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TL;DR
The deed is the tip of the iceberg. The Caderneta Predial, Certidão Permanente, Licença de

Habitação, Ficha Técnica, Energy Certificate and approved plans must all agree — when they do

not, the cost to reconcile typically runs €5,000–€60,000 and can reach demolition.

Most "the lawyer hopefully checked" failures are documents the lawyer never asked the câmara

for: planta de condicionantes, urbanism file, AL containment confirmation, ARU eligibility, borehole

alvará.

Read this as a verification checklist for your lawyer's work. If they tell you "all clear" without

producing the documents below, that is a finding.

Typical legalisation cost for a retrofit pool or annex in 2026: €2,000–€10,000 in fees and technical

work over 6 months to 3 years — if the câmara permits it. Where setbacks, POC, RAN or REN make

legalisation impossible, demolition is the only legal route.

Introduction: Documentation Is What the Lawyer
Hopefully Checked
Buying a Portuguese property is, on the legal side, mostly about reconciling documents the seller has

not looked at in fifteen years. The escritura is a single page; underneath sit the tax matrix at the AT,

the registry at the Conservatória, the urbanism file at the câmara, the energy certificate at ADENE,

the borehole licence at the APA, any inheritance or co-ownership entries on title, and the AL register

at Turismo de Portugal. Each one can be wrong, missing, expired or out of sync with the others. If any

one is, you can complete the deed and inherit a problem that costs €10,000–€100,000 to fix, blocks

your next mortgage, prevents resale, or — in setback or protection-band cases — ends in a

demolition order.

Most of this checking is delegated to a lawyer the buyer met online and never sees. Where the lawyer

is independent and paid only by the buyer, the work below usually gets done. Where the lawyer is the

agent's friend, paid €1,200 flat, on fifteen current files, it usually does not. This guide assumes the

second case and gives you a verification list that works for either.

This is the specialist documentation companion to our general buying-mistakes guide. CPCV, lawyer-

selection and wire-fraud basics are covered in Mistakes to Avoid When Buying Property in Portugal.

What follows is the paperwork.

The 30 Most Common Documentation Mistakes

1. Buying a property with illegal extensions

The closed-in terrace, attic bedroom, converted basement, back-yard pool, or garden annex — none

in the projeto aprovado at the câmara. The seller will tell you it has been "like this for thirty years."
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That does not protect you. Once the property is in your name, the illegality is yours, including

retroactive IMI reassessment by the AT.

The test: do the Caderneta Predial, Certidão Permanente and projeto aprovado all describe the same

property? If the caderneta says 120 m² and the property is plainly 180 m², something has been added.

Request the full urbanism file before signing the CPCV — not after.

2. No Licença de Habitação (or the wrong one)

The Licença de Habitação (also Licença de Utilização or habite-se) certifies the building is fit for

habitation under the approved plans. Without it, banks refuse mortgages, the deed cannot proceed

normally, and you cannot legally rent under the NRAU.

Properties built before 7 August 1951 are exempt. The licence has no expiry, but works altering the

project trigger a new licence requirement. Red flags: a licence for "armazém" or "comércio" when the

property is now a dwelling; two floors licensed when there are three; main house licensed with an

unlicensed annex on the same matrícula.

3. Ficha Técnica de Habitação missing

The FTH describes the technical and functional characteristics of each fraction — materials,

structural engineer, specs — mandatory under DL 68/2004 for buildings constructed or substantially

altered after 30 March 2004.

Since 1 January 2024 the obligation to exhibit the FTH at the deed is removed; the obligation for it to

exist is maintained. The notary will not block your deed for its absence, but demand it anyway —

without it you have no record of materials or trades responsible, needed for warranty claims,

insurance and resale.

4. Energy Certificate expired or for the wrong configuration

Under DL 101-D/2020 a valid CE from an ADENE-accredited expert is mandatory before a property is

advertised for sale or rent. Validity: 10 years residential, 6 years services. Ratings A+ to F. Fines for

advertising without one: €250–€3,740 for individuals, up to €44,890 for companies. A valid CE is

also a precondition for AL applications, rehabilitation grants and ARU rental-income rate benefits. An

expired CE signals weak documentation hygiene across the whole file.

5. Caderneta Predial not updated

The Caderneta Predial Urbana is the AT tax record accessible via Portal das Finanças: matricial

number, address, owner, gross construction area, dependent area, room count, VPT.

It should reflect the property's current state. It often does not. Mismatches produce three parallel

problems: incorrect (usually too low) IMI that the AT can reassess retroactively against the new

owner; inability to legalise additions without updating the matrix first; and a chain-of-title defect the

next buyer's lawyer will catch on resale.
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6. Certidão Permanente do Registo Predial outdated

The Certidão Permanente is the live Conservatória extract: legal description, current owner,

hipotecas, penhoras, registered easements. Online via Predial Online, €15, valid 6 months.

Signing CPCV based on a certidão 8 or 12 months old is the mistake — a lien, divorce, death or court

attachment may have intervened. Demand a certidão dated within 30 days at CPCV and a fresh one

on deed day. After the deed, request a new one in your name and confirm registration is complete,

not provisional.

7. Buying RAN or REN land thinking "potential" means construction

Two overlay regimes constrain rural land. RAN (Reserva Agrícola Nacional) protects high-value

agricultural soils: construction is prohibited as a general rule, with narrow exceptions on binding RAN-

entity opinion. REN (Reserva Ecológica Nacional) protects wetlands, dunes, steep slopes,

watercourses and flood zones: subdivision, urbanisation and construction are not permitted unless

compatible with ecological objectives and of relevant public interest.

Agents will call rustic plots "viable for construction" because they have been told there is "potential."

The only documents that matter are a certidão de viabilidade construtiva or, better, a PIP (pedido de

informação prévia) lodged with the câmara naming the project. Anything else is sales talk.

8. Buying near the coast without checking POC setbacks

POOC (now POC — Programa da Orla Costeira) override municipal plans in a coastal strip of minimum

500 m on land (up to 1,000 m where biophysical protection requires). They establish Safeguard

Bands prohibiting or conditioning new construction.

If you are buying within sight of the sea — Algarve, Alentejo coast, Lisbon coast, Silver Coast — obtain

a planta de condicionantes against the POC overlay. Coastal erosion has accelerated reclassifications

since 2017: properties licensed in the 1980s now sit in non aedificandi bands where replacement,

expansion or even a pool can be refused. The single most expensive overlay foreign buyers miss.

9. Buying in an ARU without claiming the tax benefits

ARU (Áreas de Reabilitação Urbana) are municipal zones to incentivise rehabilitation. Benefits: IMT

exemption on acquisition for rehab and on first post-rehab transfer, IMI exemption 3 years (+5), 6%

VAT on rehab works, 5% IRS rate on rental income, 5% on capital gains.

They are not automatic. IMT exemption must be requested before the deed via Modelo 1; IMI

requires application after works with documentation. Lisbon, Porto, Faro, Tavira, Lagos, Loulé, Olhão,

Vila Real de Santo António, Évora, Coimbra and many smaller towns have active perimeters, several

widened in 2026.

10. Heritage classification surprises

Properties classified as monuments, imóveis de interesse público or imóveis de interesse municipal

— and any property inside a protection zone — face strict intervention rules. Once a property is even
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in the process of classification, licensing for construction or demolition is suspended. In protection

zones no licence is granted without prior favourable opinion of DGPC or the municipal equivalent.

In the historic centres of Tavira, Lagos, Évora, Guimarães, Sintra or Porto, expect façade colour,

window frames, roof tiles, balcony rails and AC unit placement to be regulated. A €20,000 façade

budget can become €60,000; a 4-month project can stretch to 14.

11. Septic tank legality in rural properties

Rural properties without municipal sewer rely on a fossa séptica. It must be properly sized, properly

located (minimum distances from boreholes, neighbours and watercourses), and ideally paired with

an infiltration field or biological tertiary unit. Many older fossas are concrete pits with no permeable

bottom — illegal and groundwater-polluting.

Ask whether the fossa is licensed, where the as-built drawings are, when it was last emptied (limpeza

periódica is mandatory and recorded), and whether it meets current discharge standards. When

municipal sewer arrives, connection is compulsory and the fossa must be deactivated.

12. Boreholes and wells without licensing

A borehole or well is a utilização privativa de recursos hídricos requiring a Título de Utilização de

Recursos Hídricos from the APA. For new boreholes: prior communication to APA before drilling,

submission of technical elements, certificate of licensing (alvará). For existing boreholes: demand the

alvará from the seller and transfer it to your name at the APA after the escritura. Unlicensed

boreholes attract fines and, increasingly in the Algarve, sealing orders during drought emergency

regulations.

13. Solar panels installed without communication

Self-consumption PV systems are governed by DL 15/2022, scaled by power:

Up to 700 W: no registration or communication required.

700 W – 30 kW: prior communication to DGEG via the SERUP platform, by a certified installer.

30 kW – 1 MW: production licence required.

Most residential rooftops fall in the 700 W – 30 kW band. Buying a property with panels installed by

the previous owner with no SERUP record leaves the connection irregular and may complicate

insurance and grid contracts. Demand the comunicação prévia receipt and certificate of conformity

at CPCV.

14. Pool added without licence — the unpermitted-works trap

Pools are licensed by the câmara: architectural project, technical specs, and prior communication or

full licensing depending on size. An unpermitted pool can usually be legalised if it complies with

setbacks and impermeable-area limits — €2,000–€10,000 in fees and technical work, 6 months to 3

years. If it encroaches on public area, violates POC setback or sits in RAN/REN, demolition is the only

legal outcome.
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DL 10/2024 (the construction-regime reform in force since 2024) clarified that liability for

unpermitted works runs with the property, not the original owner. Once you sign, the câmara's

enforcement notice arrives in your name regardless of who built it. A pool also increases gross

construction or impermeable area, which should trigger a Caderneta update and VPT recalculation;

not doing so creates a parallel illegality at the AT.

15. Annex and outbuilding additions

The same logic applies to annexes, garages, sheds above a certain footprint, pergolas with permanent

roofing and barbecue kitchens. Rule of thumb: anything with foundations and a permanent roof is a

building requiring a licence or prior communication, scaled by size and the RMUE. Such constructions

are extremely common in rural Algarve, Alentejo and the Silver Coast.

Legalisation: €850–€1,500 for simple cases plus municipal fees; €3,000+ for full architectural,

structural, electrical and hydraulic projects if habitable. The câmara may take a year. Refusal, where

the construction sits in non-buildable area or violates setbacks, leads to demolition — a cost the

seller will not carry.

16. Wrong VPT for actual property size

The VPT is the fiscal value used for IMI and IMT, set by AT formula on gross construction area, location,

quality, age and use coefficients. If the matrix understates the property — undeclared pool, attic

conversion, annex — the VPT is wrong and IMI is under-paid.

Two outcomes: the AT detects the discrepancy and reassesses retroactively against the current

owner; or the next buyer's lawyer flags it and demands regularisation before sale. Conversely, if the

VPT is too high (common after the 2012 general reassessment), request a re-evaluation. A lower VPT

cuts IMI for three years; the request can only be repeated three years after the last evaluation.

17. Assuming AL transfers, or assuming it does not

This one cuts both ways depending on which forum the buyer read. The correct rule, in force since DL

76/2024 of 23 October 2024 (effective 1 November 2024): AL licences are transferable nationally

when a property is sold. The old non-transferability rule, and the CEAL contribution, were repealed.

AL registrations are now permanent, subject only to municipal containment.

But "transferable" is not "automatic and unconditional." In containment-zoning municipalities —

Lisbon, Porto, Sintra, Vila Nova de Gaia, and several Algarve and coastal councils — local regulations

can attach conditions or, in frozen perimeters, prohibit transfer entirely. Separately, EU Regulation

2024/1028 applies from 20 May 2026, forcing platforms to delist any listing without a valid

registration number; an AL with a lapsed RNAL is now invisible commercially.

Before signing the CPCV, your lawyer should obtain written confirmation from the câmara that the

existing AL licence is valid, current, and transferable under the rules in force on deed date. In a frozen

perimeter, the existing licence is the only path to short-term rental income — its loss on a

technicality changes the economics entirely.
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18. Easements not in the registry

A servidão is a right one property has over another — passage, well-sharing, drainage, power-line

crossing — and should be registered against both the dominant and servient tenements. Many

Portuguese easements are de facto: the neighbour has crossed your land for forty years without

contest, never registered. They still bind you, often via usucapião (acquisitive prescription).

Walk the boundary. Look for tracks, water pipes, poles, paths used by neighbours. Ask the seller in

writing about rights of passage, well-sharing or shared walls. Read the certidão for "ónus" entries. Any

easement on the ground but not in the registry must be registered or formally extinguished before

the deed, or you inherit the dispute.

19. Servidões administrativas and unrecorded public rights

Beyond private easements there are servidões administrativas — public rights affecting the property

by law, without a specific registry entry. High-voltage corridors, gas pipelines, motorway protection

zones, airport approach corridors, military zones, water-source protection perimeters. None appear

in the certidão; all constrain what you can build. Your lawyer should request a planta de

condicionantes from the câmara overlaying these on the parcel. Cost: €20–€60. Frequency it gets

requested in mediocre files: roughly never.

20. Property not registered in the seller's name

Surprisingly often, the seller is not the registered owner. Common cases: the property remains in a

deceased parent's name and the seller is an heir without completed partilha; an earlier sale's

registration was never lodged ("saltos no registo"); the registered owner is a dissolved company.

The remedy is straightforward but slow: reconstruct and register the chain of title before the new sale

completes. Allow 3–6 months. Never sign a CPCV with a hold-clause promising to fix it later — either

the seller fixes it before the deed, or you walk.

21. Inheritance not concluded — selling before partilha

When someone dies, the herança passes to the heirs in indivision until partilha. Until then, no heir can

sell "their share" of a specific property, and the estate can only sell with unanimous consent of all

heirs and the surviving spouse (meeiro/a).

Mistake: signing a CPCV with one heir who claims to "speak for the family." You need either (a) partilha

complete and registered, with the property attributed to the seller, or (b) every heir, every spouse,

and any guardians of minor heirs co-signing. The Balcão de Heranças at the IRN handles habilitação

de herdeiros, partilha and registo in one procedure for around €425 plus per-asset fees.

22. Co-ownership without all consents

Properties can be co-owned (compropriedade) for many reasons — joint purchase by partners,

unresolved divorce splits, business partners. A single co-owner cannot sell the whole property, only

their share, and that share is subject to the pre-emption right (direito de preferência) of the others.

To sell the whole property cleanly: all co-owners sign, or one buys out the other, or the property is

partitioned (divisão de coisa comum) by agreement or judicially.
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23. Spousal regime issues (regime de bens)

By default Portuguese couples marry under comunhão de adquiridos: most assets acquired during

marriage are common, requiring both spouses to sign even if registered in one name. Comunhão geral

and separação de bens change the answer. A property acquired before marriage under separação

remains solely the owner's; one acquired during marriage under comunhão geral or de adquiridos

generally does not.

If the seller is married, verify the regime via the casamento registration or pre-nuptial agreement and

ensure the spouse co-signs where required. Foreign sellers married abroad need conflict-of-laws

checking — the applicable regime in Portugal is determined by the Civil Code, not by what the couple

believes their regime to be.

24. Power of attorney expired or insufficient

A procuração for the seller's representative must be: (a) valid in form — public deed for sale of

immovable property; (b) sufficient in scope — explicit power to sell, identify the property if possible,

authorise receipt of price and signing; (c) not expired — many include an internal expiry; check it; (d)

not revoked — verify via fresh certidão of the notary's archive.

Procurações issued abroad must be in public form under their country's law and bear the Apostille of

The Hague (or consular legalisation for non-Hague countries). Without the apostille, no legal effect in

Portugal. Non-Portuguese procurações require certified translation authenticated before a

Portuguese notary or lawyer. Best practice: re-issue within 90 days of the planned deed, with a 12-

month internal expiry and the specific property identified.

25. Apostille missing on foreign documents

The same apostille rule applies to every foreign document used at the deed: birth certificates,

marriage certificates, certificates of no impediment, company certificates for corporate buyers,

signature authentications. The apostille is issued by the competent authority in the country of origin

(Procuradoria-Geral da República in Portugal, Secretary of State in the US, FCDO in the UK). Non-

Hague countries require consular legalisation.

A common and expensive mistake: arriving for the deed with documents that look right but are not

apostilled. The notary refuses; the deed is delayed by weeks. International couriers, re-issued

documents and re-booked flights routinely add €1,500–€3,000 of avoidable cost.

26. Failed or delayed registration after the deed

In Portugal, the deed transfers title; the registry makes the title opposable to third parties. If

registration is not completed at the Conservatória within 30 days, the buyer is exposed — a faster

competing registration takes priority. If the seller, in bad faith, sells the same property twice, the

second buyer who registers first wins.

Standard practice: notary or buyer's lawyer lodges registration the same day or the day after, and the

buyer receives a Certidão Permanente in their name within 1–2 weeks. Always confirm in writing that

registration is complete, not "submitted," before considering the transaction closed.
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27. Mortgage registration mis-sequenced

If you are financing, the bank's hipoteca must be registered in the same act as the acquisition or

immediately after, and in correct rank. Delay creates a window in which the bank's security is

imperfect, sometimes triggering a loan breach or exposing both bank and buyer to intervening

creditors. Confirm both registrations are complete and in correct order before closing the file with

the bank.

28. IMT exemption application missed (Jovem, ARU, others)

IMT is paid before the deed on a self-assessment basis. Material exemptions in 2026:

IMT Jovem: buyers up to 35 acquiring their first HPP — full exemption up to €330,539, partial

exemption from €330,539 to €660,982 (only the excess taxed, at 8% marginal). Above

€660,982 the benefit ends.

HPP first-bracket exemption: acquisitions of own-and-only permanent residence are exempt

from IMT up to €106,346 in 2026 (updated +2% from 2025 by OE 2026).

ARU rehabilitation: IMT exemption on acquisition for rehab and on first post-rehab transfer.

Madeira/Azores incentives and various municipal exemptions.

The mistake: applying for the exemption after the deed when pre-deed application was required.

Recovery is hard, sometimes impossible. ARU exemptions in particular must be requested before the

act, with documentation proving ARU location and a commitment to rehabilitate within the legal

deadline. Ask your lawyer in writing about every exemption that could apply, before they submit the

IMT.

29. Habitação Própria Permanente designation not registered

For your permanent home (HPP), register it as such with the AT — for IMI relief in certain bands and

family situations, and for IRS purposes (capital-gains rollover on resale, mortgage-interest deduction

under transitional regimes). Done at the Portal das Finanças under "Imóveis," with fiscal address

updated to match.

Foreign buyers often forget this because they do not yet live in Portugal full-time. To claim HPP your

fiscal address must reflect reality, you must actually live there, and you must do it within the post-

deed deadlines.

30. Council tax address not updated

Even if the property is not your HPP, update the IMI correspondence address so the annual bill

reaches you. Otherwise it goes to the previous owner or an old address, accumulates with interest,

and surfaces three years later as an enforcement action against the property. Update fiscal address

at the Portal das Finanças and the correspondence address with the câmara for any municipal taxes.
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Each Document Explained

Document What it shows Where to get it
Cost

(2026)
Validity

Caderneta

Predial Urbana

Tax matrix: matricial number,

address, owner of record, GFA,

VPT, last evaluation year

Portal das

Finanças (own

access) or AT in

person

Free (own);

copy €15

(third

party)

Live

document;

should be < 6

months old at

deed

Certidão

Permanente do

Registo Predial

Legal description, current

owner, liens, charges, registered

easements

Predial Online €15 online /

€20 in

person

6 months

Licença de

Habitação

(Habite-se)

That the building is fit for

habitation per approved plans

Câmara Municipal Varies;

legalisation

processes

~€700

average

No expiry

unless works

alter project

Ficha Técnica

de Habitação

Technical/functional spec of

fraction, materials, responsible

professionals

Developer/builder;

câmara archive

(post-2004)

Varies Permanent

record

Certificado

Energético

Energy rating A+ to F,

recommendations

ADENE-accredited

expert

€100–

€600

typical

10 years

(residential) /

6 years

(services)

Plantas / Projeto

Aprovado

Architectural plans on file Câmara archive Per-plan

fee

Permanent

(legalisations

alter it)

Urbanism file /

Construction

history

All licences, prior comms,

infractions on the property

Câmara urbanism

office

Per-

document

fee

Permanent

record

Planta de

Condicionantes

Overlay of

RAN/REN/POC/heritage/utility

servitudes

Câmara €20–€60

typical

Snapshot —

re-request

near deed

Título de

Utilização de

Recursos

Hídricos

Borehole/well licence APA Varies Per alvará

terms

Registo

Nacional de AL

(if applicable)

AL registration number,

address, holder, status

Turismo de

Portugal RNAL

portal

Free to

consult

Live
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Lawyer Verification Checklist
The most useful version of this guide is the version you hand to your lawyer, ask them to sign next to

each line, and review before the CPCV.

Document Where to look Red flags
Demand from

seller before CPCV

Caderneta Predial Portal das

Finanças extract

dated < 30 days

GFA much smaller than physical reality;

"omisso" notes; "prédio em construção"

still showing on a finished house

Updated caderneta

showing all areas

Certidão

Permanente

Predial Online live Liens unredeemed, ongoing court

entries, owner not the seller,

"compropriedade" without all parties

Fresh certidão

dated < 60 days

Licença de

Habitação

Câmara archive Date pre-1951 with no exemption claim;

licence for different use class; partial

licence covering only one floor

Copy of licença +

matching plans

Ficha Técnica Câmara (post-

2004 buildings)

Missing for buildings demonstrably

post-2004

FTH copy or sworn

declaration why

exempt

Certificado

Energético

ADENE database

via certificate

number

Expired; for previous configuration;

class F with no transition path

Current CE in

seller's name

Plantas Câmara archive Manual annotations not stamped;

missing alvarás for visible additions

Full set, with date

stamps

Planta de

Condicionantes

Câmara RAN/REN/POC/heritage overlays not

flagged in listing

Map with overlays

for the parcel

Borehole alvará APA Borehole exists but no alvará Alvará or

commitment to

legalise

AL Licence (if

relevant)

RNAL + câmara

confirmation

Containment zone; non-compliant;

suspended

Written câmara

confirmation of

transferability

Condominium

minutes

(apartments)

Last 3 years of

acta de

assembleia

Pending derramas; ongoing litigation;

arrears of seller

Declaration of

debts + minutes

The most powerful protective clause in your CPCV makes the contract conditional on: (i) câmara

confirmation that all built area matches the approved project; (ii) a Certidão Permanente dated within

30 days of the deed showing the property free of liens other than those identified; (iii) an updated
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Caderneta Predial reflecting actual built area; (iv) for ARU properties, written confirmation of tax-

benefit eligibility; (v) for AL properties, written câmara confirmation of transferability. If the seller

refuses to accept these as suspensive conditions, you have learned something useful.

Legalisation Routes for Common Issues

Illegal pool

Hire an architect for a projeto de legalização with as-built drawings, structural and hydraulic specs,

and a compliance justification (POC if coastal, RAN/REN if rural, setbacks, impermeable-area ratio).

File at the câmara as comunicação prévia or licenciamento depending on size. Pay urbanism fees.

Update the caderneta after approval. Cost €2,000–€10,000; time 6 months to 3 years. Refusal

triggers demolition. Under DL 10/2024 the new owner is the addressee of the enforcement order.

Illegal annex

Similar process, with full architectural plus structural, electrical and hydraulic projects if habitable.

Compliance tested against the RMUE, the PDM and sectoral overlays. €850–€1,500 for simple cases,

€3,000+ for full projects, plus municipal fees per m². Demolition if non-buildable area, excess

coverage, setback violation or protection band.

Closed-in terrace

Usually the most legalisable case, since the addition fits within the existing volume. Same procedure,

lower technical bar. Watch for energy-class impact (heated interior area changes the CE) and GFA

increase feeding into VPT.

Wrong VPT

If too high, file for re-evaluation via the Portal das Finanças — a lower VPT reduces IMI for three years;

repeat only after three years. If too low because the matrix understates the property, the AT can

reassess retroactively against the new owner — declare and correct the area before they find it.
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ARU Tax Benefits Summary

Benefit Conditions Where to apply

IMT exemption on acquisition In ARU; works begin within 3 years Pre-deed at AT,

Modelo 1 IMT

IMT exemption on first post-

rehab transfer

Rehabilitated; permanent rental or HPP Pre-deed at AT

IMI exemption 3 years (+5) Conservation level improved by ≥2 levels;

energy efficiency

Câmara + AT post-

works

VAT 6% on rehabilitation works In ARU; technical declaration Contractor invoice

5% IRS rate on rental income Rehabilitated; in ARU IRS annex

5% rate on capital gains Rehabilitated; in ARU; sold by individual IRS annex

In 2026 several Algarve municipalities widened their ARU perimeters — notably Faro, Lagos, Loulé,

Olhão, Tavira and Vila Real de Santo António. Check the current map before assuming a previous edge

defines the limit.

Heritage and Protected Properties
Imóveis classificados (national, public interest, municipal interest) are listed in the DGPC

database with specific intervention rules.

Conjuntos urbanísticos — historic centres of Tavira, Lagos, Faro, Évora, Guimarães, Coimbra Alta,

Porto Ribeira (UNESCO), Sintra (UNESCO) — are protected as ensembles. Even unclassified

individual buildings inside follow the conjunto rules.

Buffer zones extend 50 metres around classified monuments by default, further with specific

orders. Every external alteration inside requires DGPC opinion.

Practical implications: longer timelines (6–18 months for projects), restricted materials (lime mortar,

traditional roof tiles, specific window framing), prohibited uses (commercial signage, façade AC units).

Budget and timeline accordingly — both routinely run 50–80% over an unprotected equivalent.

Buying Off-Plan: Documentation Specifics
Bank guarantee on deposits. The developer should provide a bank guarantee or insurance bond

covering stage payments until completion. Required by law for many regimes but routinely

skipped by smaller developers — without it, your money is unsecured if they fail.
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Stage payments tied to milestones. Tie payments to verifiable construction milestones

(foundations, structure, roof) certified by the project's technical responsible. Avoid date-based

schedules disconnected from progress on site.

Final completion. The property is not deliverable until the câmara issues the Licença de

Habitação for both building and fraction. The horizontal-property constitutional deed must be

registered first.

Snagging period. Under Portuguese consumer law, developer liability is 5 years for structural

defects, 2 for non-structural. Document the walk-through and submit the list in writing the day of

handover.

Power of Attorney Best Practices
Specific powers. List the property by address and matricial number; specify the act; state the

price floor; authorise receipt of funds.

Form. Public deed or notary-authenticated private document, depending on the act and country.

Apostille. Required for Hague-country origins; consular legalisation otherwise.

Translation. Certified Portuguese translation if not in Portuguese.

Expiry. State an internal expiry — 12 months typical for property.

Revocation. Revoke in the same form as the original, register with the notary archive, notify the

procurador in writing.

Common Lawyer Failures to Watch For
Skipping condominium minutes review. The last 3 years of actas reveal pending derramas,

litigation, structural issues and seller arrears. Mediocre lawyers ask for a single declaration; good

ones read the minutes.

Not verifying VPT vs reality. Lawyers read documents but do not measure. A surveyor site visit is

rare but valuable for properties with visible additions.

Trusting seller documents at face value. Only fresh originals from issuing authorities detect

tampering or staleness.

No planta de condicionantes. The câmara overlays are often the most important constraints and

the cheapest to obtain.

No hold-back at deed. For known defects (legalisation pending, condominium quota in dispute),

a partial price hold-back held by a third party is standard practice in good firms, missing in

mediocre ones.
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Five Real Cases
Anonymised, from Algarve and Lisbon transactions in the last three years.

Case 1 — The €60,000 pool

A British couple bought a renovated villa near Lagos in 2023. The agent confirmed "all legal"; the

lawyer read the documents; the deed proceeded cleanly. Two years later, refinancing exposed the

problem: the pool was not in the caderneta and there was no licence in the câmara archive.

Legalisation refused — the pool sat 3 m inside a POC band added in 2017. Demolition €38,000,

garden redesign €12,000, fees and lost mortgage €8,000. The seller had vanished by the time

enforcement reached the new owner. Lesson: a €40 planta de condicionantes would have prevented

a €58,000 loss.

Case 2 — The half-completed inheritance

A Dutch buyer signed a CPCV for a Tavira property in 2024 with a 10% deposit. The seller was the

deceased owner's daughter; the CPCV said partilha would complete before the deed. Six months

later partilha had stalled — one of four heirs lived in Brazil and refused to sign. The deal collapsed;

deposit recovery took a year and legal fees consumed half. Lesson: never sign a CPCV with a partilha-

pending clause unless the deposit is fully refundable from a third-party escrow account.

Case 3 — The unrecorded passage

A French buyer bought a quinta in the Alentejo in 2024. Three months after the deed, a neighbour

drove a tractor across the courtyard claiming a 60-year right of passage — not in the certidão. He

had utility bills, a 1998 photograph and witness statements, sufficient for usucapião. Buyer settled for

€15,000 to avoid litigation. Lesson: walk the boundary; require the seller to declare no rights of way, in

writing, in the CPCV.

Case 4 — The IMT Jovem that wasn't claimed

A 33-year-old Portuguese-Brazilian buyer purchased a €280,000 apartment in Loulé in 2025. Her

agent-recommended lawyer paid €13,400 IMT. She was eligible for full exemption under IMT Jovem —

first HPP below €330,539. Recovery via reclamação graciosa was partial after eight months. Lesson:

ask your lawyer, in writing, about every applicable exemption before the IMT is submitted. The lawyer

who did not flag €13,400 will not refund it.

Case 5 — The expired procuração

An American seller's procurador arrived at a Lisbon deed on a Friday with a 14-month-old

procuração bearing an internal 12-month expiry. The notary refused. Re-issuing took ten days, three

flights, an apostille re-stamp, and a buyer who almost walked. Lesson: re-issue procurações within 90

days of the planned deed; always check the internal expiry and the certidão of revocation.
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FAQs
Do I need an FTH if my building is from 2002? No — the FTH obligation began 30 March 2004. Earlier

buildings are exempt.

Is the Energy Certificate mandatory just to advertise? Yes, since DL 101-D/2020. The CE class must

appear in every listing. Fines start at €250 for individuals.

What if my Caderneta says 90 m² but the property is 130 m²? Update the matrix. If the câmara

record is correct but the AT has not synchronised, file an atualização da caderneta via the Portal das

Finanças. If the building itself is unlicensed, legalise at the câmara first.

Can I buy a property still in the deceased's name? Not directly. The heirs must complete habilitação

de herdeiros and partilha — a single procedure at the Balcão de Heranças for ~€425 plus per-asset

fees. Allow several months.

Does an AL licence transfer automatically when I buy? Nationally transferable in principle since 1

November 2024 (DL 76/2024), but containment-zone municipalities (Lisbon, Porto, Sintra, Vila Nova

de Gaia, several Algarve perimeters) impose conditions or prohibitions. Get written câmara

confirmation before the deed. Note also EU Reg 2024/1028 from 20 May 2026 — platforms must

delist any listing without a valid number.

Licença de Habitação vs Licença de Utilização? Essentially the same for residential use. "Utilização"

is the broader term covering all uses. For a home, you want one whose fim de utilização is "habitação."

How long is a Certidão Permanente valid? 6 months. Request fresh copies dated within 30 days at

CPCV signing and again on deed day.

Can a non-resident get the HPP IMI exemption or the €106,346 IMT exemption? Both require the

property to be your own and permanent residence — incompatible with non-residence. Other IMI

exemptions exist for properties below specific VPT thresholds for low-income households; check

with your accountant.

What if I miss the 30-day post-deed registration deadline? Registration is still possible but more

expensive (penalties), and during the gap your title is vulnerable to a competing registration. Always

register the same day or the day after.

Are works in an ARU automatically eligible for 6% VAT? Only if they are rehabilitation works (not new

construction or pure decoration) within an ARU perimeter, with a technical declaration confirming the

nature. The contractor then invoices at 6%.

Can I use a foreign procuração without an apostille? Only with a rare bilateral treaty exemption.

Otherwise the Portuguese notary will not accept it without an apostille (or consular legalisation for

non-Hague countries).
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Conclusion: The Documentation Audit Pays for Itself
Every case in this guide started the same way — a clean-looking file, a calm lawyer, a confident agent

— and ended with someone writing a five-figure cheque to fix something that a €40 planta de

condicionantes or a €15 fresh certidão would have surfaced before signing. The asymmetry is the

point. The cost of doing the documentation properly is small, fixed, and front-loaded. The cost of not

doing it is variable, large, and your problem alone once your name is on the registry.

Before you sign anything in 2026, run the verification checklist above. If your lawyer cannot produce

most of those documents within a week, that is not a scheduling problem — it is a finding about the

lawyer.

Related Reading
Mistakes to Avoid When Buying Property in Portugal — the general buying-mistakes trunk; CPCV,

lawyer selection, wire fraud, and the procedural basics this guide defers to.

The Risk-Averse Buyer Guide — risk categorisation and priced mitigations; documentation risk is

one of seven.

Buying Property in Portugal Without Being in the Country — power-of-attorney mechanics and

remote-deed best practice.

What Most Real Estate Agents Won't Tell You — why "all legal" from an agent is not a finding.

Taxes and Costs of Buying Property in Portugal — IMT, IMI, AIMI tables, and the canonical reference

for the 2026 brackets.

How 2nd Haus Can Help
We are buyer-side advisors. We do not sell properties, we do not take seller-side commissions, and

we do not place transactions through partner lawyers we get paid by. On the documentation side,

what we do:

Pre-CPCV documentation audit. Independent review of the full file — Caderneta, Certidão

Permanente, Licença, FTH, CE, planta de condicionantes, urbanism history, AL status if relevant,

condominium minutes — against the property as built. Flat-fee, results in writing, before you

commit your deposit.

Câmara and AT verification. We request the documents the seller's lawyer often skips: planta de

condicionantes, urbanism file, ARU eligibility confirmation, AL transferability letter. The câmara

responds faster to a serial requester than to a one-off.

Lawyer selection and oversight. If you do not already have an independent Portuguese lawyer,

we shortlist three by your region and budget, and we sit on the file during CPCV and deed to

make sure each item on the checklist above is signed off.
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If our audit finds the file clean, we say so. If it finds an issue that kills the deal, we save you the

deposit. That is the buyer-side trade.

Sources
Primary

DL 76/2024, de 23 de outubro — Diário da República (AL regime)

Lei n.º 9-A/2026, de 6 de março — Diário da República (housing fiscal package)

EU Regulation 2024/1028 (short-term rentals data sharing)

Caderneta predial — Portal das Finanças

Predial Online — Pedido de Certidão Permanente

Reserva Agrícola Nacional — DGADR

Reserva Ecológica Nacional — CCDR-N

Programas da Orla Costeira (POC) — APA

Furos, poços e minas — APA

Património Cultural — Salvaguarda (DGPC)

Balcão Heranças — Justiça.gov.pt

Apostila de Haia — Tribunal da Relação do Porto

Portal das Finanças — IMT Jovem

Benefícios fiscais ARU — Portal da Habitação

Further reading

Licença de habitação — Santander Salto

Licença de utilização — novas regras — Santander Salto

Ficha Técnica da Habitação — IMPIC FAQ

Energy Performance Certificate in Portugal 2026 — idealista/news

ADENE Fees 2026 — MJARC

Pacote Fiscal para a Habitação 2026 — CNMF Advogados

IMT Jovem em 2026 — A Casa dos Financiamentos

IMT — Tabelas práticas em vigor 2026 — APCMC

Guia Autoconsumo 2026 — DL 15/2022

Swimming Pool Regulations in Portugal 2026 — Oasis Biosistema

Legalização de Construções Existentes — Spacelovers

The Complete 2026 Guide to the Alojamento Local License — Airnest REIM

https://diariodarepublica.pt/dr/detalhe/decreto-lei/76-2024-892301177
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
https://www.portaldasfinancas.gov.pt/pt/menu.action?pai=657
https://www.predialonline.pt/PredialOnline/FRM001RPOLCP_input.action
https://www.dgadr.gov.pt/pt/reserva-agricola-nacional-ran
https://www.ccdr-n.pt/pagina/servicos/ordenamento-de-territorio/reserva-ecologica-nacional
https://apambiente.pt/agua/programas-da-orla-costeira
https://apambiente.pt/sites/default/files/_SNIAMB_Agua/DRH/Licenciamento/UtilizacaoRH/Folheto_FurosPocosMinas.pdf
https://www.patrimoniocultural.gov.pt/salvaguarda/propor-a-classificacao-de-um-bem-imovel/
https://justica.gov.pt/Servicos/Balcao-Herancas
https://www.trp.pt/apostila-de-haia
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/IMT_Jovem/Pages/default.aspx
https://www.portaldahabitacao.pt/chavenamao-ferramentas/-/asset_publisher/0ChxS95jgkNa/content/benef%25c3%25adcios-fiscais-reabilita%25c3%25a7%25c3%25a3o
https://www.santander.pt/salto/licenca-habitacao
https://www.santander.pt/salto/licenca-de-utilizacao
https://www.impic.pt/impic/pt-pt/perguntas-frequentes/ficha-tecnica-da-habitacao
https://www.idealista.pt/en/news/legal-advice-in-portugal/2026/04/1/5110-energy-performance-certificate-in-portugal-explained
https://mjarc.com/en/adene-fees-energy-certification/
https://www.cnmf.pt/pt/comunicacao/pacote-fiscal-para-a-habitacao-2026-principais-medidas-fiscais-para-construcao-e-arrendamento/1597/
https://acasadosfinanciamentos.pt/imt-jovem-2026-novos-limites-regras/
https://www.apcmc.pt/legislacao/imt-tabelas-praticas-em-vigor-2026/
https://pt.balkonkraftwerkaudit.com/decreto-lei-15-2022-autoconsumo
https://oasisbiosistema.com/en/blog/swimming-pool-regulations-portugal/
https://spacelovers.pt/legalizacao-de-construcoes-existentes/
https://www.airnest-reim.com/resources/alojamento-local-license-in-portugal-the-complete-guide
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Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md 2026-05-15. We refresh this

guide whenever a primary source changes — the AL regime, the IMT brackets, the ARU benefit table

or any DR-published reform of the construction or urbanism regime.
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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/

