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A 2026 Guide for HNW and UHNW Buyers

You have already read the Sotheby's pitch. You have seen Quinta do Lago described as "the new
Saint-Tropez", the +34.6% YoY price headline, the Robb Report features on signed villas at €17M and
€22M. This guide is what those documents did not tell you.

It is buyer-side. It assumes you have advisors who can sell you on the Algarve; what you need is
someone willing to argue you out of the wrong asset, the wrong sub-region, or the wrong holding
structure. The CPCV-deposit-to-seller mechanic alone has burned enough HNW buyers that the
warning belongs in any honest write-up of this market. So do AIMI on VPT, the 50% inclusion rule on
disposal, and the fact that the headline "flat 7.5% non-resident IMT" is approved but not yet
operational as of mid-May 2026.

This guide is for buyers entering the Algarve at €1M and above. It covers tiers, sub-regions, tax,
ownership, off-market access, architects, red flags, and the legal nuances that bite at the top end. It
is deliberately slim on lifestyle prose: where it matters, we link out.

TL:DR

¢ Quinta do Lago hit ~€11,1770/m? in February 2026 (+34.6% YoY, idealista) — but this is a thin
segment where averages swing on small transaction counts. Treat the number as a snapshot,
not a price.

e The "flat 7.5% non-resident IMT" approved by Lei n.° 9-A/2026 of 6 March 2026 is not yet in
force. The complementary decreto-lei was promulgated 12 May 2026 and must be issued in
Diario da Republica by 2 September 2026. Until then, the existing progressive IMT scale applies.
Five exclusions reduce the bite further (residency conversion within 2 years, moderate-rent
letting, Portuguese emigrants).

e The CPCV deposit (10%—-30%) goes directly to the seller, not to escrow. This is the single
largest structural difference from US/UK/Swiss conveyancing. At HNW level, negotiate a bank
guarantee or notarial escrow into the CPCV — do not accept market-default seller-direct on off-
plan, distressed, or unknown counterparties.

Key 2026 number

€11,170/m? — average price in Quinta do Lago, idealista, February 2026 reading. +34.6% YoY
headline. Caveat: the segment is thin (fewer than 200 transactions in some quarters), averages swing
hard on a single trophy sale, and this is asking-price data — INE transaction medians lag by a quarter
and read lower. Use it as a reference point for what listing agents will quote you. Do not use it as a
valuation.

1. What "Luxury" Means Here

The word is used loosely. For 2026 transactional reality, three working tiers:

2nd Haus - Free Guide 2/17



Entry

Tier . Typical product Buyer profile
price
Premium €1M- Renovated 3-4 bed villa, off-prime golf-resort Lifestyle second-home,
€3M home, frontline apartment in Lagos/Carvoeiro, retirees with capital, pre-2023
modest branded residence Golden Visa refinancers
Ultra €3M- New-build or fully renovated 5-6 bed villa in UHNW second-home, family-
€10M Quinta do Lago / Vale do Lobo, signed-architect office light, US capital
product, frontline cliff villa, hectare estate in diversification
Melides
Trophy €10M+ Frontline lake or beach in Quinta do Lago, Vasco Single-family offices, multi-
Vieira new-build, mega-plot estate, branded jurisdictional wealth, principals
penthouse

The floor has moved. In 2018, €1M bought a frontline cliff villa in Carvoeiro. In 2026, €IM buys a
renovated mid-resort villa, a 2-bed branded residence, or a building plot with planning. Anything
frontline, signed, or inside Quinta do Lago / Vale do Lobo starts comfortably above €2M.

Vasco Vieira-signed product in Quinta do Lago rarely transacts below €10M. Recent listings have
appeared publicly in the €16 M—€22M band (Robb Report and JamesEdition, 2025-2026 — we
cannot independently verify every dollar/euro reconciliation in those features, so treat them as
upper-bound asking-price signals, not transaction comps). Brokers indicate a handful of off-
market closings each year in the €20M-€30M band; there is no public registry that confirms this.

2. The Market in 2026: What the Numbers Actually Say

¢ Foreign-buyer share of Algarve transactions: ~80%. National figure for 2025 (INE, March 2026)
was 27.6% — the Algarve overweights heavily on foreign demand.

¢ Premium pricing band: €4,000-€17,000/m? across the Golden Triangle, Lagos cliffs, premium
Albufeira pockets.

e 2026 growth forecasts: +2%—+4% Algarve-wide, +6%—+10% in the Golden Triangle. Forecasts at
this end have a confidence interval wider than the forecast itself.

e Sale-to-asking: ~98%—-99% on average; trophy product transacts at or above asking when
scarce.

e Days on market: ~110 days region-wide; under 30 days for well-priced prime; 90+ days for over-
asked stock.

US buyers were under 1% of Portuguese foreign demand pre-pandemic; by late 2024, ~10%
nationwide and a higher share in premium Algarve. Direct Newark—Faro via United, dollar-strength
windows, and equity-gain rotation drive this cohort. UK remains the largest single foreign cohort and
dominates €IM—-€5M. German, Belgian, Dutch, French, Irish fill €IM—€3M.
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The Sotheby's "$6 trillion inherited globally in 2025" line sells brochures, not assets. Generational
wealth transfer is real; whether it lands in the Algarve specifically depends on each family's
geographic priors. Do not underwrite a purchase on a global-flow narrative.

3. Sub-Regions — Where to Buy

Slim coverage here. For full sub-region treatment see Where to Buy in the Algarve.

Quinta do Lago

Privately managed, gated. Three courses (South, North, Laranjal), Paul McGinley academy, TaylorMade
performance centre, fixed development envelope. February 2026 idealista reading €11,170/m2 Entry
villa ~€2.5M; signed product rarely below €10M.

What you buy: controlled environment, predictable architectural review, near-zero risk of nearby
development surprise, deepest concentration of family-office-grade neighbours in southern Europe.
What you accept: highest entry cost in Portugal, large estate-management charges, slow renovation
planning, ceiling on plot sizes.

Vale do Lobo

Adjoins Quinta do Lago. February 2026 idealista reading ~€7,712/m? — meaningfully below Quinta do
Lago, which surprises first-time buyers. The discount reflects (a) more 1990s/2000s product needing
refit and (b) slightly less curated estate management. True frontline beachfront is the scarcest single
asset class in the Algarve and trades almost exclusively off-market.

Vilamoura

Larger, amenity-rich, centre of Algarve yacht life. Marina de Vilamoura: 825 berths plus Nova Marina
(68 superyacht berths, 20—40m, 4m depth) — the only superyacht-capable facility in the Algarve.
Residential: marina-front apartments, gated resorts (Victoria, Old Course), new-build villas including
Vasco Vieira's Senses Vilamoura. Entry €1.5M—€3M for resort villas; marina-front penthouses can
exceed €5M.

Lagos

The leading Western Algarve luxury hub. Ponta da Piedade cliffs are the trophy zone. Mario Martins-
designed cliff villas there (8 villas, completion April 2026) typify current developer ambition. Real
working town with a marina and demographic depth — not a resort.

The Conrad Meia Praia Algarve has been announced as a Hilton-branded development with circa 21
residences and a 2027 opening window (Hospitality Net, 2024 release). Operator press is the basis;
we have not independently confirmed the residence count or opening date against a Hilton press
release of 2026 vintage. Treat as announced, not delivered.
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Carvoeiro

Mid-Algarve cliff resort. Vale de Lapa enclave above the cliffs is the trophy address. Frontline 4-5
bed villas, 400-500m? built, 1,500-4,000m? plots: typically €3M—-€7M; true cliff-edge can exceed
€10M. Older-money feel, dramatic geography, still-walkable village core.

Cabanas / Tavira (Eastern Algarve)

Quieter, more authentically Portuguese, materially cheaper per metre. Ultra-luxury supply is limited

but growing. Monte Rei Golf & Country Club anchors the eastern UHNW offering (Nicklaus, 24h
security; Linked Villas & Clubhouse Residences launched April 2026 per The Portugal News).

Structurally cheaper, Faro is no further from Tavira than from Lagos, and Ria Formosa-east planning is

genuinely protective. Trophy land at a discount to the Golden Triangle lives here.

Comporta—Melides (Alentejo, not Algarve)

Appears in every serious Algarve UHNW shortlist. Comporta has saturated above €9,000/m? Capital

has rotated 20 minutes south to Melides: village townhouses €450k—€700k, hectare-plus plots

€1.2M-€3.5M, new-build contemporary from €3.5M+. Six Senses Comporta has been mentioned in
broker and trade press as a forthcoming resort with branded residences and an opening window late

this decade; the most reliable public statement is on operator pipeline pages, not a confirmed 2026

sales launch. Many of our HNW Algarve clients run a dual portfolio (Quinta do Lago primary + Melides

retreat).

Sub-region comparative summary

€/m? (avg, prime,

Entry

Sub-region . Strongest product Liquidity
asking) luxury

Quinta do Lago  ~€1,170 €25M Frontline lake/golf villa High

Vale do Lobo ~€7,712 €20M Frontline beach villa High

Vilamoura ~€£6,000 €1.5M Marina penthouse, signed Very high
villa

Lagos ~€5,500 €1.5M Cliff villa Ponta da Piedade High

Carvoeiro ~€5,000 €1.5M Vale de Lapa frontline Medium

Cabanas/Tavira ~€£3,500 €1.0M Boutique frontline apt, Monte Medium
Rei

Melides ~£7,000 €1.5M Hectare estate w/ sea view Lower /

illiquid

Numbers are idealista asking-price snapshots, not INE transaction medians. Assume a 5-15% gap.
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4. Property Types

Golden Triangle villa. 5-6 bed, 500-800m? built, 2,000-4,000m? plot, pool, sometimes a guest
annex. The market splits sharply between (a) 1990s/2000s "luxury” needing total refit and (b) post-
2018 new-builds. Buyers chronically underestimate the cost gap between the two — see Section 7.

Frontline cliff villa. Carvoeiro Vale de Lapa, Ponta da Piedade, parts of Praia da Luz. POOC can
impose up to 500m additional setback in erosion zones; DPM automatically reserves the first 50m.
Existing frontline product is grandfathered and irreplaceable. A property "next to" the cliff is not a
property with a clear view forever — verify POOC overlays and neighbour development potential.

Golf-resort home. Inside Quinta do Lago, Vale do Lobo, Vilamoura (Victoria, Old Course, Pinhal),
Monte Rei, Penina. Resale strong, gross rental yields 3%—5% before management, capital growth has
tracked or beaten the wider region.

Branded residence. The fastest-growing segment. Active 2026 product: Wyndham Grand Algarve
Residences (Quinta do Lago), Marriott Residences Algarve Salgados (entry ~€350k), Westin Salgados
Beach Resort Residences (entry ~€675k). Conrad Meia Praia (Lagos) and Anantara Vilamoura sit in
the announced/pipeline category — treat opening dates and residence counts as operator-stated,
not delivered. Branded residences trade at a 20%—35% premium over comparable unbranded
product; you are paying for concierge, rental pooling, and the brand-resale halo.

Modernist new-build. Vasco Vieira is the dominant signature (Senses Vilamoura, multiple Quinta do
Lago commissions, a Vale do Lobo project August 2025). Méario Martins leads the Lagos cliff product.
Pedro Campos Costa and Lisbon practices handle one-off commissions.

Restored quinta. Counter-cyclical. Traditional Algarvian farmhouse on 1-10 hectares, fully restored,
within 15-25 minutes of the coast. Limited supply because most well-located quintas have already
been done. €1.5M-€8M depending on land, planning rights, finish.

5. The HNW Buying Process

Lawyer first, agent second

Engage a Portuguese property lawyer before making an offer. Independent of the agent. Outside the
agent's recommended panel. Serious shortlist: PLMJ, Cuatrecasas, CMS, Vieira de Almeida with
Algarve desks; specialised Faro/Loulé practices for transactional work. Budget €8,000-€25,000 for
a single asset at this level, more if structuring is complex.

Due diligence checklist
e Caderneta Predial Urbana / Rastica — VPT, ownership, physical description.
e Certiddo Permanente do Registo Predial — charges, mortgages, easements.

e Licenga de Utilizagdo — without it you cannot legally use the property as a dwelling and you will
struggle to insure or finance.
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e Ficha Técnica de Habitagdo — technical spec for post-2004 builds.
e Energy certificate — mandatory at signing.

¢ Planning compliance — verify built area matches the licence. The Algarve has a long history of
unlicensed extensions and unpermitted pools.

¢ No outstanding IMI, condo, utilities — certified at signing.
e POOC / RAN / REN overlays — material for cliff and rural product.

e Resort covenants — community charges, rental restrictions, architectural review.

CPCV — the deposit warning

The Contrato-Promessa de Compra e Venda is signed after due diligence and triggers the deposit,
normally 10%—-30%. The deposit goes directly to the seller. Not to escrow, not to the notary, not to
a neutral account. This is the single largest structural difference from US, UK, or Swiss conveyancing.

If the seller defaults, you are entitled to double the deposit back (sinal em dobro). If you default, the
deposit is lost. There is no neutral fund. There is no escrow agent. If the seller is insolvent at the
moment of breach, "double the deposit back” is a court claim against an empty estate.

For HNW transactions, do not accept market-default. Negotiate one of:

e A bank guarantee for the deposit amount issued by the seller's bank in your favour.
e A notarial escrow account drafted explicitly into the CPCV.

e Staged release of the deposit tied to documentary milestones (e.g,, final lifting of a registered
mortgage, delivery of the energy certificate, etc.).

Standard market practice (deposit-to-seller) is acceptable only when the seller is a known
counterparty and the title is demonstrably clean. It is not acceptable for off-plan, distressed sales, or
sellers you have not personally verified.

Off-market access

A meaningful share of stock above €5M never lists publicly. Channels:

1. Engel & Volkers Private Office — discreet advisory, confidential listings.

2. Portugal Sotheby's International Realty — Vilamoura and Loulé brokerages.

3. Savills / Quinta Properties (QP Savills) — strong on Quinta do Lago and Vale do Lobo.
4. Knight Frank — Lisbon-led with Algarve coverage, strong on UK and Asian capital.

5. Christie's International Real Estate — cross-border trophy referral.

6. Independent buying agents — typically retainer + 1.5%—2.5% success fee. The cleanest way to
access pocket-listings without channel conflicts.

No single agent "owns" the Golden Triangle off-market. UHNW buyers should run two or three retained
relationships with explicit conflict rules and accept that the best stock surfaces through pre-listing
referrals, not portals.
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6. Tax — What the Law Actually Says in May 2026

For full treatment see Taxes and Costs of Buying Property in Portugal. The HNW-specific points:

IMT (acquisition tax)
The existing progressive scale applies. The top marginal rate is 7.5% on the slab above €1,150,853 for

both HPP and non-HPP residential. Above €1.15M, the rate flattens to 7.5% on the full price.

"Construir Portugal” / Lei n.° 9-A/2026, de 6 de margo: this autorizagédo legislativa — promulgated
by the President 2 March 2026, DR-published 6 March 2026 — introduces a flat 7.5% IMT on all non-
resident residential acquisitions regardless of price, with five exclusions:

1. Buyer already Portuguese tax-resident at acquisition;

2. Buyer becomes Portuguese tax-resident within 2 years (with right to IMT refund);

3. Buyer is a Portuguese emigrant acquiring housing in Portugal;

4. Property let at renda moderada (< €2,300/month) within 6 months, for at least 36 months in the
first 5 years post-acquisition;

5. Buyer in official Portuguese state service abroad.
Critical timing: the complementary decreto-lei autorizado was promulgated 12 May 2026 and must
be DR-issued by 2 September 2026. Until that publication, the flat regime is approved but not yet
operational. Confirm at signing whether the DL has been published and which IMT regime applies on

your acquisition date — it will affect your stack by anywhere from zero to €100k+ depending on price
and residency status.

Stamp duty

0.8% of the higher of declared price or VPT, payable at completion.

IMI

0.3%-0.45% of VPT (urban). Loulé, Lagos, Albufeira, Tavira, Portimao, Faro sit near the higher end.

AlMI

The Portuguese property wealth tax. Surcharge on top of IMI, applies to the aggregated VPT (tax-
assessed value, not market value) of residential urban property across all the taxpayer's Portuguese
holdings. 2026 brackets confirmed (no change vs 2025):

Individuals:
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VPT band (€) Marginal rate

Up to 600,000 0%

600,000 - 1,000,000 0.7%
1,000,000 - 2,000,000 1.0%
Above 2,000,000 1.5%

Married / civil-union (joint): deduction doubles to €1.2M; same marginal rates apply on the excess at
bands €1.2M / €2M [ €4M.

Companies: 0.4% flat to €1M of VPT, 1.0% above. Blacklist jurisdictions: 7.5%.
Two AIMI surcharges to know about:

¢ +1.5% surcharge on corporate-held property used personally by shareholders. If you take a
Madeira or Portuguese SQ structure and then use the villa as a second home, the surcharge
applies on top of the corporate base rate. This is a frequently missed cost in "Il just buy through
a company" pitches.

e 7.5% punitive rate if the holder is domiciled in a Portaria 150/2004 blacklist jurisdiction (BVI,
Cayman, Gibraltar, et al. — list updated by Ordinance 292/2025, effective 1 January 2026).

The key insight: AIMIl is on VPT, not market value. Algarve VPTs typically run 30%—60% of market
value, sometimes lower for older product. A €5M market-value villa may have a VPT of €1.5M-€2.5M
— inside the 0.7%—1.0% bands but not deep into them. For a €15M trophy, the 1.5% band starts to bite
and corporate structuring begins to make sense — but only if you can stay out of the personal-use
surcharge.

Capital gains on disposal

Since the 2023 reform (post-Hollmann, ECJ alignment), non-residents are taxed on 50% of the net
gain at general progressive IRS rates (tabela do art. 68.° CIRS, 9 brackets, top rate 48% plus 2.5%
solidarity surcharge above €80k / 5% above €250k). Foreign income is counted only for rate
determination, not as a Portuguese tax base. The old flat 28% on 100% of the gain remains nominally
available but is rarely the better choice.

This is one of the most misstated facts in real-estate marketing. If a brochure tells you "non-residents
pay 28% flat on Portuguese property gains’, the brochure is using 2022 information.

Residents: 50% inclusion at progressive rates if the property is not HPP; HPP roll-over exemption if
proceeds are reinvested in another HPP in EU/EEA within 36 months (24 retroactive + 24
prospective).

Succession

Portugal has no inheritance tax in the classical sense. There is a 10% stamp duty on transfers by
death, and lineal descendants and spouses are exempt. With the EU Succession Regulation (election
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of nationality's succession law in the deed and/or a registered Portuguese will), Portugal is unusually
clean for succession compared to France, Spain, or Italy. Interaction with home-country estate tax
(US, UK, Switzerland) is usually the more material question.

IFICI / NHR 2.0

The classic NHR closed to new applicants on 31 December 2023. The successor IFICI is narrow —
high-skill scientific research, innovation, certified start-ups, qualifying CAE codes. Foreign pensions
are not exempt under IFICI (this is the largest break from the old NHR; the old "10% on foreign
pensions for retirees" line has propagated through outdated guides and is no longer accurate). For
most passive HNW second-home buyers, IFICI does not apply. If you are also considering Portuguese
tax residency, treat it as a separate decision tree.

7. Ownership Structures

Full treatment: see Buying as Individual vs Through a Company. The HNW-relevant summary:

For a single luxury home held as a family second home, direct personal ownership with an EU
Succession Regulation election is usually optimal. Corporate structures add cost (annual accounts,
CIT exposure, share-transfer formalities, the AIMI personal-use surcharge) that rarely repay
themselves at the single-asset level.

For a portfolio of three or more Portuguese assets, or where succession planning is non-trivial
(mixed-nationality marriages, minor children, non-EU domiciles with US estate-tax exposure),
corporate or hybrid structuring becomes worthwhile.

What you should not do without specific advice: hold through a BVI, Cayman, Gibraltar, Marshall
Islands, or other Portaria 150/2004 blacklist entity. The 7.5% punitive AIMI rate obliterates any
structuring benefit. Hong Kong, Liechtenstein, and Uruguay were removed from the blacklist effective
1 January 2026 (Ordinance 292/2025), narrowing the list but not opening the door.

8. Concierge, Marinas, Aviation

Marinas

¢ Vilamoura — 825 berths plus Nova Marina (68 superyacht berths, 20—-40m, 4m depth). The only
superyacht-capable marina in the Algarve.

e Lagos — fully serviced, ~460 berths, smaller draft.
e Albufeira — ~475 berths, recreational scale.

e Portimao — commercial port plus marina, deeper draft, less curated.

Berth purchase (long-term concession) at Vilamoura is possible but capped and increasingly tight.
Medium-term annual contracts are the more common HNW path, packaged with crewing and
provisioning.
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Aviation

Faro Airport (FAO/LPFR) — full international and private aviation, Omni Handling 24/7. Direct seasonal
links from Newark (United), London, Dublin, Geneva, Zurich, plus year-round links to European hubs.
Aerédromo de Tire — small private airfield near Vilamoura, used principally by helicopters and light
aircraft. Helicopter Faro—Quinta do Lago / Vale do Lobo / Vilamoura is a 6-10 minute flight and a
routine peak-summer move.

Concierge

Mature but fragmented. Enquinta, Algarve Luxury Concierge, Holiday Breeze (with optional close-
protection officers), Revigorate. Branded residences (Wyndham, Conrad, Anantara, Marriott) bundle
concierge into the management fee. Vet data handling carefully if the operator aggregates multiple
HNW households — calendar, travel, supplier rosters, household routines are operational intelligence.

9. Architects and Renovation

Active practices at the top end: Vasco Vieira Arquitectos (Almancil) is the dominant signature in
modern Algarve luxury. Mario Martins (Lagos) leads cliff product. Pedro Campos Costa for one-off
commissions. Boutique Faro / Loulé practices handle traditional-contemporary restorations.

Renovation cost benchmarks (2026)

Scope Cost per m? built
Cosmetic refresh (paint, fixtures, light kitchen) £500-€800
Standard renovation (kitchen, bathrooms, finishes) €1,000-€1,500
Full structural overhaul €1500-€2,500
Luxury new-build (Quinta do Lago / Vale do Lobo standard) £€3,000-€4,500
Trophy / signed-architect new-build €4,500-€7,000+

Architecture and engineering fees: 6%—10% of build, sometimes higher for signature commissions. Lei
n.° 9-A/2026 cuts VAT to 6% on qualifying residential construction and rehabilitation for sale
<€660,982 or rental <€2,300/month — a material saving on the affordable end, but most Quinta do
Lago / Vale do Lobo luxury new-builds will not qualify because they breach the price cap. Confirm
scope eligibility with your architect and tax advisor before underwriting the 6% rate into a budget.

Planning timelines
e Existing licensed footprint, internal works only: 3—9 months.
e Extension within existing planning: 9-18 months.

¢ New-build on existing licensed plot: 18—36 months from architect to keys.
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e New-build requiring planning amendment or PIP: 24—-48+ months, often longer.

Six municipalities at the prime end (Loulé, Faro, Albufeira, Lagoa, Lagos, Tavira), each with different

speed and disposition. Loulé (Quinta do Lago, Vale do Lobo, Almancil) is the most procedurally heavy;

Tavira the most pragmatic.

10. 2026 Pipeline — Announced, Not Delivered

Development Location Status Notes

Senses Vilamoura Vilamoura Active sales Vasco Vieira; three typologies

Ponta da Piedade Villas Lagos Completing Mério Martins; 8 cliff villas

April 2026

Wyndham Grand Quinta do Active Registry Collection membership

Algarve Residences Lago

Marriott Residences Salgados Active Entry ~€350k

Algarve Salgados

Westin Salgados Beach Salgados Active Entry ~€675k

Resort Residences

Conrad Meia Praia Lagos Announced Hilton-branded; opening per operator

Algarve statements; verify residence count and date
against current Hilton release before
committing

Six Senses Comporta Comporta Announced / Operator pipeline; sales launch and opening

pipeline dates have been quoted variously in trade

press — confirm directly with the developer

Linked Villas & East Launched Nicklaus course; 24/7 security

Clubhouse Residences Algarve April 2026

(Monte Rei)

Spatia Melides Melides Active 170-ha estate

Cabanas Garden / Cabanas / Active Frontline Ria Formosa positioning

Fortaleza Residence Tavira

Branded-residence and pre-construction product has a track record of delay in the Algarve. Build

delay clauses (typically 6 months grace, then per-day penalties) into the CPCV. Verify the

developer's prior delivery record. Operator press releases are marketing assets, not project

commitments.
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1. Red Flags at the Top End

1. Provenance gaps. A meaningful share of trophy stock has unlicensed extensions, unpermitted
pools, or footprint inconsistencies between Caderneta and registry. Lawyer-led survey is non-
negotiable.

2. Aging "luxury” needing total refit. Many 1990s/2000s villas marketed as luxury have failed
automation, dated bathrooms, chronic damp, cracked terraces, single-glazed apertures, pools
nearing renewal. Budget €IM—€2M of refit on top of a €4M asking for honest comparability with a
new-build.

3. Frontline planning constraint. POOC overlays change. Neighbour development potential matters
more than the immediate view.

4. Resort covenants. Each gated estate has its own architectural review and rental restrictions. A
villa that cannot be short-let is materially less liquid.

5. AIMlI surprise. Three or more Portuguese assets through a single individual or couple frequently
lands in the 1.0% band by year two — and a personal-use corporate structure adds 1.5%.

6. Construction-quality variance. Small number of excellent contractors, long tail of mediocre
ones. Architect first, then let the architect lead contractor selection.

7. Off-plan delay. Build delay clauses into the CPCV. Verify prior delivery.
8. Hidden seller debts. IMI, condo, water, electricity can attach to the property post-completion if
not certified at signing.

9. FX timing. Non-EUR buyers should pre-arrange FX with a specialist. On a €5M purchase the
spread vs retail bank rates is €50k—€150k.

For a fuller treatment of structural risk and priced mitigations, see The Risk-Averse Buyer Guide. For
the agent-conflict dimension specifically, see What Most Real Estate Agents Won't Tell You.

12. Selling at the Top

Trophy and ultra-luxury exits behave differently from the wider market.

e Timeline. 6 to 24 months realistic for a clean €5M+ Golden Triangle villa at market. Mispriced
product sits indefinitely.

e Pricing strategy. Single-shot pricing by an experienced agent works better than iterative
reductions. Each reduction signals weakness to a thin buyer pool.

e Agent panel. Two or three agents (one international — Sotheby's, Engel & Volkers, Knight Frank,
Christie's; one Algarve specialist — QP Savills, Fine & Country, Berkshire Hathaway). Sole-agency
at the top end is rare except for confidentiality reasons.

e Off-market preference. Sellers above €5M typically run a 60-120 day off-market window first.

e Marketing assets. Drone, twilight, lifestyle video, floor plans, architectural file,
English/German/French copy are table stakes.
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¢ Tax planning at sale. Non-residents: 50% inclusion at IRS scale (see Section 6). Plan the sale year
and structure with the lawyer and tax advisor 12+ months out. If you are between IFICI and
standard-resident treatment, the timing of disposal materially affects the take-home.

13. Legal Nuances at the Top End

RAN / REN / Natura 2000. RAN protects agricultural land; REN protects ecologically sensitive land.
2025 land-law reforms eased construction on rustic land in some scenarios but explicitly excluded
RAN, REN, and Natura 2000 zones. A partially RAN/REN plot means multi-year reclassification or
accepting the constraint.

Beach setbacks. DPM reserves the first 50m landward of the highest tide line as public domain.
POOC plans add setback bands (up to 500m in erosion-prone sectors) and dictate density, height,
renovation scope. New-build directly on the cliff edge is virtually impossible to license; existing
licensed product is the only realistic way in.

Affordable-housing allocation on rustic land. Recent framework requires large new development on
rustic land to allocate a share to public or affordable housing. Existing luxury resorts are
grandfathered; new ones face RAN exclusion procedures.

Forced heirship and the EU Succession Regulation. Portuguese succession reserves a portion of the
estate for spouse and lineal descendants. Buyers domiciled in testamentary-freedom countries (UK,
US) should formally elect home-country law via the EU Succession Regulation in their will and register
a Portuguese will referencing the election.

Beneficial ownership (RCBE). Corporate purchasers must disclose ultimate beneficial owners.
Lawyers conduct enhanced due diligence (source of funds, source of wealth) on transactions above
€200,000; at HNW level expect comprehensive bank-grade KYC.

14. Closing — What You Do This Quarter

The Algarve has become more expensive, more international, and more legally complex over the past
five years. The supply side has not changed: Quinta do Lago will not get bigger, Vale do Lobo will not
get bigger, the Lagos cliff zone is regulator-constrained, Monte Rei has finite plot inventory. That is
both the case for the asset class and the case for caution at entry. Buy the right thing once, with the
right legal and tax structure, and hold it. The market rewards patience and punishes haste at the top.

Five things that matter more than the brochure copy:

1. Choose sub-region by lifestyle and usage, not by price per metre. A €11k/m? Quinta do Lago
villa you visit four weeks a year is worse than a €5k/m? Carvoeiro cliff villa you actually live in.

2. Lawyer first. Then agent. Then structure. Do not invert this order. Negotiate the CPCV deposit
mechanism (bank guarantee or escrow) before you sign anything. Standard market practice is a
structural risk.
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3. Underwrite to renovation reality. Buyers chronically underestimate the cost gap between 1990s
product and current-standard new-build. The €4M aging villa is rarely cheaper than the €6M
post-2018 build when the refit is honestly priced.

4. Treat AIMI as a structural carrying cost. Including the +1.5% personal-use surcharge if you go
corporate and use the asset yourself. Budget 9% on top of headline for acquisition, then a
recurring 1%—1.6% of asset value annually for full carry.

5. Plan the exit at entry. Five-year hold minimum to outrun the round-trip friction. Sale-year tax
structuring matters. The 50% inclusion rule on disposal is your real after-tax exit, not the gross
gain.

If you have already signed a CPCV with seller-direct deposit on an asset above €1M, that is the call to
make this week — not next quarter.

Related reading

e Buying as Individual vs Through a Company — when corporate makes sense at HNW level and
when it costs you the 1.5% personal-use surcharge.

e Where to Buy in the Algarve — full sub-region treatment with lifestyle-and-investment overlays.

e Taxes and Costs of Buying Property in Portugal — IMT brackets, AIMI math, Lei 9-A/2026 detail,
capital-gains worked examples.

e The Risk-Averse Buyer Guide — seven-category risk framework with priced mitigations.

e \What Most Real Estate Agents Won't Tell You — the structural conflicts in the Algarve agent
ecosystem and how to neutralise them.

How 2nd Haus Can Help

2nd Haus is a buyer-side advisory. For HNW and UHNW buyers entering the Algarve at €IM+, we run a
retained engagement that covers:

e Off-market access through our independent agent network across Quinta do Lago, Vale do Lobo,
Vilamoura, Lagos, Carvoeiro, and the eastern coast — without channel conflicts.

e CPCV negotiation including bank-guarantee and notarial-escrow language on the deposit
mechanism.

¢ Tax and ownership-structure modelling in collaboration with your Portuguese and home-
country advisors — including the AIMI personal-use trap and the Lei 9-A/2026 exclusions.

e Renovation underwriting with realistic per-m? benchmarks and architect-led contractor
selection.

We work on a transparent fee model (retainer plus capped success fee) and we do not take
commissions from sellers’ agents. To discuss a specific search or audit an asset you are already
evaluating, contact us at hello@2ndhaus.pt.
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Sources

Primary

Lei n.° 9-A/2026, de 6 de margo — Diario da RepuUblica
Portal das Finangas — IMT Jovem

Banco de Portugal — LTV, DSTI and maturity limits

DL n.° 76/2024, de 23 de outubro — DR (PDF)

EU Regulation 2024/1028 — EUR-Lex

INE — Estatisticas de Pregos da Habitagao ao Nivel Local

Professional / specialist commentary

PwC — IMT novas tabelas praticas 2026

Cuatrecasas — Reduced VAT & housing tax benefits

OCC — IRS tributacéo das mais-valias imobiliarias auferidas por néo residentes
QP Savills — Algarve Luxury Residential Market Report Jan 2026 (PDF)

Antas da Cunha Ecija — DL 76/2024 commentary

Market / further reading

Verified against CANONICAL_FACTS.md (2026-05-15). This guide is provided for general
informational purposes only and does not constitute legal, tax, financial, or investment advice. IMT,
AIM|, and planning-law positions are subject to change; verify current law with a qualified Portuguese
lawyer and tax advisor before transacting. Lei n.° 9-A/2026 contains five exclusions to the flat 7.5%
non-resident IMT and the complementary decreto-lei autorizado must be DR-published by 2

idealista — Quinta do Lago luxury living and property prices

idealista — Algarve branded residences 2026

Hospitality Net — Hilton signs Conrad Meia Praia Algarve

The Portugal News — Monte Rei Linked Villas & Clubhouse Residences launch
Boat International — Vilamoura Nova Marina

Vasco Vieira Arquitectos

Senses Vilamoura

Engel & Volkers Private Office

Sotheby's International Realty — 2026 Luxury Outlook Report

September 2026 — confirm the position on your acquisition date.

Last updated: 15 May 2026.
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https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
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://files.diariodarepublica.pt/1s/2024/10/20600/0000300031.pdf
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
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.cuatrecasas.com/en/global/tax/art/reduced-vat-tax-benefits-housing
https://occ.pt/pt-pt/noticias/irs-tributacao-das-mais-valias-imobiliarias-auferidas-por-nao-residentes
https://quintaproperty.com/wp-content/uploads/2026/01/QP-Savills-January-2026-Market-Report-2.pdf
https://adcecija.pt/decreto-lei-76-2024-23-outubro-alteracoes-alojamento-local/
https://www.idealista.pt/en/news/lifestyle-portugal/2026/04/27/258-quinta-do-lago-portugal-golf-beaches-and-fabulous-homes
https://www.idealista.pt/en/news/luxury-real-estate-in-portugal/2026/02/18/73786-algarve-branded-residences-luxury-wellness-and-coastal-living-in-2026
https://www.hospitalitynet.org/announcement/41014108.html
https://www.theportugalnews.com/news/2026-04-21/from-announces-the-launch-of-the-linked-villas-and-clubhouse-residences-at-monte-rei-golf-country-club/1010535
https://www.boatinternational.com/boat-presents/vilamoura-nova-marina-portugal-algarve-superyacht-port
https://vascovieiraarquitectos.com/about
https://sensesvilamoura.com/
https://www.evprivateoffice.com/
https://www.prnewswire.com/news-releases/sothebys-international-realty-releases-2026-luxury-outlook-report-shows-luxury-residences-leading-the-years-real-estate-market-302655246.html

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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