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Portuguese Real Estate Without the Hassle of Being a
Landlord

TL;DR: "Passive" Portuguese real estate that an absentee owner can hold under five hours/month

delivers 3%–5% net after Portuguese tax — not the 6%–9% brochures advertise. Anything higher

is a part-time job dressed up as an investment.

TL;DR: Branded-residence "guaranteed yields" almost always sunset after 3–5 years, are

calculated on net price (not all-in cost), and are netted against your personal use weeks.

Underwrite the unguaranteed years, not the headline.

TL;DR: As of November 2024, AL licences transfer with the property (DL 76/2024). The "you must

re-license post-purchase" line common in older guides is wrong. Containment-zone status is the

real resale variable, not the licence itself.

Key 2026 reality check — truly passive net yield, after Portuguese tax, after manager

Long-term residential let, fully delegated: 2.5%–3.5% net after Portuguese tax for a non-

resident.

Full-service AL in a tier-1 Algarve location: 4%–5% net in a good year, 2%–3% in a soft

one.

Branded residence with rental pool, post-guarantee: 2.5%–4% net plus owner-use

weeks.

Portuguese open FII / SIGI shares: 3%–5% net distribution, with monthly liquidity (FII) or

instant liquidity (SIGI).

The 8%–12% headline yields that dominate marketing materials assume you are doing the work.

Pay someone competent to do it properly and most of the spread disappears.

1. The "set and forget" myth
Every off-plan AL sales deck, every branded-residence brochure, every Instagram-grade Algarve villa

listing repeats the same promise: buy the asset, hand us the keys, collect the cheque. Set and forget.

Mailbox money. Truly passive. It is one of the most consistently mis-sold ideas in Portuguese real

estate.

This guide is buyer-side. It defines what "passive" actually means in calendar hours and euros, walks

through the six vehicles that can genuinely deliver hands-off exposure, and benchmarks the realistic

2026 net yields after manager, tax and exit costs. The honest answer is that under-five-hours-per-

month exposure to Portuguese property exists — it just rarely yields more than 5% net, and the

structure that delivers it is almost never the one with the most attractive gross number on the

brochure.

This guide is written for:
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Foreign investors with €200k–€2m of allocation capital (not lifestyle capital).

Owners who live abroad, visit Portugal 1–2 times a year, and underwrite at 3%–4% net.

Buyers who already own their primary residence outright and treat Portuguese property as

balance-sheet allocation, not income.

If you intend to be in Portugal frequently, want to operate the property yourself, or need the rent to

live on, you are not a passive investor — you are an owner-operator, and the traditional-long-term-

rental or invest-in-the-algarve guide applies instead.

2. The passivity spectrum
Not all "passive" investments are equally passive. Here is how the major options actually rank by real

owner involvement:

Tier Vehicle
Owner

hours/month
Typical net yield (2026) Liquidity

100%

passive

SIGI shares, open FII 0–1 (review

statements)

3%–5% High to

medium

95%

passive

Branded residence with

rental pool

1–2 2.5%–4% (often

guaranteed early years)

Low

90%

passive

Real-estate crowdfunding

(diversified)

<1 5%–7% delivered (8%–

10% advertised)

Locked till

exit

80%

passive

Long-term residential let

with manager

2–4 2.5%–3.5% net of tax Low

60%

passive

AL with full-service

manager

4–8 3%–5% net of tax Low

30%

passive

AL self-managed remotely

with cleaner team

15–30 5%–7% net of tax Low

0%

passive

AL fully owner-operated 40+ 7%–10% (gross of own

labour)

Low

Below the 60% passive line the investment turns into a job, regardless of how the operator brands it.

The rest of this guide focuses on the top tiers, with a candid look at AL-with-full-service-manager

because it is what most clients in our €350k–€800k range actually buy.
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3. Vehicle 1 — Direct ownership with a property manager
This is the most common "passive" route foreign investors take in Portugal. You buy an apartment or

villa, hand the keys to a manager, and collect (most of) the rent. There are two sub-models, and

confusing them is the single biggest mistake we see.

3A. Long-term residential let with property manager

You sign a residential lease (1, 3 or 5 years typical) under the NRAU regime. A management company

handles tenant selection, contract administration, rent collection, monthly statements, light

maintenance, and the annual tax filing.

Typical 2026 economics: manager fee 5%–10% of monthly rent; tenant placement (one-off) 50%–

100% of one month's rent; maintenance reserve 0.5%–1% of property value/year; IMI 0.3%–0.45% of

VPT; insurance €200–€500/year; vacancy ~1 month every 3 years. Gross yields run 3.8%–4.7%

Lisbon prime, 4%–6% Algarve coastal, 5%–7% Porto.

Worked example — Lisbon two-bedroom long-term let, non-resident owner

Purchase price: €450,000

Monthly rent: €1,800 (gross yield 4.8%)

Annual rent: €21,600

Property manager fee (8%): –€1,728

Tenant placement amortised (5-year lease, 1 month fee): –€360

Maintenance reserve (0.7%): –€3,150

IMI: –€650

Insurance: –€280

Condominium (owner share): –€720

Net before income tax: €14,712 (3.27% of price)

Portuguese IRS Categoria F (28% flat on net rental for non-residents): –€4,119

Net after tax: €10,593 → 2.35% net-of-tax yield

That is the realistic, fully delegated, non-resident, after-Portuguese-tax number on a prime Lisbon

long-term let. It is not bad — it just is not what the listing said. Note: if the contract is signed at a

renda moderada level (≤ €2,300/month, ≥ 3-year term) under Lei 9-A/2026, the landlord IRS rate

drops from 28% to 10% until 2029, which pushes the same example to ~3.0% net.

3B. AL (Alojamento Local) short-term rental with full-service manager

You buy a property in a tourist area, register it on RNAL as AL, and hand the entire operation to a

specialist company. They market the listing, handle bookings, do check-ins, cleaning, laundry,

maintenance, guest support, accounting, and SEF guest registration. You receive a monthly statement

and a wire transfer.

2026 manager fees, Portugal:
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Region / service Fee range

Algarve full-service AL 18%–28% of net booking revenue

Algarve premium villa (pool, garden, concierge) 25%–35%

Lisbon / Porto urban AL 18%–25%

Comporta / Alentejo coastal 25%–30%

Listing setup fee €300–€800 one-off

Operating costs for AL — management, cleaning (often passed to guest), utilities, mandatory

insurance, RNAL compliance, platform fees — typically consume 30%–40% of gross revenue before

Portuguese tax.

Worked example — Algarve two-bedroom AL, full-service managed, non-resident owner

Purchase price: €350,000

Gross booking revenue: €38,000/year (a realistic, not aggressive, full-service number)

Management fee (22% of net revenue): –€7,500

Utilities, internet, consumables: –€2,400

AL insurance + condominium: –€1,400

IMI + RNAL compliance: –€900

Maintenance + replacement reserve (1.5%): –€5,250

Net before income tax: €20,550 (5.87% of price)

Portuguese tax (AL Categoria B, simplified regime, 35% coefficient applied to gross, taxed at IRS

scale for non-resident; assume ~25% effective): ≈ –€3,300

Net after tax: ~€17,250 → 4.93% net-of-tax yield

This is genuinely attractive — but only if four things hold:

1. The manager is competent (a big "if" — see §8 vetting).

2. The location supports 60%+ occupancy across the year.

3. The unit sits in a parish that is not in a municipal containment zone closed to new AL.

4. Nothing breaks: no tenant complaint, no insurance dispute, no compliance change.

Drop occupancy from 65% to 50% — one bad summer — and the net yield is closer to 2.5%.

What changed in 2024–2026 (and what the older guides got wrong)

AL licences are transferable with the property since 1 November 2024 under DL 76/2024. The

buyer inherits the existing RNAL registration. They do not need to re-license post-purchase. This

contradicts almost every pre-2025 piece of investor content on Portuguese AL — including older

versions of this guide.
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CEAL (the extraordinary AL contribution) was repealed by the same decree. The quinquennial

re-authorisation requirement is also gone — registrations are permanent, subject to municipal

containment.

EU Regulation 2024/1028 applies from 20 May 2026, forcing platforms to delist unlicensed

listings and standardising the data Member States can demand. Portugal's transposition is still

being finalised; assume tighter platform compliance from H2 2026 onward.

What still matters most for resale: the containment-zone status of the specific parish. In a zona

de contenção no new AL registrations are issued, which makes the licensed unit more valuable —

but also makes a future buyer's ability to re-purpose the asset more constrained. Verify the

current status with the câmara municipal before signing the CPCV.

4. Vehicle 2 — Branded residences with rental pool
Branded residences — apartments inside a hotel-managed resort, sold individually — are sold as the

closest thing to "true" passive ownership of a physical Portuguese property. You buy a unit, the hotel

operator manages it, your unit is rented out as part of a pool, and you receive a share of revenue.

Many programmes offer guaranteed minimum yields for the early years.

We sell on these regularly. Our view: they work for a specific buyer profile and badly for everyone else.

How the rental-pool model actually works

You own the freehold of a specific apartment. You sign a long-term operating contract (typically 5–15

years, often mandatory at acquisition) under which the operator includes your unit in bookable

inventory. Revenue from the pool is distributed across owners — usually weighted by unit size, season

and individual booking history — net of an operating fee, typically 35%–50% of gross.

You typically also get personal-use weeks (anywhere from 21 to 183 days/year depending on the

programme), which can dramatically soften the lifestyle calculation if the unit is somewhere you want

to spend time.

Branded residences in Portugal — 2026

The most active programmes the year of this guide:

Pine Cliffs Residence (Sheraton / Luxury Collection by Marriott), Albufeira — Ocean Suites, ~154

freehold units. Marketed with a 5% minimum yield in early years.

The Residences at Victoria by Anantara, Vilamoura — operator transition to Fairmont/Accor is in

motion; verify current operator commitments before signing.

Six Senses Comporta (opening 2028) — 70-key hotel + 58 branded residences. Marketed off-

plan; yields not yet established.

The Residences at Hyatt Regency Lisbon, Aroeira Collections by Missoni, W Algarve

Residences, Westin / Marriott Residences Salgados, Karl Lagerfeld branded units — active in

2026 at various stages.
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Read the contract before the brochure

Pros Cons

Genuinely under 2 owner-hours/month Branded premium 20%–25% over comparable non-branded

property

Hotel-grade build, professional

operations

Long mandatory lock-ups in the rental pool

Owner-use weeks built into the contract Resale market is thin; expect 12–24 months to exit

Often qualify for specific residency

programmes

Operator dependency: brand change, bankruptcy or

mismanagement risk

Predictable, often guaranteed early-year

income

Guarantees almost always expire after 3–5 years, then revenue

is pool-linked

The "guaranteed yield" small print. In every contract we have read, the guarantee:

1. Is calculated on the net purchase price, not all-in cost (which after IMT, stamp duty, legal and

furnishing is typically 8%–12% higher).

2. Is netted against any personal use you take — every week you stay is revenue you don't earn.

3. Sunsets after 3–5 years, after which you ride the actual rental pool, which often delivers 2%–3%

net once the operator's share is taken.

4. Is conditional on operator solvency and on the resort hitting reasonable occupancy. Read what

happens to the guarantee in a force-majeure scenario.

A 5%-guaranteed deal becoming 2.5% pool yield in year 6 averages to roughly 3% blended over a

10-year hold — before exit costs. That is below the FII alternative, with materially worse liquidity. If

you are buying a branded residence, buy it because you want the lifestyle access in a place you

would have wanted to spend time in anyway. Buying it as a pure yield play almost never pencils.

5. Vehicle 3 — Portuguese real-estate funds (FII)
Fundos de Investimento Imobiliário are collective vehicles regulated by Portugal's CMVM. Open

funds (FIIA) let you subscribe and redeem at NAV with 30–90 days' notice; closed funds lock capital

for 5–10 years against a specific project or value-add strategy.

Notable open FIIs in 2026: CA Património Crescente (Square AM, ~€1.4bn AUM, diversified core —

largest in Portugal); Fundimo (Caixa Gestão de Activos, commercial — offices/logistics/retail);

Property Core (Novobanco, retail-friendly); Valor Prime.

Gross distribution yields ran in the 3%–6% range through 2025–2026 — the actual distribution net

of management fee, not the headline number. NAV stability has historically outperformed direct
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residential on a risk-adjusted basis, but you give up upside: when Lisbon transaction prices rose 17%

YoY in 2025, the major FIIs delivered 3%–4% NAV growth, not 17%.

The buyer-side caveats. A 1.5% AUM fee compounds into a meaningful drag over 20 years. NAV is

not a traded price — redemption notice can be 30–90 days, and gates have been used in European

fund history during stressed markets. Non-resident tax treatment depends on treaty; distributions

are typically subject to 28% Portuguese withholding, recoverable only where your home-country

treaty permits.

For most foreign investors, an FII allocation works as a liquidity sleeve alongside one direct

property, not as the primary play. Minimum retail subscription is typically €5–€100; you will need a

Portuguese NIF (your fiscal rep can arrange one remotely).

6. Vehicle 4 — SIGI (Portuguese REIT)
SIGI (Sociedades de Investimento e Gestão Imobiliária) is Portugal's REIT regime, in force since 2019.

Listed on Euronext Lisbon, with CIT exemption on qualifying property income, capital gains and

dividends, and strong distribution requirements.

The market remains small — measurably smaller than Spain's SOCIMI market. Notable Portuguese

names: Ores Portugal (first SIGI on Euronext Lisbon, June 2020; Bankinter/Sonae Sierra; retail

commercial) and CIAGEST SIGI (family company, converted and listed Dec 2025; Porto-based

commercial). European REIT dividend yields in 2026 sit in the 4%–7% band; Portuguese SIGIs are

smaller, less liquid and more closely held than the European average. Trading volumes can be tiny — a

single retail order can move the price several percent. Check 30-day average daily volume before

subscribing, not the headline dividend yield.

What a SIGI buys you: stock-market liquidity, diversification across a multi-property portfolio, low

entry (€1,000 puts capital to work), and natural euro hedging. The downside: equity-style volatility

(SIGI prices move with the stock market more than with the underlying property), thin order books,

and a tiny domestic opportunity set. Investors who want broader REIT exposure typically combine a

small Portuguese SIGI position with a European REIT ETF (iShares European Property Yield, SPDR Dow

Jones Global Real Estate) to pick up Spanish SOCIMIs, French SIICs and German Vonovia/LEG.

7. Vehicles 5 and 6 — Crowdfunding and direct lending

Real-estate crowdfunding

Platforms aggregate small ticket sizes (€50–€5,000) from many investors into individual property

projects — development flips, renovation-and-sell deals, single-asset rental investments.
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Platform Region focus Typical project Reported avg returns

Housers Iberia, Italy 6–24 month lending and

equity

Target IRR 8%–9%; delivery has

been mixed

EstateGuru Pan-

European

Mortgage-backed lending 8%–10% target

Brickstarter and

similar

Iberia Rental-yield plays 4%–7%

Honest assessment. The crowdfunding category looks attractive on the marketing pages. Track

records across the sector since 2019 have been uneven: material default rates, slow workouts, and

operational issues on multiple platforms (Housers across some markets, others too). Independent

reviewers in 2026 have flagged loans made without adequate due diligence and projects in delay or

default.

This is not "crowdfunding is a scam." It is: the 8%–10% advertised return is a target, not a delivered

return; you carry both project risk and platform risk; diversification is non-negotiable (1%–2% per

project, 10%–15% per platform); and the good deals have real collateral, conservative LTV and a clear

exit. For passive Portuguese property exposure at institutional discipline, FII and SIGI are usually a

better answer than crowdfunding at the same risk budget.

Direct lending to developers

Sophisticated investors sometimes lend directly to Portuguese developers — through a private debt

fund, a family-office syndication, or as a first-lien mortgage on a project.

Typical structure:

Loan size: €250k–€5m per investor.

Term: 12–36 months.

Coupon: 7%–12% per annum.

Security: first-lien mortgage on land or partially built asset, sometimes plus personal guarantees.

LTV target: 50%–65% of as-is value, 40%–50% of as-completed value.

This is genuinely passive in the operational sense — interest payments and a balloon at maturity —

but it is not low-risk. Property development carries cost-overrun, planning and demand risks. A first

lien protects you only if the underlying asset value supports the loan in a workout. Most direct-

lending opportunities in Portugal require accredited / professional investor status, a trusted

introduction, and patient capital (workouts on troubled deals run 18–36 months).

8. Choosing a property manager
If you decide on Vehicle 1 (direct ownership with manager), choosing the right manager is the single

most important decision you will make. The operator is responsible for 60%–80% of your investment
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outcome.

Fee benchmarks by service type (2026)

Service Typical fee What should be included

Long-term residential

mgmt

5%–10% of monthly

rent

Tenant search, contract, rent collection, monthly

statement, basic maintenance

Long-term tenant

placement (one-off)

50%–100% of one

month's rent

Marketing, viewings, vetting, contract drafting

AL full-service (Algarve) 18%–28% of net

rental revenue

Listing, dynamic pricing, all platforms, check-in,

cleaning, 24/7 guest support, monthly accounting

AL premium villa 25%–35% of net All of above plus garden, pool, concierge, owner portal

AL urban (Lisbon/Porto) 18%–25% Same as Algarve full-service

What "full service" should actually mean

A reputable full-service AL manager handles: RNAL transfer/maintenance, multi-platform listing

optimisation (Airbnb, Booking, VRBO, direct), dynamic pricing, all guest communication in multiple

languages, check-in/out with on-call backup, cleaning, linen, consumables, maintenance triage with

vetted trades, monthly statements showing occupancy / ADR / RevPAR / fees / net payout, annual

tax-pack handover, insurance and claims, tourism-tax collection, and SEF guest registration.

Recognisable operators in 2026

Not an endorsement — always vet directly — but credible names: Quinta Properties (Quinta do

Lago), Pine Cliffs internal management, Vilamoura World, Allure Villas, Albufeira Lettings, Carvoeiro

Holiday Properties, Algarve Selection, Lagos Homes, Tagus Property (Tavira) for the Algarve; Host

Wise, Maison Privée, GuestReady, Feels Like Home for urban Lisbon/Porto. Large sales agencies

(Engel & Völkers, Savills, Sotheby's) run lettings divisions for long-term residential, though

independent local agencies are often stronger.

Vetting checklist before you sign

1. Years in business — minimum 5; ideally with portfolios that survived the 2020 COVID stress-test.

2. Portfolio size — large enough for systems (30+ units), small enough that your unit gets attention

(under ~150).

3. References from 3+ current owners with 2+ years tenure. Ask about response time,

transparency, surprise charges, damage claims.

4. Online reviews — manager's Airbnb/Booking listings should average 4.7+. Below 4.5 is a warning

sign.

5. Reporting transparency — sample monthly statement should reconcile every booking, fee and

expense to bank transfers.
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6. Insurance and licensing — public liability, AMI licence where applicable, AL operator credentials.

7. Contract terms — 90-day owner exit notice, no exclusivity-without-performance, clear guest-

data ownership, no auto-renewal traps.

8. Dynamic pricing — PriceLabs/Wheelhouse/AirDNA, not fixed seasonal rates.

9. Owner portal — real-time dashboard for bookings, calendar, revenue, expenses.

10. Walk the property unannounced between guests to assess cleaning and condition.

9. Tax treatment — passive investors, 2026

Direct ownership — non-resident individual

Tax Rate / basis (2026)

IMT (transfer

tax)

Progressive scale up to 7.5% above €1,150,853 (HPP and non-HPP tables). Lei n.º 9-

A/2026, de 6 de março introduced a flat 7.5% non-resident rate, with five carve-outs

(incl. resident-within-2-years, moderate rental ≤€2,300/month for 36 months in first 5

years, Portuguese emigrant). Status: approved, decreto-lei autorizado promulgated 12

May 2026, not yet operational until the implementing DL is published in DR. Confirm at

signing.

Stamp duty (IS) 0.8% of purchase price

IMI (annual

municipal)

0.3%–0.45% of VPT for urban property. Same rates regardless of residency.

AIMI (wealth

surtax)

Triggered above €600k VPT (single) / €1.2m (couple). Rates 0.7% / 1.0% / 1.5% on

excess. Long-term rentals at renda moderada exempt. Corporate holdings 0.4% / 1.0%;

offshore-blacklisted entities 7.5%.

Rental income —

long-term

Categoria F

28% flat on net (or 10% under Lei 9-A/2026 for renda moderada ≥3-year contracts,

until 2029)

Rental income —

AL Categoria B

(simplified)

Coefficient applied to gross (typically 0.35–0.50), then taxed at IRS progressive scale.

Rules have shifted multiple times — confirm current treatment.

Capital gains on

sale

50% of the net gain enters IRS at progressive rates (top 48% plus solidarity

surcharge). Worldwide income is used for rate determination. The old "28% flat on

100% of gain for non-residents" was eliminated in 2023 following ECJ Hollmann case

law — guides still quoting it are wrong.
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Indirect ownership — funds, SIGI, crowdfunding

Vehicle Distribution tax Capital gain tax

Open FII

(individual)

28% flat (withheld) 28% flat on redemption gain (option for

progressive for residents)

SIGI dividend 28% flat (withheld; treaty rates

may apply)

28% on share-sale gain; option for progressive

Crowdfunding

interest

28% flat N/A — principal returned

Direct loan interest 28% flat (withheld at source) N/A

Tax treaties may reduce withholding. Always confirm with a Portuguese tax adviser before investing —

CFC, exit-tax and reporting rules matter at scale.

10. Worked comparisons — €350k deployed six different
ways
Same €350k of capital, six different passive vehicles. Numbers are 2026 illustrative midpoints, fully

delegated, after operating expenses, before personal income tax.
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Vehicle Net yield

10-yr

capital gain

estimate

Liquidity
Owner

hrs/mo
Key risks

Algarve AL

apartment, full-

service manager

4.5%–5.5% 25%–40% 6–18 mo to sell 4–8 Concentration,

operator,

regulatory

Lisbon long-term

let, manager

3.0%–3.5% 20%–35% 6–12 mo to sell 2–4 Concentration,

tenant default

Branded

residence rental

pool (post-

guarantee)

3.0%–4.0% 20%–40%

(brand

premium)

12–24 mo to sell 1 Operator

dependency,

long lock-up

Portuguese FII

(open)

3.5%–5.5%

distribution

NAV-

tracked,

modest

Monthly/quarterly

redemption

<1 Market, manager

fees

SIGI shares 4%–6%

dividend

Share-price

driven

Instant during

market hours

<1 Equity volatility,

thin float

Real-estate

crowdfunding

(diversified)

6%–9%

target, 5%–

7% delivered

None

directly

(interest

only)

Locked till exit <1 Project, platform

Most passive investors deploying €350k–€2m end up with a hybrid: one direct property in a

location they actually visit, plus a sleeve of FII/SIGI for liquidity and diversification. Pure-paper

portfolios miss the inflation-linked capital appreciation; pure-physical portfolios miss the liquidity

buffer that matters when life happens.

11. Liquidity comparison
How fast can you exit each vehicle in a normal market?
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Vehicle Time to cash Friction cost

Direct property — Lisbon

prime

6–12 months 5%–7% (agent + legal + IMT loss)

Direct property — Algarve

coastal

6–18 months 5%–8%

Direct property —

secondary town

12–24 months 7%–12%

Branded residence 12–24 months 6%–10% (thinner secondary market, brand

transfer fees)

Open FII 1–6 months notice (per

fund rules)

0%–2% (subscription/redemption fees)

SIGI shares Instant during market

hours

0.2%–0.5% (bid-ask + brokerage)

Crowdfunding loan Locked until project exit N/A — you wait

Direct dev loan Locked until maturity N/A — you wait

In a stressed market all low-liquidity vehicles take materially longer. Build the portfolio so you never

have to sell your worst asset at the worst time.
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12. Risk comparison

Risk
Direct

property

Branded

residence
FII / SIGI Crowdfunding

Direct

lending

Concentration

(single asset)

High High Low Medium (per-

deal high)

High (per-

deal)

Operator

dependency

Medium (your

manager)

High (the

brand)

Low Medium High (the

developer)

Regulatory risk Medium–High

(AL rules)

Medium

(resort regs)

Low Medium Medium

Liquidity risk High Very High Low–

Medium

Very High Very High

Currency risk (non-

EUR investors)

High High High High High

Capital appreciation

upside

High Medium–

High

Low–

Medium

Low (debt) None (debt)

Transparency of

returns

Medium Medium High Low Medium

There is no risk-free option. Pick the risks you understand and can tolerate; diversify across the rest.

13. Common passive-investor mistakes
1. Believing the guaranteed yield without reading the small print. Guarantees are calculated on net

price (not all-in cost), netted against personal use, time-limited to 3–5 years, conditional on operator

solvency. A 5%-guaranteed deal becoming 2.5% pool yield in year 6 averages to 3% blended.

2. Picking property on the yield projection alone. A 7% projected yield in a secondary inland town is

worth less than a 4% projected yield in a tier-1 location. Capital appreciation, liquidity and downside

protection all live in the location, not the spreadsheet.

3. Underestimating long-vacancy risk. The model assumes 85%+ occupancy. Real life delivers 65%–

70% in a soft year. Underwrite at 65% occupancy and 10% revenue cushion. If the deal still works, it's a

real deal.

4. Choosing the wrong manager. Saving 3% on management fees with a low-cost provider who

delivers 65% occupancy vs. 85% costs far more than the saving. Vet hard. Switch fast.

5. Ignoring round-trip exit costs. Acquisition costs (IMT, stamp, legal) plus exit costs (agent, capital

gains, legal) total 8%–14% of purchase price. A 4% net yield held for three years can break even after
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exit costs. Build assets to hold (7–10 years minimum) — or use liquid vehicles (SIGI/FII) where liquidity

actually matters.

6. Confusing "AL licence transfers" with "AL is always allowed." Since DL 76/2024 the licence

transfers with the property — but in a parish that has since become a zona de contenção, the

inherited licence is the only one you can have. Verify containment status of the specific parish with

the câmara municipal, not the seller's agent.

14. Building a passive Portuguese portfolio — €500k to
€5m

Stage Total Allocation
Blended

net yield

Owner

hrs/mo

1 €500k €350k one AL or long-term let with vetted manager + €100k

open FII + €50k cash/SIGI starter

3.5%–

4.5%

4–6

2 €1.5m €700k two direct properties (one long-term, one AL or

branded) + €400k REIT/SIGI ETF mix + €300k open FII +

€100k cash/crowdfunding

4%–5% 6–10

3 €5m €2m of 3–4 direct properties (branded + prime AL + prime

long-term) + €1.5m listed REIT/SIGI across Europe + €800k

open FIIs + one closed-end fund + €400k direct dev lending

+ €300k cash/crowdfunding

4.5%–

5.5%

10–15

At Stage 3, many clients use a Portuguese holding structure for tax efficiency — combine with cross-

border tax advice and read buying-as-individual-vs-through-a-company before committing.

15. Conclusion
Passive Portuguese real estate is one of the best risk-adjusted euro-denominated income plays

available to a foreign investor in 2026. But "passive" only works if the structure is genuinely passive —

and the structure that delivers genuine passivity is rarely the one with the highest gross yield on the

brochure.

The decision in front of you, this month, is not "physical or paper." It is: what is the lowest-hassle

structure that delivers an honest 3.5%–4.5% net in euros, in a market I understand, with the

liquidity I will actually need? For most foreign investors with €350k–€800k of allocation capital, the

answer is one well-located direct property with a vetted manager, paired with a small FII sleeve for

liquidity. For larger allocations, layer in SIGI and a single closed-end fund.

Vet operators harder than you think necessary. Underwrite at 3.5% net, not 6%. Hold for ten years, not

three. And read the rental-pool contract in full before you sign anything that has the word
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"guaranteed" on the cover page.

Done well, this is mailbox money. Done badly, it is a part-time job you didn't sign up for. The

difference is structural, not lucky.

Related reading
Hands-Off Property Ownership and Management — the operational playbook for actually

delegating an owned property; manager-contract clauses, fiscal-rep stack, owner-hour budgets.

Traditional Long-Term Rental — the NRAU regime, renda moderada under Lei 9-A/2026, tenant

rights, and the realistic yield model for long-term lets.

Invest in the Algarve — sub-region micro-markets, AL yield by area, regulatory exposure.

Second Home in Portugal — for buyers torn between lifestyle use and passive yield; the honest

"Use Case A/B/C" test.

Mistakes to Avoid When Investing in the Algarve — the four worked-disaster stories and the AL-

specific red flags.

How 2nd Haus can help
We are a buyer-side advisory: we work for buyers, never for sellers, developers or branded-residence

operators. On passive property allocation that means:

Passive investor portfolio review (€850 fixed): we model your specific allocation across direct

property, FII, SIGI and crowdfunding, with realistic 2026 net yields after Portuguese tax and exit

costs. You leave with a one-page allocation map sized to your liquidity needs.

Property + manager sourcing (included in our buyer-side mandate): if you go the direct-

property route, we shortlist assets in containment-zone-secure parishes, vet 3–5 managers, run

the references, and read the management contract before you sign.

Branded-residence contract read (€650 fixed): before you sign a rental-pool contract, we read

the operator agreement against the financial model, flag the sunset of guaranteed yield, the

personal-use offsets and the operator-change clauses.

Book a 30-minute call: 2ndhaus.pt/consultation.

Sources
Primary sources

Decreto-Lei n.º 76/2024 — DR (PDF) — AL regulatory framework in force from 1 November 2024

(licences transferable, CEAL repealed, quinquennial re-authorisation removed).

https://2ndhaus.pt/consultation
https://files.diariodarepublica.pt/1s/2024/10/20600/0000300031.pdf


18 / 192nd Haus · Free Guide

Lei n.º 9-A/2026, de 6 de março — DR — housing fiscal package: non-resident IMT flat 7.5%, 10%

IRS on renda moderada, 6% VAT on qualifying construction.

EU Regulation 2024/1028 — EUR-Lex — short-term rental data sharing and platform enforcement,

applies from 20 May 2026.

Portal das Finanças — IFICI FAQ.

PwC Portugal — Property Taxes 2026 State Budget — IMT and IMI 2026 tables.

Banco de Portugal — LTV, DSTI and maturity limits — macroprudential framework for residential

credit.

OCC — IRS, tributação das mais-valias imobiliárias auferidas por não residentes — post-2023

50% inclusion regime for non-resident capital gains.

CMVM — Fundos de Investimento Imobiliário — FII regulatory framework.

Euronext Lisbon — listed SIGIs.

Operator references (verify current commercial terms directly)

Pine Cliffs Resort — Residence — Sheraton / Luxury Collection by Marriott, Albufeira.

The Residences at Victoria by Anantara, Vilamoura.

Six Senses Comporta — press release.

Further reading

Idealista — IMT 7,5% não residentes (Dec 2025).

ECO — Promulgação da Lei 9-A/2026.

Doutor Finanças — IMT 2026.

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md 2026-05-15. We refresh this

guide whenever AL legislation, IMT/IMI thresholds, FII or SIGI listings, or branded-residence operator

terms change materially.

https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
https://info.portaldasfinancas.gov.pt/pt/apoio_contribuinte/questoes_frequentes/pages/faqs-01018.aspx
https://www.pwc.pt/en/pwcinforfisco/statebudget/property-taxes.html
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://occ.pt/pt-pt/noticias/irs-tributacao-das-mais-valias-imobiliarias-auferidas-por-nao-residentes
https://www.cmvm.pt/
https://live.euronext.com/en/markets/lisbon
https://www.pinecliffs.com/
https://www.minorhotels.com/en/anantara/vilamoura-algarve-resort
https://www.sixsenses.com/en/corporate/news/six-senses-comporta-portugal/
https://www.idealista.pt/news/imobiliario/habitacao/2025/12/02/72872-nao-residentes-a-comprar-casa-imt-com-taxa-unica-de-7-5
https://eco.sapo.pt/2026/05/12/seguro-da-luz-verde-ao-choque-fiscal-para-a-habitacao/
https://www.doutorfinancas.pt/impostos/saiba-quanto-vai-pagar-de-imt-em-2026/
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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/

