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INTRODUCTION

In 2019, the Portuguese real estate market continued the 
excellent performance witnessed in the previous year, 
with demand active in the occupational market, limited 
only by the shortage in supply of quality product, and 
the commercial investment market recording a new 
historical transaction high of €3,175 million.

During 2020, the evolution of the market will certainly 
be influenced by the outbreak of the coronavirus 
disease COVID-19, whose real impact in the medium 
to long-term remains uncertain. Thus, it is important 
to note that the outlook for the year ahead was 
prepared prior to the exponential spread of the virus 
around the world and is therefore subject to major 
fluctuations.
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ECONOMY

The Portuguese economy recorded a positive trend in 
2019, although with some slowdown when compared 
to the last 5 years, with GDP growth reaching 1.9% 
according to Oxford Economics. Private consumption, 
boosted by the stability of the labour market and 
investment, fuelled mainly by the construction sector, 
were the main drivers of the economy, showing a 
growth of 2.2% and 6.4%, respectively.

Export growth decreased to 2.6%, as a result of reduced 
confidence levels in the context of trade uncertainty, 
primarily after the signing of the Brexit agreement. At 
the same time, imports grew by 5.3%, in line with last 
year, leading to a negative impact on GDP.

The inflation rate remained low, with an increase of 
only 0.3% in 2019, but it is expected to progressively 
reach the 2% target of the European Central Bank.

GDP

2.2%

€

UNEMPLOYMENT 
RATE

6.5%

INVESTMENT

6.4%
INFLATION

0.4%

EXPORTS

3.7%
PRIVATE 
CONSUMPTION

2.3%

Source: Oxford Economics (08/04/2020)

ECONOMIC INDICATORS 2019 
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Estimates from Oxford Economics for the years ahead already try to reflect the impact 
that the new coronavirus will have on the national economy, reflecting a sharp drop in 
GDP as a result of the economic activity slowdown, particularly after the declaration 
of state of emergency, which will be offset by a rapid recovery in 2021. In this context, 
GDP growth will reach -5.8% in 2020 and 3.6% in 2021. These figures are mostly 
influenced by a drop in exports, which include tourism, private consumption and 
investment, which will respectively decrease by 8.2%, 7.2% and 5.7% in 2020.

GDP

-5.8% / 3.6%

€

UNEMPLOYMENT RATE

8.9% / 7.7%

INVESTMENT

-5.7% / 5.7%
INFLATION

-0.2% / 0.8%

EXPORTS

-8.2% / 7.0%

MOODY’S

BAA3

POSITIVE

STANDARD 
& POOR’S

BBB

POSITIVE

FITCH

BBB

POSITIVE

DBRS

BBB+

STABLE

PRIVATE CONSUMPTION

-7.2% / 5.2%

Notwithstanding the risks inherent in the levels of public indebtedness and non-
performing loans in the banking sector, recognition of the positive trend of the 
economy in recent years has contributed to improving Portugal’s credibility, with 
credit agencies revising Portugal’s debt rating upwards in 2019.

SOVEREIGN DEBT RATING

ECONOMIC FORECASTS 2020/2021 

Fonte: Oxford Economics (08/04/2020)
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OFFICES

In 2019, the Greater Lisbon office market continued to 
record significant activity, with 194,000 sq.m of leased 
office space, reflecting a small, 6% decrease compared 
to the previous year, in which the market reached its 
second historical high of 206,000 sq.m. With a total 
of 175 deals, the average leased area reflects the 
increase in demand by large occupiers, reaching 
1,100 sq.m, the highest value on record.

GREATER LISBON

194,000 M2

TAKE-UP

4.0%
VACANCY RATE

38,800 M2

NEW COMPLETIONS

1,100 M2

AVERAGE DEAL SIZE

176,400 M2

UNDER CONSTRUCTION

Source: Cushman & Wakefield; LPI
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TAKE-UP BY SEMESTER AND AVERAGE DEAL SIZE

TAKE-UP BY ZONE

Source: Cushman & Wakefield; LPI

Source: Cushman & Wakefield; LPI

Prime CBD (Zone 1), where KPMG and PLMJ occupied the entire 20,000 sq.m of the 
new Fontes Pereira de Melo (FPM) 41 building, and the Western Corridor (Zone 6), 
which received 47% of the total take-up (40,300 sq.m) of companies in the TMT & 
Utilities sectors, saw the largest volume of take-up, each being responsible for 26% 
of the leased area in Greater Lisbon. Parque das Nações (Zone 5) followed suit with 
15%, where the largest occupational deal of the year took place, the purchase by 
Ageas of 17,400 sq.m for its future headquarters. GoldenHub topped the list of the 
most active occupiers, following the increase in its supply of co-working centres by 
6,000 sq.m, which includes the entire Castilho 52 building at Prime CBD (Zone 1).

Shortage of quality supply and growth 
in demand continue to have an impact 
on the vacancy rate, which reached 
the historic low of 4.0% last year. It is 
foreseen that the continuous entry of 
new development in the market will 
reverse this trend, albeit gradually, 
given the still considerable weight of 
pre-leases. In fact, of the 6 buildings 
completed in 2019, totalling 29,200 
sq.m, 87% were already pre-leased.

MAIN LEASE DEALS

TENANT BUILDING ZONE AREA 
(SQ.M)

Ageas Sede Ageas 5 17 400

KPMG FPM 41 1 9 950

Cuatrecasas Liberty 1 7 680

PLMJ FPM 41 1 6 950

Confidencial Monsanto 6 8 310

CMS Castilho 50 1 6 210

Teleperformance Portugal Open 3 5 470

Liberty Seguros Adamastor 5 4 260

Conectys EUA 43 7 4 250

Sociedade Portuguesa do Ar Líquido Arquiparque 6 4 190

By the end of 2022, a further 
239,200 sq.m of new projects are 
expected to come to the market, 
of which 176,400 sq.m are already 
under construction and are mostly 
speculative developments. With 
35,100 sq.m, the third Torres Colombo 
tower in the New Office Zones (Zone 
3) is the largest building planned for 
the coming years. In this respect, it is 
also worth noting Parque das Nações 
(Zone 5), where the three projects 
under development will bring another 
61,800 sq.m to the market.

Source: Cushman & Wakefield; LPI
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VACANCY RATE BY ZONE

NEW COMPLETIONS

BUILDING ZONE DEVELOPER AREA 
(SQ.M)

Fontes Pereira de Melo 41 1 ECS 20 000

Castilho 50 1 Finangeste 5 100

Defensores de Chaves 4 2 Proprietário privado 4 600

Castilho 52 1 AM Alpha 3 500

Duque d'Ávila 79 2 n/a 2 000

Castilho 213 1 Diversos 1 400

Cais do Tojo 4 Qantara Capital 1 300

Batista Russo 5 Decathlon 1 000

Rental values mirrored the significant activity of the occupational market, with a 
general increase in all areas. Prime CBD (Zone 1) and the Western Corridor (Zone 
6) saw the highest growth in prime rents, 10% each, standing at €23/sq.m/month 
and €16/sq.m/month, respectively.

Source: Cushman & Wakefield

Source: Cushman & Wakefield
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ZONE 6  
WESTERN CORRIDOR
13,5-16 €/sq.m./month

ZONE 4  
SECONDARY OFFICE 
ZONES
16-17 €/sq.m./month

ZONE 3  
NEW OFFICE AREAS
16.5-17.5 €/sq.m./month

ZONE 1  
PRIME CBD
19-23 €/sq.m./month

ZONE 2  
CBD
17-18 €/sq.m./month

ZONE 5  
PARQUE DAS NAÇÕES
18.5-19 €/sq.m./month

MAIN DEVELOPMENTS UNDER CONSTRUCTION

BUILDING ZONE CONSTRUCTION 
TYPE

DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(SQ.M)

Torres Colombo - Tower 3 3 New Sonae / CBRE GI 2022 35 100

Lumnia Building 5 New Avenue 2022 29 700

Monumental Building 1 Refurbishment Merlin 2021 19 000

Ageas Headquarters 5 New Elegant Office 2021 17 400

Smart Park- Building 1 6 New Telhabel 2022 15 000

K- Tower 5 New Krestlis 2022 14 800

Hub Creativo do Beato 7 New CML / Startup 
Lisboa 2020 11 000

Alagoa Office & Retail 
Center - Buildings E2, E3 
and E4

6 Refurbishment PV County 2020 9 400

Eurolex Building 1 Refurbishment Pontegadea 2020 5 200

GREATER LISBON – AVERAGE AND PRIME RENTS

Source: Cushman & Wakefield
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In Greater Porto, increased office take-up reflects a growing market, with 60 deals 
signed in 2019 totalling 65,000 sq.m. This amount still reflects a drop of 24% 
compared to 2018, a year which witnessed a record take-up of 85,500 sq.m, mainly 
thanks to two major pre-leases for buildings completed in 2019, namely BNP Paribas 
at Urbo Business Center and Farfetch at the Boavista Office Center.

Porto ZEP  (Zone 4) benefitted from a quarter of the take-up, as well as from the 
largest deal of the year, the pre-lease by Ageas of one of the two office buildings 
of the ICON project to establish its new headquarters in the city with 7,800 sq.m. 
Maia (Zone 5) follows with 13,600 sq.m, among which the most noteworthy is the 
occupation by Sonae BIT of 7,000 sq.m in Sonae’s Business Centre and the future 
6,200 sq.m expansion by Adidas in Tecmaia.

GREAT PORTO TAKE-UP BY ZONE

In view of the high latent demand for quality spaces, new projects are emerging 
in the Greater Porto market. In 2019, four buildings with a total of 34,700 sq.m 
were completed, 90% of which were already occupied. By 2022, 115,500 sq.m are 
expected to be completed, of which 62,000 sq.m are under construction. Among 
these, it is worth highlighting the Violas Ferreira Group’s Porto Office Park, with 
31,500 sq.m; and GFH’s Palácio dos Correios with 13,600 sq.m that will be occupied 
in its entirety by Critical TechWorks, a partnership between the Portuguese firm 
Critical Software and BMW.

(1) Porto’s Business District

Source: Cushman & Wakefield; PPI
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NEW COMPLETIONS

MAIN DEVELOPMENTS UNDER CONSTRUCTION

BUILDING ZONE DEVELOPER AREA (SQ.M)
Urbo Business Centre 6 DST 16 100

Boavista Office Center 1 Atitlan 8 500

Sonae Building 5 Sonae (Imosede) 6 900

Fabric Building 5 Telheira 3 200

BUILDING ZONE DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(SQ.M))

Porto Office Park 1 Grupo Violas 2020 31 100

Palácio dos Correios 2 GFH 2020 13 600

ICON Offices 2 4 Civilria 2021 7 800

Rua do Heroísmo 2 Geo 
Investimentos 2020 6 200

Nelson Quintas Project 4 Grupo Nelson 
Quintas 2021 3 300

Porto’s prime rents have remained relatively stable over the past 12 months, 
except for Porto Oriental (Zone 3) and Porto ZEP (Zone 4), which both 
increased by 8% to €13/sq.m/month. The current scarcity of supply has had a 
greater impact on average rents, which have increased in all areas, especially in 
Porto Baixa (Downtown, Zone 2), with an increase of 17% to €14/sq.m/month.

Fonte: Cushman & Wakefield

Source: Cushman & Wakefield
MAIA

PORTO

VILA NOVA 
DE GAIA

MATOSINHOS

ZONE 5
MAIA 
10,5-12 €/sq.m./month

ZONE 6
MATOSINHOS
12,5-14 €/sq.m./month

ZONE 1
PORTO BOAVISTA 
15,5-18 €/sq.m./month ZONE 2  

PORTO DOWNTOWN 
14-17 €/sq.m./month

ZONE 3 
PORTO ORIENTAL
11-13 €/sq.m./month

ZONE 4
PORTO ZEP
11-13 €/sq.m./month

ZONE 7
VILA NOVA  
DE GAIA 
11-13 €/sq.m./month

GREATER PORTO – AVERAGE AND PRIME RENTS 
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RETAIL

RETAIL SALES INDEX

SHOPPING CENTRES

+4.9%
TOTAL

€

+5.8%
NON-FOOD 
RETAIL

+3.9%
FOOD 
RETAIL

-1.7%
FOOTFALL

+5.1%
SALES

Driven by the increase in household disposable 
income and the dynamism of tourism, the retail sector 
maintained in 2019 the strong growth that it has seen 
over the last few years. Last year, the volume of total 
retail sales showed a year-on-year growth of 4.9%, with 
a significant contribution from the increase in non-
food retail. The shopping centre industry indicators 
reflect a continued rise in average sales per visitor, 
despite a slight fall in visitor numbers.

Source: INE; APCC
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The supply of retail centres in Portugal reflects the maturity of a sector that is 
increasingly investing in the repositioning of existing projects, adapting them 
to current consumer demand. In 2019, Montijo Retail Park opened to the 
public and the remodelling and expansion of Oeiras Parque was completed. 
The projected volume of new supply for the coming years is 87,200 
sq.m, essentially composed of the expansion of the Colombo Centre, 
NorteShopping and Glicínias Plaza shopping centres and the opening of the 
new Lisbon Retail Park.

SUPPLY OF RETAIL SCHEMES

In 2019, according to the retail take-up aggregated by Cushman & 
Wakefield , 810 new openings were recorded, an increase of 17% from the 
previous year, totalling 246,000 sq.m. Like in the past few years, high street 
retail has generally remained dominant, representing 63% of the number of 
deals, followed by shopping centres with 26%. Driven by increased tourism, 
the Food & Beverage (F&B) sector continued to be the most active again, 
with 56% of new leases, followed by Fashion with 12%. Additionally, the 
Food sector was the most active, namely Mercadona, which opened 10 
supermarkets in the first year of operation in Portugal, followed by Aldi and 
Lidl, both with 7 new openings.

(2) A propriety database, held and permanently updated by 
Cushman and Wakefield of retail leases occurring in shopping 
centres and the main high streets of Portugal, based on public 
sources and targeted field work. 

Source: Cushman & Wakefield
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NEW 
OPENINGS

360

HIGH STREET 
RETAIL

87%

F&B
69%

45% of the new openings in Portugal took place in the city of Lisbon, 
the vast majority in the high street. The emergence of supply outside 
the traditional locations in the city centre consolidated, and it is worth 
highlighting Avenidas Novas, with 40 new openings.
Among the most active retailers, Go Natural stands out with an expansion 
strategy based on the supermarket and/or restaurant format, including 
the opening of a store with extended opening hours on Avenida de Roma. 
In addition, following this trend of a convenience store offer adapted to 
consumer needs, Lidl opened units in the transport hubs of Entrecampos and 
Sete Rios.

LISBON

Home

Leisure & Culture

Others

Food

F&B

Fashion

The city of Porto recorded the second largest number of openings in 
Portugal, with 110 stores, 71% of which in the high street. Baixa remains 
the most dynamic with 27% of the new supply, with Rua de Santa Catarina 
welcoming retailers such as Falconeri, Hawkers, Jack Shoes and Rituals.
Avenida dos Aliados stood out in luxury retail with the opening of the first 
TOD’S, Boutique dos Relógio Plus and Burberry stores.
In the context of stand-alone store operators, the largest store opening was by 
JOM, a furniture and homeware brand, with the installation of 4,500 sq.m in the 
Industrial Area of Porto, followed by Mercadona and Continente Bom Dia food 
units, with the latter opening 1,600 sq.m in the renovated Campo 24 de Agosto.

NEW 
OPENINGS

110

HIGH STREET 
RETAIL

71%

F&B
61%

PORTO

Home

Leisure & Culture

Others

Food

F&B

Fashion

MAIN NEW OPENINGS MAIN NEW OPENINGS
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FORMAT LOCATION PRIME RENTS 
(€/SQ.M/MONTH)

High Street Retail

Lisbon
Chiado €130.0

Lisbon
Baixa €117.5

Lisbon
Av. Liberdade €95.0

Porto
Baixa €75.0

Porto
Av. Aliados €55.0

Porto
Clérigos €45.0

Shopping Centres Portugal €105.0

Retail Parks Portugal €10.5

PRIME RENTS

After favourable growth in recent years, prime market rents have been stabilising. 
In Lisbon, Chiado continues to be the most sought-after area, with prime rents 
currently standing at 130€/sq.m/month; followed by Baixa, with an increase of 12% 
to €117.5/sq.m/month; and Avenida da Liberdade with €95/sq.m/month. In Porto, 
prime rents remained at €75/sq.m/month in Baixa; €55/sq.m/month at Avenida dos 
Aliados, which is consolidating its status as a luxury destination in Porto, similar to 
Avenida da Liberdade in Lisbon; and €45/sq.m/month in Clérigos.
Shopping centres and retail parks both experienced a slight upward adjustment 
of 5% in prime values, closing 2019 at €105/sq.m/month and €10.5/sq.m/month, 
respectively.
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INDUSTRIAL & LOGISTICS

TAKE-UP
147,500 SQ.M

FUTURE LISBON NORTH 
LOGISTICS PLATFORM

225,000 SQ.M

EXPORTS
3.7%

(3) Data is adjusted to accommodate calendar and seasonality effects; at 
constant prices based on 2015.
(4) Data is adjusted to accommodate seasonality using 3-month moving 
averages.

In line with the slowdown in global trade, particularly 
affected by the trade tensions between the US and 
China, forecasts by Oxford Economics point towards 
a drop in exports, which in 2019 were around 3.7%, 
still above the 2.5% estimated for the Eurozone. This 
context also contributed to the 1.1% decrease in the 
Industrial Production Index of the Manufacturing 
Industry  last year, as well as the respective 
confidence indicator   of the sector, with an average 
of -3.2% throughout 2019.

Source: Oxford Economics; Cushman & Wakefield; 
Pool consultants

Publication with pre-COVID 19 content 29



Despite these indicators, the occupational market recovered during 2019, with 
147,500 sq.m of transacted area, 8% above the previous year. Among the main 
deals are the conclusion of Mercadona’s Póvoa de Varzim Logistics Block with 
24,000 sq.m and the expansion of Volkswagen Services by 13,000 sq.m in 
Palmela. Additionally, an area spanning 16,700 sq.m of the Azambuja Platform 
was occupied by the expansions of GL Foods and Torrestir.

Regarding future projects, the food 
distribution segment will continue 
to be active, with the opening of 
the new Lidl warehouse in Santo 
Tirso Industrial Park, totalling 
48,000 sq.m, planned for 2020. In 
terms of speculative development, 
it is expected that the current 
scarcity of supply of modern quality 
facilities will be addressed through 
the start of new projects, among 
which the Lisbon North Logistics 
Platform of Merlin Properties in 
Castanheira do Ribatejo stands out, 
boasting a total area of 225,000 
sq.m, as well as the logistics project 
of Aquila Capital in Azambuja, 
covering 115,000 sq.m.
The industrial sector has also 
attracted large investors. These 
include the manufacturer of 
Stelia Aerospace (Airbus group) 

structures, which is planning to 
install a 72,000 sq.m unit in Santo 
Tirso; and Generis Pharmaceutical, 
which recently acquired a plot of 
8.8 hectares in Rio Maior where 
a drug packaging unit will be 
developed as a first phase. Belgian 
developer VGP has entered the 
market and is building its first 
industrial and logistical park in the 
country, VGP Park Santa Maria da 
Feira, with a total of 30,500 sq.m 
suitable for logistics, storage, retail 
and light industrial.
Prime rents for existing supply 
adjusted upwards during 2019, 
currently standing at €4.00/
sq.m/month in Zone 1 (Alverca - 
Azambuja) in Lisbon and €3.85/
sq.m/month in Zone 1 (Maia - Via 
Norte) of Porto.

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
3.50-4.00 €/sq.m./month

ZONE 3
LOURES
3.50-3.75 €/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
3.50-3.85 €/sq.m./month

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

ZONE 6
PORTO

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

GREATER PORTO – AVERAGE AND PRIME RENTS

GREATER LISBON – AVERAGE AND PRIME RENTS
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HOSPITALITY

TOTAL REVENUES

€3,783 MILLION
(+6.0%)  

TOURISTS

21.6 MILLION 
(+5.4%) 

OVERNIGHT STAYS

57.9 MILLION 
(+2.4%) 

OCCUPANCY RATE

65.6% 
(+0.6P.P.) 

REVPAR

€55.4 
(+3.0%) 

Tourism indicators throughout 2019 reflected the 
positive momentum sustained in the hotel sector, 
with the number of guests increasing by 5.4% in 
comparison to the same period last year, followed 
by overnight stays with a 2.4% increase. This trend 
reflects a slight reduction in the average length of 
stay to 2.7 nights.

Source: INE; Turismo de Portugal
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WORD TRAVEL AWARDS 2019 

(3RD CONSECUTIVE YEAR) 

WORLD’S LEADING 
DESTINATION

PORTUGAL

(5TH CONSECUTIVE YEAR) 

WORLD’S LEADING 
ISLAND DESTINATION

MADEIRA

(3RD CONSECUTIVE YEAR) 

WORLD’S LEADING CITY 
BREAK DESTINATION

LISBOA

The North, the Azores and the Alentejo regions witnessed the highest growth in 
overnight stays, of 6.4%, 6.0% and 4.6% respectively, in contrast to Madeira, which 
recorded a fall of 4.1%. The latter has been affected over the past few years by the 
bankruptcy of several airlines operating at Funchal airport, including the bankruptcy of 
the tourist operator Thomas Cook in 2019. As a result, Madeira announced the largest 
marketing budget ever.

Reflecting high demand, revenues in the hotel sector maintained the positive 
performance of previous years, with a 6.0% increase in total revenues and 3.0% in 
RevPAR (Revenue per Available Room) in the period under review. The occupancy rate 
stood at 65.6%, reflecting an increase of 0.6 percentage points over the previous year.

The regional analysis mirrors the evolution observed in overnight stays, with the largest 
increases in RevPAR occurring in the regions of Alentejo, Azores and the North, of 
11.8%, 7.8% and 6.1%, respectively; contrasting with Madeira, where a reduction of 7.0% 
was seen. Madeira was the only region to record a drop in the occupancy rate, of 4.1 
percentage points, however it still maintained the second highest rate (69.9%), after 
the Metropolitan Area of Lisbon (76.2%).

In addition, Short Stay Accommodation has been recording a significant increase 
and is already responsible for 4.5 million guests and 10.0 million overnight stays, an 
increase of 16.8% and 14.9%, respectively. These values reflect an average length of 
stay of 2.2 nights, below the national average for “traditional” hospitality, confirming 
the appeal of this format for short breaks. Global revenue registered the highest 
increase, of 20.6% to €377 million, with RevPAR rising 3.1% to €30.3.

OVERNIGHT STAYS AND REVPAR BY REGION

NEW OPENINGS 

Investment in the sector remained 
active, with more than 60 new hotels 
opened in 2019, totalling 3,850 rooms, 
with 5-star hotels clearly dominant (56% 
of the rooms), among which the Savoy 
Palace (Funchal), Pestana Blue Alvor 
(Portimão) and Verde Mar & Spa (Ribeira 
Grande - Azores). Supply will continue 
to increase in the years ahead, with 180 

hotels scheduled to open by 2022 
adding capacity by more than 
15,000 rooms. Most correspond to 
4- and 5-star hotels (35% and 30% 
respectively), some examples of 
which are the Eurostars’ Aliados 
(Porto), Enotel’s Madeira Palácio  
(Funchal) and Moxy’s Lisbon 
Oriente (Lisbon).

NEW KEYS

+3,850
OPENED IN 2019

+60 HOTELS

(5) Conversion of the former Madeira Palácio.

Source: INE; Turismo de Portugal
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HOTEL OPERATOR LOCATION CATEGORY KEYS
The Savoy Palace Savoy Funchal 5 stars 585

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

Verde Mar & Spa Açorsonho 
Hoteis Ribeira Grande 5 stars 152

VIP Executive Picoas Vip Hotels Lisbon 4 stars 131

Oporto Boeira Garden 
Hotel

Curio Collection 
by Hilton

Vila Nova de 
Gaia 5 stars 119

Hotel Acta The Avenue Acta Hotels Porto 4 stars 100

Turim Boulevard Hotel Turim Hotéis Lisbon 5 stars 100

Catalonia Porto Catalonia Hotels 
& Resorts Porto 4 stars 86

The One Palácio 
da Anunciada H10 Hotels Lisbon 5 stars 83

NH Porto Jardim NH Hotels Porto 4 stars 79

MAIN OPENINGS 2019

PIPELINE6 BY REGION

(6) Next 3 years.
(7) Hotel establishments.

Alentejo Algarve Lisbon Metropolitan Area

Madeira Azores CenterNorth

Source: Cushman & Wakefield

Source: Cushman & Wakefield

6%

8%

31%

10%

32%

6%

7%

The purchase of hotels by operators demonstrates the increased 
attractiveness of this sector, after exceeding €130 million of capital 
transactions in 2019. Among the main transactions are the purchase 
of Quinta Marques Gomes in Vila Nova de Gaia by United Investments 
Portugal, whose palace is currently in the process of being converted 
to a boutique hotel; and the purchase of Sofitel Lisboa Liberdade by 
AccorInvest, the real estate business of the Accor Group, which already 
operated this 5-star hotel. It is worth noting the increased interest of 
investors in reconversion projects.

Lisbon’s popularity as a tourist 
destination continues to grow, 
and in 2019 it was once again 
voted as the World’s Best City 
Break Destination at the World 
Travel Awards. Lisbon’s Humberto 
Delgado airport is the main arrival 
point, which despite operating at 
the limits of its capacity, last year 
recorded an increase in passenger 
numbers of 7.3%, to 15.6 million. 
On the other hand, cruise tourism 
is still being consolidated, with a 
total of more than 571 thousand 
passengers in 2019, 1.1% below the 
previous year.

Today Lisbon has close to 260 
hotels, boasting the largest supply 

LISBON

in the country, with a total of 23,600 
rooms, half of which are 4-star hotels. 
In 2019, 7 hotels and more than 500 
rooms were completed, among which 
the VIP Executive Picoas (4 stars), 
Turim Boulevard Hotel (5 stars) and 
The One Palácio da Anunciada (5 
stars) stand out. The city also has the 
largest total volume of future supply, 
with about 40 hotels planned by 2022 
and a total of 3,200 rooms, with a 
predominance of 5-star hotels (39%).

During 2019, the operating indicators 
reflected the different trends, with a 
slight adjustment of the occupancy 
rate to 79.3% and an increase in 
RevPAR to €90.7.

TOURISM INDICATORS7

OCCUPANCY RATE

79.3% (-0.5P.P.) 
REVPAR

€90.7 (+1.6%)

Source: Observatório do Turismo
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In 2019, Porto also maintained a growing trend in terms of hotel demand and 
supply. Francisco Sá Carneiro airport continued to record an increase in the 
number of arrivals, 10% year-on-year, reaching 6.5 million. Regarding cruise 
tourism, after a record year in 2018, the number of passengers decreased by 24% 
to the average volume seen in previous years, standing at 89 thousand.

Porto has currently more than 110 hotels and 7,800 rooms, 45% of which are 
4-star hotels. In 2019, 11 hotels were opened to the public, including the 4-star 
Hotel Acta The Avenue, Catalonia Porto and NH Porto Jardim. By 2022, another 
24 hotels are expected to open with a total of 2,500 rooms, of which about half 
are 4-star hotels.

In 2019, the operating indicators registered a positive evolution, with an increase 
in both the occupancy rate, to 78.1%, and RevPAR, to €78.4.

PORTO

TOURISM INDICATORS8

OCCUPANCY RATE

78.1% (+1.3P.P.) 
REVPAR

€78.4

8 Hotel establishments.

Source: INE; Turismo de Portugal
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RESIDENTIAL

During 2019, the residential market maintained 
a positive trend and, according to Confidencial 
Imobiliário’s Residential Information System (SIR), 
there was a further increase in the sale prices of new 
apartments in Lisbon and Porto. This was partly due 
to banks incentivising mortgages, which, despite the 
limits imposed by Banco de Portugal, culminated in 
a record volume (€9,513 million between January 
and November) in new transactions compared to the 
same periods since 2008.

On the other hand, the market is beginning to 
show signs of becoming more balanced, with the 
gap between sales and asking prices decreasing, 
indicating that the latter may plateau in light of 
current demand. Adding to this, the volume of both 
licensed and submitted projects in the two main 
cities in the country is also adjusting.

In addition to the current and planned supply of 
new residential developments in the city centres 
of Lisbon and Porto, aimed at the upper segment, 
developers are finally aiming at the middle class, 
particularly through the development of projects 
in neighbouring suburbs, where average prices 
are expected to increase.
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SALE OF NEW APARTMENTS 

AVERAGE PRICE

AVERAGE 
DISCOUNT RATE

AVERAGE 
ABSORPTION TIME

€5,870/SQ.M €3,670/SQ.M

-2% -3%

10 MONTHS 9 MONTHS

LISBON PORTO

Source: SIR Ci

RESIDENTIAL PROJECTS LICENSING9

Source: Pipeline Imobiliário Ci

9 Percentage values correspond to the variation between 2018 and 2019.

(+25%)

(-25%)

(+3%)

(+40%)
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The sale prices of new flats in Lisbon recorded a year-on-year growth of 15%, 
commanding €5,870/sq.m. The highest prices continue to be seen in the Historic 
Centre, standing at €6,750/sq.m, followed by Avenidas Novas and the Traditional 
zones reaching €6,400/sq.m and €6,170/sq.m respectively. The most significant 
increase of 35% occurred in the Ribeirinha (Riverfront) area, reaching €5,590/sq.m, in 
contrast to the other zones, where there was an 11% drop to €4,440/sq.m.

On the contrary, although the average discount10 in the last 12 months has decreased 
by 1 percentage point to -2%, the average time to sell indicates a longer delay, with an 
increase of more than 2 months, to 10 months.

In the case of the prices of new apartments on offer in Lisbon, its 14% increase to 
€6,890/sq.m reflects a reduction of the gap compared with closing prices, to 17%.

2019 saw a slowdown in the growth rate of future supply, with licensed residential 
projects decreasing from a 39% increase in 2018 to 25% last year, which is even more 
noticeable in terms of projects submitted for licensing, which increased by only 3% to 
403,740 sq.m.

10 The difference between the final sales price and the 
last price offered for the building (i.e., as a result of 
the negotiation between the seller and the buyer).  
11 Latest data available: Annual accumulated value for 
the 3rd quarter of 2019.
12 Latest data available: Annual accumulated value for 
the 2nd quarter of 2016.
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€5 590/sq.m
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€6 170/sq.m
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€4 230/sq.m

AVENIDAS NOVAS
€6 400/sq.m

OUTLYING ZONES10
€3 170/sq.m

OTHER ZONES
€4 440/sq.m

PARQUE DAS NAÇÕES11
€3 900 /sq.m

HISTORIC CENTRE
€6 750/sq.m

LISBON

Historic Centre:
Misericórdia, Santa Maria 
Maior e Santo António

Avenidas Novas: 
Alvalade, Areeiro, 
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 Domingois de Benfica

Parque das Nações

Source: SIR Ci; Cushman & Wakefield

LISBON – SALE PRICES OF NEW APARTMENTS 

In Porto, sales prices for new flats increased more when compared to Lisbon, by 
20%, reaching €3,670/sq.m. The highest prices were observed in the prime area of 
Foz, standing at €4,220/sq.m, followed by the Historic Centre, which saw the highest 
growth in 2019, of 30%, to €3,860/sq.m. After a 9% drop, the peripheral zones have 
the lowest average price (€2,510/sq.m).

In line with Lisbon, the average discount rate also declined by 1 percentage point to 
-3%, and the average time to sell increased to 9 months. The gap between asking price 
and sales price has diminished, after the latter increasing by only 4% in 2019 to €3,700/
sq.m, thus reducing the differential between both indicators to 1%.

In terms of future supply, the licensing of residential properties in Porto shows a 
different trend, to which some delays inherent to this type of process may contribute. 
Regarding licensed projects, after a 39% increase in 2018, last year saw a significant 
drop of 25%. On the contrary, after a slight decline in 2018, projects submitted 
recorded a 40% increase last year to 286,200 sq.m.

PORTO

RIO TINTO
MATOSINHOS

CAMPANHÃ

VITÓRIA

SRA. DA HORA

VILA NOVA DE GAIA

FOZ DO DOURO

PORTO
FOZ
€4 220/sq.m

RIVERSIDE
€3 720/sq.m

HISTORIC CENTRE
€3 860/sq.m

ANTAS
€3 090/sq.m

OUTLYING ZONES
€2 510/sq.m

Foz:
Aldoar, Foz do Douro 
e Nevogilde

Antas:
Campanhã e Bonfim

Riverside: 
Lordelo do Ouro
e Massarelos

Outlying Zones:
Paranhos
e Ramalde

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

Source: SIR Ci; Cushman & Wakefield

PORTO – SALE PRICES OF NEW APARTMENTS 

11

12
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AVERAGE 
CONTRACTED RENT

AVERAGE 
DISCOUNT RATE

AVERAGE 
ABSORPTION TIME

€18.4/SQ.M €14.0/SQ.M

-4% -3%

4 MONTHS 5 MONTHS

LISBON PORTO

Over the past few years, the private rented sector has been gaining renewed 
relevance, not only as an alternative to purchasing for own occupation, but also as an 
investment product. This sector has been the subject of several legislative changes, 
notably the consecutive revisions to the New Urban Lease Scheme (NRAU), which 
includes the continual postponement of the transitional scheme, but also the new 
programmes recently implemented to boost this segment, such as the Affordable 
Renting Programme and the Real Right to Durable Housing (see box). Additionally, 
there has been an increase in the taxation for short stay accommodation, in a strategy 
designed to direct the housing supply towards this market.

Although the occupation of used properties is still predominant, the volume of new 
leased buildings has been increasing in Lisbon and Porto, as well as the average rents, 
which currently stand at €18.4/sq.m/month and €14.0/sq.m/month, respectively, 
according to data from SIR/Confidencial Imobiliário. With respect to this segment, the 
discounts are slightly above those used in the sale, however it should be noted that 
the average absorption time is significantly shorter, 4 months in Lisbon and 5 months 
in Porto, indicating higher demand in comparison to existing supply.

LEASE OF NEW APARTMENTS

Source: SIR Ci

The Affordable Renting Programme (PAA), approved under Decree-Law No. 68/2019, aims to 
offer housing to tenants at more affordable prices and to ensure increased security and tax 
benefits to owners, with flexible contract terms.

Eligible tenants are (i) households/groups of people wishing to rent the entire property subject 
to a minimum 5-year contract; or (ii) students wishing to rent a room, for which a temporary 
residence contract with a minimum of 9 months is established. In the case of the former, gross 
annual income must not exceed €35 thousand in the case of one person, €45 thousand in the 
case of 2 people, plus €5,000 for each additional member above 3 people, and the monthly rent 
must be between 15% and 35% of the monthly effort rate.

In relation to the owners, the rent must be lower than the regulatory diploma published, which 
varies according to the municipality and the type of property. When renting a room to a 
student, the rent must not exceed 55% of the corresponding rental price of a T0 typology of the 
respective municipality.

If these conditions are met, tax benefits are attributed to the owner, namely exemption from 
taxation under the IRS and IRC tax codes.

Another aspect worth highlighting is mandatory insurance, which serves as an additional 
guarantee compared to traditional renting as an alternative to a tenancy deposit, and covers non-
payment of rent, including as a result of involuntary causes to the tenant, such as unemployment 
or illness. The exception is in the case of student contracts, where only a guarantor is required.

AFFORDABLE RENTING PROGRAMME

Presented as an alternative to the purchase of own housing, which according to Eurostat, in Portugal 
represents 74.5%, and to rental housing, the Real Right to Durable Housing (DHD) aims to increase 
tenant security in the occupational market and owner profitability. The DHD, published under 
Decree-Law no. 1/2020, gives one or more people the right to reside permanently and for life in a 
dwelling upon payment to the owner of (i) an initial deposit, between 10% and 20% of the median 
sale value of the housing market, according to the location and size of the property as published by 
the National Statistics Institute (INE); and (ii) a monthly instalment agreed between the parties.

The conservation of the property must be subject to a prior technical evaluation, and the owner must 
ensure the minimum appropriate conditions to be accepted by the tenant before the conclusion of 
the contract.

During the term of the contract, the tenant is responsible for the repair works resulting from the 
normal wear and tear of materials, as well as the technical evaluation of the property every 8 
years, and the owner is responsible for the works on the common parts of the building and the 
condominium costs, in addition to property repair works related to safety and quality.

Payment of the required insurance instalments is the owner’s responsibility, while payment of the 
municipal taxes and the municipal property taxes (IMI) are the tenant’s responsibility. 

DHD ceases when the tenant waives the DHD, dies or in the event of non-compliance, and the 
deposit is returned in full within the first 10 years and partially up to the 30th year of the contract. If 
the state of conservation is not maintained at the time of waiving the DHD or in the event of non-
compliance, the owner has the right to deduct the respective amounts from the safety deposit to be 
returned.

THE REAL RIGHT TO DURABLE HOUSING
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URBAN
DEVELOPMENT

(13)  The data obtained results from the processing of transaction announcements carried 
out by the owners to Municipalities, in the context of the legal right of preference these 
institutions benefit from in their ARU.

Due to the shortage of supply and the increased appeal 
of Portuguese real estate, inner city (re)development 
continued to be viewed as an attractive investment 
in 2019, with investment allocated to these types 
of operations exceeding €1,150 million. Among the 
larger transactions, the purchase of the main assets 
of Herdade da Comporta by Vanguard Properties 
and Amorim Luxury consortium of Gesfimo for €148 
million, in addition to Novo Banco’s sale of a residential 
development project in Marvila (Lisbon) to VIC 
Properties for €140 million stand out.

Urban regeneration activity, one of the major drivers 
of real estate development, continued to fuel sale 
prices of buildings in the Urban Regeneration Areas 
(ARU) of Lisbon and Porto, which according to data 
from SIR/Confidencial Imobiliário13 recorded an 
increase across the entire sector. On the other hand, 
although the licensing of real estate projects in the 
two cities depicted a different pattern, one starts 
to notice a slowdown in future projects compared 
to previous years. One contributing factor for this 
trend may be the increasing development of new 
construction projects in the suburbs.
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MAIN URBAN DEVELOPMENT DEALS

PROPERTIES SALE IN URBAN REGENERATION AREAS14 

TYPE ASSET LOCATION AREA 
(THOUSAND 

SQ.M)

VENDOR PURCHASER VALUE
 (M€)

VALUE 
(€/SQ.M)

Land Herdade da Comporta Alcácer do Sal 13 800 Gesfimo
Amorim Luxury / Vanguard 

Properties
€148 M €11

Land Matinha Plot Lisbon 339 Novo Banco Vic Properties €140 M €413

Terreno Metrópolis Lisbon 80 Multi King Street €77 M €963

Building Ouro 49 Lisbon 14 CGD Sana Hotels €60 M €4 345

Land Costa Terra Plot Grândola 2 000 Semapa Discovery Land Company €45 M €23

Source: Cushman & Wakefield

Source: Pipeline Imobiliário Ci

REAL ESTATE PROJECTS LICENSING15 

14 Percentage values correspond to the variation between 2018 and 2019.
15 Percentage values correspond to the variation between 2018 and 2019.

Source: Pipeline Imobiliário Ci
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The average transaction prices of properties in the ARUs in Lisbon increased 
slightly more than 10%, standing at €3,430/sq.m for properties up to 500 sq.m 
and €2,850/sq.m for properties over 500 sq.m at the end of last year. The 
highest prices in both types of assets occurred in the Historic Centre, commanding 
€4,120/sq.m in the smallest buildings and €3,430/sq.m in the largest buildings. The 
largest year-on-year growth of 35% took place in the first type of properties in the 
Riverfront area, reaching €3,870/sq.m, while in the case of the second, it occurred 
in the Traditional zone, with a 17% increase, standing at €2,760/sq.m.

A total of 634 thousand sq.m were licensed in 2019, an increase of 46% compared 
to the previous year. However, the construction area foreseen in the projects in 
the licensing phase reached 736 thousand sq.m, reflecting a year-on-year drop 
of 25%. The residential segment continues to dominate most of the development 
and regeneration activity in the city of Lisbon and was responsible for 60% of 
the licensed area and 55% of the area under licensing. The attractiveness of the 
tourism sector and the scarcity of offices continue to drive investment in these 
markets, with 16% and 11% of the construction area under licensing, respectively.

As a result of increased demand, construction costs have been rising, particularly 
in relation to the labour force. Depending on the segment, the current average 
prices in Lisbon vary between €1,100/sq.m to more than €1,500/sq.m for new 
construction, increasing to between €1,300/sq.m and from €1,800/sq.m for 
regeneration projects.

LISBON

PROPERTIES SALE IN URBAN 
REGENERATION AREAS BY ZONE

Source: SIR RU Ci

CONSTRUCTION COSTS BY SEGMENT 
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Source: SIR RU Ci

PORTO

SALE OF PROPERTIES IN URBAN 
REGENERATION AREAS BY ZONE

In the city of Porto, the evolution of the average prices of buildings in ARUs 
saw higher growth than in Lisbon, namely of 12% in buildings up to 500 sq.m, 
reaching €1,970/sq.m; and 28% for properties larger than 500 sq.m, standing 
at €2,200/sq.m. The Historic Centre boasted the highest value for smaller 
properties, reaching €2,200/sq.m, with Downtown recording the highest prices 
for properties over 500 sq.m, in the order of €2,640/sq.m.

Regarding the project licensing activity in the municipality of Porto, in 2019 
there was a 31% drop in the volume of licensed area, to 276 thousand sq.m, 
complemented by a 9% increase in the projects under licensing, to 510 thousand 
sq.m. Like in Lisbon, the residential sector is the most dynamic, representing 69% 
of the licensed construction area and 56% of the area under licensing. Tourism 
and retail uses are equally relevant, accounting for 18% and 9% of the area under 
licensing, respectively.

Given the larger stock available in Porto, construction costs are slightly below 
those in Lisbon, ranging in 2019 between €850/sq.m to more than €1,300/sq.m in 
new construction, and between €950/sq.m and from €1,800/sq.m in regeneration 
projects.

Source: SIR RU Ci

Source: Pipeline Imobiliário Ci
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INVESTMENT
Investment channelled into income-generating real estate16 
remained extremely dynamic throughout 2019, particularly 
in the second half of the year, reaching a new record high 
of €3,175 million, 7% above the previous year. Like other 
European markets, investment was curbed by the limited 
availability of assets for sale, and not by investor demand. 
Most investment activity involved large portfolios, 
which represented a significant weight, 59% of the total 
amount invested; with €1,860 million in 20 deals.

Domestic capital more than doubled the amount 
invested (€572 million) compared to 2018. Even so, 
foreign investors continued to dominate the property 
investment scene in Portugal and accounted for 82% 
of the total amount invested in 2019. Consolidating the 
trend seen last year, most foreign capital came from 
Europe, with German investors responsible for the 
largest share, allocating €680 million to Portuguese 
real estate. In aggregated terms, American investors 
followed with €408 million, with French players taking 
third place, investing €347 million in Portugal.

16 Institutional investment in completed and income generating real estate properties.
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COMMERCIAL INVESTMENT17 BY ORIGIN

The office sector marginally remained the most attractive, absorbing 32% of the 
total funds, with €1,028 million. The main office deals were the purchase of FMP 
41 by the German fund Deka and the Art’s Business Center and Torre Fernão 
Magalhães portfolio by the Spanish Socimi Merlin. The retail sector followed 
closely behind, attracting 31% of the total, with around €992 million. The shopping 
centre segment was the most active, in part due to the sale of RioSul Shopping, 8ª 
Avenue and LoureShopping to Harbert for €185 million, as well as Frey’s purchase 
of AlgarveShopping and Albufeira Retail Park for €179 million. The hotel sector 
gained ground in 2019, attracting 17% of the total capital invested, totalling €520 
million. The largest deal of the year was seen in this sector, with Minor’s sale & 
leaseback of the Tivoli portfolio to Invesco for €313 million.

The growing activity in alternative asset classes was also reflected in the volume 
of institutional investment of €512 million, which included Xior’s purchase of 8 
student residences (in different stages of development) for €160 million.

Source: Cushman & Wakefield

(17)  Institutional investment in completed and income generating real estate properties.

(17)  Institutional investment in completed and income generating real estate properties.

COMMERCIAL INVESTMENT17 BY SECTOR

Office Retail Hospitality Alternative Industrial

Source: Cushman & Wakefield

32%

31%

17%

16%

4%

0

500

1 000

1 500

2 000

2 500

3 000

3 500

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019

M
ill

io
n 

€

National Foreign

Publication with pre-COVID 19 contentwww.cushmanwakefield.pt | Marketbeat Primavera 2020 58



MAIN INVESTMENT DEALS

SECTOR ASSET LOCATION AREA 
(SQ.M)

VENDOR PURCHASER PRICE 
(M€)

PRICE 
(€/SQ.M)

YELD 
(%)

Hotel Tivoli Portfolio Lisbon 700 
bedrooms Minor International Invesco €313 M €444 60018 4.5-5.5%

Retail LoureShopping, 
8ª Avenida & RioSul Shopping Several 69 500 Sonae Sierra Harbert €185 M €2 660 8.0%

Retail AlgarveShopping & Albufeira 
Retail Park Faro 57 400 IberianCoop Frey €179 M €3 120 7.0-8.0%

Student 
Housing U.Hub Portfolio Several 1,900 beds U.Hub Xior €130 M €68 49019 6.0%

Retail LeiriaShopping Leiria 27 100 Sonae Sierra DWS €128 M €4 720 6.0-6.3%

Offices Fontes Pereira de Melo 41 Lisbon 20 000 ECS Capital Deka Immobilien €125 M €6 250 4.0%

Offices Art's Business Centre & Fernão 
Magalhães Tower Lisbon 30 000 Credit Suisse Asset 

Management Merlin Properties €112 M €3 740 5.4%

Retail Stone Project Several 42 100 Klépierre Square Asset 
Management €111 M €9 910 7.5-8.0%

Offices Vision Fund Lisbon 37 500 Norfin Tristan Capital Partners €100 M €2 660 6.0-7.0%

Offices Fidelidade Headquarters 
Calhariz Lisbon 22 200 Fidelidade Cerberus €80 M €4 500 n.a.

In addition to institutional investment, the sale of NPLs (non-performing loans) 
with underlying real estate assets, and REOs (real estate owned) portfolios 
reflected the appeal of the Portuguese real estate market. Throughout 2019, banks 
continued to clean up their balance sheets, bringing many portfolios to the market 
which were mainly picked up by private equity and opportunistic funds.

Following the significant decline of prime yields since 2014, yields remained 
stable throughout 2019, with prime yields closing the year at 4.00% for offices, 
4.75% for shopping centres, 4.00% for high street retail, with the only exception, 
a hardening to 6.00%, seen in the industrial sector.

18 €/bedroom
19 €/bed
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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 
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