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TL;DR
Most foreign buyers frame the choice as "Lisbon vs Algarve". That framing is wrong twice over:

Porto exists, and the three regions are not substitutes — they serve different lives. The right

question is "which life", not "which city".

The headline median prices (Greater Lisbon €3,439/m², Algarve €3,139/m², Porto AM €2,305/m²

per INE 2025) understate how different the three markets are: Porto is roughly 33% cheaper than

Lisbon at the median, and the gap in daily-living cost is even wider.

Lisbon is for urban professionals and globally mobile families; Porto is for value-conscious buyers

who want a real city without Lisbon prices; the Algarve is for climate-driven retirees, second-

home buyers, and yield-focused investors. Each region has segments where it is the only correct

answer.

Key 2026 stat. INE region medians, full-year 2025 data published April 2026: Greater Lisbon

€3,439/m², Algarve €3,139/m², Porto Metropolitan Area €2,305/m². Lisboa municipality itself runs

to €4,813/m² for nationally-domiciled buyers and €6,026/m² for foreign-domiciled buyers — the

largest foreign-buyer premium in the country. Portugal's national median sits at €2,076/m² (+16.8%

YoY). Porto, in other words, transacts barely above the national median; Lisbon and the Algarve sit

well above it.

The "Lisbon vs Algarve" Debate Misses Porto
If you spend any time in the foreign-buyer corner of the Portuguese property market, you will read

the same essay over and over: Lisbon or the Algarve? It frames Lisbon as the urban, ambitious,

capital-appreciation choice and the Algarve as the beach, retirement, lifestyle choice. The essay is

rarely wrong about Lisbon or the Algarve. It is wrong about Portugal.

Portugal has three serious metropolitan property markets, not two. Porto — the second city, the

Atlantic gateway to the north, home to one of Europe's most photographed UNESCO-listed historic

centres, to two of the country's strongest universities, and to the third-busiest airport in the country

— is structurally cheaper than Lisbon and the Algarve while offering urban density, walkability, cultural

depth, and university infrastructure that neither of the other two regions can match. It is roughly a

third cheaper than Lisbon at the regional median and, for daily living, closer to 40% cheaper.

Foreign buyers under-weight Porto partly through historical inertia (Lisbon dominates English-

language coverage of Portugal), partly climatic (Porto is meaningfully wetter and colder than Lisbon,

and materially colder than the Algarve), and partly because buyers who land in Lisbon stop looking.

The ones who do look further — younger urban families, value-conscious digital nomads, Northern

Europeans who actively prefer cooler weather — increasingly choose Porto and report higher

satisfaction than they expected. Porto is not a discount Lisbon. It is a different city. The Portuense will

tell you so, repeatedly.

mailto:paulovogel@2ndhaus.pt
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The other framing problem with "Lisbon vs Algarve" is that the two are not really competing for the

same buyer. The buyer genuinely undecided between an apartment in Príncipe Real and a villa in

Quinta do Lago is rare; more common is the buyer who thinks they want one and discovers, a year in,

that the other would have fit better. A retiree who buys in Lisbon for the cultural calendar and finds

the winters depressing. A young family who buys in the Algarve for the beach and finds the school

commute and shallow restaurant scene grinding. A nomad who buys in Lisbon for the energy and

decides eighteen months later that Porto's cheaper rents and tighter community would have been

smarter.

This guide is not in the business of telling you one region is better. It is in the business of telling you

which region fits which life. Read with the question "which life am I actually buying?" — not "which city

is winning?"

Headline Numbers (2026)
A starting orientation. We unpack each line in the deep-dive sections.

Metric Greater Lisbon
Porto

Metropolitan
Algarve

Median €/m² (INE 2025) €3,439 €2,305 €3,139

Capital municipality €/m²

(foreign buyer)

€6,026 (Lisboa

city)

~€3,800 (Porto

city)

€4,500–€8,000 (varies)

Foreign buyer share of

transactions

High (~35–45%) Moderate (~20–

30%)

Very high (>50%, 80%+ in

coastal pockets)

Population (metro area) ~3.0M ~1.8M ~0.5M (year-round)

Climate (winter low / summer

high)

8°C / 28°C 5°C / 25°C 9°C / 30°C

Annual sunshine hours ~2,800 ~2,400 ~3,000

Annual rainfall ~750mm ~1,150mm ~500mm (eastern coast)

Cost-of-living index (Lisbon =

100)

100 ~75 ~85 (coastal)

AL yield band (well-located 2-

bed)

4–6% net 5–7% net 4–5% LT / 6–9% AL

Resale liquidity (typical days

on market)

60–120 90–150 120–240

Methodology note. INE figures are median transaction prices for full-year 2025, published April 2026.

They lag idealista's asking-price indices by 3–6 months. The Lisbon foreign-buyer premium (€4,813
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national-domiciled vs €6,026 foreign-domiciled, per INE) is unique to Lisbon at that magnitude — it

does not appear nearly as cleanly in Porto or the Algarve INE breakdowns.

Price Per Square Metre by Sub-Region (2026)
This is the table to memorise.

Greater Lisbon

Sub-region €/m² range 2026 Profile

Príncipe Real / Chiado / Lapa €7,500–€12,000 Premium historic centre

Estrela / Estoril (Cascais line) €6,500–€10,000 Family + diplomatic

Avenidas Novas / Saldanha €5,500–€8,000 Established middle-class

Cascais centre / Estoril €6,000–€10,000 Foreign-resident hub

Sintra (historic) €3,500–€6,000 UNESCO village, romantic

Oeiras / Carcavelos €4,500–€7,000 Family-friendly suburb

Almada / Costa de Caparica €3,000–€4,500 South-bank, beach commuter

Setúbal Peninsula €2,596 (median) Working class + Arrábida

Mafra / Ericeira €3,500–€5,500 Surf + commuter

Lisboa east (Marvila, Beato) €3,500–€5,500 Gentrifying

Lisboa periphery (Olivais, Lumiar) €3,500–€5,000 Residential middle

Lisboa core foreign buyer median €6,026 (INE) All segments, foreign-domiciled
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Porto Metropolitan Area

Sub-region €/m² range 2026 Profile

Cedofeita / Foz Velha / Boavista €4,500–€7,500 Premium central + river

Foz do Douro €4,500–€7,000 Atlantic-front, family

Bonfim / Campanhã (gentrifying) €2,800–€4,500 The Olhão of Porto

Aliados / Baixa / Sé €3,500–€6,000 UNESCO historic

Paranhos / Antas (Faculdade hub) €2,800–€4,000 University-adjacent

Vila Nova de Gaia (riverside) €3,500–€5,500 South bank, port lodges

Vila Nova de Gaia (general) €2,500–€3,800 Suburban

Matosinhos (seafront) €3,500–€5,500 Beach-front north of Porto

Maia / Vila do Conde €2,200–€3,500 Outer suburbs / coastal

Porto AM median (INE) €2,305 Entire metro
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Algarve

Sub-region €/m² range 2026 Profile

Quinta do Lago €8,000–€18,000 Ultra-luxury enclave

Vale do Lobo €7,000–€15,000 Ultra-luxury, slightly older

Vilamoura €5,000–€8,000 Marina + golf

Almancil €4,500–€7,500 Golden Triangle service hub

Lagos €4,500–€6,500 Anglo expat capital

Carvoeiro / Lagoa €4,000–€6,000 Mature British retiree

Tavira €3,000–€5,500 Eastern, retiree-heavy

Albufeira €3,000–€5,000 Tourism core, AL-restricted

Olhão €2,500–€4,500 Gentrifying fast

Faro €2,500–€4,500 Capital, year-round, university

Loulé (town) €2,500–€4,500 Real Portuguese town

Costa Vicentina (Aljezur etc) €3,500–€5,500 Surf, lifestyle premium

VRSA / Spanish border €1,800–€3,200 Cheapest south coast

Inland barrocal / Monchique €1,200–€3,000 Rural, traditional

Algarve regional median (INE) €3,139 Entire region

For the full Algarve geography, see Where to Buy in the Algarve.

One observation worth pausing on. Foz do Douro — Porto's premium Atlantic-front district,

equivalent in cachet to Príncipe Real in Lisbon — transacts at €4,500–€7,000/m². The Lisbon

equivalents transact at €7,500–€12,000/m². For an essentially equivalent product (high-ceiling

apartment, view, walkable, premium district), Porto is 35–45% cheaper than Lisbon. This is not a

transient anomaly — it has held for fifteen years and shows no sign of converging.

Lifestyle Profile
The clearest way to think about the three regions is what is the texture of a normal day?

Lisbon — Urban, Fast, Ambitious

Lisbon is a 21st-century European capital with all the characteristics that implies. The metro runs

reliably from 06:30 to 01:00. There is a meaningful business district (Saldanha, Marquês de Pombal,
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Parque das Nações). The cultural calendar is dense — Gulbenkian, CCB, MAAT, four serious symphony

orchestras, the LEFFEST film festival, NOS Alive, Web Summit. The restaurant scene is properly

international (Michelin-starred, regional Portuguese fine dining, full spread of Asian, Brazilian, African

cuisines reflecting the post-colonial diaspora). Wages and tax burdens are higher; everything moves

faster.

A normal day in Lisbon: walk or metro to a co-working space or office in Avenida da Liberdade or

Príncipe Real, lunch at a tasca, evening drinks in Bairro Alto or Cais do Sodré, weekend trip to Sintra or

the Comporta beaches. There is genuine year-round buzz — the city does not switch off in February

the way the Algarve does.

The cost of all this: Lisbon is loud, increasingly tourist-saturated in the historic centre, and the

housing market is the most expensive in Portugal. Traffic is bad. Some core neighbourhoods (Alfama,

Mouraria) have lost much of their resident population to Airbnb. The mood among long-term

residents in 2024–2026 has been one of growing tourism fatigue.

Lisbon suits: professionals, executives, globally mobile families, ambitious creatives, anyone whose

work depends on being in a major capital, urban-romance retirees who want culture density above all

else.

Porto — Urban, Slower, Rainier, Better Value

Porto is also a real city — UNESCO-listed historic centre, working metro, two major universities, an

Atlantic seafront, a wine industry that is genuinely world-class. It is meaningfully smaller than Lisbon

(1.8M metro vs 3.0M), feels denser in its historic core, and runs at a perceptibly slower pace. The

Portuense pride themselves on being "the working capital" — a contrast to what they (sometimes

wryly) call Lisboa's bureaucratic vocation.

A normal day in Porto: walk through Cedofeita or along the Foz seafront, work in a Bonfim or

Cedofeita co-working space, lunch at a Francesinha bar, late afternoon at a quayside café in Ribeira,

evening at a Boavista jazz club or one of the new Bonfim restaurants. There is meaningful cultural

infrastructure (Casa da Música, Serralves, the National Theatre of São João) — less of it than Lisbon,

but enough.

The texture is different from Lisbon. It is rainier. Winters are noticeably colder. The Atlantic at Foz is

bracing year-round. Restaurants close earlier. The pace is more domestic, less performative. People

know their neighbours.

Porto suits: value-conscious urban buyers, families with university-aged children, digital nomads

with apartment-versus-coffee-shop preferences leaning toward apartment, anyone who finds Lisbon

overheated, Northern European buyers who actively want cool wet winters.

Algarve — Coastal, Seasonal, Climate-Driven

The Algarve is not urban. Lagos has 30,000 residents in winter and 100,000 in August; Faro is a small

city of 65,000; Albufeira is a tourism plant. The Algarve runs on climate (300+ sunny days a year, mild

winters, warm Atlantic Mediterranean transition climate), beach, and golf. It is the closest Portugal
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gets to a single-purpose region — the purpose being a high-quality climate-driven life with a strong

English-speaking expat layer.

A normal day in the Algarve depends sharply on the sub-region (see Where to Buy in the Algarve for

the geography). A common pattern: morning walk on the beach or coast, lunch at a praia restaurant

or village tasca, afternoon golf or reading, evening dinner with the expat community or at a cliff-top

restaurant. Cars are required for almost everything outside the historic centres of the major towns.

Seasonality is the central fact. May–October is glorious; November–April is much quieter, with about

60% of beach restaurants closed and meaningfully fewer flights. For some buyers this is the appeal;

for others it is the deal-breaker they did not anticipate.

The Algarve suits: retirees, second-home buyers, golf and surf enthusiasts, AL-yield investors,

anyone whose first criterion is climate.

Weather
The single largest physical difference between the three regions. Numbers are climatological averages

— local variation is significant.

Variable Lisbon Porto Algarve (coast)

Average summer high (Jul–Aug) 28°C 25°C 28–32°C

Average winter high (Dec–Feb) 15°C 14°C 16–18°C

Average winter low (Dec–Feb) 8°C 5°C 9–10°C

Annual sunshine hours ~2,800 ~2,400 ~3,000

Annual rainfall (mm) ~750 ~1,150 ~500 (east) – ~700 (west)

Sea temperature August 19°C 17°C 22–24°C (east)

Sea temperature February 14°C 13°C 16°C (east)

Three observations the table conceals. First, Porto's annual rainfall is roughly 55% higher than

Lisbon's and more than double the eastern Algarve's. This is the single most under-weighted variable

in many foreign buyers' decision matrices. If you flinch at six months of cool drizzly weather, Porto is

not for you. Second, Algarve summer water temperature varies meaningfully along the coast — Tavira

and Cabanas warm to 23–24°C in August, while Sagres and the Costa Vicentina hover at 18–20°C

with stronger winds. Third, Lisbon's microclimate is genuinely benign — colder winters than the

Algarve but materially warmer than Porto, with the lowest rainfall of any continental European capital.

For retirement decisions in particular, the climate gap between Porto and the Algarve in February is

enormous. A retiree in Foz spends February in a wet coat. A retiree in Tavira spends February having

lunch outside.
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Foreign Community Size and Composition

Region
Foreign buyer

share
Dominant nationalities Texture

Greater Lisbon ~35–45% (urban

premium higher)

French, Brazilian, US, UK,

German

International, professional,

diplomatic

Cascais / Estoril belt ~50–60% UK, French, Brazilian, US,

Belgian

Premium-family, English

schools, established

Porto Metropolitan ~20–30% French, Brazilian, UK,

German, Spanish

Smaller foreign community,

more integrated

Algarve (regional) >50% UK, German, Dutch,

French, US (growing)

Climate-driven, retirees and

second-home heavy

Algarve (Lagos /

Golden Triangle)

80–95% UK, Irish, US, Belgian,

French

Heavy expat infrastructure,

English working language

National-level context (INE, full-year 2025, published 24 March 2026): foreign buyers acquired

27.6% of all family-sector housing in Portugal — down from a 31% peak in 2023, the lowest share since

2021. The often-quoted "one in three buyers is foreign" is outdated. Foreign buyers paid on average

€335,640 per dwelling (EU buyers; non-EU averages are higher) versus €234,120 for Portuguese-

domiciled buyers — a 43–60% per-unit premium that reflects geography (foreign buyers

concentrate in premium areas) more than overpaying for the same product.

The texture difference. In Lisbon's Príncipe Real or Cascais's centre, English is reliably useful and you

can live a comfortable foreign-resident life without learning Portuguese (though we strongly

recommend you do). In central Porto outside Boavista and Foz, you will need basic Portuguese for

daily life — restaurants, hardware stores, the dentist. In Lagos, Carvoeiro, Quinta do Lago, English is

the working language and Portuguese is optional. In Faro, Loulé town, or eastern inland Algarve,

Portuguese is much more useful.

Healthcare
Portugal has a hybrid system: SNS (universal public, low cost), a strong network of private hospitals,

plus voluntary private insurance. All three regions are well covered; the texture differs.

Lisbon

Top public: Hospital de Santa Maria (Lisbon Norte), Hospital São José, Hospital de São Francisco

Xavier, Hospital Garcia de Orta (Almada). Santa Maria is the country's largest university hospital and a

tertiary referral centre.
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Top private: Hospital da Luz Lisboa, CUF Tejo, CUF Descobertas, Hospital dos Lusíadas, Hospital da

Cruz Vermelha, Atlântico (Cascais). The Hospital da Luz Lisboa is the country's flagship private

hospital.

Specialist concentration: Lisbon has the deepest concentration of specialist private practice in the

country. Oncology, cardiology, neurosurgery — the top names tend to consult in Lisbon.

Porto

Top public: Hospital de São João (university hospital, the largest north of the Tejo), Hospital de Santo

António, Hospital de Vila Nova de Gaia/Espinho. São João is widely considered the equal of Santa

Maria for tertiary care.

Top private: Hospital da Luz Arrábida, CUF Porto, Hospital da Trindade, Hospital Lusíadas Porto.

Recent investment has narrowed the private-hospital gap with Lisbon meaningfully.

Specialist concentration: strong, particularly in oncology (the IPO Porto — Portuguese Cancer

Institute — is the largest cancer treatment centre north of Madrid) and university-driven research

medicine.

Algarve

Top public: Hospital de Faro (the regional tertiary hospital, part of CHUA — Centro Hospitalar

Universitário do Algarve), Hospital de Portimão, Hospital de Lagos. Faro is the only level-3 public

hospital in the region.

Top private: Hospital Particular do Algarve (group with hospitals in Faro, Alvor, Gambelas, and Loulé),

HPA Saúde, Lusíadas Algarve.

The Algarve healthcare reality. Coverage for routine and most specialist care is good, but the very

top tertiary cases (rare cancers, complex neurosurgery, transplants) are referred to Lisbon. A retiree

with complex conditions should weight Lisbon or Porto more heavily; a healthy 60-year-old gets

perfectly adequate care in the Algarve, and the HPA group has invested aggressively over the last

decade.

A practical heuristic. For under-70 healthy buyers, healthcare access in any of the three regions is

more than adequate. For over-75 buyers with established conditions, the differential matters more —

and Lisbon and Porto have a real edge over the Algarve. Healthcare-driven relocations from the

Algarve back to Lisbon do happen, typically in the 78–85 age band.

International Schools
This is one of the variables where the three regions diverge sharply.

Greater Lisbon — Densest International School Cluster in Portugal

St Julian's School (Carcavelos) — British curriculum, IB, ages 3–18. The flagship UK-curriculum

school. Fees: €15,000–€25,000/year depending on year group.
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Carlucci American International School of Lisbon (CAISL) (Sintra) — American curriculum, IB,

ages 3–18. €17,000–€26,000/year.

St Dominic's International School (Outeiro de Polima) — IB, Catholic ethos, ages 3–18. €13,000–

€20,000.

International Christian School of Cascais — €11,000–€17,000.

Lycée Français Charles Lepierre (Lisbon) — French curriculum, ages 3–18. Among the largest

Lycée Français schools outside France. €5,000–€11,000.

Deutsche Schule Lissabon (Lisbon) — German curriculum, ages 3–18. €7,000–€13,000.

Oeiras International School / TASIS Portugal / King's College Lisbon — newer entrants, all

premium.

Roughly 15 internationally accredited schools across the Lisbon-Cascais-Sintra corridor; the largest

cluster in the country.

Porto — Smaller But Quality Cluster

Oporto British School (Foz) — IB, British curriculum, ages 3–18. €11,000–€18,000.

CLIP — Colégio Luso-Internacional do Porto (Foz) — bilingual Portuguese/English, IB. €9,000–

€16,000.

Lycée Français International de Porto — French curriculum, ages 3–18. €5,000–€10,000.

Deutsche Schule zu Porto — German curriculum.

Greenwood International School / Park International School — smaller premium entrants.

Roughly 5–6 internationally accredited schools, all reasonably accessible from the Foz/Boavista

premium districts. Costs ~20–30% below Lisbon equivalents.

Algarve — Three Meaningful Clusters

Nobel Algarve British International School — campuses in Lagoa and Almancil. IB, British

curriculum, ages 3–18. €12,000–€22,000.

Colégio Internacional de Vilamoura (CIV) — IB, bilingual, ages 3–18. €10,000–€18,000.

Vale Verde International School (Burgau, near Lagos) — IB, British curriculum, smaller, ages 3–18.

€11,000–€20,000.

These three clusters effectively define the three "international family" zones in the Algarve:

Lagoa/Carvoeiro (Nobel Lagoa), Lagos/Burgau (Vale Verde + Nobel Almancil 30 min east), and the

Golden Triangle/Vilamoura corridor (Nobel Almancil, CIV).

The implication. If international schooling is non-negotiable, your effective Algarve geography shrinks

to three corridors. Eastern Algarve (Tavira, Olhão) does not have a meaningful international school

option; families typically commute (45–60 min to Vilamoura) or homeschool. Lisbon and Porto have

far more options at all price points, with Lisbon offering the deepest specialty curricula (American,

German, French, IB all well-represented).



12 / 282nd Haus · Free Guide

Cost comparison, broadly: Lisbon premium schools (St Julian's, CAISL) run €20–26k/year senior

school. Porto premium (OBS, CLIP) runs €15–18k. Algarve premium (Nobel, CIV) runs €18–22k. Lisbon

is the most expensive, Porto the cheapest, Algarve in between.

Airport Connectivity

Variable
Lisbon (LIS / Humberto

Delgado)

Porto (OPO / Sá

Carneiro)
Algarve (FAO / Faro)

Annual passengers

(2024)

~33M ~16M ~10M

Approximate daily

flights

600+ 300+ 130 (summer peak),

60–80 (winter)

US direct flights TAP daily to NYC, Boston, Miami,

SF, DC; United, Delta

Few, mostly

seasonal

None

Number of direct

destinations

150+ 95+ 75 (summer)

Distance from city

centre

7 km / 15 min 11 km / 20 min 7 km (Faro) / 50–60

min (Lagos)

Airport rail link Yes (metro red line) Yes (metro line E) No (bus only)

Low-cost carrier base Ryanair, easyJet Ryanair major

base

Ryanair, easyJet

(seasonal)

Lisbon airport is the country's hub — long-haul to the US, Brazil, Africa, the Gulf and Asia. The 33

million annual passengers make it the busiest airport in Portugal, and TAP's hub model means most

intra-European routes feed through Lisbon. The downside is congestion (Lisbon airport has been at

capacity for years; a new airport in Alcochete is planned but years away).

Porto airport is the second hub and has expanded fast. Direct flights to most of Europe, year-round,

with a growing North American footprint (TAP's Newark, Toronto). For European nomads working

between Lisbon and any Northern European city, Porto often offers cheaper and equivalent flight

times.

Faro airport is essentially seasonal. Summer: 130+ daily flights, especially to UK, Ireland, Germany,

France, Netherlands. Winter: 60–80 daily flights, schedule thins severely Nov–March. No long-haul. A

Faro-based US buyer routes through Lisbon (1 hr connecting flight) or drives 2h45 to Lisbon airport.

This is a real constraint for buyers from outside Europe and a real reason some American buyers

choose Cascais over the Algarve.

A practical drive-time table from major Algarve towns to Faro Airport: Lagos 50–60 min, Carvoeiro

35 min, Vilamoura 25 min, Quinta do Lago 15 min, Faro 5 min, Tavira 30 min, VRSA 50 min, Aljezur 70
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min, Monchique 60 min.

Tax Implications and IMI Rates
The national tax framework is the same everywhere (IMT, AIMI, IRS, capital gains, IFICI/NHR 2.0). The

municipal variable that does change is the IMI rate — set by each council annually within a band

defined by national law (0.3% to 0.45% on urban property; rural property at a fixed 0.8%).

Indicative 2026 IMI rates for the main municipalities relevant to foreign buyers:

Municipality Urban IMI rate 2026

Lisboa 0.30% (lowest legal rate)

Cascais 0.34%

Sintra 0.36%

Oeiras 0.30%

Almada 0.35%

Setúbal 0.45%

Porto 0.30%

Vila Nova de Gaia 0.34%

Matosinhos 0.33%

Maia 0.32%

Faro 0.34%

Loulé 0.30%

Lagos 0.42%

Albufeira 0.40%

Portimão 0.37%

Tavira 0.45% (highest legal rate)

Vila Real de Santo António 0.45%

Olhão 0.32%

Monchique 0.45%

São Brás de Alportel 0.45%
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Confirm rates at the municipal câmara before purchase; councils can update annually. The spread

is meaningful: a €600,000 VPT property in Lisboa pays €1,800/year in IMI; the same in Tavira pays

€2,700. Over 20 years of ownership that's a €18,000 differential. Not the decisive variable, but real.

National rules (apply equally to all regions). IMT brackets updated +2% for 2026 (HPP first

exemption €106,346; top marginal 7.5% above €1,150,853). IMT Jovem (under-35 first-time buyers)

full exemption up to €330,539, partial up to €660,982. Flat 7.5% IMT for non-resident residential

acquisitions under Lei 9-A/2026 (operational pending the implementing decreto-lei, expected by 2

September 2026). AIMI: 0.7%–1.5% on summed VPT above €600,000 individual / €1,200,000 couple

— applies regardless of region. Non-resident capital gains taxed on 50% of net gain at IRS progressive

rates (the "28% flat" rumour has been wrong since 2023).

For the full national tax stack, see Taxes and Costs of Buying Property in Portugal.

Rental Yields

Region

Long-term

residential yield

(net)

Short-term / AL

yield (net)
Yield-defining dynamics

Greater Lisbon 4–5% 5–7% Strong year-round LT demand; AL

restricted in containment zones

Porto Metropolitan 5–6% 6–8% Cheaper entry price drives yield; LT

demand strong, AL container-zones in

centre

Algarve (coast) 4–5% 6–9% (premium

areas higher)

Seasonal AL drives premium yield where

licensed; LT demand thinner

Algarve (urban —

Faro, Olhão)

4–5% 5–7% Year-round LT economy; weaker AL

premium

Lisbon. Strong year-round long-term demand from professionals and the university population, plus

a deep AL market that is now operating under containment zones. AL containment areas were

approved by Lisbon's câmara in December 2025 and apply to most of the historic centre (Alfama,

Bairro Alto, Mouraria, Príncipe Real, parts of Estrela). Licences issued before containment are

grandfathered and transfer with the property under DL 76/2024 — meaning existing AL-licensed

properties are now structurally more valuable than they were two years ago. New AL in core areas is

increasingly difficult.

Porto. Yields run a structural 1 pp above Lisbon because the entry price is lower while rental rates are

not proportionally lower. A €350,000 2-bed in Bonfim rents long-term for €1,300–€1,500/month; the

Lisbon equivalent (€500,000+) rents for €1,500–€1,800. Porto has its own containment zones

(designated 2023–2024 for the historic centre and parts of Bonfim); the same DL 76/2024 framework

applies.
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Algarve. This is the most yield-variable region. Coastal AL in well-located 2-beds can return 6–9%

net in Vilamoura, Lagos, and the better-managed Albufeira pockets. Long-term yields are lower (4–

5%) because LT demand is thinner outside the major towns. Strong seasonality: a Lagos 2-bed may

bill €1,800/week in July and €450/week in November. Year-round LT yields (Faro, Olhão, Portimão

centre) are more stable but lower in absolute terms.

EU Regulation 2024/1028 applies from 20 May 2026 across all regions, obliging platforms (Airbnb,

Booking, Vrbo) to delist unlicensed properties. Net effect: existing AL-licensed properties become

more valuable; unlicensed informal short-term rental is being squeezed out.

For the full short-term-rental regulatory framework, see Mistakes to Avoid When Investing in the

Algarve and the Algarve master guide.

AL (Alojamento Local) Allowance by City and Parish
A summary as of mid-2026. Always confirm the live status with the relevant câmara before buying

with an AL business case — containment zones change quarterly.



16 / 282nd Haus · Free Guide

Municipality New AL licences in core

Existing

licence

transfer

Outlook

Lisboa Containment in historic centre

(Dec 2025)

Yes, with

property

New AL in containment zones

effectively closed

Cascais Open in most parishes, monitored Yes Likely to tighten 2026–2027

Sintra Open, monitored Yes Some tourist parishes under

review

Oeiras Open Yes Low containment risk

Porto Containment in historic centre

(2023–2024)

Yes New AL in

Cedofeita/Bonfim/Ribeira

restricted

Vila Nova de

Gaia

Open with controls Yes Watch list

Matosinhos Open Yes Low containment risk

Albufeira Active containment Yes Most aggressive in the Algarve

Lagos Open, monitored Yes Watch list, council reviewing

2026

Loulé Open in most parishes (incl.

Vilamoura, Almancil); monitored in

Quarteira

Yes Watch list

Portimão Open Yes Low restriction so far

Faro Open Yes Low restriction

Olhão Open Yes Low restriction (so far)

Tavira Open with some monitoring of

historic centre

Yes Watch list

Two things to internalise. First, DL 76/2024 (in force 1 November 2024) made AL registrations

permanent — they no longer expire after five years — and made them transferable with the

property. An existing AL-licensed unit in a containment area is now meaningfully more valuable than

an unlicensed unit, because new licences cannot be created. Second, the containment regime is

municipality-by-municipality. There is no national AL ban; each câmara designates its own areas.

This is why Albufeira can be highly restricted while neighbouring Loulé is mostly open.
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Capital Appreciation Trajectory 2020–2026
Approximate cumulative appreciation by region (transaction medians or representative tracker

series; full 2026 not yet released as of May).

Region 2020 → 2026 (cumulative) Driver

Greater Lisbon +55–65% International demand + housing

shortage

Lisboa municipality (foreign

buyer)

+75–90% Foreign-buyer premium ballooned

Porto Metropolitan +60–80% Started lower, catching up faster

Algarve (regional median) +60–75% Foreign-buyer concentration

Algarve (Golden Triangle

luxury)

+90–120% (thin segment) Branded new-build, US demand

Algarve (Olhão) +90–100% (cumulative 2020–

2026)

Gentrification narrative

Portugal national median +55% National wave

INE methodology caveat. National median rose from ~€1,340/m² (2020) to €2,076/m² (2025) — a

55% nominal increase over five years. Region-specific moves are partly composition effects (more

transactions in expensive segments) and partly genuine price appreciation. Take any "+95% in five

years" headline with care: the 2020 base for many sub-markets is thin.

The directional pattern is clear. All three regions appreciated strongly. Porto accelerated late,

narrowing the gap with Lisbon. The Algarve's luxury and gentrification pockets ran hottest; the

regional median is more measured. The 2024–2026 pace has moderated everywhere as Euribor

normalised and the macroprudential environment tightened, but transaction-price growth remained

double-digit through 2025.

Best for... — The Matchmaker Grid
Cross-reference. For each profile, ranked best fit first.
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Profile Best fit Second best Third

Urban

professional

Lisbon (Príncipe Real,

Avenidas Novas)

Porto (Cedofeita, Boavista) —

Globally mobile

executive

Lisbon (Cascais, Estoril) Porto (Foz) —

Family with

school-age kids

Lisbon (Cascais corridor) Porto (Foz/Boavista) Algarve

(Almancil/Lagoa)

Family on value

budget

Porto (Foz/Boavista) Lisbon (Oeiras/Sintra

outskirts)

Algarve

(Lagos/Lagoa)

Retiree, climate-

driven

Algarve

(Tavira/Carvoeiro/Lagos)

Lisbon (Cascais) —

Retiree, culture-

driven

Lisbon (central) Porto (central) —

Retiree, value-

driven

Porto (outskirts/Gaia) Algarve (eastern/inland) —

Digital nomad Lisbon (energy + nomad

infrastructure)

Porto (cheaper, slower) Algarve (Lagos,

seasonal)

Surfer Algarve west coast (Aljezur,

Sagres)

Porto/Matosinhos area Lisbon (Ericeira)

Golfer Algarve (Vilamoura, Golden

Triangle)

Lisbon (Estoril, Quinta da

Marinha)

Porto (Estela, Vidago)

AL yield investor Algarve (Vilamoura, Lagos,

central)

Porto (Bonfim, Cedofeita

pre-containment licences)

Lisbon (existing

licences only)

LT yield investor Porto Lisbon Algarve (Faro, Olhão)

Trophy buyer

(€3M+)

Lisbon (Príncipe Real,

Cascais)

Algarve (Quinta do Lago,

Vale do Lobo)

Porto (Foz villas)

Capital

preservation

Lisbon premium centre Algarve Quinta do Lago Porto Foz

5-year capital

appreciation play

Algarve (Olhão, inland) Porto (Bonfim, Campanhã) Lisbon (Marvila,

Beato)

Wine /

gastronomy

enthusiast

Porto (Douro proximity) Lisbon (national hub) Algarve (least)

Sailor Algarve (Vilamoura, Lagos) Lisbon (Tagus / Cascais) Porto (Leixões)
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Profile Best fit Second best Third

Year-round

community seeker

Lisbon or Porto Algarve (Faro, Loulé town) Algarve coastal

towns (seasonal)

Heat-averse

Northern

European

Porto Lisbon Algarve west coast

Cold-averse

retiree

Algarve (Tavira) Lisbon Porto (lowest fit)

No region wins everything. That is the entire point of the table.

Cost of Living — Monthly Budget Comparison
Indicative monthly budget for a foreign-resident couple, mid-range (own apartment, eating out 2–

3x/week, one car, private health insurance, no children). Excludes mortgage/rent.

Item
Lisbon

(central)

Porto

(central)
Algarve (Lagos/Tavira)

Utilities (electricity, water, gas) €150 €140 €170 (higher AC in summer)

Internet + mobile (2 people) €70 €70 €70

Groceries (couple) €600 €500 €550

Eating out (3×/week, mid-range) €450 €350 €400

Public transport (2 monthly passes) €80 €60 n/a (car-dependent)

Car (fuel, insurance, maintenance) €250 €220 €350 (more driving)

Private health insurance (couple,

50s)

€180 €170 €180

Gym + leisure €100 €80 €100 (golf adds

significantly)

Household / cleaning €120 €110 €120

Miscellaneous €200 €180 €200

Approximate total €2,200 €1,880 €2,140

The Porto discount is real but smaller than the rent-and-property gap implies. Groceries cost

roughly the same nationally (food is one of the most uniformly priced categories in Portugal). What is
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genuinely cheaper in Porto: rent, eating out, services (cleaning, hairdressers, dentists), schools, gym

memberships.

Algarve specifics. A car is non-negotiable; public transport is thin. Summer electricity bills are higher

due to air conditioning. Golf memberships add €1,000–€5,000/year if relevant. Eating out is cheaper

than central Lisbon at the mid-range but premium beachfront restaurants run Lisbon-level prices.

Off-season the Algarve gets meaningfully cheaper (many restaurants drop prices Nov–March).

For luxury or family-with-children budgets, the picture changes. With children in international schools

(€18–25k per child per year), Lisbon and Algarve premium budgets converge; Porto remains ~15%

cheaper at the family budget level largely because school fees there are ~25–30% lower.

Resale Liquidity — Time on Market
A property's liquidity matters when you eventually sell. Approximate typical days-on-market for a

well-priced property in 2026:

Segment Lisbon Porto Algarve

Premium centre (€500k–€1M) 60–90 days 90–120 days 120–180 days

Mid-market (€300k–€500k) 60–90 days 90–120 days 150–240 days

Entry (under €300k) 30–60 days 60–90 days 120–180 days

Luxury (€1M–€3M) 90–180 days 120–240 days 180–365 days

Ultra-luxury (€3M+) 180–365+ days 240–360+ days 180–730+ days

Lisbon is the most liquid market in Portugal at almost all price points. Properties priced correctly

typically sell in under three months; the buyer pool is the broadest, including domestic professionals,

international buyers, and investors.

Porto is liquid in the centre and Foz, less liquid further out. The buyer pool is narrower than Lisbon's,

weighted more heavily toward domestic and French/Brazilian buyers, with growing US interest.

The Algarve is the least liquid of the three at all price points except ultra-prime branded new-build

in Quinta do Lago (which can sell at launch). Why: seasonal market (most viewings happen May–

October), narrower buyer pool, and a long tail of properties priced above market that sit for years.

Pricing realistically from day one is the single most important thing an Algarve seller can do —

overpriced stock in the Algarve can sit 24+ months.

Real Cases
These vignettes are composites — based on real client patterns and outcomes from 2nd Haus's

buyer-advisory work, with identifying details changed.
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Case 1 — Family Who Chose Cascais Over Lagos for International School

Anna and David, a Danish-American couple in their early 40s with daughters aged 9 and 13. They

started certain they wanted the Algarve — beach lifestyle, Anna's remote-work contract, dream of

coastal kids.

They visited Lagos, Praia da Luz, Carvoeiro. The kids loved the beach; the schools complicated things.

Vale Verde in Burgau was 15 minutes from Lagos but smaller than the older daughter wanted; Nobel

Almancil offered the depth but was a 35-minute car commute from Lagos. They then visited Cascais

and St Julian's. The older daughter immediately preferred the 600+ student secondary social network

and the IB depth. A 25-minute walk to school beat a 35-minute car commute. They bought a 4-bed

in central Cascais.

Trade-offs: less beach, more urban day-to-day. In return: walkable school, 30-minute train to Lisbon

for culture, Lisbon airport 25 minutes for future university travel. Two years in, no regrets. Their

retrospective: "We confused 'beach lifestyle' with 'family lifestyle'. They are not the same once kids are

teens."

Case 2 — Investor Who Chose Porto Bonfim Over the Algarve Coast for Yield

Marc, 51, French, with an existing rental portfolio in France. Budget €400,000 cash, target 5%+ net

yield.

The Algarve sales pitch (AL yields 6–9% on coastal 2-beds) drew him to Vilamoura, Lagos, Albufeira.

Vilamoura met the yield numbers but priced above budget at €650k+ for the right product. Lagos

was similar. Albufeira hit budget but with AL containment risk and a glut of commodity stock.

His broker suggested Porto. Bonfim — gentrifying, university-adjacent, €2,800–€4,500/m² — clicked.

He bought a 90 m² renovated 2-bed townhouse at €380,000 with a long-term tenant in place at

€1,400/month, and an AL licence on file (issued pre-containment, transferable under DL 76/2024). LT

gross yield 4.4%; he kept the tenant two years, then converted to AL for roughly 7.5% gross / 5.8% net.

Why Porto won: better entry price, year-round demand, no seasonality risk, and a grandfathered AL

licence in a containment zone — scarcity value he could not have created in Vilamoura. Trade-off:

lower capital-appreciation pop than the Algarve hot pockets, no €4,000/week summer peaks. He

valued stability over upside.

Case 3 — Retiree Who Tried Lisbon, Moved to the Algarve for Warmer Winter

Helen and Robert, English retirees in their late 60s, sold their Surrey home in 2022 and bought in

Lisbon's Estrela. They had visited Lisbon for years; culture, walkability, the Gulbenkian, the airport —

everything checked.

The first February hit harder than expected: 8–15°C, damp air, dark by 17:30, and typically weak

heating in older Lisbon stock. The second February they spent six weeks renting in Tavira. Came back

resolved. Summer 2024 they sold the Lisbon flat (+25% gain) and bought a 3-bed townhouse in

Tavira's old town. Their first Tavira winter settled it: lunches outside in December, beach walks in

January.
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What they kept from Lisbon: they fly into LIS for UK trips (better schedule than FAO) and visit for

cultural long weekends 2–3 times a year. Their retrospective: "Lisbon was the right city. It wasn't the

right climate. We confused 'we love this city' with 'we want to live here all twelve months'."

Case 4 — Digital Nomad Who Based in Porto for ~50% Lower Rent Than Lisbon

Liam, 32, Irish software engineer, €110k remote. Spent three months in Alfama in 2023, loved Lisbon,

but decent unfurnished 1-beds in Príncipe Real/Estrela had pushed past €1,800/month. The two-year

commitment math made him uncomfortable.

He spent six weeks in Porto in early 2024. Found a 1-bed in Cedofeita for €850/month — half the

Lisbon equivalent. Bigger, quieter, ten-minute walk to Porto i/o, twenty minutes along the river to

Ribeira, fifteen-minute metro to Foz. Three years in he has bought a 75 m² apartment in Bonfim at

€310,000 and uses the Lisbon-vs-Porto savings on overseas working trips.

Traded: Lisbon's denser nomad community, Web Summit energy, and slightly stronger intra-European

flight schedule. Gained: 40–50% lower housing cost, a walkable city he could feasibly buy in, and —

in his words — "a community that's smaller but knows my name at the bar".

Case 5 — Couple Who Split Time Between Lisbon and the Algarve

Marie and Bernard, French, late 50s, sold a business in France and wanted both a capital and the

Algarve climate. They bought twice: a 2-bed in Príncipe Real (€780,000) for autumn/winter and a 3-

bed townhouse in Tavira (€395,000) for spring/summer.

Pattern: Lisbon mid-October to mid-April; Algarve mid-April to mid-October. They rent the Tavira

townhouse short-term in shoulder months April-May and September-October at €1,200/week

(~€10–15k/year, broadly covers running costs). They don't rent Lisbon — they return too often.

Total invested ~€1.2M plus 7–10% costs; combined operating cost ~€18,000/year, partly offset by

rental income. The split-time pattern means they leave Lisbon as spring rains start and the Algarve as

winter sets in — they never get bored of either. Trade-off: complexity, double everything, higher

capital outlay than one larger home. Works at their budget; would force compromises at €500k total.

They had visited both regions for 15 years before buying — they knew each in February.

FAQ
Lisbon or Algarve to live? It depends on whether you want a city or a coast. Lisbon gives you a

21st-century European capital — cultural calendar, urban density, walkable historic centre, year-

round energy — at the price of higher cost of living, noise, tourism, and traffic. The Algarve gives you

300+ sunny days a year, easy beach access, a strong English-speaking expat layer, and a slower pace

— at the price of seasonality, car dependence, and a quieter cultural scene. If your day depends on

cafés, culture, and public transport, choose Lisbon. If it depends on the morning beach walk and

Mediterranean weather, choose the Algarve.
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Porto vs Lisbon for expats? Porto is structurally cheaper and slower; Lisbon is more international

and more expensive. Porto wins on cost (~35% cheaper at the property median, ~15% cheaper on

cost of living), smaller more integrated foreign community, Douro proximity, and lower-stress texture.

Lisbon wins on international flight connectivity, cultural density, foreign-professional community size,

specialty healthcare, and English-language services. Porto is colder and rainier; Lisbon is hotter and

more tourist-saturated. The Porto-over-Lisbon buyer who's happy with it tends to actively like cool

wet winters or have a budget materially better served at Porto prices.

Best Portugal city for retirees? The honest answer is that the three regions serve different retiree

types. Climate-prioritising retirees (especially Northern Europeans escaping cold winters) choose

the Algarve — Carvoeiro, Tavira, Lagos, Praia da Luz are the heartland. Culture-prioritising retirees

choose Lisbon — Estrela, Lapa, central Cascais. Value-prioritising retirees with a tolerance for cooler

weather choose Porto — Foz, Boavista, or Vila Nova de Gaia for a stretch budget. Over 75, healthcare

access becomes a more material variable; some Algarve retirees in their late 70s do relocate back to

Lisbon for tertiary care reasons. The single best advice: rent for 6 months in your top choice region

across both summer and winter before buying.

Where in Portugal is cheapest? Inland Algarve (Alcoutim, parts of Alte and Querença) at around

€1,100–€1,500/m² is the lowest mainland figure. Inland Alentejo (Beja, Évora, smaller towns) and Trás-

os-Montes (north-east interior) run lower still in absolute terms — €700–€1,200/m² in many villages

— but with much thinner foreign-buyer infrastructure. Among the three major metropolitan regions in

this guide, the Porto periphery (outer Maia, parts of Gondomar, Vila Nova de Gaia outskirts) at

€2,000–€2,800/m² is the cheapest serious foreign-buyer option. The Algarve eastern border (VRSA,

Monte Gordo) at €1,800–€3,200/m² is the cheapest south-coast option.

Best Portugal city for investment? For yield, Porto leads — better entry price, steady long-term

demand, growing AL market with newer containment rules. For capital appreciation, the Algarve's

gentrifying pockets (Olhão, inland barrocal) and Porto's gentrifying districts (Bonfim, Campanhã) have

outpaced Lisbon's already-mature core in recent years. For capital preservation, Lisbon premium

central and Algarve Quinta do Lago remain the safest stores of value. For AL-specific yield, the

Algarve coast (Vilamoura, Lagos) and Porto (Cedofeita, Foz where licensed) lead. The portfolio

investor often splits across regions for diversification — Porto for stable yield, Algarve for AL premium,

Lisbon for prestige and liquidity.

Is Lisbon overpriced in 2026? Versus Portugal's history, yes — Lisbon prices have approximately

doubled since 2018. Versus comparable European capitals (Paris, Madrid, Barcelona, Amsterdam),

Lisbon is still 30–50% cheaper at the median. Within Lisbon, the question is segment: the foreign-

buyer premium in central Lisboa (€6,026/m² vs €4,813/m² for national buyers per INE) is meaningful,

and at the very top of the market Lisbon prices are pushing against where European comparables sit.

Outside the foreign-buyer-saturated central neighbourhoods, Lisbon still offers genuine value.

Will Porto catch up to Lisbon? Partly. Porto has been narrowing the gap (Porto AM median grew

faster than Greater Lisbon median over 2020–2025), but the structural gap will not close. Lisbon will

remain the capital, the international flight hub, the financial centre, and the focal point of foreign

professional demand. Porto's appeal is precisely that it is not Lisbon — slower, cheaper, more
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domestic-feeling. A scenario where Porto reaches Lisbon prices is also a scenario where Porto loses

much of what makes it Porto.

Is the Algarve too dependent on tourism? The coastal Algarve, yes. The economic cycle of Lagos,

Albufeira, Vilamoura, and similar towns is materially driven by tourism. A bad summer or a regulatory

shock to AL would affect property values and the local economy. Inland Algarve and the urban

Algarve (Faro, Loulé, Olhão) are more diversified. The buyer who wants insulation from tourism cycles

weights inland or Olhão/Faro/Loulé over coastal commodity.

Which region has the best food? Genuinely subjective. Porto wins on Northern Portuguese cuisine,

Francesinha, tripe, slow-cooked meats, and Douro wines — and is the gateway to the Douro Valley,

one of Europe's great wine regions. Lisbon wins on diversity, international cuisine, and the

international Michelin scene (Lisbon has more Michelin stars than Porto). The Algarve wins on fish

and seafood — cataplana, cataplana, grilled sardines, octopus rice — and the freshest produce off the

boats. For a wine and gastronomy enthusiast, Porto and the Douro are unbeatable. For Asian or

African cuisine variety, Lisbon. For grilled fresh fish, the Algarve.

Where should I avoid? Nowhere universally. Sub-segments to be careful about: 1980s commodity

high-rise stock in the Algarve (Praia da Rocha mid-tier, older Quarteira blocks) with deferred

maintenance and weak appreciation; Lisbon AL-dependent units in containment zones bought

speculatively post-2025 expecting upside the new regime makes harder; Porto purchases that

depend on a new AL licence in already-designated containment zones. The blanket-avoid list is

short; the segment-specific due diligence list is long.

What about the islands (Madeira and Azores)? Out of scope for this comparison. Both have growing

foreign-buyer interest. Madeira has been the most active (the "Digital Nomad Village" in Ponta do Sol;

Funchal real estate appreciation strong); the Azores grow more slowly. Both have their own IMT tables

(higher thresholds than the mainland — see CANONICAL_FACTS §2). If you are considering the

islands, the comparison is different and the framework needs adjustment. Speak to us if you want a

structured view.

Where do US buyers tend to land? Cascais and Estoril (Lisbon corridor) and Lagos and the Golden

Triangle (Algarve) are the two heavy concentrations of US demand. Porto sees growing US interest

but from a much smaller base. The US-buyer geography is shifting: pre-2022 US buyers concentrated

almost entirely in Cascais and Lisbon; post-2023 the Algarve has gained share, with Lagos and

Quinta do Lago particularly noticed.

How material is the Lisbon foreign-buyer premium? INE's 2025 data shows €6,026/m² for foreign-

domiciled buyers in Lisboa municipality versus €4,813/m² for national-domiciled buyers — a 25%

premium. This is the largest single-municipality foreign premium INE publishes nationally. It reflects

two things: foreign buyers concentrate in premium central neighbourhoods (Príncipe Real, Lapa,

Chiado) where prices were already above the city median; and foreign buyers tend to buy bigger and

better-finished units. It does not mean foreign buyers are overpaying for identical product — INE

does not control for property characteristics. But it does mean that when you buy in Lisbon as a

foreign buyer, the comparable transaction you should benchmark against may itself be a foreign-

buyer transaction at a higher price level.
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Conclusion
Don't ask "which region wins". Ask "which life am I buying?".

Lisbon is the right answer when your day depends on cafés, culture, public transport, and being at

the centre of things. It is the most liquid, most international, and most expensive of the three. It

serves urban professionals, globally mobile families, ambitious creatives, and culture-driven retirees.

Porto is the right answer when you want a real city without Lisbon prices, when you actively

appreciate slower domestic texture and cooler wetter winters, when you are buying for yield and

value the entry price more than the peak summer numbers. It serves value-conscious urban buyers,

digital nomads with budget discipline, retirees with a culture appetite and weather tolerance, and

yield investors.

The Algarve is the right answer when your first criterion is climate, when your daily life involves the

beach, the golf course, or the cliff walk, when seasonal pace is a feature not a bug, when you want a

strong English-speaking expat layer to ease the transition. It serves climate-driven retirees, second-

home buyers, golf and surf enthusiasts, and AL-yield investors who can stomach the seasonality.

The buyer who gets this wrong is rarely the buyer who picks a bad region. It is the buyer who picks

the right region for the wrong reasons — who buys Lisbon for "the lifestyle" and discovers they

wanted the Algarve's climate; who buys the Algarve for "the investment" and discovers they wanted

Porto's stable yield without the seasonality; who buys Porto for "the value" and discovers they wanted

Lisbon's energy. Visit twice — once in summer, once in February. Be honest about which texture you

actually want when the novelty wears off. Then buy.

Related reading
Where to Buy in the Algarve — the master geography reference for the Algarve, with sub-region

price tables, climate microclimates, and the full matchmaker.

The Algarve Beyond the Beaches — inland Algarve deep-dive: Monchique, São Brás, Alte,

Querença, Silves, Alcoutim.

Lifestyle Buyer Guide — the eight lifestyle archetypes and how each maps to sub-region across

Portugal.

Live in Portugal — the full primer for relocating: visas, healthcare, schools, residency.

Digital Nomads — D8 visa, base-city comparison, tax framework, infrastructure check for working

remotely from Portugal.

How 2nd Haus can help
2nd Haus does area shortlisting and curated viewing days for buyers narrowing down a region in

Portugal. We are buyer-side. We have no commission tied to any specific region, town, or

development — our incentive is your fit, not a sale.
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For cross-region buyers, our typical process is:

Free 30-minute call — we map your lifestyle priorities, budget, timeline, and family situation onto

the three-region framework. Most buyers leave the call with one or two regions confidently ruled

out and a clearer sense of where to spend their visit time.

Strategic shortlist + viewing day — written brief on three sub-regions across one or two regions,

then a structured day on the ground visiting six to ten properties chosen for your profile. Booked

2–3 weeks out.

Multi-region scoping — for buyers genuinely undecided between Lisbon, Porto, and the Algarve,

a 3–4 day structured tour across two or three regions with on-the-ground briefings, comparable

property visits, and a written recommendation. This is the most efficient way to settle the

question.

Direct: paulovogel@2ndhaus.pt · +351 963 639 042 (WhatsApp).

Sources
Primary sources:

INE — Estatísticas de Preços da Habitação ao Nível Local (full-year 2025 data, published April

2026; regional medians: Greater Lisbon €3,439/m², Algarve €3,139/m², Porto AM €2,305/m²,

Portugal €2,076/m²; foreign buyer share 27.6%).

DL n.º 76/2024, de 23 de outubro — current Alojamento Local framework, in force since 1

November 2024.

Regulation (EU) 2024/1028 — EUR-Lex — short-term-rental data sharing, applies from 20 May

2026.

Lei n.º 9-A/2026, de 6 de março — DR — housing fiscal package, including flat 7.5% non-resident

IMT (operational pending DL by 2 September 2026).

PwC — IMT novas tabelas práticas 2026 — IMT brackets and HPP exemption thresholds 2026.

Portal das Finanças — IFICI FAQ — IFICI (NHR 2.0) framework.

ANA Aeroportos — passenger statistics — annual passenger throughput for Lisbon, Porto, and

Faro airports.

Further reading (secondary):

Idealista — House prices rise 16.8% to €2,076 per m²

ECO — 1 em 4 casas estrangeiros 2025 (24-03-2026)

Idealista — venda de casas a não residentes desce há 3 anos (24-03-2026)

Investropa — Porto property market 2026

Investropa — Lisbon property market 2026

Schools referenced: St Julian's School, Carlucci American International School of Lisbon, Oporto

British School, CLIP Porto, Nobel Algarve British International School, Vale Verde International School,

mailto:paulovogel@2ndhaus.pt
https://wa.me/351963639042?text=Hi%20Paulo%2C%20I%20read%20your%20free%20guide%20and%20have%20a%20question.
https://www.ine.pt/xportal/xmain?xpid=INE&xpgid=ine_destaques&DESTAQUEStema=55534
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/questoes_frequentes/pages/faqs-01018.aspx
https://www.ana.pt/en/business/statistics
https://www.idealista.pt/en/news/property-for-sale-in-portugal/2026/04/30/75156-house-prices-rise-16-8-to-eu2-076-per-m2
https://eco.sapo.pt/2026/03/24/uma-em-cada-quatro-casas-vendidas-em-2025-foi-para-maos-estrangeiras/
https://www.idealista.pt/news/imobiliario/habitacao/2026/03/24/74603-venda-de-casas-em-portugal-a-nao-residentes-esta-a-descer-ha-3-anos
https://investropa.com/blogs/news/porto-property-prices
https://investropa.com/blogs/news/lisbon-property-prices
https://www.stjulians.com/
https://www.caislisbon.org/
https://www.obs.edu.pt/
https://www.obs.edu.pt/
https://www.clip.pt/
https://www.nobelalgarve.com/
https://www.vvis.org/
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Colégio Internacional de Vilamoura.

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md (2026-05-15). Cross-region

comparison guide; companion to the regional master guides. Updated quarterly or when material

data is released.
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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.

https://2ndhaus.pt/

