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TL;DR
The Algarve is not one market. It is thirty-plus distinct sub-markets across sixteen municipalities,

with roughly an 8x price gap between cheapest and most expensive square metre.

The single most important decision a buyer makes is sub-region, not property. Get that wrong

and no amount of due diligence on the listing will rescue the outcome.

Resist averages. The Algarve regional median is a statistical artefact; the only number that matters

is the price of comparable transacted product in the same 3–5 streets, in the last 12 months.

Key 2026 stat. Algarve median transaction price (INE, full-year 2025 data published April 2026):

€3,139/m². idealista's Quinta do Lago asking-price snapshot (February 2026): €11,170/m², +34.6% YoY

in a thin segment. The 3.6x gap between those two numbers — one a transaction median, the other

an asking-price snapshot on a handful of branded launches — is what this entire guide is about.

The Algarve Is Not One Market
If you ask ten people where the "best" place to buy in the Algarve is, you will get ten different answers

— and most of them can be right. The region is a 150-kilometre coastline plus a substantial inland

strip, sixteen municipalities, more than thirty distinct sub-markets, and price differences of roughly

8x between Alcoutim (around €1,100/m²) and Quinta do Lago villas (€8,000–€18,000/m²). These are

technically both "Algarve property". They have nothing else in common.

The single most useful thing this guide can teach you is to resist averages. Three averages to resist

specifically:

1. The Algarve regional average. €3,139/m² (INE 2025) tells you nothing useful about a Tavira

townhouse or a Lagos seafront apartment. It is the midpoint of a distribution so wide that the

midpoint is meaningless.

2. The Portuguese national median. €2,076/m² (INE 2025) is even less useful. National medians

blend Lisbon, Porto, the Alentejo and Trás-os-Montes; they do not describe the Algarve.

3. Town-level asking-price headlines. Quinta do Lago at €11,170/m² is an idealista asking-price

snapshot in a thin segment where two or three branded new-build launches (Sutaya, Azuya

among them) materially move the average. It is directional, not the price.

Pick your sub-region first. Then look at the data for that sub-region only. Inside that, look at the data

for the specific property type and street segment you actually want. Everything before that is noise.

This guide is the master geography reference in the 2nd Haus corpus. Invest in the Algarve carries the

investor-flavoured overlay (AL micro-markets, yield by area, regulatory exposure) and defers here for

geography. The Algarve Beyond the Beaches is the inland-specialist deep-dive. Lifestyle Buyer Guide

maps the eight lifestyle archetypes onto sub-region.

Headline 2026 numbers, for orientation:

Algarve median transaction price 2025 (INE): €3,139/m².
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Portugal median 2025: €2,076/m² (+16.8% YoY).

Foreign buyer share of Portuguese transactions in 2025: 27.6% (INE) — down from a 31% peak in

2023. In the Algarve the share is far higher: well above 50% in coastal markets, 80%+ in Lagos,

90%+ in pockets of Tavira luxury new-build and the Golden Triangle.

Inland led 2025 growth: São Brás de Alportel +17.7%, Silves +11.8%. The cheap is not staying cheap.

Algarve Geography 101
Seven natural axes. Memorise these and the rest of the guide makes immediate sense.

1. West Coast / Costa Vicentina. Atlantic-facing from Sagres up to Odeceixe. Sagres, Aljezur,

Carrapateira, Arrifana, Odeceixe. Surf country, protected natural park, low density, windier, cooler

summers, raw beaches. Lifestyle premium, real-estate discount relative to the south coast.

2. Western Algarve / Barlavento. Lagos to Portimão. The premium south-coast strip. Lagos, Praia da

Luz, Burgau, Salema, Alvor, Portimão, Carvoeiro, Lagoa, Ferragudo. Climate-friendly, English-speaking,

Anglo-heavy heart of the Algarve. Two of the region's three international school clusters.

3. Central Algarve. Albufeira to Quarteira. The tourism core. Mass tourism is densest here, high-rise

resort apartments dominate, AL volume is highest — and municipalities are most aggressive about

restricting new short-term-rental licences.

4. The Golden Triangle. A small luxury enclave inside Loulé municipality. Quinta do Lago, Vale do

Lobo, Vilamoura, plus the connecting tissue around Almancil. The most expensive residential property

in Portugal outside Lisbon and Cascais. International schools, championship golf, private healthcare,

English as a working language.

5. Eastern Algarve / Sotavento. Faro to the Spanish border. Faro, Olhão, Fuseta, Tavira, Cabanas,

Manta Rota, Vila Real de Santo António. Sheltered from Atlantic wind, warmer year-round water, sandy

barrier islands, slower pace, lower prices, more Portuguese, more retirees, less construction. The

fastest-gentrifying part of the region.

6. Spanish Border. Vila Real de Santo António, Castro Marim, Altura, Monte Gordo. The far east.

Cheaper than the rest of the south coast, easy access to Spanish supermarkets and Seville airport,

undervalued by most foreign buyers because they simply never drive that far east.

7. Inland / Serra and Barrocal. Monchique, São Brás de Alportel, interior Loulé, Alte, Querença, Salir,

Silves, Alcoutim. Cooler, greener, mountain views, traditional villages, the cheapest square metres in

the region — but rising fast as coastal buyers spill inland. The full inland deep-dive lives in The Algarve

Beyond the Beaches.
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Sub-Region Snapshot Table (2026)

Sub-region
€/m² range

2026
YoY trend

Foreign buyer

%
Profile

Quinta do Lago €8,000–

€18,000

+20–34%* 95%+ Ultra-luxury enclave

Vale do Lobo €7,000–

€15,000

+12–18% 90%+ Ultra-luxury, slightly older

Vilamoura €5,000–

€8,000

+10–12% 85% Marina, golf, gated

Almancil €4,500–

€7,500

+12% 80% Golden Triangle hub

Lagos €4,500–

€6,500

+10% 82% Anglo expat capital

Ferragudo €4,500–

€6,500

+8% 70% Boutique fishing village

Carvoeiro / Lagoa €4,000–

€6,000

+8% 75% Cliff-top mature expat

Praia da Luz €4,000–

€5,500

+7% 80% Family-friendly small village

Tavira €3,000–

€5,500

+6–8% 92% (luxury) Charming, retiree-heavy

Albufeira €3,000–

€5,000

+3–5% 65% Tourism core, AL-restricted

Sagres / Aljezur /

Salema

€3,500–

€5,500

+9% 60% Surf, lifestyle premium

Olhão €2,500–

€4,500

+25–40%

(3yr)

55% Gentrifying fast

Faro €2,500–

€4,500

+5% 35% Capital, year-round,

university

Loulé (town) €2,500–

€4,500

+6% 30% Real Portuguese town

Quarteira €2,500–

€4,000

+4% 50% Cheaper coast, AL volume

Alvor / Portimão €2,500–

€4,000

+5% 55% Mass-market
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Sub-region
€/m² range

2026
YoY trend

Foreign buyer

%
Profile

Cabanas / Manta

Rota

€2,500–

€4,000

+6% 45% Quiet east coast

VRSA €1,800–

€3,200

+5% 30% Spanish border

Monchique €1,500–

€3,000

+8% 40% Mountain, alternative +

retirement

São Brás / Alte /

interior

€1,200–€2,750 +12–18% 25% Rural, traditional

*Quinta do Lago's +34.6% YoY (idealista, February 2026) is a thin-segment snapshot on asking prices,

not transaction medians. The luxury Quinta sample is small enough that a handful of branded new-

build launches materially move the average. Treat it as directional, not gospel.

Source note. Ranges are working estimates built from idealista asking-price data, INE transaction

medians (Algarve regional median €3,139/m², 2025), Confidencial Imobiliário series, and our own

transactional sight. Asking prices typically run 3–6 months ahead of transaction prices; INE

methodology lags but is the authoritative transaction series.

Deep Dives — The Major Towns
Each town gets the essentials: price, who buys, what works, what doesn't, trend. The longer per-town

analysis lives in Invest in the Algarve (yield angle) and Lifestyle Buyer Guide (lifestyle angle).

Lagos

Price (2026): €4,500–€6,500/m² typical; coastal premium villas €5,000–€7,000+/m². idealista town

averages €5,066–€5,474/m².

The unofficial capital of the foreign-resident Algarve. Walled historic centre, marina, year-round

restaurants, an Anglo expat infrastructure that took thirty years to build and cannot be replicated

quickly elsewhere. Foreign buyer share ~82%, shifting toward American demand since 2024. Old-

town townhouses €500k–€1.5M renovated; marina-area 2-beds €350k–€800k; villa estates in Meia

Praia and Porto de Mós €800k–€4M+. AL on the municipal watch list but not yet restricted; yields 4–

6% net on well-located 2-beds.

Best for. Buyers who want a real European town with English support, year-round community, and

willingness to pay a premium not to drive everywhere.

Cons. Premium price; tourist-heavy June–September; no top-tier international school inside Lagos

itself (Vale Verde in Burgau is 15 min away), which surprises American families.

Trend. Mature with continued upward pressure, especially American-driven on the higher end.
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Praia da Luz

Price (2026): €4,000–€5,500/m² typical; sea-view villas push €6,500+/m².

A small calm village 7 km west of Lagos with a flat sandy beach and one main square. Family-friendly

British and Dutch — quieter than Lagos, easier with children.

Best for. Retirees, families with young children, second-home buyers who want quiet rather than

buzz.

Cons. Sleepy in winter, limited restaurant choice off-season, one supermarket.

Trend. Mature, slow steady growth.

Alvor and Portimão

Price (2026): Portimão €2,500–€3,500/m²; Praia da Rocha €3,000–€4,500/m²; Alvor €3,000–

€4,500/m².

Portimão is the Algarve's second-largest urban centre — working city with a hospital, university

campus, commercial port, year-round Portuguese population. Praia da Rocha is its high-rise beach

district. Alvor is a charming fishing village immediately west.

Best for. Yield buyers willing to accept commodity product (Praia da Rocha); entry-level expat

retirees in Portimão proper; Alvor for fishing-village charm with big-city access.

Cons. Praia da Rocha is dated stock, heavy AL competition, weak capital appreciation.

Trend. Praia da Rocha mature and softening; Alvor rising; central Portimão undervalued and slowly

gentrifying.

Carvoeiro and Lagoa

Price (2026): Carvoeiro €4,000–€6,000/m²; Lagoa town €3,000–€4,500/m². Around €910k

typically buys a 220–320 m² villa in good condition.

The Algarve's most photogenic cliff-top town. Older British and Irish expat community, remarkably

loyal. Lagoa is the administrative town inland from Carvoeiro. Nobel Algarve British International

School has its main Lagoa campus here.

Best for. British retirees, second-home buyers who want walkable cliff-top life, families using Nobel

Lagoa.

Cons. Very British in feel — if that's not what you want, look elsewhere. Topography means many

properties have stairs and limited parking.

Trend. Mature, steady appreciation, low risk.

Ferragudo

Price (2026): €4,500–€6,500/m² village core; renovated traditional houses clear €7,000/m².
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A small fishing village across the Arade estuary from Portimão. The historic core is heritage-protected

— preserves the atmosphere, kills the AL-yield play. Buyers go for lifestyle, not yield.

Best for. Buyers who want a real Portuguese village with proximity to Portimão's services and

Carvoeiro's beaches.

Cons. AL constraints kill yield; village parking; touristy in peak summer.

Trend. Mature, premium, supply-constrained.

Albufeira

Price (2026): €3,000–€5,000/m² typical; Falésia and "Old Town" pockets push higher.

The Algarve's tourism epicentre. Two faces: the chaotic mass-tourism core (Areias de São João, Old

Town strip) and quieter resort enclaves (Olhos de Água, Falésia, Sesmarias, Salgados, Galé). The most

AL-restricted municipality in the Algarve — containment zones designated in parts of the historic

centre, more aggressive restrictions signalled. New AL licences in core areas are increasingly difficult.

Existing licences transfer with the property (DL 76/2024) and are now more valuable for it — but the

council can still close new ones.

Best for. Yield buyers with an existing AL licence in place; resort-buyers who want walkable nightlife

or branded amenities.

Cons. Cooling at the commodity end; AL regulatory risk; severe seasonality (the Strip is dead Nov–

March).

Trend. Cooling on commodity stock, mature on premium/branded.

Vilamoura

Price (2026): €5,000–€8,000/m² standard; new-build premium pushes toward €10,000/m².

A master-planned resort built from scratch in the 1970s — 1,000-berth marina, four championship

golf courses, casino, gated condominiums. The most "international"-feeling town in the Algarve.

Colégio Internacional de Vilamoura on-site. Strong AL market with 5–7% net yields on well-located 2-

beds.

Best for. Golfers, marina people, year-round expat retirees, families using CIV, branded new-build

buyers.

Cons. Lacks the soul of an organic Portuguese town. HOA fees €200–€600/month (often more) —

budget for it. Commodity new-build risk in the marina area where supply is rising.

Trend. Premium, rising, with new-build supply at the top adding capacity.

Quarteira

Price (2026): €2,500–€4,000/m².

The working-class neighbour of Vilamoura. High-rise blocks line the seafront, prices ~half of

Vilamoura's, AL volume significant.
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Best for. Yield buyers willing to own commodity high-rise stock; locals; entry-level coastal buyers.

Cons. Oversupply risk in older 1980s buildings with deferred maintenance; mass-market feel.

Trend. Stable; some older blocks are oversupplied.

Almancil

Price (2026): €4,500–€7,500/m²; surrounding villa zones (Vale Formoso, Quinta Verde) push

€8,000+/m².

The service hub for the Golden Triangle — where Quinta do Lago and Vale do Lobo residents grocery-

shop and send their kids to Nobel Almancil. Densest cluster of luxury estate agents, private banks,

and high-end services in the Algarve.

Best for. Families using Nobel Almancil who don't need to live inside Quinta do Lago or Vale do Lobo;

buyers who want Golden Triangle services without Golden Triangle prices.

Cons. Almancil town itself is functional rather than charming; you need a car for everything.

Trend. Rising, tracking the Golden Triangle.

Quinta do Lago

Price (2026): €8,000–€18,000/m². idealista's February 2026 asking-price snapshot reports

€11,170/m², +34.6% YoY — but this is a notoriously thin segment where averages move sharply on a

handful of branded new-build launches. Treat it as a directional snapshot, not the price. Entry villa

price now sits above €2M.

The apex of Algarve luxury — 2,000-acre estate, three championship golf courses, lake, country club,

internal road network giving it a campus-like feel. Most homes are 400–800 m² detached villas on

private plots. Foreign buyer share 95%+ (UK, Ireland, Belgium, France, Germany, Switzerland, US).

AL. Permitted but most owners use lightly or not at all — they bought for use, not yield. Where used

commercially, premium villas can rent at €15,000–€50,000/week peak summer.

Best for. Globally mobile families who want a managed luxury enclave; UHNW retirees; trophy

investors.

Cons. Premium pricing, estate fees, aesthetic homogeneity. Thin liquidity at the top of the range

means re-sale takes time.

Trend. Rising sharply on asking prices; supply-constrained; the segment is small enough that one

quiet quarter can move the headline.

Vale do Lobo

Price (2026): €7,000–€15,000/m². idealista reports averages around €7,400/m² — materially below

Quinta do Lago.

The older, more relaxed sibling — built earlier (1960s onward), oriented around two golf courses (Royal

and Ocean) and the iconic Praça beach square. More laid-back feel than Quinta do Lago.
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Best for. Buyers who want Golden Triangle quality, golf, and beach access at slightly lower prices than

QdL.

Cons. Some older villa stock needs renovation; estate fees apply.

Trend. Rising, narrower gap to Quinta do Lago than five years ago.

Loulé (town)

Price (2026): €2,500–€4,500/m² in the historic centre, lower in outskirts.

A real Portuguese town — working market hall, Saturday gypsy market, cultural calendar (Carnival,

Med Festival), foreign-resident share meaningfully lower than the coast (~30%). Administrative seat

of the wider Loulé municipality, which contains the Golden Triangle.

Best for. Buyers who want authentic Portuguese town life with proximity to Faro airport (20 min),

Almancil services (15 min), and inland countryside; priced-out coastal buyers.

Cons. No beach within walking distance; restaurant scene improving but still narrower than Lagos or

Tavira.

Trend. Undervalued. The gap between Loulé prices and Almancil prices (15 minutes south) is one of

the most striking arbitrages in the region.

Faro

Price (2026): €2,500–€4,500/m².

The regional capital, home to the international airport, the University of Algarve, the regional hospital.

The only proper urban infrastructure in the south of Portugal. Foreign-resident share the lowest

among major Algarve towns (~35%), which is precisely what some buyers want.

Best for. Year-round residents, buyers prioritising airport access (Faro Airport 10 min), digital nomads,

professionals, university families.

Cons. No real beach in the city itself; the city centre has under-renovated stretches; tourists rarely

fall in love with Faro the way they fall in love with Lagos or Tavira.

Trend. Stable rising, undervalued relative to coastal towns of similar size.

Olhão

Price (2026): €2,500–€4,500/m² and rising fast. 2023–2026 cumulative gains in the 25–40% range

— the strongest gentrification story in the Algarve.

A working fishing port that has, in five years, become the most fashionable address in the eastern

Algarve. The historic Cubist quarter, working fish market, long marginal promenade, easy ferry access

to the Ria Formosa islands. Priced-out Lisboners, French and Belgian creatives, and buyers who used

to buy in Lagos but can't any more.

Best for. Buyers chasing capital appreciation; Lisbon-style urban-village living without Lisbon prices;

year-round residents.
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Cons. Some streets still rough; the working port is loud and smells of fish (feature, not bug, for the

right buyer); supply of well-renovated stock is tight.

Trend. Strongest growth in the Algarve. Still rising — but the easy money is past.

Tavira

Price (2026): €3,000–€5,500/m², luxury new-build pushing higher.

Widely considered the prettiest town in the eastern Algarve — Roman bridge, Moorish castle, 17th-

century churches, the Gilão river running through the centre. Strong British and Northern European

retiree community, year-round economy, more elegant and less-British than Carvoeiro. Around 92%

of luxury new-build transactions are foreign — among the most international segments in the Algarve.

Best for. Retirees, second-home buyers who want charm and culture, buyers who prefer the leeward

eastern climate.

Cons. Limited beach access (beach is on Tavira Island, reached by ferry); fewer international school

options than the western Algarve.

Trend. Steady appreciation, no euphoria, low downside risk.

Cabanas, Manta Rota, VRSA

Price (2026): Cabanas / Manta Rota €2,500–€4,000/m²; VRSA €1,800–€3,200/m².

A string of quieter villages east of Tavira plus the Spanish border. Cabanas with its boardwalk and

lagoon-island ferry, Manta Rota with its long Atlantic beach, Altura, Monte Gordo. VRSA is the

Pombaline grid-plan border town. Sleepy, sandy, undervalued.

Best for. Quiet retirement, off-season residence, beach lovers happy without urban energy. VRSA for

buyers prioritising value and dual-country lifestyle (Spain across the river).

Cons. Quiet means quiet — minimal nightlife, thin restaurant scene off-season. VRSA further from

Faro airport (50 min), fewer English-speaking services.

Trend. Rising slowly as Tavira pushes buyers eastward. VRSA arguably the best value on the south

coast.

Sagres, Aljezur, Salema, Burgau

Price (2026): Salema and Burgau €4,000–€5,500/m²; Sagres €3,500–€5,000/m²; Aljezur €3,000–

€4,500/m². Rural Costa Vicentina premium new-build can clear €6,000/m².

The west coast and western edge of the south coast — surf country, low density, protected park.

Best for. Surfers, families who want nature over boutique, lifestyle buyers happy to drive to Lagos for

shopping, second-home buyers chasing scarcity premium.

Cons. Windier than the south coast, cooler summers, fewer services, longer drives to airport (1h–1h15

from Aljezur to Faro), limited international school access.
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Trend. Lifestyle-premium pricing rising faster than commodity coastal stock.

Monchique and Inland Barrocal

The inland deep-dive lives in The Algarve Beyond the Beaches. Buyers seriously considering

Monchique, São Brás, Alte, Querença, Silves or Alcoutim should read that guide rather than rely on the

compressed version here. Short version:

Monchique: €1,500–€3,000/m². Mountain town, 600m elevation, mineral springs, alternative-

lifestyle community. Wildfire risk real but mitigated since 2018.

São Brás de Alportel: €2,500–€3,600/m². Led 2025 inland growth at +17.7%.

Alte, Querença, rural Loulé: €1,200–€2,200/m². Picture-postcard villages, plot-and-build

flexibility, traditional Portuguese village life.

Alcoutim: ~€1,100/m², lowest population density in mainland Portugal.

Pattern across all inland: cheap relative to the coast, rising fast on a low base, no beach within walking

distance, you absolutely need a car, foreign expat infrastructure thin but present in pockets.

Climate Microclimates
The Algarve is small but climatically diverse.

Sub-region Wind Summer temps Winter Rain

Sagres / Costa Vicentina High 22–26°C Mild but breezy Moderate

Lagos / Burgau Medium 24–29°C Mild Low-moderate

Carvoeiro / Lagoa Medium-low 25–30°C Mild Low

Albufeira / Vilamoura Low 26–32°C Mild Low

Faro / Olhão Low 26–32°C Mild Low

Tavira / Cabanas Lowest 27–33°C Mildest Lowest

Monchique Variable 24–30°C (cooler) Cool Highest

São Brás / inland Low 27–35°C (hotter) Cool nights Low

Three rules of thumb:

1. Move east for warmer water and less wind. Tavira's water is 2–4°C warmer than Sagres's in

summer.

2. Move west for cooler summers and fresher air. Sagres rarely exceeds 28°C even in August. If you

find Algarve summers oppressive, the answer is Costa Vicentina, not air-conditioning.
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3. Move inland for bigger temperature swings. Inland Loulé and São Brás see hotter summer days

and cooler winter nights than the coast. Monchique gets meaningfully more rain.

Matchmaker — Best Areas for Specific Goals

Best for AL Yield

Rank Area Why

1 Vilamoura Marina + golf demand, year-round international tenants

2 Praia da Rocha (Portimão) Sea-view apartments at relatively low prices

3 Quarteira Volume play on commodity stock

4 Albufeira (with existing licence) Strong demand, regulatory risk

5 Lagos old town Premium yields, 12-month season

AL regulatory context. DL 76/2024 (in force 1 November 2024) made AL licences transferable with

the property and made registrations permanent, while devolving containment to municipalities. EU

Regulation 2024/1028 applies from 20 May 2026 and obliges platforms to delist unlicensed

properties. Net effect: existing AL-licensed properties are more valuable than they were two years

ago; the live question is whether your specific municipality is moving toward containment.

Best for Long-Term Residential Rental

Rank Area Why

1 Faro Year-round economy, university, hospital

2 Olhão Strongest LT demand in eastern Algarve

3 Portimão centre Working population, hospital

4 Loulé town Year-round Portuguese economy

5 Lagos Year-round expat residents
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Best for Retirement

Rank Area Why

1 Carvoeiro / Lagoa Mature British/Irish retiree community

2 Tavira Charm + climate + healthcare access

3 Praia da Luz Quiet, walkable, family-friendly

4 Vilamoura Services + year-round + golf

5 Cabanas / Manta Rota Sleepy, warm, affordable

Best for Families with Kids

Rank Area Why

1 Almancil Nobel Almancil + services

2 Lagoa / Carvoeiro Nobel Lagoa + walkable village

3 Vilamoura CIV + safe gated environment

4 Lagos (with Vale Verde) Vale Verde 15 min, town life

5 Faro International schools + city services

Best for Surfers

Rank Area Why

1 Aljezur / Carrapateira Best Atlantic surf, lowest density

2 Sagres Multiple breaks within 15 min

3 Western Lagos (Porto de Mós, Luz) Surf + town life balance

4 Salema / Burgau Quieter surf, tighter community

Best for Golfers

Rank Area Why

1 Vilamoura Four championship courses on-resort

2 Quinta do Lago / Vale do Lobo Five courses across Golden Triangle

3 Carvoeiro (Pestana, Vale da Pinta) Multiple courses within 15 min

4 Lagos (Espiche, Boavista, Palmares) Four courses within 20 min
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Best for 5-Year Capital Appreciation

Rank Area Why

1 Olhão Gentrification still running

2 Inland (São Brás, Silves) Spillover demand, low base

3 Loulé town Underpriced relative to Almancil

4 Aljezur / Costa Vicentina Lifestyle premium expanding

5 VRSA / border Cheapest south coast catching up

Best for Capital Preservation

Rank Area Why

1 Quinta do Lago Supply-constrained luxury

2 Lagos old town Heritage-protected, scarcity

3 Carvoeiro cliff villas Topography limits new supply

4 Ferragudo core AL restrictions + heritage protection

5 Tavira historic centre Charm + low downside

Best Entry-Level (under €300k)

Rank Area What you get

1 Inland (Alte, Querença, Salir) Stone village house needing work

2 Portimão centre 2-bed apartment in working town

3 VRSA / Monte Gordo 2-bed apartment near beach

4 Quarteira (older block) 2-bed apartment near beach

5 Olhão (becoming harder) Townhouse needing work
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Best Ultra-Luxury (€3M+)

Rank Area Why

1 Quinta do Lago Apex of the market

2 Vale do Lobo Slightly more relaxed luxury

3 Lagos (Meia Praia, Porto de Mós) Premium beachfront villas

4 Vilamoura new-build branded Marina-front apartments

5 Carvoeiro cliff villa Scarcity-driven trophy

Hot Trends 2026
Olhão. Cumulative 25–40% gains over 2023–2026. Still rising, pace moderating. The fishermen-

turned-creatives narrative is real; the historic centre is finite; well-renovated stock is now genuinely

scarce.

Loulé town. The arbitrage between Loulé town (€2,500–€4,500/m²) and Almancil (€4,500–

€7,500/m²) is unsustainable. Year-round Portuguese town with 15-minute coastal access and 20-

minute airport access.

Aljezur and Costa Vicentina. Lifestyle-premium pricing is real and accelerating. Buyers wanting

nature and surf are increasingly willing to pay coastal prices for inland-coastal properties because

supply is constrained by the natural park.

São Brás de Alportel and inland barrocal. +17.7% in 2025. Buyers priced out of the coast are finding

genuine value 20 minutes north.

Eastern Algarve generally. The whole stretch from Faro to VRSA is being repriced as Lagos and

Quinta do Lago run out of room.

Saturated and Cooling Areas
Albufeira commodity stock. High supply of mid-rise apartments in the Areias de São João strip and

similar areas, AL regulatory risk, cooling capital values. Premium pockets (Falésia, branded resorts)

hold value; commodity does not.

Quarteira older high-rise. Some 1980s blocks with deferred maintenance face oversupply. Price

differentials versus modern stock are widening.

Praia da Rocha mid-tier. Heavy AL competition, dated stock, weak capital appreciation. Yields exist

but the asset class is not where you want to compound.
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Some Quinta do Lago commodity new-build. A subset of recent new-build is priced aggressively

against historical Quinta benchmarks. Genuine luxury continues to perform; volume new-build at the

top of the market deserves the question "what does re-sale look like in 2031?"

Budget Bands (2026)
Quick orientation. For detailed price-per-product analysis by town, see the per-town deep dives

above and The Real Cost of Owning.

€150k–€250k: Stone village house needing renovation inland (Alte, Querença, Salir, Alcoutim);

older 1-bed apartment in Portimão, Quarteira, VRSA or Monte Gordo. This budget no longer buys

anything in Lagos, Carvoeiro, or the Golden Triangle.

€250k–€450k: 2-bed apartment in Lagos periphery, Carvoeiro periphery, or Tavira centre;

renovated 2-bed townhouse in Olhão, Faro, Loulé town; villa inland.

€450k–€750k: Townhouse or smaller villa with pool in Lagos area, Carvoeiro, Albufeira; 3-bed

apartment in Vilamoura or central Lagos; larger villa with land in Aljezur, Sagres, inland barrocal;

renovated traditional house in Ferragudo core.

€750k–€1.5M: Modern villa with pool in Almancil periphery, Lagos suburbs, Carvoeiro hills;

premium apartment in Vilamoura marina, Quinta do Lago, Vale do Lobo; beachfront 3-bed in Praia

da Luz, Salema, Tavira.

€1.5M–€5M: Entry 3–4 bed villa in Quinta do Lago and Vale do Lobo; premium villa in Lagos Meia

Praia, Porto de Mós, Carvoeiro cliffs; branded development apartment.

€5M+: Frontline golf or lake villa in Quinta do Lago; beachfront villa Vale do Lobo, Lagos; estate-

scale rural quinta.

Add 7–10% for IMT, stamp duty, legal and registration. For non-resident buyers, the flat 7.5% IMT

under Lei 9-A/2026 (promulgated 2 March 2026; decreto-lei autorizado promulgated 12 May 2026)

applies on residential acquisitions, with five carve-outs (existing PT residents, buyers becoming

resident within 2 years, Portuguese emigrants returning, moderate-rent rental commitments, state-

service-abroad). Confirm operational status at signing — the implementing DL must be issued by 2

September 2026.

Decision Framework
Sequence matters. Run it in order.

Step 1 — Define the goal. Yield, lifestyle, retirement, family, capital appreciation, capital preservation,

trophy. You can have two of these in one property; you cannot have all of them. Pick the dominant

one.

Step 2 — Define the lifestyle non-negotiables. Walkable / drive-everywhere. International school

within 15 minutes / not needed. Year-round community / OK with seasonal. Beach in walking distance
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/ OK with 5–10 minute drive. Fluency in Portuguese / English-only. Quiet / urban energy.

Step 3 — Set the budget honestly. Purchase + 7–10% taxes and fees, plus furniture, any renovation,

plus annual carrying costs (IMI, condominium fees, insurance, AL management if applicable). The Real

Cost of Owning quantifies the full stack.

Step 4 — Eliminate sub-regions. Use the matchmaker tables above. Most buyers can rule out 70% of

the Algarve in 30 minutes once steps 1–3 are clear.

Step 5 — Visit the surviving sub-regions in low season. February and November tell you the truth

about a town. August does not. Praia da Luz in February is a different place from Praia da Luz in

August. So is Lagos. So is Albufeira. The off-season visit is the single most predictive due-diligence

step you can take.

Step 6 — Then look at properties. Property selection within a sub-region is the easy part. Sub-

region selection determines whether you are happy and whether the asset performs.

FAQs
Western or eastern Algarve in 2026? Different bets. The west (Lagos, Carvoeiro, Golden Triangle) is

mature with steady appreciation and limited downside — a capital-preservation play. The east (Olhão,

Tavira, Faro) had stronger 2023–2026 gains and arguably more headroom because it started cheaper

— a capital-appreciation play. Inland is the highest-growth low-base play.

Where do British buyers go now? Lagos, Carvoeiro/Lagoa, Praia da Luz, Tavira remain dominant. The

newer cohort of British buyers post-2024 (with American-style budgets) is increasingly landing in

the Golden Triangle and Lagos premium product.

Where do Americans buy? Lagos saw the steepest American share growth post-2024, followed by

the Golden Triangle. Americans skew toward higher-end properties with sea views and English-

speaking services.

Where can I still find true bargains? Inland barrocal (Alte, Querença, Salir, rural São Brás), Alcoutim

and the Guadiana valley, VRSA and the immediate border strip, Monte Gordo older apartments,

Portimão urban centre. None are secrets any more — but they are still meaningfully cheaper than the

coastal stretches.

Is Olhão already too late? The easiest 25–40% gains are past. The next 5 years will be slower but the

gentrification narrative is real and the historic core is finite. Buyers focused purely on capital

appreciation should be more selective; buyers focused on lifestyle-plus-appreciation can still find

well-priced stock.

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

high-rise in Quarteira and Praia da Rocha with deferred maintenance; AL-dependent stock in

Albufeira given regulatory risk; new-build at the very top of the Quinta do Lago range where prices

have moved fastest on thin volume. None are blanket avoid; all need closer due diligence.
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What's the airport access reality? Faro is the only commercial airport. Drive times: Lagos 50–60

min, Carvoeiro 35 min, Vilamoura 25 min, Quinta do Lago 15 min, Faro 5 min, Tavira 30 min, VRSA 50

min, Aljezur 70 min, Monchique 60 min.

International schools — what's the real picture? Three meaningful clusters: Nobel Algarve (Lagoa +

Almancil campuses), Colégio Internacional de Vilamoura, Vale Verde (Burgau, near Lagos). If schools

are non-negotiable you have effectively three home zones: Lagos/Burgau, Lagoa/Carvoeiro, and the

Golden Triangle/Almancil/Vilamoura corridor. Eastern Algarve options are thinner.

How big is the AL regulatory risk? Real but manageable. As of mid-2026 there is no Algarve-wide

ban; municipalities can designate containment zones under DL 76/2024. Albufeira is the most active;

Lagos and Loulé are monitoring. Existing licences are now transferable with the property and do not

expire. EU Regulation 2024/1028 from 20 May 2026 forces platforms to delist unlicensed properties

— meaning an existing licensed property is more valuable, not less, than it was two years ago.

Is the Algarve overpriced in 2026? Versus its own history, yes. Versus comparable Mediterranean

coastlines (Costa del Sol premium, Côte d'Azur, Tuscany), no — the Algarve is still 20–40% cheaper

than equivalent product in Spain or France. The premium segments are pricing aggressively; the

inland and eastern segments still offer genuine value. There is no single answer because there is no

single Algarve market.

Conclusion
Pick the sub-region first. Then the property. The Algarve rewards buyers who do that work in the right

order; it punishes buyers who fall in love with a listing in a town they have never visited in February.

The biggest mistake we see in buyer-advisory work is buyers anchoring on the regional average

(€3,139/m² per INE) or, worse, a viral asking-price headline (€11,170/m² for Quinta do Lago) and using

either number to judge whether a specific Tavira townhouse or a specific Lagos apartment is "fairly

priced". The Algarve average is a statistical artefact. The price you should benchmark against is the

price of comparable transacted product in the same 3–5 streets, over the last 12 months. Everything

else is noise.

Decide what you want. Visit in February. Then buy.

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

Querença, Silves, Alcoutim.

Invest in the Algarve — investor-flavoured overlay: AL micro-markets, yield by area, regulatory

exposure. Defers here for geography.

Lifestyle Buyer Guide — the 8 lifestyle archetypes and how each maps to sub-region.

Retirement in Portugal — for retirees: healthcare, walkability, tax sequencing.
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First Home in Portugal — entry-level buyers: HPP exemption, IMT Jovem, foundational tax stack.

How 2nd Haus can help
We are a buyer-side advisory. We don't list properties; we represent buyers. For Algarve geography

decisions specifically:

Sub-region briefing call (90 min, €350). You bring goal + budget + non-negotiables; we walk you

through the 3–5 sub-regions that actually fit, and the 25+ that don't. Saves about 40 hours of

self-research and a lot of wasted scouting trips.

Property search mandate (full buyer's-agent representation). Fee depends on budget band

and scope. We source, shortlist, scout, negotiate, and run the legal/tax/structuring stack.

Single-property audit (€600). You have a specific property in mind; we audit street

comparables, title, AL status, structural risk, and likely re-sale liquidity.

Book a no-obligation 20-minute intake at 2ndhaus.pt.

Sources
Primary sources:

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

2026; Algarve median €3,139/m², national median €2,076/m², foreign buyer share 27.6%).

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

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

2026.

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

IMT (operational pending DL by 2 September 2026).

Further reading (secondary, asking-price and market-commentary sources):

Idealista — Quinta do Lago luxury living and property prices 2026 (source of the €11,170/m² Feb

2026 asking-price figure; thin segment, directional).

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

Investropa — Housing Prices in the Algarve 2026

Compass Property Sales — Tavira market predictions 2026

Properstar — Olhão housing price

Schools referenced: Nobel Algarve British International School, Vale Verde International School,

Colégio Internacional de Vilamoura.

https://2ndhaus.pt/
https://www.ine.pt/xportal/xmain?xpid=INE&xpgid=ine_destaques&DESTAQUEStema=55534
https://files.diariodarepublica.pt/1s/2024/10/20600/0000300031.pdf
https://eur-lex.europa.eu/eli/reg/2024/1028/oj/eng
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://www.idealista.pt/en/news/lifestyle-portugal/2026/04/27/258-quinta-do-lago-portugal-golf-beaches-and-fabulous-homes
https://www.idealista.pt/en/news/property-for-sale-in-portugal/2026/04/30/75156-house-prices-rise-16-8-to-eu2-076-per-m2
https://investropa.com/blogs/news/algarve-housing-prices
https://www.compasspropertysales.com/en/detail/property-to-buy-in-algarve-predicted-real-estate-trends-in-tavira-for-2026/17863
https://www.properstar.co.uk/portugal/olhao-district/house-price
https://www.nobelalgarve.com/
https://www.vvis.org/
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Last updated: 15 May 2026. Verified against CANONICAL_FACTS.md (2026-05-15). This is the master

Algarve geography reference in the 2nd Haus corpus; updated quarterly or when material legislation

changes.
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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/

