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The Portuguese economy continued its positive 
momentum in the first half of 2019. Year-end 
estimates show a GDP growth of 1.7%, lower       
than the 2.1% recorded in 2018. 

Investment remains an important driver of the 
economy, with an estimated increase of 6.4%         
in 2019.

Domestic demand has also played a significant   
role in the economy. Portuguese household 
consumption is expected to increase by 2.2%        
by the end of the year.

The increased purchasing power of Portuguese 
households continues to boost the retail sector. 
Cushman & Wakefield’s Retail Demand Index 
recorded over 550 deals in Portugal in the first 8 
months of the year.

High street retail remained dominant in 2019,      
with 71% of all new openings.

Despite the less favourable international 
environment, the growth forecast for the export 
sector in Portugal is positive, with one of the 
highest levels expected in the Eurozone in 2019.

Take-up in the industrial and logistics market     
once again left expectations of increased activity 
unfulfilled. In the first half of the year, 13 deals   
were identified, totalling just over 31,000 sq.m. 

Demand levels remained below expectations, which 
is partly explained by the scarcity of new projects.

In Greater Lisbon approximately 136,000 sq.m.      
of office leases were signed until August in a total 
of 116 deals, representing an year-on-year growth   
of 6,6%.

In Greater Porto, take-up was severely limited       
by the shortage of quality space in the main areas 
of Porto. Nonetheless, the first half of the year saw 
a total lease volume of 22,300 sq.m.

In response to the shortage of supply and the 
increasing demand of occupiers, new development 
is occurring albeit very gradually.

ECONOMIC INDICATORS 2019

136,000 sq.m.
Transacted area Greater Lisbon

22,300 sq.m.
Transacted area Greater Porto

+3.0%
Exports 2019

31,000 sq.m.
Transacted area

4.00 €/sq.m. 
Lisbon Prime Rent

1.7%
GDP

2.2%
Private consumption

3.0%
Exports

6.4%
Investment

550
Retail deals

71%
High street deals

60%
Greater Lisbon deals

180,000 sq.m.
Future supply Greater Lisbon

180,000 sq.m.
Future supply Greater Porto
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The first six months of the year reflect the 
stabilisation of the tourism sector in Portugal.    
The number of overnight stays totalled 25.5 million, 
representing an increase of only 0.6%.

Notwithstanding the stable level of demand, 
operating indicators continue to reflect a revenue 
increase of around 4.9%.

According to information from the Residential 
Information System (SIR), for the second quarter  
of 2019, the city of Lisbon showed year-on-year 
average growth of 12% in the sales prices for new 
flats, standing at €5,600/sq.m.

In the city of Porto, prices of residential property 
still maintain an upward trajectory, around 34% on 
average, standing at €3,400/sq.m.

TOURISM INDICATORS

AVERAGE ASKING AND SALES PRICE

25.5 million
Overnight stays in hotel establishments

€ 71.4
Average room rate

9.8 million
Tourists

€ 41.5
RevPAR

€ 6,909 /sq.m.
Asking price - Lisbon

€ 5,641 /sq.m.
Sales price - Lisbon

€ 3,709 /sq.m.
Asking price - Porto

€ 3,438 /sq.m.
Sales price - Porto

INVESTMENT
Portugal has seen high volumes of investment 
channelled into real estate in recent years, driven  
by economic growth and strong activity in the 
occupational markets, as well as high levels of 
liquidity. Between January and August this year, 
more than 30 commercial real estate investment 
transactions were closed in Portugal, involving 
around €1.6 billion. 
 
Retail and office are the most attractive  sectors, 
with 34% and 33% of the funds allocated to 
commercial real estate, but the hotel sector gained 
prominence in 2019 representing 27% of the total 
transaction volume.

COMMERCIAL PROPERTY INVESTMENT
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URBAN 
REGENERATION
In the first 7 months of the year, inner city 
development and regeneration activity continued 
unabated in Lisbon and Porto, with an increase of 
deals and projects approved when compared to the 
same period in the previous year. The residential 
sector continues to be the principal driver of the 
market, contributing for the continuous increase in 
the transaction prices of buildings for 
refurbishment in both cities.

320,000 sq.m.
Licensed area Lisbon

210,000 sq.m.
Licensed area Porto
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The Portuguese economy 
continued its positive 
momentum in the first 
half of 2019
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ECONOMIC INDICATORS 2019

ECONOMIC FORECAST 2020/2021

EMPLOYMENT INDICATORS

NOTAS DE CRÉDITO DÍVIDA PÚBLICA

The Portuguese economy continued its positive 
momentum in the first half of 2019, although the 
global economic slowdown led to more moderate 
growth. Year-end estimates show a GDP growth of 
1.7%, lower than the 2.1% recorded in 2018.

Domestic demand has traditionally played a 
significant role in the economy. Portuguese household 
consumption is expected to increase by 2.2% by the 
end of the year, in line with the rise in purchasing 
power and the fall in the unemployment rate, which 
dropped again in 2019 and now stands at 6.4%. 
Inflation is still at low levels (0.7%) and its gradual 
recovery is likely by 2022, when it is estimated to 
reach 2%.

Investment remains another important driver of the 
economy, with an estimated increase of 6.4% in 2019, 
thanks to the growth in the construction sector and 
the import of equipment (mainly related with TAP 
purchase of new airplanes).

ECONOMY

1.7%
GDP

1.4% / 1.1%
GDP

2.2%
Private consumption

1.6% / 1.3% 
Private consumption

3.0%
Exports

2.4% / 2.2%
Exports

6.4%
Investment

2.5% / 2.5%
Investment

6.4%
Unemployment rate

Baa3
Positive
Moody’s

BBB 
Stable
Standard & Poor’s

BBB 
Positive
Fitch

BBB 
Positive
DBRS

+1.0%
Job creation

Source: Oxford Economics

Estimates for the coming years indicate a slowing of 
GDP growth to 1.1% in 2021. Oxford Economics 
forecasts that a decrease in exports and investment 
are the main factors for this trend; partly due to the 
increased difficulty of accessing lines of credit. In 
2020, however, these indicators are expected to 
develop positively, by 2.4% and 2.5%, respectively.

Household demand will continue to evolve positively 
in the coming years, thanks to the growth in 
consumption, driven by low interest rates. The 
estimated growth for private consumption in 2020 is 
1.6% and 1.3% in 2021.

Continued improvement in public accounts and the 
consolidation of the banking sector’s sustainability 
contributed to increased confidence in the Portuguese 
economy. The 4 major credit ratings agencies today 
rate Portugal at BBB (or equivalent) risk level and, 
except for S&P, all report a positive outlook.

Investment remains another important 
driver of the economy, with an estimated 
increase of 6.4% in 2019
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In the Greater Lisbon office 
market, take-up recorded        
a year-on-year growth of 
6,6%, compared to the first 8 
months of 2018
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OFFICES

TAKE-UP BY ZONETAKE-UP EVOLUTION

COMPLETIONS

In the Greater Lisbon office market, take-up recorded 
a year-on-year growth of 6,6%, compared to the first  
8 months of 2018.

Approximately 136,000 sq.m. of office leases were 
signed until august, in a total of 116 deals. Zone 6 
(Western Corridor) and Zone 5 (Parque das Nações) 
saw the highest volume of take-up, with 24% and 20%, 
respectively.

The largest transaction of the year to date was the 
forward purchase by Ageas, of its 17,400 sq.m. future 
headquarters in Parque das Nações. This was followed 
by KPMG and law firm PLMJ occupying 9,950 sq.m. 
and 6,950 sq.m. respectively in Fontes Pereira de Melo 
(FPM) 41. Until the completion of new office buildings, 
and as a result of high demand, available office  
stock in Greater Lisbon currently stands at only 
175,000 sq.m., representing a vacancy rate of 3.7%.

GREATER LISBON

Source: Cushman & Wakefield, LPI

136,000 sq.m.
Transacted area 

6,6%
Growth

3.7%
Vacancy rate

23,000 sq.m.
New completions

180,000 sq.m.
Future supply

BUILDING ZONE TENANT SIZE (sq.m)

Fontes Pereira de Melo, 41 1 PLMJ / KPMG 20,000

Duque d’Ávila, 79 2 Manuel Champalimaud Group 2,000

Batista Russo 5 Decathlon 1,000

*January to August
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25 ABRIL
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VASCO
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SINTRA
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In response to the shortage of supply and the 
increasing demand of occupiers, new development is 
occurring albeit very gradually. Until August, 3 new 
projects were completed totalling only 23,000 sq.m., 
including the major FPM 41 project in Prime CBD. 
Supply will continue to increase in the coming years. 
By the end of 2021, a further 180,000 sq.m. of new 
buildings will come to the market, of which 71,000 
sq.m. are already under construction, mostly 
speculative developments. In this respect, worthy of 
note is Zone 5 (Parque das Nações), where Ageas’ 
headquarters and Krestlis’ K-Tower office building 
total 32,000 sq.m. Also in this area, the construction 
of the Lumnia building (the first building of the EXEO 
Project) is imminent, with an area of 30,000 sq.m.

GREATER LISBON - AVERAGE AND PRIME RENTS

ZONE 6  
WESTERN CORRIDOR
12-15.5 €/sq.m./month

ZONE 4  
SECONDARY OFFICE ZONES
15-17 €/sq.m./month

ZONE 3  
NEW OFFICE AREAS
16-17.5 €/sq.m./month

ZONE 1  
PRIME CBD
19-23 €/sq.m/month

ZONE 2  
CBD
16.5-18 €/sq.m./month

ZONE 5  
PARQUE DAS NAÇÕES
18-18.5 €/sq.m./month

BUILDING ZONE DEVELOPER EXPECTED  
COMPLETION DATE SIZE (sq.m)

Defensores de Chaves 4 2 Private 2019 4,600

Cais do Tojo 4 Qantara Capital 2019 1,250

Castilho 213 1 Several 2019 1,500

Alagoa Office & Retail Center - Buildings E2, E3, E4 6 PV County 2019 9,400

Castilho 52 1 AM Alpha 2019 3,500

Hub Creativo do Beato 7 CML / Startup Lisboa 2019 11,000

Eurolex Building 1 Pontegadea 2020 5,200

Ritz Galleries 1 Sodim / Ritz 2020 2,300

K-Tower 5 Krestlis 2021 14,800

AGEAS Headquarters 5 Elegant Office 2021 17,400

As a result of high 
demand and low 
supply, rental values 
have risen again in  
all areas. Zone 1  
(Prime CBD) reached 
prime rents of  
€23/sq.m./month and 
Zone 3 (New Office 
Zones) and Zone 6 
(Western Corridor)  
saw a sharp increase in 
prime rents of around 
9% and 7%, standing at  
€17.5/sq.m./month and 
€15.5/ sq.m./month, 
respectively.

MAIN LEASE DEALS

MAIN DEVELOPMENTS UNDER CONSTRUCTION

Source: Cushman & Wakefield; LPI

TENANT BUILDING ZONE SIZE (sq.m)

Ageas AGEAS 5 17.400

KPMG FPM 41 1 9.950

PLMJ FPM 41 1 6.950

Confidencial Monsanto 6 6.820

Teleperformance 
Portugal, S.A. Open 3 5.470

Liberty Seguros Adamastor 5 4.260

Sociedade Portuguesa 
do Ar Líquido, S.A. Arquiparque I, 4 6 4.190

Agência de 
Modernização 
Administrativa, 
Parpública, Florestgal      
e Estamo

Santa Marta 55 7 3.850

UBER Rentipar 2 3.600

Sitel Malhoa 19 3 3.200

A Cushman & Wakefield Research Publication
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The Greater Porto office market has enjoyed  
steady demand from multinational and technology 
companies in recent years, which have contributed  
to the remarkable growth of the office market  
in the region.

Since 2015, the average annual office take-up is 
estimated at between 35,000 and 45,000 sq.m.  
In 2019, take-up was severely limited by the shortage 
of quality space in the main areas of Porto, 
nonetheless, the first half of the year saw a total  
lease volume of 22,300 sq.m.

Porto’s Business Area (ZEP) saw the highest take-up, 
with 8,500 sq.m, followed by Boavista (Porto) and 
Matosinhos, with 25% and 23% respectively, in the 
year to date.

Scarcity of quality supply and considerable latent 
demand together drive the development of new 
projects adapted to the requirements of international 
occupiers. Over the next few years, more than 
180,000 sq.m. of new office projects will come  
to the market.

Palácio dos Correios in downtown Porto  
(13,700 sq.m.), Porto Office Park in Boavista  
(30,000 sq.m.) and Porto Business Plaza in  
Campo Alegre (15,500 sq.m.) should all be  
completed by 2020.

Rental values reflect successive increases since 2015 
but have remained stable in the first half of 2019. 
Prime rents in Greater Porto currently stand at  
€18/sq.m./month, in Boavista (Prime CBD).

GREATER PORTO

MAIN LEASE DEALS

1.5 million sq.m.
Greater Porto office supply

22,300 sq.m.
Transacted area

180,000 sq.m.
Future supply

MAIA

PORTO

VILA NOVA 
DE GAIA

MATOSINHOS

GREATER PORTO
AVERAGE AND PRIME RENTS

ZONE 5
MAIA 
10-12 €/sq.m./month

ZONE 6
MATOSINHOS
11-14 €/sq.m./month

ZONE 1
PORTO BOAVISTA 
15-18 €/sq.m./month ZONE 2  

PORTO DOWNTOWN 
13-17 €/sq.m./month

ZONE 3 
PORTO ORIENTAL
10-12 €/sq.m./month

ZONE 4
PORTO ZEP
10-12 €/sq.m./month

ZONE 7
VILA NOVA  
DE GAIA 
10-13 €/sq.m./month

Source: Cushman & Wakefield; Consultant’s pool

TENANT BUILDING ZONE SIZE (sq.m)

Hipoges Iberia Torre do Foco 1 1,500

Enolis  Urbo 6 1,200

Servdebt Lake Towers 7 880

OLR Retail Gonçalo Cristóvão, 23 2 750

Jolera Passeio da Boavista 1 710

MEO / Altice Torre das Antas 3 560
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The increased 
purchasing power 
of Portuguese 
households 
continues to boost 
the retail sector
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High street retail 
remained dominant 
in 2019

The increased purchasing power of Portuguese 
households continues to boost the retail sector.  
The retail sales index published by the National 
Statistical Institute of Portugal (INE) shows growth  
in retail sales of 5.2% between January and July,  
with non-food retail increasing even 6.3%, and food 
4.2% in the first 6 months of the year.

Cushman & Wakefield’s Retail Demand Index* 
recorded over 550 deals in Portugal in the  
first 8 months of the year. As in previous years, the  
food & beverage sector continued to be the most 
active, representing 55% of new openings, but  
only 13% of the leased area. Homeware and  
leisure & culture stores are the most representative in 
terms of area, namely 24% each.

High street retail remained dominant in 2019, with   
71% of all new openings, driven, on the one hand,      
by tourism in the city centres of both Lisbon and 
Porto and, on the other, by the lack of available   
space in the shopping centres.

The refurbishment and change of concept of UBBO, 
formerly Dolce Vita Tejo, is a good example of the 
trend towards the repositioning of shopping centres. 
The concept of shopping resorts has been explored 
by the industry through a renewed focus on improving 
the consumer experience. Retail operators are also 
going through a transformation phase, increasingly 
adopting an omnichannel approach, optimising 
synergies between e-commerce and physical stores.

RETAIL
+5.2 %
Retail sales index

+4.2%
Retail sales index food retail

550
Retail deals

+6.3% 
Retail sales index non-food retail

71%
High street deals

60%
Greater Lisbon deals

 * A proprietary data base, held and permanently updated by Cushman & Wakefield, of retail 
leases occurring in shopping centres and the main high streets of Portugal, based on public 
sources and targeted field work.
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 * A proprietary data base, held and permanently updated by Cushman & Wakefield, of retail leases occurring in shopping centres and the main high 
streets of Portugal, based on public sources and targeted field work.

According to Cushman & Wakefield’s Retail Demand 
Index, the city of Lisbon recorded circa 200 new high 
street store openings between January and August. 
Avenidas Novas was the most sought-after area with 
the highest number of openings, followed by Chiado 
and the Cais do Sodré/Santos areas, where leases 
are mainly carried out by local and independent 
operators. This area has the highest vacancy rate 
standing at 15%. The Avenida de Roma area has the 
lowest vacancy rate, only 4% of total stock. 

Baixa (Downtown)

Chiado

Avenida da Liberdade

Restauradores e Rossio

Parque das Nações

Avenidas Novas

Campo de Ourique

Cais do Sodré

Roma

Príncipe Real

0 2 4 6 8 10 12 14 16

%

VACANCY BY ZONE

HIGH STREET - LISBON

MAIN OPENINGS*

Household 

Leisure & Culture 

Others 

Food & Beverage 

Restaurants & Cafes 

Fashion
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In the city of Porto, 55 high street deals were 
identified in the first 8 months of 2019. Baixa remains 
the most dynamic area, with Rua de Santa Catarina 
leading the way with the highest number of 
openings, including new stores by Hawkers, Rituals, 
Jsk Shoes and Falconeri. Flores and Mouzinho da 
Silveira still have significant areas available for 
occupancy, with a 22% vacancy rate.

Rental values have stabilised after steady growth in 
recent years, which was the result of the shortage of 
space available in prime areas and in the 
consolidated retail schemes.

In Lisbon, Chiado boasts the highest rents, reaching 
€130/sq.m./month.

Today, Baixa is limited by the available supply, with 
prime rents remaining at €115/sq.m./month; Avenida 
da Liberdade, the luxury brand location, commands 
rents of €95/sq.m./month.

In Porto, Rua de Santa Catarina, prime rents stand at 
€75/sq.m./month. The Clérigos area has been gaining 
prominence in recent years, with its prime rental 
values at €50/sq.m./month. Flores/Mouzinho da 
Silveira commands lower rents, but is still 
experiencing significant growth, with prime rents 
currently standing at €40/sq.m./month.

HIGH STREET - PORTO

VACANCY BY ZONE

PRIME RENTS

Baixa (Downtown)

Clérigos

Boavista

Cedofeita

Flores / Mouzinho da
Silveira

Miguel Bombarda

Riverside

0 2 4 6 8 10 12 14 16 18 20 22

%

FORMAT LOCATION PRIME RENTS 
(€/sq.m/month)

High Street Lisboa - Chiado € 130

High Street Lisboa - Baixa € 115

High Street Lisboa - Av. Liberdade € 95

High Street Porto - Baixa € 75

High Street Porto - Clérigos € 50

High Street Porto - Flores / 
Mouzinho da Silveira € 40

Shopping Centres Portugal € 100

Retail Parks Portugal € 10

  

Leisure & Culture 

Others 

Food & Beverage 

Restaurants & Cafes 

Fashion

MAIN OPENINGS*

 * A proprietary data base, held and permanently updated by Cushman & Wakefield, of retail leases occurring in shopping centres and the main high 
streets of Portugal, based on public sources and targeted field work.
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The imminent launch      
of new projects should 
respond to this need      
for space and boost 
demand
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GREATER LISBON - AVERAGE AND PRIME RENTS

GREATER PORTO - AVERAGE AND PRIME RENTS

INDUSTRIAL & LOGISTICS 
Despite the less favourable international 
environment, the growth forecast for the export 
sector in Portugal is positive, with one of the highest 
levels expected in the Eurozone in 2019. According to 
Oxford Economics, Portuguese exports are predicted 
to grow 3% in 2019, although still reflecting a 
reduction from 3.7% in 2018. The industrial sector 
does not show such a positive trend, with a decrease 
in the Industrial Production Index (IPI) of 0.6% 
between January and May.

Take-up in the industrial and logistics market once 
again left expectations of increased activity 
unfulfilled. These prospects were sustained by the 
continued growth in the retail sector and strong 
e-commerce activity. In the first half of the year, 13 
deals were identified, totalling just over 31,000 sq.m. 
Vision Box and Uber carried out the largest deals of 
the year. The former is a Portuguese technology 
company that expanded 7,000 sq.m. in Greater 
Lisbon. The latter, Uber, occupied 5,000 sq.m. in 
Aveiro with the aim of installing an electric bicycle 
production unit to fuel the expansion of this business 
throughout Europe.

+3.0%
Exports 2019

31,000 sq.m.
Transacted area

4.00 €/sq.m 
Lisbon Prime Rent

Demand levels remained below expectations, which 
is partly explained by the scarcity of new projects. 
The imminent launch of the Lisboa Norte logistics 
platform, with 225,000 sq.m. developed by Merlin 
Properties, and the new green logistic project 
developed by Aquila Capital with 115,000 sq.m.  
in Azambuja, should respond to this need for space 
and boost demand.

Prime rents in Greater Lisbon rose in the first half of 
the year, underpinned by demand for spaces closer 
to the city centre, and therefore more suitable for 
e-commerce distribution. Prime rents in Greater 
Porto have remained stable, at €3.75/sq.m./month.

Torres Vedras

Mafra

Palmela

Alcochete

LOURES

V.F.XIRA

Alverca

Carregado

Alenquer

Ota

SINTRA

CASCAIS
OEIRAS

AMADORA

LISBOA

ALMADA BARREIRO

SESIMBRA

MONTIJO

ZONE 1
ALVERCA-AZAMBUJA
3.50-4.00 €/sq. m/month

ZONE 5
SINTRA-CASCAIS
3.75-4.00 €/sq. m/month

ZONE 3
LOURES
3.25-3.50 €/sq. m/month

ZONE 4
MONTIJO-ALCOCHETE
3.00-3.25 €/sq. m/month

ZONE 2
ALMADA-SETÚBAL
2.50-3.00 €/sq. m/month

ZONE 6
LISBOA

VILA NOVA
DE GAIA

PORTO

VILA NOVA DE FAMALICÃO

VILA DO CONDE

ALFENA

VALONGO
MATOSINHOS

TROFA

MAIA

ZONE 1
MAIA/VIA NORTE
3.50-3.75 €/sq.m./month

ZONE 2
MATOSINHOS/
VILA DO CONDE
3.25-3.75 €/sq.m./month

ZONE 5
VILA NOVA DE GAIA
2.75-3.25 €/sq.m./month

ZONE 4
VALONGO/ALFENA
3.00-3.75 €/sq.m./month

ZONE 3
TROFA/FAMALICÃO
3.00-3.75 €/sq.m./month

ZONE 6
PORTO
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Notwithstanding            
the stable level                   
of demand, operating 
indicators continue         
to reflect an increase       
in the total revenues
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HOTELS
The first six months of the year reflect the stabilisation 
of the tourism sector in Portugal. The number of guests 
nationwide reached 9.8 million, with a year-on-year 
growth of 2.1%; and overnight stays totalled 25.5 million, 
representing an increase of only 0.6%. These indicators 
reflect a reduction in the average length of stay to  
2.6 nights per guest, demonstrating the growing trend 
of Lisbon and Porto as short break destinations. 
Alentejo stood out as the region with the most 
significant rise in overnight stays, of 10.4%. By contrast, 
the island of Madeira saw the most substantial drop, 
recording a decrease in overnight stays of 7.0% 
between January and June.

Notwithstanding the stable level of demand, operating 
indicators continue to reflect a revenue increase of 
around 4.9%. The Alentejo and the Azores stood out 
with double-digit growth. The average room rate and 
the RevPAR increased by 3.0% and 2.9% respectively.

The positive and solid performance of the tourism 
sector in Portugal has had an impact on the real estate 
market, both in the consolidation of new supply and 
investment in the sector.

Since the beginning of 2019, more than 40 hotels have 
opened in Portugal, adding about 3,000 new rooms to 
the market. Another 15,000 new hotel rooms, which are 
currently in the design and/or construction phase, are 
expected to open by 2021. Future supply is mainly 
concentrated in the Lisbon and Porto Metropolitan 
Areas.

TOURISM INDICATORS

25.5 million
Overnight stays in hotel establishments

MAIN OPENINGS 2019
HOTEL OPERATOR LOCATION CATEGORY KEYS

The Savoy Palace Savoy Hotels & Resorts Funchal 5 stars 585

Pestana Quinta da Amoreira - Blue Alvor Grupo Pestana Portimão 5 stars 551

Verde Mar & Spa Açorsonho Hotéis Ribeira Grande 5 stars 152

VIP Executive Picoas VIP Hotels Lisbon 4 stars 131

Oporto Boeira Garden Hotel Quinta da Boeira Vila Nova de Gaia 5 stars 119

Turim Boulevard Hotel Turim Hotéis Lisbon 5 stars 100

Hotel Acta The Avenue Acta Hotels Porto 4 stars 100

The One Palácio da Anunciada H10 Hotels Lisbon 5 stars 83

Vila Galé Collection Elvas Vila Galé Elvas 4 stars 79

Casual Inca Porto Casual Hotels Porto 4 stars 70

NEW OPENINGS

€ 41.5
RevPAR

9.8 milllion
Tourists

€ 71.4
Average room rate

+40
Opened hotels in 2019

+3,000
New keys

Source: INE, Turismo de Portugal
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Lisbon continues to be the main tourist destination  
in Portugal. Between January and June 2019,  
the capital received 3 million tourists, in line with  
the same period of 2018. The airport is the main 
arrival point in the city, recording a growth of 6.6%  
in passenger numbers in 2019. Cruise tourism still 
does not contribute significantly to the tourism 
sector, but is growing rapidly: between January and 
June, the city received 240,000 cruise passengers, 
8.2% more than the previous year.

Today, Lisbon has around 250 hotels offering over 
23,000 rooms, the majority of which are 4-star 
hotels. Cascais has over 40 hotels and 4,000 rooms.

The operating indicators of the capital demonstrate 
the attractiveness of the destination. The total 
occupancy rate is around 77%, which is above 
average in 3- and 4-star hotels. Cascais, a destination 
more affected by seasonality, has an average 
occupancy rate close to 60%. The average room  
rate between January and June this year stood at 
€113.1 in the city of Lisbon and €107.4 in Cascais, 
representing a growth of around 5% and 4% 
respectively.

These solid operating results drive the expansion  
of supply, and in the first 6 months of the year, 6 
hotels opened in the city with 350 rooms. Another  
42 hotels and 3,500 rooms are expected to  
open by 2020.

Like the city of Lisbon, Porto has received 
international recognition as one of Europe’s most 
attractive destinations. Today, the city has 105 hotels 
and a total of 7,400 rooms. Until May 2019, operating 
indicators showed a positive performance, with an 
average occupancy rate of 71.9%, with 3-star hotels 
in the lead.

The sharp growth in future supply is also true for 
Porto: by 2020, it is estimated that another 23 hotels 
and 2,200 rooms will be open.

LISBON & CASCAIS

PORTO

HOTEL SUPPLY

OCCUPANCY LEVEL BY CATEGORY

23,000 keys
Lisbon

4,000 keys
Cascais

7,400 keys
Porto

90%

80%

70%

60%

50%

Lisbon Cascais Porto

3 stars 4 stars 5 stars

Source: Turismo de Portugal and Turismo de Lisboa

In the first half of 2019 
the capital received 3 
million tourists
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In 2019, the residential 
market began to show 
some signs of slowing 
down in sales prices
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RESIDENTIAL
In 2019, the residential market began to show some 
signs of slowing down in terms of prices, showing a 
widening of the gap between asking and actual sales 
prices. According to information from the Residential 
Information System (SIR), for the second quarter of 
2019, the city of Lisbon showed year-on-year average 
growth of 12% in the sales prices for new flats, 
standing at €5,641/sq.m. The parishes in the Historical 
Centre command the highest prices, reaching 
€6,601/sq.m., followed by the Traditional zone and 
Avenidas Novas with prices close to €6,000/sq.m.  
The Riverfront zone has the highest growth rate, of 
around 30%, with sales price above €5,500/sq.m.

Foz: 
Aldoar, Foz do Douro 
e Nevogilde

Historic Centre:
Cedofeita, Santo Ildefonso, Sé, 
Miragaia, São Nicolau e Vitória

Riverside:
Lordelo do Ouro 
e Massarelos

Historic Centre:
Misericórdia,
Santa Maria
Maior e Santo
António

Avenidas Novas: 
Alvalade, Areeiros, 
Arroios e Avenidas 
Novas

Riverfront:  
Ajuda, Alcântara  
e Belém

Outlying Zones:
Beato, Marvila, 
Olivais e Santa 
Clara

Traditional:  
Estrela e Campo 
de Ourique

Other Zones: 
Penha de França e 
São Vicente

New Zones:  
Benfica, Campolide, 
Carnide, Lumiar e São 
Domingos de Benfica

Parque das Nações

Antas: 
Campanhã e Bonfim

Outlying Zones: 
Paranhos e Ramalde

ZOO

A9

IC16

A16

A16

A36

IP7

N6

N6

N6
N6

N6

N6

IP7

E1

E1

A8

A12

E1

A36

A36

A36

A2

A5

OEIRAS

AMADORA

MONSANTO

AJUDA

PAÇO DE
ARCOS

ALGÉS

PONTE
25 ABRIL

PONTE
VASCO
DA GAMA

SINTRA
CACÉM
QUELUZ

A37

A5

A5

A37

N6-2

N117

N249-4

N249-4

N249-2

N249

N250-1

N117

N117

N250

ALFRAGIDE

MIRAFLORES

RESTELO

A9

A5

RIO TEJO

N117

N249-3

RIVERFRONT 
€5,547/sq.m.

PARQUE DAS NAÇÕES
€3,898*/sq.m.

OUTLYING ZONES 
€2,848/sq.m.

HISTORIC CENTER
€6,601/sq.m.

TRADITIONAL
€6,031/sq.m.

AVENIDAS NOVAS
€6,047/sq.m.

NEW ZONES 
€4,048/sq.m.

OTHER ZONES
€4,564/sq.m.

RIO TINTO
MATOSINHOS

CAMPANHÃ

VITÓRIA

SRA. DA HORA

VILA NOVA DE GAIA

FOZ DO DOURO

PORTOFOZ
€4,146/sq.m.

ANTAS
€2,602/sq.m.

RIVERSIDE
€4,061/sq.m.

HISTORIC CENTRE
€3,283/sq.m.

OUTLYING ZONES
€2,987/sq.m.

€ 6,909 /sq.m.
Asking price - Lisbon

€ 5,641 /sq.m.
Sales price - Lisbon

€ 3,709 /sq.m.
Asking price - Porto

€ 3,438 /sq.m.
Sales price - Porto

Source: SIR Ci, Cushman & Wakefield | *Last available data: 2016

LISBON - SALES PRICES

In the city of Porto, prices of residential property still 
maintain an upward trajectory, around 34% on 
average, standing at €3,438/sq.m. The areas of Foz 
and Ribeirinha recorded the highest prices, ranging 
from €4,000/sq.m. to €4,200/sq.m. for new flats. 
Sales prices in Porto contrast with those in Lisbon, 
recording on average a growth of more than 30%.

PORTO - SALES PRICES
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In 2019, inner city 
development and 
regeneration activity 
continued unabated in 
line with previous years.
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In 2019, inner city development and regeneration 
activity continued unabated in line with previous 
years. Between January and July, 35 deals* were 
identified, totalling investment of more than €750 
million and a year-on-year growth of approximately 
80%. In terms of new development, Novo Banco’s sale 
of a residential project in Marvila (Lisbon) to VIC 
Properties for around €140 million and Discovery Land 
Company’s purchase of the Costa Terra touristic 

URBAN REGENERATION

ASSET LOCATION
SIZE

(sq.m.)
VENDOR PURCHASER PRICE (€M)

PRICE
(€/sq.m.)

Matinha Land Lisbon 200,000 Novo Banco VIC Properties €140.0 M € 700

Ouro, 49 Lisbon 13,810 CGD Sana Hotels €60.0 M € 4,345

Costa Terra Land Grândola 2,000,000 Semapa Discovery Land Company €43-47 M € 25

Heron City Land Oeiras 186,000 GNB Jackyl €28.0 M € 150

Avenida dos Combatentes - 2 plots Lisbon 34,000 Desconhecido Besix €24-26 M € 735

MAIN URBAN (RE)DEVELOPMENT DEALS

Indicators for licensed projects in Lisbon reflect the 
positive momentum experienced since 2015. Between 
January and July 2019, around 250 projects were 
licensed, with a total construction area of more than 
320,000 sq.m., representing an increase of 14% when 
compared to the same period in the previous year. 
After several years of successive growth, the volume 
of projects in the licensing phase in Lisbon seems to 
be stabilising, quite possibly due to the high number 
of licensing processes in Lisbon, which has resulted 
in very considerable delays in the approval process. 
In the first seven months of the year, around 450,000 
sq.m. distributed over 350 projects were in the 
process of being licensed, representing a year-on-
year change of -17% and 4% respectively.

LISBON

project, in Grândola, from Semapa are worth 
highlighting. Caixa Geral de Depósitos boasted one of 
the largest inner-city renovation deals with the sale of 
its former headquarters building on Rua do Ouro, in 
Lisbon, to the Sana Hotels Group for €60 million. 

* The purchase of buildings for refurbishment or land for development
** January to July 

Source: Pipeline Imobiliário Ci, SIR RU Ci, Cushman & Wakefield
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The residential sector continues to be the most 
active, with 67% of the licensed construction area 
and 61% of the area under licensing in Lisbon. 
However, other real estate uses are gaining 
prominence, namely the tourism sector, which 
represents 8% of the licensed area and 12% of the 
area in the licensing phase, respectively.

Inner city regeneration activity has been the principal 
driver of real estate development in Lisbon. This 
explains the sharp increase in the transaction prices 
of buildings for refurbishment. According to data 
from Residential Information System (SIR), in 2019, 
the average transaction prices of city centre 
buildings in Lisbon rose by 27% for properties 
greater than 500 sq.m., and 18% for smaller 
properties, standing respectively at €2,760/sq.m. and 
€3,320/sq.m. as at Q2 2019. The highest average 
price can be found in the Historical Centre - €4,050/
sq.m., but it was the Riverfront zone that recorded 
the highest year-on-year growth of 47%.
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REAL ESTATE PROJECTS BY FINAL USE

INNER CITY REGENERATION PRICES*

* Transactions of buildings 

Source: Pipeline Imobiliário Ci, SIR RU Ci, Cushman & Wakefield 

Inner city regeneration 
activity has been the 
principal driver of real 
estate development
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Source: Pipeline Imobiliário Ci, SIR RU Ci, Cushman & Wakefield

In Porto, inner city regeneration reflected the positive 
momentum of the city’s economy. In the first 7 
months of 2019, Porto accounted for about 325,000 
sq.m. of projects in the licensing phase and more 
than 210,000 sq.m. of licensed projects.

As with Greater Lisbon, the residential sector is the 
most dynamic, representing 67% of the licensed 
construction area and 55% of the area under 
licensing. This is followed by tourism, which currently 
represents 14% and 25%, respectively.

The transaction prices of inner-city buildings in the 
city of Porto have been evolving in accordance with 
the strong (re)development activity. Between July 
2018 and June 2019, average prices increased by 41% 
for properties greater than 500 sq.m. and 29% for 
smaller properties, standing at €1,780/sq.m and 
€2,060/sq.m, respectively.

Downtown reached the highest average prices for 
buildings with more than 500 sq.m. at €2,756/sq.m., 
followed by the Historical Centre with €1,735/sq.m.

Demand for inner-city regeneration and new 
development opportunities in Lisbon and Porto has 
never been higher and this trend is expected to 
continue in 2020. This demand is increasingly 
focused on less central locations where there has 
been less investment in the last three years. In 
Lisbon, investors’ growing interest focuses on the 
Santos/Alcântara and Marvila riverside zones, as well 
as the Saldanha/Campo Grande central zones. to the 
detriment of the historic neighbourhoods of Graça, 
Alfama, Baixa and Chiado. The city’s peripheral zones 
are also the subject of much interest, notably Alta de 
Lisbon, which will contribute to a very considerable 
increase in the supply of mid-market residential 
properties in the city over the coming years. 
Uncertainty regarding licensing delays times, in 
addition to escalating building costs, have 
repercussions on prices, mainly when it concerns 
buildings for refurbishment. Nonetheless, the market 
remains vigorous, with more projects awaiting 
approval in comparison to 2018 and over a wider 
geographical coverage.

PORTO REAL ESTATE PROJECTS

REAL ESTATE PROJECTS BY FINAL USE

INNER CITY REGENERATION PRICES**
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Portugal has seen high 
volumes of investment
channelled into real 
estate in recent years
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Portugal has seen high volumes of investment 
channelled into real estate in recent years, driven  
by economic growth and strong activity in the 
occupational markets, as well as high levels of 
liquidity. By 2019, so-called alternative asset classes 
such as hotels and student accommodation began  
to attract investor interest.

Between January and August this year, more than  
30 commercial real estate investment transactions 
were closed in Portugal, involving around €1.6 billion,  
a 14% decrease when compared to the same period  
of the previous year.

Most investment activity focused on large deals, with 
the 7 largest transactions of the year above €100 million.

With around €1.5 billion of transactions currently in 
various stages of negotiation, and assuming some 
closing or slippage risk, it is estimated that the total 
investment volume for this year will exceed that of 
2018, of €3 billion, setting a new record for Portugal.

Although domestic capital has gained some 
prominence when compared to 2018, foreign capital 
continues to be the main driver, representing 89% of 
the total amount invested. German investors were 
responsible for the largest share, 43% of the total.

The retail sector is the most attractive sector, 
absorbing 34% of the funds allocated to commercial 
real estate to date. The main deals were the purchase 
by Frey of AlgarveShopping and Albufeira Retail Park 
for €179.3 million, and Sierra Portugal Fund’s sale of 
LeiriaShopping to DWS for €128 million.

The office sector attracted more than €520 million, 
representing 33% of the total.The change in ownership 
of Art’s and Fernão Magalhães Tower portfolio, as well 
as the sale of FPM 41, were the most significant 
transactions.

The hotel sector gained prominence in 2019 and 
represented 27% of the total transaction volume,  
or €418 million. Minor’s sale of the Tivoli portfolio  
to Invesco for €313 million was the largest deal  
of the year.

INVESTMENT
COMMERCIAL PROPERTY INVESTMENT

COMMERCIAL INVESTIMENT BY SECTOR
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The industrial sector attracted only 5% of the total 
investment volume, totalling €70 million, with the 
portfolio purchased by M7 Real Estate the most 
relevant. Investment in less conventional segments 
continues to attract interest: in the first half of the 
year, Belgian REIT Xior purchased a portfolio of 
student accommodation in Lisbon and Porto by 
forward funding assets to be developed by Promiris 
and managed by Odalys, for the amount of  
€28 million.

After the sharp decline of prime yields between  
2014 and 2018, they are expected to remain stable 
throughout 2019, currently standing at 4.00% for 
offices and high street retail, 4.75% for shopping 
centres and, the only exception, a decrease to 6.00% 
in the industrial sector.

While we foresee stable yields in the short term, there 
is a prospect of a softening of prime yields in Portugal 
in the near future.

Investment                
in alternative 
segments continues 
to attract interest

PRIME YIELDS
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ASSET LOCATION SIZE 
(sq.m) VENDOR PURCHASER PRICE (€M) PRICE 

(€/sq.m) YIELD (%)

 Tivoli Portfolio Lisbon 17,505 Minor International Invesco €313.0 M € 17,880 4.50-5.00%

AlgarveShopping & Albufeira Retail Park Albufeira 57,400 CBRE GIP Frey €179.3 M € 3,120 n.a.

LeiriaShopping Leiria 27,110 Sonae Sierra DWS €128.0 M € 4,720 6.00-6.30%

Fontes Pereira de Melo 41 Lisbon 20,000 ECS Capital Deka Immobilien €125.0 M € 6,250 4.00%

Art's Business Centre & Fernão Magalhães Tower Lisbon 30,000 Credit Suisse Asset 
Management Merlin Properties €112.2 M € 3,740 5.40%

    

MAIN INVESTMENT DEALS
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For further information or additional copies  
of this or other reports, please contact:

Filipa Mota Carmo 
Marketing 
filipa.carmo@cushwake.com 
Tel.: +351 213 224 757

Cushman & Wakefield is a global leader in commercial real 
estate services, helping clients transform the way people 
work, shop, and live. The firm’s 43,000 employees in more 
than 60 countries provide deep local and global insights 
that create significant value for occupiers and investors 
around the world. 

This document contains general information and it has 
been used by Cushman & Wakefield on the assumption 
that it is correct and accurate. Cushman & Wakefield 
declines all responsibility if this is not the case. No warranty 
or representation, express or implied, is made as to the 
accuracy of the information contained herein, and same 
is submitted subject to errors, omissions, change of price, 
rental, or other conditions, and withdrawal without notice 
or at the request of our clients.

© 2019 Cushman & Wakefield.  
All rights reserved.

 
Cushman & Wakefield
Av. da Liberdade, 131 - 5º
1250-140 Lisbon - Portugal

www.cushmanwakefield.pt



www.cushmanwakefield.pt


