or pending legalisation. These are remote-buying minefields. Title work
needs physical presence and patient negotiation; remote completion is the wrong instrument.

Off-plan from unknown developers. Pre-construction depends entirely on developer track record.
Without on-the-ground intelligence about previous projects — finishes actually delivered, deadlines
actually met, the certiddo state of completed phases — your deposit risk is asymmetric and largely
unrecoverable. If you cannot personally walk a developer's last three projects (or have someone you
genuinely trust do it), you are not buying off-plan remotely; you are giving money to a stranger.

Properties needing major renovation. Project-managing a renovation in Portugal without regular
physical presence is hard at the best of times and impossible at the worst. Buy turnkey or near-
turnkey if you are remote.
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Buyers with no budget for a proper local team. If you cannot afford an independent lawyer, an
independent surveyor, and (for Model B) a buyer's agent, you cannot afford to buy remotely. Remote
buying is not the cheap option.

Buyers with unrealistic timelines. "Close in 30 days from abroad" almost always means cutting
corners. The clean remote path is 10—-16 weeks. If your timeline forces faster than that, the diligence
step that gets dropped is the one that protects you.

Conclusion

Remote completion in Portugal works because the law makes it work — notarial oversight, central land
registry, the procuracéo. It does not work simply because it is mechanically possible. The deals that
go wrong almost always share a profile: a confident buyer, a captured local team, a property type that
did not survive remote diligence, and a deposit moved before the right questions were answered.

If you fit Model A or Model B and you build the team in the right order — independent lawyer first,
then surveyor, then (if needed) buyer's agent, with the PoA and NIF in parallel — the work that follows
is execution, not improvisation. If you don't fit either model, fly over once. The trip cost is the
cheapest piece of insurance you will ever buy on this transaction.

Related reading

e Risk-Averse Buyer Guide — the 7-category framework for pricing the protections discussed
above against the risks they cover.

e Hands-Off Property Ownership and Management — what happens after the deed signs, when the
property needs to run while you're not there.

e Mistakes to Avoid When Buying Property in Portugal — the 30 most common errors across all
buyer types; the remote-buyer subset overlaps with about a third of them.

e \What Most Real Estate Agents Won't Tell You — why the seller-agent's "recommended lawyer" is
the structural trap to avoid.

e First Home in Portugal — for buyers planning to make the Portugal property their primary
residence after relocation.

How 2nd Haus can help

We run buyer-side advisory for remote buyers in both Model A and Model B configurations. A typical
engagement: shortlist sourcing (including off-market), a sequential vetted local team (independent
lawyer, surveyor, mortgage broker if needed), full document due-diligence pack, video and Matterport
coverage to a defined standard, neighbour and condominium minutes review, in-person attendance
at deed, post-deed handover.
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We are paid by buyers, not sellers. If your purchase doesn't fit a defensible remote model — first-
time, complex title, off-plan with a developer we cannot verify — well tell you on the first call, before
you spend anything. Book a discovery call at 2ndhaus.com.

Sources

Primary

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

e DL n.° 76/2024 — Diario da Republica (PDF)

e EU Regulation 2024/1028 — EUR-Lex

e Lein.°9-A/2026 — Diario da Republica

e PwC — IMT tabelas praticas 2026

¢ Portal das Finangas — IMT Jovem

¢ Ministério PUblico — Apostille information

Further reading

e BPA Property — Fiscal Representation for Non-Resident Property Owners in Portugal 2026
¢ Advocate Abroad — Power of Attorney Portugal

® InspectOS — Pre-Purchase Property Inspection Portugal

e Pearls of Portugal — Caderneta Predial Urbana

e Pearls of Portugal — Certiddo Permanente

e Pearls of Portugal — CPCV Promissory Contract

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md 2026-05-15. This guide is
refreshed at least twice a year, and whenever a material change in IMT, AL, or mortgage regulation is
published.
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https://2ndhaus.com/
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://bpstat.bportugal.pt/conteudos/quadros/2599
https://files.diariodarepublica.pt/1s/2024/10/20600/0000300031.pdf
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://www.pwc.pt/pt/pwcinforfisco/flash/imi-imt-e-selo/imt-novas-tabelas-praticas-imt-vigorar-janeiro-2026.html
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/IMT_Jovem/Pages/default.aspx
https://en.ministeriopublico.pt/en/perguntas-frequentes/apostile
https://www.bpaproperty.com/en/blog/fiscal-representation-portugal-non-resident-property-owners-2026/
https://advocateabroad.com/portugal/power-of-attorney-portugal/
https://www.inspectos.pt/en/services/pre-purchase-inspection
https://www.pearlsofportugal.com/useful-information/relevant-documents/caderneta-predial-urbana/
https://www.pearlsofportugal.com/useful-information/relevant-documents/certidao-permanente-portugal/
https://www.pearlsofportugal.com/real-estate/cpcv-portugal/

Want a buyer—side advisor on your speciﬁc case?

2nd Haus is a buyer-side real-estate consultancy specialised in the Algarve. We will tell you
not to buy if that is the honest answer.

Talk to 2nd Haus

© 2nd Haus Real Estate - AMI License 15284 - This guide is general information, not legal or tax advice. Verify against your
own professionals before signing anything.
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