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TL:DR

e Annual carrying cost for a typical Algarve property lands at 2.5%-4% of market value per year
once you include taxes, condominium, utilities, maintenance, insurance, light management and an
honest depreciation reserve.

e The single most underestimated line is not IMI or AIMI — it is the 1%—2% of property value per
year that a villa with a pool quietly consumes in capital-expenditure wear.

¢ For acquisition costs (IMT, Stamp Duty, legal, registry, mortgage), see Taxes and Costs of Buying
Property in Portugal. This guide is about every year after you sign the deed.

Key stat

For a typical €600,000 Algarve villa with a pool, honest annual carrying cost in 2026 lands at
€15,000-€22,000 — between 2.5% and 3.7% of market value per year. Over a ten-year hold, that
is €150,000-€220,000 in operating outlay alone, before any capital reserve and before any
selling cost.

Introduction: The Iceberg Beneath the Purchase Price

Most buyers walk into the Algarve property market focused on one number: the asking price. They
negotiate it, finance it, pay the IMT and Stamp Duty, sign the deeds, and exhale. The hard part, they

assume, is over.

It is not. The purchase price is the tip of an iceberg. Beneath the waterline sits a recurring cost
structure that, over a ten-year hold, can equal 60%—120% of the original purchase price for a villa
with a pool, and 25%—-50% for a modest apartment. A €500,000 villa is not a €500,000
commitment — it is closer to a €750,000-€900,000 commitment by the time you sell it. Failing to
model this honestly is the most common reason owners eventually feel "trapped” by an Algarve
property they bought as a lifestyle asset.

This guide is the canonical 2nd Haus reference for ongoing costs. It uses real council-by-council IMI
rates, current ERSE-regulated electricity tariffs, the 2026 Aguas do Algarve tariff increase,
condominium ranges from the major resorts, and labour rates from the Algarve service market. It
closes with four worked examples — from a €280k apartment in Carvoeiro to a €3.5M estate in
Quinta do Lago — and a section on legitimate cost-reducing tactics.

Two things this guide does not cover, by design:

e Acquisition costs (IMT, Stamp Duty, lawyer, registry, mortgage origination). Those live in Taxes and
Costs of Buying Property in Portugal, which is the canonical reference for entry costs.

e Buy-versus-rent arithmetic for buyers still deciding. See When Buying Property in Portugal Does
Not Make Sense.

If you already own, this guide helps you stress-test your spending. If you are about to buy, it converts
a vague "running costs" anxiety into a defensible annual budget. If your agent told you to budget "1%
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of price per year," they were wrong by roughly half.

Part 1: The Annual Tax Burden

IMI — Imposto Municipal sobre Iméveis

IMI is the annual municipal property tax, calculated as:
IMI = VPT x municipal rate

where VPT (Valor Patrimonial Tributario) is the tax-assessed value of the property — almost never the
market value. In the Algarve, VPT typically lands at 50%-75% of market value for properties valued in
the last decade, and lower (30%—50%) for older properties whose VPT has not been recently re-

evaluated.

The legal band for urban properties is 0.3%—0.45%, set annually by each council. Algarve
municipalities sit across the full band.

Algarve council-by-council IMI rates (2026)

Council Urban IMI rate Notes

Lagos 0.30% Bottom of legal band

Lagoa 0.30% Carvoeiro, Ferragudo

Tavira 0.30% Eastern Algarve, lowest band
Vila Real de Santo Anténio 0.30% Border council

Albufeira 0.35% Mid-band

Loulé 0.36% Covers Vilamoura, Quinta do Lago, Vale do Lobo
Silves 0.36% Mixed urban/rural

Portiméo 0.39% Includes Praia da Rocha, Alvor
Faro 0.39% District capital

Olhao 0.40% Above mid

Rates are reviewed each autumn for the following fiscal year. Several councils also offer the IMI
Familiar discount of €20-€70 per dependent child for fiscal residents — non-residents and holiday-

home owners cannot access it.

Worked example
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A 4-bed villa in Almancil with a market value of €850,000 and a VPT of £€520,000, taxed at Loulé's
0.36% rate:

€520,000 x 0.36% = €1,872 [ year

Why the bill can climb even if the rate doesn't

Three triggers push IMl up without a rate change:
1. VPT re-evaluation. Major works (extensions, pool addition, full renovation) require formal re-
evaluation, which usually raises VPT.

2. Coefficient updates. The coeficiente de localizagdo and coeficiente de qualidade e conforto are
periodically revised by Finangas. A coastal property with sea view, pool and modern construction
tends to step up.

3. End of new-build exemptions. Temporary IMI exemptions on new-build primary residences lapse
— the full bill then lands.

AIMI — Adicional ao IMI

AlIMI is the property-wealth surcharge, often called Portugal's "mansion tax." It is charged on top of
regular IMl when your combined VPT of urban residential properties in Portugal exceeds a personal
threshold.

2026 thresholds and rates

Individuals (and undivided inheritances, separate taxation):

Tranche of summed VPT AIMI marginal rate
Up to €600,000 0% (deducted)
€600,000 - €1,000,000 0.7%

€1,000,000 - €2,000,000 10%

Above €2,000,000 1.5%

Married couples / civil unions (joint taxation):

Tranche of summed VPT AIMI marginal rate
Up to €1,200,000 0% (deducted)
€1,200,000 - €2,000,000 0.7%

€2,000,000 - €4,000,000 1.0%

Above €4,000,000 1.5%
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Companies: flat 0.4% (with a 1.5% surcharge on property used personally by shareholders).
Offshore-blacklisted entities: 7.5%. AIMI is unchanged for 2026 — OE 2026 did not touch it.

Worked example

A couple jointly owns a Vilamoura villa, VPT €1,400,000.

e Joint threshold: €1,200,000

e Excess: €200,000 x 0.7% = €1,400 / year

A single owner with the same VPT pays:

e €600,000-€1000,000:€400,000 x 0.7% = €2,800
e €]000,000-€1400,000: €400,000 x 1.0% = €4,000

e Total: €6,800 / year

The lesson for higher-end buyers: jointly titled property and portfolio splitting between spouses is a
legitimate planning tool that saves real money. The single-vs-joint gap on a €1.4M VPT estate above is

€5,400 every year, indefinitely.

AIMI bills issue in late August and are due end of September. Couples buying second properties

around the €1.2M combined-VPT threshold should a/ways model joint vs. separate ownership before

completion.

Part 2: Condominium and Urbanisation Fees

Whether you pay €0 or €500 per month depends entirely on how your property sits in the Algarve

typology.

Property type

Typical monthly fee
(2026)

What's covered

Standalone villa on private plot

Townhouse cluster (2—-10 units)

Small apartment building, no pool

Apartment with shared pool & gardens

Premium urban condo (Lagos marina,

Vilamoura)

Resort villa/apt (Quinta do Lago, Vale
do Lobo, Vilamoura)
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€0

€30-€120

€40-€100

€80-€200

€150-€300

€200-€500+

No condominium

Common-parts insurance, lighting, minor
gardening

Building insurance, lift, stairwell, common
electricity

Above + pool, garden, occasional reserve
fund

Concierge, security, gym, pool, gardens

24/7 resort security, road maintenance,
beach club access
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Resort fees in Quinta do Lago and Vale do Lobo fund the private infrastructure that gives those
resorts their cachet — gated security, immaculate landscaping, the championship golf perimeter.
They are non-negotiable and rise roughly with inflation. Budget €3,000-€6,000 per year for a resort
villa on top of anything spent on your own plot. Resort fees in particular have climbed 5%-10% per
year through the post-2022 inflation cycle.

Vilamoura properties served by Infraquinta or similar urbanisation associations carry a separate
annual urbanisation fee of €300-€1,500/year depending on plot type — distinct from any building
condominium and frequently overlooked by first-time buyers.

Part 3: Utilities

Electricity

Portugal entered 2026 with an ERSE-regulated tariff increase of roughly 1.0% on the BTN (low-voltage
normal) tariff, on top of one of Western Europe's higher residential price points (= €0.22-€0.25/kWh
including taxes for typical contracts).

Profile Typical monthly bill
1-bed apartment, light occupancy €40-€80

2-bed apartment, year-round, no pool €80-€150

3-bed townhouse with shared pool €100-€200

4-bed villa, private pool, heavy summer AC €180-€350
5-bed+ villa with pool heating, underfloor €300-€600+

Components worth isolating:

¢ Pool pump alone: €40-€80/month, 6-8 hours/day in season
e Pool heat pump: +€100—€300/month in shoulder season
e AC: +£€100—€250/month in July—August for a typical villa

e Electric water heater without solar: €30-€80/month

Water and sewer

The Algarve faces structural water stress, and 2026 brought a regional Aguas do Algarve tariff
update of approximately 2.14%. Bills sit above Lisbon or Porto equivalents because municipal
councils pass through both the bulk water tariff and their own sewer/waste fees.

2nd Haus - Free Guide 6/21



Profile Typical monthly bill

1-bed apartment, low use €15-€25
Family residence, year-round, no pool €30-€60
Villa with private pool — base €40-€70
Villa with pool top-up + irrigated garden, summer €70-€150
Drought-surcharge peaks up to €200+

Pool top-up alone in a hot June—September stretch adds €30-€100/month unless evaporation is
controlled by a cover.

Gas

Most Algarve homes use bottled butane for cooking and supplemental heating. Piped natural gas is
available in parts of Faro, Olhdo, Lagos and Portim&o but uncommon in rural villas.

¢ Bottled butane (13 kg): €25-€32 per bottle in 2026, lasting 1-4 months for a couple cooking
modestly

¢ Piped natural gas: €20-€60/month for a typical family

Internet, TV and phone

Portugal's market is dominated by MEO, NOS, and Vodafone, with DIGI as a budget challenger. Budget
€40-€70/month for a promoted family bundle, rising to €80—-€100 if you stack mobile lines and
premium TV.

Part 4: Maintenance — The Silent Budget

Pool

The pool is the single most underestimated cost line.
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Iltem

2026 cost

Routine service + chemicals (weekly)

Annual extended service (winterising, opening)
Pump replacement

Sand filter media

Salt chlorinator cell

Heat pump

Liner or full resurface

€80-€200 / month

€150-€400 / year

€500-€1,200, every 5-8 years
€100-€250, every 5-7 years
€600-€1,500, every 5-10 years
€2,500-€6,000, every 8-12 years

€8,000-€20,000, every 10-15 years

Annualising the lumpy items, plan €1,500-€3,500/year in steady-state pool cost for a standard villa
pool, more if heated.

Garden and irrigation

Garden type Gardener cost (2026)

Small Mediterranean / xeriscaped €40-€80 / month

Standard villa garden, weekly €80-€180 / month

Large landscaped grounds, bi-weekly with extras €200-€450 / month

Add: irrigation service €100-€300/year; plant replacement €200-€600/year typical; tree work
(palm Picudo Rojo treatment, olive pruning) €150-€400/year.

Cleaning

Algarve cleaning rates in 2026 sit at €15—€20/hour private, €20-€28/hour through agencies that
handle social security and AL changeover work. A typical 4 hr/week cleaner: €280—€400/month. A
fortnightly 4-hour deep clean for an empty holiday home: €140-€200/month to keep dust, salt
corrosion and pests at bay.

HVAC service

Annual service of split-AC units (filter clean, refrigerant check, regas):

e Per indoor unit: €40-€80
e Typical 4-bed villa with 4-6 splits: €200-€450/year

Roof, paint, exterior, structural reserve

This is where almost every owner under-reserves. Salt air, intense UV and the wet-dry winter cycle in
the Algarve degrade exteriors faster than inland Portugal. A realistic depreciation reserve on a typical
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€600k villa runs €1,500-€4,000/year to cover, on a rolling basis:

Exterior repaint every 5-7 years: €4,000-€10,000

Roof check + tile replacement: €500-€2,500/year averaged

Window/door reseal and re-stain: €500—-€1,500/year averaged

Plumbing repairs, water-heater replacement: €200-€1,000/year averaged

Pest control

Termites (Reticulitermes grassei) are the headline threat, particularly in older villas with timber roof
structures. Other regulars: Asian hornet, processionary caterpillar, red palm weevil, seasonal ants.

Service Typical 2026 cost
Annual preventive contract €150-€400 / year
Reactive termite treatment (localised) €£500-€2,500

Full termite barrier injection (severe) €3,000-€10,000+
Palm red weevil prevention (per tree, per year) €40-€120

Alarm and security monitoring

Service Typical 2026 cost
Self-installed smart cameras (Reolink, Arlo) €0/month after hardware
Monitored alarm contract (Securitas Direct, Prosegur) €30-€60 / month
Premium monitored + intervention €50-€90 / month

For a holiday-let villa, a monitored contract is effectively non-negotiable for insurance and AL listing
trust — budget €350-€700/year.

Part 5: Insurance

Building insurance is legally mandatory only when there is a mortgage or when the property is part of
a horizontal-property condominium (where the condominium itself insures the shell). For standalone
villas owned outright it is technically optional — but no sane owner skips it.
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Cover Annual premium 2026

Building, 2-bed apartment €120-€280
Building, 3-bed townhouse €200-€450
Building, 4-bed villa with pool €350-€800
Building, large estate €800-€2,500+
Contents (€50k cover) £80-€150
Contents (€150k cover) £€180-€400

Adders that matter in the Algarve:

e Seismic cover: strongly recommended given the 1755 Lisbon-earthquake epicentre lies offshore
the southwest coast. Typically +15%—-25% on the building premium.

e Storm/flood cover: non-trivial near the Ria Formosa or low-lying Lagoa areas.

¢ Holiday-let endorsement: required if registered as Alojamento Local, +20%—-35% on the policy.

Renewal premiums drift up 5%—8% every year unless you push back. Re-quote at least every two
years.

Part 6: Property Management

If you do not live in the property full-time, you have three options: live with the risk, hire a keyholder,
or hire a full management company.

Light-touch keyholding / caretaker

Service Typical 2026 cost
Monthly check, mail, key handover €100-€250 / month
+ bill payment and contractor coordination €150-€350 / month

Full-service holiday-let management (AL)

For property registered as Alojamento Local, full-service managers handle listings, pricing, calendars,
guest communication, check-in/out, cleaning coordination, linen, consumables, maintenance triage,
and tax submissions. Fee structure in 2026:
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Model Typical fee

Commission on gross rental revenue 15%—-25%
Commission on net (after platform fees) 18%—-30%
Fixed monthly + small commission €400-€800/month + 5-10%

A Lagos 2-bed grossing €40,000/year at 22% commission gives up €8,800 to the manager — before
cleaning fees, which are usually passed to guests but cap the achievable nightly rate if priced too
high.

For a deeper treatment of the management decision, see Hands-Off Property Ownership and

Management.

Part 7: Personal Travel, Furnishing and Other Honest
Lines

The realistic Algarve holiday-home budget includes line items most spreadsheets ignore.

Line Annual budget
Furniture, linen, kitchen refresh €2,000-€5,000
Travel from home country (4-8 trips x €300—-€800) €2,000-€£5,000
Welcome basket / consumables for own stays €200-€600
Cars: rental or local "Algarve car" insurance + IUC €1200-€4,000

Owners who tell themselves "we'll use the same towels for ten years" are wrong. AL guests expect
hotel-grade linen renewed every 18—24 months. Even private-use families replace mattresses, sofas
and outdoor furniture roughly every 7-10 years.

Part 8: Worked Examples

The four examples below assume owner does not live in Portugal full-time (light management
included), property is unfinanced (no mortgage insurance), and figures use mid-band assumptions
for 2026.

2nd Haus - Free Guide n/21



Example A — €280,000 2-bed apartment, Carvoeiro

Line Annual cost
IMI (VPT €170k x 0.30%) €510
AIMI €0
Condominium (shared pool, mid block) €1,200
Electricity (€80 avg) €960
Water (€30 avg) €360
Internet/TV €540
Insurance (building + contents) €280
Cleaning (light, bi-weekly when empty) €1,200
Pest contract €180
Light management / keyholder €1200
Furniture refresh / minor maintenance €700
Fiscal representative (if non-EU resident) €200
Total €7,330

Realistic range: €4,500-€7,500/year (low end: lighter occupancy, no management, EU-resident
owner — no fiscal rep).
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Example B — €450,000 3-bed townhouse, Lagos

Line

Annual cost

IMI (VPT €290k x 0.30%) €870
AIMI €0
Condominium (cluster, shared pool) €1,800
Electricity €1,800
Water €600
Internet/TV €600
Insurance €450
Cleaning €2,400
Garden (small) €600
Pest + alarm €600
Maintenance reserve €1,500
Light management €1,800
Furniture refresh €1,200
Fiscal representative (non-EU) €250
Total €14,470

Range: €7,000-€11,000/year with full owner-occupation and EU residency; €11,000-€15,000 with
non-resident management and AL setup.
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Example C — €850,000 4-bed villa with pool, Vilamoura

Line

Annual cost

IMI (VPT €530k x 0.36%)

AIMI (single owner, modest excess over €600k VPT)
Vilamoura urbanisation / Infraquinta-style fee
Electricity (heavy AC + pool pump)

Water (pool + irrigation)

Internet/TV

Insurance (villa, pool, contents)

Pool service + reserve

Garden

Cleaning (4 hrs/week)

HVAC service

Pest + alarm

Maintenance / depreciation reserve

Light management

Furniture refresh

Travel (6 trips)

Fiscal representative (non-EU)

Total

Excluding personal travel and furniture refresh — i.e. pure carrying cost — the range is €13,000-

€22,000/year.

Example D — €3,500,000 6-bed estate, Quinta do Lago

€1908

€0-€500

€600

€3,000

€1200

€720

€750

€2,200

€1800

€3,600

€350

€900

€3,500

€2,400

€2,500

€3,000

€300

€28,728

This is the example where most marketing breaks. Brochure budgets of €40,000-€80,000/year for a

Quinta do Lago estate are not wrong — they are simply cash outlay numbers that ignore the
depreciation reserve a competent owner is funding. Stripping the reserve to flatter a brochure is the

financial equivalent of running the building down.
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Line

Annual cost

IMI (VPT €2.0M x 0.36%)

AlIMI (single: 0.7% on €400k + 1.0% on €1M)
AIMI (couple, joint: 0.7% on €800k)

Quinta do Lago resort fees

Electricity

Water

Pool (large + heating + reserve)

Garden (extensive)

Cleaning (full housekeeping)

Insurance

HVAC, alarm, pest

Maintenance / depreciation reserve (= 1% of value)
Full property management

Furniture refresh

Travel

Fiscal representative (non-EU)

Total range

€7,200

€12,800

€5,600
€3,000-€5,000
€6,000-€10,000
€2,400-€4,500
€4,500-€7,000
€4,000-€8,000
€8,000-€15,000
€1,800-€3,500
€2,000-€3,500
€25,000-€50,000
€6,000-€15,000
€5,000-€10,000
€4,000-€8,000
€400

€90,000-€160,000+ /year

Realistic full-cost: €45,000—€90,000/year in cash outlays plus another €25,000-€50,000/year
in honest depreciation reserves you should be funding even if you are not writing the cheque each

year. The €40k—€80k "all-in" quoted by some Quinta do Lago marketing is achievable only by

deferring capex — which compounds into a six-figure refurbishment bill before you sell.

Part o: Hidden and Forgotten Costs

A short list of items that do not appear in any agent's brochure and disproportionately wreck owner

budgets.

1. VPT reassessment after major works. A €200k extension can shift VPT enough to push annual

IMI up several hundred euros and cross the AIMI threshold.

2. AlMI surprise. Owners who buy a second Algarve property crossing combined VPT past €600k

(single) or €1.2M (couple) discover AIMI only when the September letter lands. Couples should
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always check whether joint or split ownership is more efficient.

3. Decennial major works. Every 8—12 years, a meaningful villa needs a five-figure intervention: roof,
repaint, pool resurface, AC replacement. Owners who have not reserved face a one-off shock.

4. Currency risk. A non-EUR owner who funds operations from GBP, USD or CAD accounts can see
effective costs swing 8%—15% in a year purely on FX.

5. Bank account maintenance fees. Portuguese banks charge €5—€15/month for non-resident
accounts (vs. essentially free for residents on minimum-deposit packages).

6. Fiscal representative fees. €150-€400/year, and mandatory only for owners tax-resident
outside the EU/EEA. EU/EEA-resident owners do not need one. The line propagated through
some guides that "all non-residents need a fiscal rep" is wrong — it applies only to third-country
residents (UK, US, Canada, Switzerland, Brazil, etc.).

7. Capital gains exposure on sale. Since the 2023 reform, non-resident sellers are taxed on the
same basis as residents: 50% of the net gain enters Portuguese IRS at progressive rates (with
worldwide income counted only for rate determination). The old "flat 28% on 100% of the gain"
headline is wrong and has been wrong since 2023. Lei 9-A/2026 also extended the HPP roll-over
exemption to gains reinvested in housing destined for moderate-rent (< €2,300/month) rental.

8. Inflation-linked condominium increases. Resort fees in particular have climbed 5%—-10% per
year through the post-2022 inflation cycle.

9. End-of-tenancy damage. AL guests who damage things often dispute, and the manager's
deposit-handling rarely fully recovers.

Part 10: Depreciation and Reserve Strategy

The professional way to think about Algarve property is to budget it the way a hotel operator does: a
steady reserve of 1%—2% of property value per year for capital expenditure on the building shell,
mechanical systems, finishes and FF&E (furniture, fixtures, equipment).

Property value Recommended annual reserve
€300,000 €3,000-€6,000

€600,000 €6,000-€12,000

€1,000,000 €10,000-€20,000
€3,000,000 €30,000-€60,000

You will not spend this every year. You wifl spend it on a rolling 8—12 year cycle. Treat it as a transfer to
a separate "reserve” account, not as an optional expense.
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Part 11: AL Income Offset (Brieﬂy)

If the property is registered as Alojamento Local and actively marketed:

e Gross yields in good Algarve micro-locations sit at 6%—10% of property value annually
¢ Platform fees (Airbnb, Booking) eat 3%—18%
e Management commission eats 15%—25% of the remainder

e Cleaning is typically passed to guests but caps achievable nightly rate

Regulatory status in 2026. AL in the Algarve operates under DL n.° 76/2024, in force since 1
November 2024. The 2024 framework:

e Repealed the Mais Habitagc&o restrictions on AL
e Eliminated the CEAL (Contribuicao Extraordinaria sobre o Alojamento Local) entirely

e Removed the quinquennial re-authorisation requirement — registrations are now permanent,
subject to municipal containment

e AL licences transfer with the property to the new owner (a material change from the pre-2024
regime — most older guides still get this wrong)

e Devolved containment and growth-area regulation to municipalities

EU Regulation 2024/1028 on data sharing for short-term rentals applies from 20 May 2026. It
requires Member States to set up a single digital entry point for monthly host activity, a unique
registration number displayed on every listing, and penalties for non-compliant hosts and platforms.
Portugal's transposition act is pending as of mid-2026.

Tax on AL income. Under the simplified regime (the default for most small landlords) the taxable
base is 35% of gross AL revenue, taxed at progressive IRS rates for residents or, for non-residents,
with the worldwide-income consideration applying for rate determination. Under organised
accounting you deduct actual costs against revenue — viable only for larger AL portfolios.

A €450,000 Lagos townhouse grossing €30,000 might net €10,000-€16,000 to the owner after
platform, management, cleaning, IMI, condominium, utilities and tax. That covers most of the carrying
cost for an owner using the property 4—6 weeks per year. It does not typically generate yield on top
of fully-loaded ownership cost — it brings net carrying cost close to zero. Read the rent-vs-own
math honestly in Buy to Live vs Buy to Rent.

Part 12: Selling Reality

Here is the hard arithmetic. Assume a €600,000 villa held for ten years. Honest carrying cost (taxes,
condominium, utilities, maintenance reserve, insurance, light management) averages €16,000/year —
€160,000 over the decade. Add roughly €40,000 in initial acquisition costs (see Taxes and Costs),
plus a likely 5%—6% selling commission and Portuguese capital-gains tax (50% of the gain at
progressive rates).
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For the owner to be net positive in real terms, the property must appreciate more than ~30% in real
terms over ten years after selling costs and tax. The Algarve has delivered that in some recent
decades. It has not in others. The point is not to be pessimistic — it is to recognise that the property
is working hard each year just to break even.

Part 13: Cost—Reducing Tactics That Actually Work

1. Solar PV (and battery)

The Algarve is among Europe's best solar locations — over 300 sunshine days per year. A residential
4—-6 kWp system costs €8,000-€16,000 installed in 2026, with battery storage adding €4,000-
€8,000. Battery storage benefits from reduced 6% VAT and a national grant of up to €1,650 per
battery system.

Payback in the Algarve: 4-7 years for solar-only, 6—8 years for solar + battery. The system continues
producing for 20+ years. For a year-round owner-occupied villa, this is the highest-ROI capital
expenditure available.

2. Pool cover

A €1500-€3,500 automatic or manual pool cover cuts evaporation by 70%—-95%, halves chemical
use, reduces heat loss in shoulder seasons, and eliminates the daily debris-skim. Payback in saved
water, chemicals and cleaning: 2—4 years.

3. Smart thermostats and presence sensors

For empty holiday homes, simple smart thermostats and motion sensors stop HVAC running
unnecessarily and alert you to leaks. Cost: €200-€600. Savings: €300—-€800/year on a half-
occupied villa.

4. Annual insurance review

Re-quote at least every two years; switching providers usually saves 10%—25%.

5. Self-management vs outsourcing

If you are EU-based, semi-retired and visit 6+ times per year, self-management (own cleaner, own
gardener, own keyholder) typically saves €3,000—€6,000/year vs full outsourcing on a mid-tier villa.
The trade-off is your time and stress.

6. Smart electricity tariff and time-of-use

Switching to a Bi-Horéria or Tri-Horaria tariff and shifting pool pump and water heater to off-peak
windows cuts electricity bills 8%—-20% on heavy-use villas.
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7. Contest the VPT

If your VPT was set at the top of the cycle (2018—2022) but recent comparable transactions in your
micro-area suggest values have softened, you can request a re-evaluation. Done right, it permanently
lowers IML.

8. Joint vs separate AIMI structuring

For couples crossing the €1.2M combined VPT ling, the structuring decision (joint return; separation
of property regimes; relative ownership shares) is worth real money over a long hold. Worth one
session with a Portuguese tax adviser before completion.

Conclusion

Owning in the Algarve is, on its best days, a genuine lifestyle dividend — sun, sea, golf, calm, cuisine. It
is also a financial obligation that rewards owners who plan and punishes those who improvise.

The numbers in this guide are ranges, not promises, but they are honest. Use them to build your
annual budget, fund a real reserve account, and make the property work with your finances rather
than against them.

If you are about to buy: write down your projected annual cost using the example tables above,
multiply by ten, and add it to the purchase price. That is the real number. If the lifestyle is still worth it
at that number, buy with confidence. If it is not, walk away, or buy smaller. Either way, you are now
better informed than 90% of the market.

Related reading

e Taxes and Costs of Buying Property in Portugal — the canonical reference for acquisition costs
(IMT, Stamp Duty, legal, registry, mortgage).

e Hands-Off Property Ownership and Management — operational depth on outsourcing the work
this guide prices.

e Second Home in Portugal — the honest second-home decision frame, with use-case audits.

e When Buying Property in Portugal Does Not Make Sense — twelve profiles where the carrying cost
math points to renting instead.

e Risk-Averse Buyer Guide — the seven risk categories and priced mitigations that prevent the
worst surprises.

How 2nd Haus can help

We run ownership cost audits for current and prospective Algarve owners. A single 90-minute call
produces a one-page annual cost stack for your specific property — IMI under the right municipal
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rate, AIMI modelled for your ownership structure, condominium and resort fees verified against the
management company, utilities and maintenance benchmarked against comparable properties,
depreciation reserve right-sized to age and finish, and AL net-yield modelled if relevant.

Audits are priced from €450, refunded against any subsequent engagement. For owners considering
selling, switching from private use to AL, or restructuring ownership before a second purchase pushes
them into AIMI, the call typically pays for itself many times over.

If you want the numbers run on your specific situation, get in touch.

Sources

Primary sources
e Decreto-Lein.° 76/2024 — Diario da Republica — current AL framework

e Regulamento (UE) 2024/1028 — EUR-Lex — EU short-term rental data regulation, applicable 20
May 2026

e Lein?9-A/2026, de 6 de marco — Diario da RepUblica — 2026 housing fiscal package
e PwC Portugal — Guia Fiscal 2026, IMI / AIMI

e Banco de Portugal — LTV, DSTI and maturity limits

e ERSE — 2026 regulated tariffs

e Aguas do Algarve — 2026 tariff structure

Further reading
e Portugal Property Tax Calculator: IMI, AIMI & IMT 2026 — Portutax
e Portugal tax in 2026 — Blevins Franks
e [MIin Portugal: Everything Property Owners Need to Know — Belion Partners
* Maintenance Costs for Your House and Swimming Pool in Portugal — Lagos Homes
* Running Costs Owning Property in Algarve Portugal — Exclusive Algarve Villas
e ERSE announces electricity tariffs in 2026 — EDP
e Water prices rise in the Algarve — The Portugal News
e Home Insurance in Portugal 2026 — C1 Brokers
e The ROI of Solar Panels in Algarve — Voltaicos
e Fiscal Representation for Non-Resident Property Owners in Portugal 2026 — BPA Property

e Quinta do Lago Portugal: luxury living, property prices and expat life — idealista/news

Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md 2026-05-15. This guide is
refreshed semi-annually or when material legislative changes (OE, AL framework, AIMI thresholdss,
fiscal-rep rules) occur.

2nd Haus - Free Guide 20/ 21


https://diariodarepublica.pt/dr/detalhe/decreto-lei/76-2024-892301177
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://www.pwc.pt/en/pwcinforfisco/tax-guide/2026/imi-aimi.html
https://www.bportugal.pt/en/page/ltv-dsti-and-maturity-limits
https://www.erse.pt/
https://www.aguasdoalgarve.pt/
https://www.portutax.com/news/portugal-property-tax-calculator-how-to-estimate-imi-aimi-and-imt-in-2026-77
https://www.blevinsfranks.com/portugal-tax-in-2026/
https://www.belionpartners.com/imi-in-portugal-key-facts-costs-and-tips-for-property-owners
https://www.lagoshomes.net/post/maintenance-costs-house-with-pool-in-portugal
https://www.exclusivealgarvevillas.com/en/own/portugal-property-maintenance-costs
https://edp.com/en/investors/investor-information/market-notifications/erse-announces-electricity-tariffs-2026-and
https://www.theportugalnews.com/news/2026-01-08/water-prices-rise-in-the-algarve/941686
https://c1brokers.pt/en/house-insurance-in-portugal/
https://voltaicos.pt/blog-pv-systems/roi-of-solar-panels-in-algarve/
https://www.bpaproperty.com/en/blog/fiscal-representation-portugal-non-resident-property-owners-2026/
https://www.idealista.pt/en/news/lifestyle-portugal/2026/04/27/258-quinta-do-lago-portugal-golf-beaches-and-fabulous-homes

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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