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Economic activity in Portugal began to show signs 
of recovery in the final months of last year and the 
first half of 2021, after being severely impacted by 
the pandemic from April 2020 onwards. The main 
indicators for this year point to economic growth, 
which, although below the average forecast for the 
eurozone, show a way out of the crisis faced last year.

Moody’s estimates for Portugal foresee a 4.1% GDP 
increase in 2021. One of the economy’s main drivers 
will be private consumption, which has shown 
significant recovery from a 5.8% drop in 2020 to 
expected growth of 4.6% this year. Investment, 
exports and imports will also record notable 
recoveries, with increases of 6.6%, 6.9% and 8.2%, 
respectively. 

ECONOMY

ECONOMIC INDICATORS 2021

GDP

4.1%

€

UNEMPLOYMENT 
RATE

7.2%

INVESTMENT

6.6%
INFLATION

0.9%

EXPORTS

6.9%

PRIVATE 
CONSUMPTION

4.6%

Source: Moody’s
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GDP

5.0% / 2.1%

€

UNEMPLOYMENT RATE

7.1% / 6.7%

INVESTMENT

5.1% / 3.7%
INFLATION

1.1% / 1.0%

EXPORTS

6.2% / 5.3%
PRIVATE CONSUMPTION

4.3% / 0.9%

Moody’s estimates for the next two years confirm the continuation of the 
recovery that began in 2021. GDP is expected to record higher growth in 
2022, of 5.0%, and to stabilise at 2.1% in 2023. Private consumption will be 
one of the main contributors for this trend, with an increase of around 4.3% in 
2022. Investment, exports and imports will continue their positive momentum 
until 2023. The labour market is likely to resume its recovery in 2022, with an 
estimated unemployment rate of 7.1% and 6.7% in 2023.

ECONOMIC FORECASTS 2022/2023

In line with global developments, the inflation rate is expected to increase by 
0.9% in 2021, a relatively contained figure compared to other countries in the 
eurozone. The dominant opinion among economists regarding the rise in this 
indicator thus far, is that it will be a temporary effect, due to the imbalances 
caused by the pandemic.

Lastly, it is important to highlight the good performance of the labour market 
during the crisis. Moody’s forecasts suggest an unemployment rate of 7.2% 
in 2021, representing an increase of only 0.6 percentage points compared to 
2019. This figure, when compared with the peak rate during the financial crisis 
(in excess of 17%) shows the resilience of the labour market over the last 18 
months.

ECONOMIC INDICATORS 2021 

Source: Moody’s
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Activity in the office market of Greater Lisbon continued 
to be marred by a slowdown between January and 
August 2021, as a result of companies postponing their 
decision-making processes, with take-up of only 74,300 
sq.m, representing a year-on-year fall of 36%. With a 
total of 75 deals, a higher number than in the same 
period of 2020, the contraction was mainly due to the 
reduction in the average leased area, to 990 sq.m.

GREATER LISBONOFFICES

74,300 SQ.M (-24%)
TAKE-UP

5.5% (+1 P.P.)
VACANCY RATE

25,700 SQ.M
NEW COMPLETIONS

990 SQ.M (-36%)
AVERAGE DEAL SIZE

174,100 SQ.M
UNDER CONSTRUCTION

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

TAKE-UP BY ZONE

Boosted by the projects currently under construction, Parque das Nações (zone 5) 
saw the highest share of take-up in the period under review (29%), also benefitting 
from one of the main deals of the year: the pre-lease of around 10,000 sq.m in the 
K Tower by Critical Techworks, a partnership between the BMW Group and the 
Portuguese company Critical Software. The Lumnia building of the Exeo Office 
Campus scheme also secured two pre-leases, totalling more than 6,000 sq.m. The 
TMT’s & Utilities sector regained its predominance, accounting for 45% of take-up.

Given the slowdown in demand, the vacancy rate increased by 1 percentage point 
(p.p.) in the first half of the year to 5.6%1, despite the high occupancy rate (91%) of 
the buildings that were completed in the period, totalling 25,700 sq.m.

The forecast for future supply for the next three years still stands at just over 
400,000 sq.m, fuelled by the market’s expectations for a recovery in the short term, 
although currently only 174,100 sq.m are under construction (of which 44% is already 
pre-leased).

MAIN LEASES

TENANT BUILDING ZONE AREA (SQ.M)
Critical Techworks K Tower 5 9 940

BI4ALL BI4ALL City 7 7 000

Confidential EXEO - Lumnia 5 4 650

Whitestar Almirante Gago Coutinho, 30 7 4 110

Novo Banco Plot 5 Taguspark 6 2 810

Unicre Green Park 3 2 740

BPI Monumental 1 2 640

Armatis Portugal Cidade de Goa, 22 7 2 300

Damco Logistics Portugal Colombo - Oriente Tower 3 2 090

Finsight Labs Café Lisboa 1 1 830

Source: Cushman & Wakefield; LPI

Source: Cushman & Wakefield; LPI

Source: Cushman & Wakefield; LPI

(1) This includes a review of the total office supply (following the analysis undertaken by LPI) in the second quarter of 2021, which resulted in a decrease from 4.71 
million sq.m to 4.31 million sq.m (mostly due to the conversion of several buildings to other uses or because they did not meet the minimum quality standards). 
For comparative purposes, this revision was replicated to the last quarter of 2020.
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ZONE 6  
WESTERN CORRIDOR
€13.5-16/sq.m/month

ZONE 4  
SECONDARY OFFICE 
ZONES
€16.5-17.5/sq.m/month

ZONE 3  
NEW OFFICE AREAS
€16.5-18/sq.m/month

ZONE 1  
PRIME CBD
€19-23.5/sq.m/month

ZONE 2  
CBD
€17.5-19.5/sq.m/month

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

VACANCY RATE BY ZONE2

NEW COMPLETIONS

MAIN PROJECTS UNDER CONSTRUCTION

PROJECT ZONE CONSTRUCTION 
TYPE

DEVELOPER AREA 
(SQ.M)

Monumental 1 Refurbishment Merlin Properties 19 100

Simulador I 6 New Taguspark 3 700

Castilho, 2 1 Refurbishment Ageas Portugal 2 900

PROJECT ZONE CONSTRUCTION 
TYPE

DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(SQ.M)

Ageas Headquarters 5 New Elegant Office 2021 17 400

Factory 7 Refurbishment CML / Startup 
Lisboa 2021 11 000

Exeo Office Campus - 
Lumnia 5 New Avenue 2022 29 700

World Trade Center 
Lisboa 6 New Foz Vintage 2022 23 300

EDP Headquarters 
(expansion) 4 New EDP 2022 11 400

Alcântara Lisbon 
Offices (ALLO) 4 New Bedrock Capital 

Partners 2023 34 400

K Tower 5 New Krestlis 2023 14 800

As in previous periods with lower demand, landlords have been more 
inclined to provide tenant incentives in zones with higher vacancy 
levels, in particular rent-free periods, thereby maintaining headline 
rental values. Nonetheless, the limited availability amongst the better-
quality buildings in the Prime Central Business District (CBD, zone 
1), CBD (zone 2), New Office Zones (zone 3) and Secondary Office 
Locations (zone 4) has led to an average increase in prime rents across 
these locations of €0.5/sq.m/month.

GREATER LISBON – AVERAGE AND PRIME RENTS 

Source: Cushman & Wakefield

Source: Cushman & Wakefield

Source: Cushman & Wakefield

Source: Cushman & Wakefield
(2) This includes a review of the total office supply (following the analysis undertaken by LPI) in the second quarter of 2021, which resulted in a decrease from 4.71 million 
sq.m to 4.31 million sq.m (mostly due to the conversion of several buildings to other uses or because they did not meet the minimum quality standards). For comparative 
purposes, this revision was replicated to the last quarter of 2020.
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OFFICES

Greater Porto’s office sector continued to show resilience in 
the first eight months of the year, with a year-on-year drop of 
a mere 15%, and take-up reaching 25,900 sq.m. As seen in the 
capital, this variation was mainly due to the decrease in the 
average leased area, to 810 sq.m, while the number of deals 
remained largely the same, around 30.

GREATER PORTO

25,900 SQ.M (-15%)
TAKE-UP

8.8% (+0.8 P.P.)
VACANCY RATE

7,300 SQ.M
NEW COMPLETIONS

810 SQ.M (-26%)
AVERAGE DEAL SIZE

40,700 SQ.M
UNDER CONSTRUCTION

Source: Cushman & Wakefield; PPI
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Take-up was helped by some sizeable deals, namely a lease of around 7,000 sq.m 
in the Centro Empresarial da Lionesa and the 3,540 sq.m expansion of Concentrix 
within Porto Office Park (POP), which became fully leased. Additionally, Metyis 
will install the technological hub Metyis Campus in Gondomar, representing a total 
investment of €10 million, the first phase of which is likely to represent the take-up of 
3,500 sq.m of office space. Overall, Matosinhos (zone 6) was the most sought-after 
zone, featuring the largest take-up volume (36%), followed by Porto Boavista (zone 
1) with 33%, securing 3 occupancies in the Península building, totalling 1,120 sq.m.

The vacancy rate increased to 8.8% to which the recent speculative completion of 2 
buildings, totaling of 7,100 sq.m, also contributed. Future supply is expected to reach 
83,500 sq.m over the next three years, of which only half, 40,700 sq.m, are under 
construction (with 65% already pre-leased).

In Porto, landlords have also been more inclined to provide incentives, mostly 
favouring fit-out contributions, helping to stabilise market rents, with prime values in 
Porto Boavista (zone 1) commanding €18/sq.m/month.

Source: Cushman & Wakefield; PPI

MAIN OCCUPANCY DEALS

TENANT BUILDING ZONE AREA (SQ.M)
Confidential Lionesa Business Hub 6 6 990

Concentrix POP – Porto Office Park 1 3 540

Metyis Metyis Campus 8 3 500

José Alberto Soares de Oliveira Progresso, 471 6 1 230

Confidential Monsenhor, 44 1 950

Source: Cushman & Wakefield; PPI

TAKE-UP BY ZONE

NEW COMPLETIONS

PROJECT ZONE CONSTRUCTION 
TYPE

DEVELOPER AREA 
(SQ.M)

Latino Coelho 142 3 Refurbishment NIPA Capital 3 900

Metropolis 6 New The Edge Group 3 400

Source: Cushman & Wakefield
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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 BAIXA 
€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

PROJECT ZONE CONSTRUCTION 
TYPE

DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(SQ.M)

Porto Business Plaza 3 Refurbishment SDC 
Investimentos 2021 15 500

ICON Offices 4 New Civilria 2021/2022 15 300

Rua Delfim Ferreira 4 Refurbishment Carlos 
Sottomayor 2021 8 100

Source: Cushman & Wakefield

Source: Cushman & Wakefield

MAIN PROJECTS UNDER CONSTRUCTION

GREATER PORTO – AVERAGE AND PRIME RENTS 

The continued economic recovery, supported by the easing of the pandemic thanks to 
the high vaccination rates, should lead to increased occupational activity in the office 
sector during the second half of the year, particularly in the last quarter. Thus, take-up 
volumes in both Lisbon and Porto are expected to reach levels similar to those recorded 
in 2020, followed by an increase in demand in 2022.

However, there is still some uncertainty regarding the real impact of working from 
home on the future occupational plans of companies, as they continue to develop 
internal analysis processes regarding their workplace strategy, also in the context of 
employees’ new expectations. Thus, in the short term, more uncertainty in decision-
making processes may remain, especially amongst sectors that find it more difficult to 
implement hybrid working systems. In this context, the concept of flex offices has been 
gathering importance over the last two years by offering occupational contracts that are 
more flexible in terms of duration and providing a menu of services.

Low vacancy rates, rising construction costs and (although this is gradually being 
reversed) the scarcity of quality supply are likely to sustain rental values, coupled with 
landlords’ preference to maintain headline rents by granting tenant incentives, especially 
in locations with higher vacancy levels.

OUTLOOK
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Retailers’ increased investment in an omnichannel 
offer, particularly through online sales, and changing 
consumer habits, marked by an increased preference 
for convenience and proximity, will have contributed, 
in the first half of 2021, to a recovery in the volume of 
retail sales of around 4.1%, according to the National 
Institute of Statistics (INE). 

RETAIL SALES INDEX3

RETAIL SCHEMES

RETAIL

117
(4.1%)

118
(2.2%)

115
(6.3%)

TOTAL

€

NON-FOOD 
RETAIL

FOOD RETAIL

0 SQ.M
NEW COMPLETIONS

68,700 SQ.M
PIPELINE4

(3)Índex with base 2015 = 100.
(4) Until 2024.
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58%

11%

11%

7%

13%

45%

26%

9%

9%

11%

71%

19%

10%

62%

22%

16%

This actually resulted in retail sales reaching levels on a par with those of 2019, 
although this current year supported by the prevalence of food retail, despite the 
notable increase (+6.3%) in non-food retail. Additionally, data from SIBS Analytics5 
confirm the significant growth of e-commerce, which during the second lockdown 
period represented 18% of all purchases paid by card, compared to 15% in the first 
lockdown period and 10% in the pre-pandemic period.

Although in the first half of the year the total supply of retail schemes remained 
unchanged, by the end of 2021 a total of 43,700 sq.m of Gross Lettable Area 
(GLA) is expected to be completed, including the redevelopment and expansion 
of Glicínias Plaza in Aveiro and the opening of three retail parks. Other retail 
projects are expected to be concluded by 2024, namely the expansion of the 
Centro Colombo in Lisbon and the opening of Sudoeste Retail Park in Silves, the 
construction of which began recently.

SUPPLY OF RETAIL SCHEMES TAKE-UP (NR. OF NEW OPENINGS)

Retail take-up recorded by Cushman & Wakefield’s proprietary database6 
shows a cautious attitude from retailers, with 180 new openings in the first 
half of 2021, with a combined area of 72,200 sq.m, representing a year-on-
year decline of 8%. Despite the continued dominance of high street retail, 
62% of the leases, the increased interest in large-scale stores, namely retail 
parks and stand-alone units, led to an increase in the “others” format, 
including in absolute value. 
Likewise, although the Food and Beverage (F&B) sector stood out, it is worth 
highlighting the boost given by convenience stores to the food sector, which 
totalled 45 openings.

(5) Periods considered (in the order that they are mentioned): second lockdown period - 15th January to 17th March 2021; first lockdown period - 18th March to 3rd May 
2020; Pre-Pandemic period - 1st January - 17th March 2020.
(6) 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.

NEW 
OPENINGS

180 (-8%)

HIGH STREET 
RETAIL

62%

F&B
45%

2021

2020

BY FORMAT

2021

2020

BY SECTOR
OF ACTIVITY

High Street Retail Retail Schemes Others

F&B Food Leisure & Culture Fashion Others

Source: Cushman & Wakefield
*Forecast 

Source: Cushman & Wakefield
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NEW 
OPENINGS

20 (+5%)
HIGH STREET 
RETAIL

90%
F&B
80%

Source: Cushman & Wakefield

NEW 
OPENINGS

64 (-35%)
HIGH STREET 
RETAIL

78%
F&B
63%

Lisbon saw 36% of the new shop openings in Portugal, predominantly in the high 
street. Evidencing the increasing investment in proximity retail, the opening of ALDI 
supermarket chain’s first unit in the centre of Lisbon (Avenidas Novas), with the rollout 
of close to a 10 further new openings throughout the country in the first half of the year. 
Similarly, Lidl also continues to invest in convenience stores and opened its first store in 
Europe in a motorway service area, near Oeiras, on the A5, one of the main access routes 
to the capital.

The shopping centre format benefitted from some relevant new openings, particularly 
in Centro Colombo, where brands like The Kooples, Sandro, Maje and Claudie Pierlot 
reinforced their offer in the premium segment. Additionally, the biggest deal of this half 
of the year took place in the capital, represented by Leroy Merlin’s lease of 12.000 sq.m in 
Alta Retail Park (formerly, Lisboa Retail Park).

LISBON

The municipality of Porto stood out with the second-highest number of openings 
in Portugal, with 20 new shops, showing stability compared to the first half of 
2020. Like in recent years, the high street remained popular, attracting 90% of the 
new openings, and the city’s Baixa (Downtown) zone should benefit in the second 
half of the year with the opening of the emblematic and refurbished Mercado do 
Bolhão. The F&B sector accounted for 80% of the new supply, especially in the 
Clérigos and Cedofeita areas.

The largest opening took place in the food sector, with Mercadona opening its third 
supermarket in Porto, in the Fluvial area, with 1,900 sq.m. This retailer will continue 
its expansion plan for Portugal, which will extend to the Setúbal district in 2022.

Despite the pick-up in latent demand, market rents remained under negative 
pressure, with landlords more willing to concede tenant incentives, namely fit-out 
contributions and/or rent-free periods or deferred rent payments, particularly for 
properties with longer vacancy. Therefore, prime rents remained stable compared 
to the previous year, with the exception of the Chiado and Baixa areas in Lisbon, 
which, given their higher dependence on tourism, recorded a fall. As a result, 
prime rents for high street retail stood at €122.5/sq.m/month in Lisbon (Chiado) 
and €72.5/sq.m/month in Porto (Baixa). In turn, gross rents in prime shopping 
centres stood at €102.5/sq.m/month and in retail parks at €11/sq.m/month.

PORTO

Source: Cushman & Wakefield
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FORMAT LOCATION PRIME RENTS 
(€/SQ.M/MONTH)

High Street Retail

Lisbon
Chiado €122.5

Lisbon
Baixa €112.5

Lisbon
Av. Liberdade €92.5

Porto
Baixa €72.5

Porto
Av. Aliados €53.5

Porto
Clérigos €42.5

Shopping Centres Portugal €102.5

Retail Parks Portugal €11.0

PRIME RENTS

Increased demand in the retail sector indicates a moderate recovery from the second 
half of the year onwards, although occupiers are being more cautious and decision-
making processes take longer. Interest is particularly centred on the F&B and food 
segments, with a focus on the convenience offer in the latter. The household goods 
sector is also benefitting from higher levels of interest, including the entry of new 
brands into the market.

The shift in the retail paradigm, with the increase in online shopping, has already 
been incorporated by most brands, which have adapted their operations to optimise 
this alternative offer. There is no evidence of retailers considering reducing their 
physical footprint the market did witness a few strategic closures or others on the 
part of more financially vulnerable tenants. In the context of e-commerce, there is 
a notably increase in the number of dark kitchen or dark store units, which have 
recently appeared to support delivery services for the F&B and food sectors, in 
central locations in urban centres.

In terms of demand by format, interest in large-scale stores will remain predominant, 
namely in retail parks or stand-alone units, in contrast to lower levels of activity in 
shopping centres. As a result, market rents in the latter are likely to come under 
further downward pressure, possibly leading to the increased contractual flexibility 
seen in high street retail also being extended to shopping centres.

Source: Cushman & Wakefield

OUTLOOK
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INDUSTRIAL, LOGISTICS & LAND

IMPORTS
+16.4%

TAKE-UP
270,500 SQ.M (+145%) 

EXPORTS
+23.4%

(7) Excluding fuel and lubricants.

During the first half of 2021, the main indicators of the 
industrial and logistics market reflected a recovery 
compared to the sharp drop recorded in the previous 
year, increasingly drawing closer to pre-pandemic levels. 
According to the INE, the export and import of goods7 
recorded year-on-year growth of 23.4% and 16.4%, 
respectively. 
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Manufacturing indicators point to recovery since the second half of 2020. The 
Industrial Production Index8 stood at 97.5, reflecting a year-on-year increase of 10.8% 
between January and June 2021. Nevertheless, industrial production slowed down 
during the last two months (May and June); this contrasts with the confidence of 
operators’9, whose recovery accelerated in recent months, and even became positive 
in July (0.4), reaching the second-highest value of the last 3 years.

The increase in activity in the occupational market registered last year continued 
throughout the first half of 2021, with a total take-up of 270,500 sq.m. With over 
40 deals, the average leased area increased to 6,400 sq.m, influenced by some 
large deals. Among these are two notable examples, namely, Radio Popular’s pre-
lease of Belgian developer VGP’s 30,000 sq.m project in Santa Maria da Feira; and 
Rangel and Olicargo’s lease of a total of 18,900 sq.m in Merlin Properties’ recently 
completed Northern Lisbon Logistics Platform in Castanheira do Ribatejo (Vila 
Franca de Xira).

Slowing down last year’s trend, only 45% of take-up corresponded to projects 
build to suit, with the largest project corresponding to the RNM Group’s (chemical 
distribution company) owner-occupation of the new Landim Industrial Unit (Vila 
Nova de Famalicão), with an estimated built area of 20,000 sq.m. Lisbon and Porto 
continue to dominate demand, absorbing 50% and 21% of total take-up, respectively, 
due to the concentration of the largest deals in the periphery of these cities.

Given the sector’s heightened levels of activity, there has been an increasing 
investment in quality supply, through the refurbishment or development of new 
projects. Amongst the latter, the most noteworthy owner-occupations are, in the 
food sector, ALDI’s future 50,000 sq.m logistics platform in Alhos Vedros (Moita), 
scheduled for completion by 2022 and, in the logistics and transport sector, 
Medway’s development of the 220,000 sq.m Lousado Terminal (Vila Nova de 
Famalicão) should start soon representing an investment of €63 million.

The increase in latent demand also continues to drive speculative development, 
with Aquila Capital, through Green Logistics, developing a logistics park spanning 
116,000 sq.m in Azambuja and VGP currently spearheading three projects, namely 
in Santa Maria da Feira, Loures and Sintra, with a total of around 60,000 sq.m. 
Merlin Properties is scheduled to start the second stage of the Northern Lisbon 
Logistics Platform in Castanheira do Ribatejo that will eventually total an additional 
180,000 sq.m, and will also include the future logistics centre of the Jerónimo 
Martins Group. 

In this context, prime rents for logistics supply have remained relatively stable, with 
Zone 1 standing at €4.0/sq.m/month in Lisbon (Alverca-Azambuja) and increasing 
slightly to €3.9/sq.m/month in Porto (Maia – Via Norte). Additionally, the urban 
logistics sector is growing where rental prices per sq.m are higher, reaching €6.0-
7.0/sq.m/month in Lisbon and €5.0-6.0/sq.m/month in Porto.

TAKE-UP BY SEMESTER AND AVERAGE DEAL SIZE

Source: Cushman & Wakefield; IPI (Industrial Prime Index)

Source: Cushman & Wakefield; IPI

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

TENANT BUILDING REGION COVERED AREA 
(SQ.M)

Rádio Popular VGP Park Santa Maria da Feira North 29 800

RNM Group Landim Industrial Unit Greater Porto 20 000

Olicargo Trofa Logistics Centre Greater Porto 15 000

Santos e Vale Carregado Trofa Logistics Greater Lisbon 15 000

STEF Alenquer Logistics Platform Greater Lisbon 15 000

Fusion Fuel Vale Tripeiro Industrial Warehouse Greater Lisbon 14 300

Beko Beko Logistics Centre Greater Lisbon 14 000

Confidential Famões Logistics Platform Greater Lisbon 12 000

Rangel Northern Lisbon Logistics Platform Greater Lisbon 9 500

Olicargo Northern Lisbon Logistics Platform Greater Lisbon 9 500

MAIN OCCUPANCY DEALS
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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
€3.65-4.00/sq.m/month

ZONE 5
SINTRA-CASCAIS
€3.80-4.20/sq.m/month

ZONE 3
LOURES
€3.50-3.85/sq.m/month

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

ZONE 2
ALMADA-SETÚBAL
€2.75-3.10/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
€3.60-3.90/sq.m/month

ZONE 2
MATOSINHOS/VILA DO CONDE
€3.30-3.80/sq.m/month

ZONE 6
PORTO

ZONE 5
VILA NOVA DE GAIA
€2.80-3.25/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 LISBON – AVERAGE AND PRIME RENTS 

GREATER PORTO – AVERAGE AND PRIME RENTS 

Despite the still uncertain effect that online retail will have on the take-up in the 
medium to long term, operators’ continuous adaptation to this type of supply has 
kept latent demand high, including in relation to urban logistics (last mile), coupled 
with increased interest from new players in the market, especially in the Marketplace 
area (online platform for buying and selling goods and services).

Along the same lines, demand for urban spaces with good visibility for self-storage 
units remains high, in a segment where, despite high sales prices, there is still interest 
in product for refurbishment. Despite its early stage in Portugal, interest in data 
centres continues to increase, as evidenced by the recent announcement of the 
“Sines 4.0” project, which is scheduled to complete the first of five buildings, each 
capable of supplying 90 Megawatts, by 2023. In this case, it is expected that the 
increase in demand for land used for the development of these types of assets will 
be concentrated in the metropolitan areas of Lisbon and Porto.

In the context of shortage of quality supply, speculative development continues to be 
largely absorbed through pre-lease deals, particularly in Zones 1 in Lisbon (Alverca 
– Azambuja) and Porto (Maia – Via Norte). These projects tend to be developed 
in accordance with the current occupier requirements, which increasingly include 
sustainability metrics; this, together with the expected for a gradual reduction in 
available land for development in prime locations, should result in a steady increase 
in rents over the next few years.

URBAN LOGISTICS
(LAST MILE)
€6-7/sq.m/month 
LISBON

URBAN LOGISTICS 
(LAST MILE)
€5-6/sq.m/month 
PORTO

Source: Cushman & Wakefield

OUTLOOK
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HOSPITALITY

TOTAL REVENUES

€388 MILLION 
(-17%)  

TOURISTS

2.8 MILLION 
(-19%) 

OVERNIGHT STAYS

6.3 MILLION 
(-25%) 

OCCUPANCY RATE

17.2% 
(-8 P.P.) 

REVPAR

€17.3
(-18%) 

The worsening of the pandemic crisis at the beginning 
of the year and the resulting tightening of restrictions 
to circulation contributed towards widespread 
declines in the hospitality sector during the first half 
of 2021, namely, 25% in terms of overnight stays and 
19% of hotel guests.

Source: INE; Turismo de Portugal

(10) Accumulated values between January and June.

TOURISM INDICATORS10
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In these circumstances, domestic demand was responsible for 62% of overnight 
stays11, continuing last year’s trend and reflecting a year-on-year increase of 
24%. By region, different trends were also seen, as a consequence of the larger 
geographical dispersion of demand, with increases in overnight stays in the Azores 
(+22%) and Alentejo (+9%), while Lisbon (-47%) and Madeira (-45%) showed large 
drops.

Reflecting the reduced demand, hotel operations also contracted during this period 
- 17% in terms of total revenues and 18% in Revenue per Available Room (RevPAR). 
Despite the gradual recovery during the second quarter, the occupancy rate stood 
at just 17.2%, representing a year-on-year drop of 8 percentage points (p.p.).

Potentially influenced by a partial change in destination selection criteria (more 
isolation, longer periods working from home and/or eating at home), Short Stay 
Accommodation demonstrated yet again greater resilience, despite the lower 
number of units available as a consequence of the conversion of several properties 
to long-term rentals. This sector was responsible for 1.4 million overnight stays and 
561 thousand guests, a year-on-year drop of 5% and 11%, respectively, and recording 
a drop of 3% in total revenues and 14% in RevPAR, during the first half of 2021.

OVERNIGHT STAYS AND REVPAR BY REGION12

NEW OPENINGS 

Since the beginning of the year, 30 new hotels opened with over 2,400 rooms, half of 
which are in the 4-star category. Among these are the notable double openings by 
3-star brands – the first two Moxy Hotels in Portugal, both in Lisbon, and two BB Hotels 
in Matosinhos and Montijo.

In terms of future supply, the opening dates of several hotels are being postponed whilst 
awaiting for demand levels to normalise, also contributing for the revision of investment 
plans for those that are still in the licensing or design phase. Estimates for the new hotel 
supply in Portugal, currently around 190 new projects and 15,100 rooms by the end of 
2024, are likely to be revised downwards, and will mainly occur in the metropolitan areas 
of Lisbon and Porto.

NEW KEYS

+2,430
OPENED IN 2021

+30 HOTELS

Source: INE

(11) In hotels and other accommodation.
(12) Accumulated values between January and June.
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HOTEL OPERATOR CITY CATEGORY KEYS

Moxy Lisboa Oriente13 Hoti Hóteis / Marriott & 
Starwood Hotels Lisbon 3 stars 220

Lumen Lisbon Hotel Fátima Hotels Group Lisbon 4 stars 160

Yotel Porto Yotel Grupo Porto 4 stars 150

Eurostars Aliados Eurostars Hotels Porto 5 stars 150

Moxy Lisboa City Marriott & Starwood 
Hotels Lisbon 3 stars 140

NEXT Savoy Signature Hotel Savoy Funchal 4 stars 130

B&B Hotel Porto Expo Aeroporto B&B Hotels Matosinhos 3 stars 130

B&B Hotel Lisboa Montijo B&B Hotels Montijo 3 stars 110

3HB Collection Faro Hotel 3HB Hotels Faro 4 stars 100

Stay Hotel Porto Aeroporto Stay Hotels Maia 3 stars 100

MAIN OPENINGS 2021

PIPELINE14 BY REGION

(15) In touristic establishments.
(16) In hotel establishments.
(17) In hotel establishments.

(13)Although completed in 2020, its opening was postponed to 2021 given the current market conditions.
(14) Until 2024.

Source: Cushman & Wakefield

Source: Cushman & Wakefield

Lisbon saw 5 new hotel openings with a total of 620 new rooms, in the 
3-star and 4-star categories. An additional 33 new hotels are expected 
to be added by 2024, with 3,100 beds and mostly in the 5-star and 4-star 
categories, which represent 46% and 33%, respectively, of the known 
future supply. Among these, the Radisson RED Lisbon Olaias (4-star, 290 
rooms) and the Meliá Lisbon (5-star, 240 rooms) are worth highlighting.

Despite the 55% decline in the number of tourists arriving at Humberto Delgado 
airport during the first half of 2021, down to a total of 2.5 million, Lisbon still 
welcomed most (46%) of the air traffic in Portugal. Regarding cruise tourism, no 
activity was recorded due to the restrictions in place, which were only reversed in 
May, with the first cruise ship arriving in July.

During the period under analysis, 947 thousand overnight stays in tourist 
accommodation (including hotels and short stay accommodation) were in the 
capital, a year-on-year drop of 58%, the most significant decline among the main 
touristic areas. Consequently, operational indicators continued to record a sharp fall 
- 63% in RevPAR and 21% in the occupancy rate.

LISBON

TOURISM INDICATORS 

OCCUPANCY RATE16

11.1% (-21 P.P.) 
OVERNIGHT STAYS15

947 THOUSAND (-58%) 
REVPAR17

€13.7 (-63%)

Source: INE; Turismo de Portugal

35%

36%

8%

6%
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7%
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Porto’s Francisco Sá Carneiro airport recorded the second-highest air 
traffic volume between January and June of 2021, with a total of 1.3 
million passengers, representing a year-on-year decrease of 44%. Similar 
to Lisbon, Porto recorded the second-highest drop in overnight stays for 
tourist accommodation, of 52%, down to 330 thousand. The impact on the 
operational indicators of hotels in Porto was less severe, with a drop of 47% in 
RevPAR and 18% in the occupancy rate.

The city saw the opening of 4 new hotels, offering a total of 400 rooms, 
spread between the 4-star and 5-star categories, with the latter including the 
150 rooms Eurostars Aliados. An additional 15 new hotels with 1,560 beds are 
expected to be concluded by 2024, evenly represented between 4-star and 
5-star hotel categories. Among the expected openings, prominent examples 
are the 300 rooms The Student Hotel (a mixed concept of short- and long-
term stays), the hospitality element of the Bonjardim development (the 
requalification project of the D. João I site).

TOURISM INDICATORS 

OCCUPANCY RATE19

13.0%
(-18 P.P.) 

REVPAR20

€14.6
(-47%)

(18) In touristic establishments.
(19) In hotel establishments.
(20) In hotel establishments.

Source: INE; Turismo de Portugal

PORTO

Given the small size of the country, the recovery of tourism in Portugal depends 
on the global recovery, as the entry and exit requirements to countries and free 
movement of passengers return to normal. In this context, and given that the 
fundamentals of tourism activity have not changed and the sector has adapted 
adequately to the new operating criteria, Portugal should expect a steady increase 
in demand. Even so, in 2021, the levels of activity should be similar to those of 2020, 
due to the lockdown context across much of Europe during the first months of 
the year and given that the summer months were marked by barriers to entry and 
restrictions on the use of hotels and other tourist facilities.

Additionally, the recovery is predicted to be uneven, with leisure tourism 
recovering faster than the MICE (Meetings, Incentive, Conferences & Exhibitions) 
segment. A more gradual recovery is also foreseen for urban tourism, despite the 
expectation that this segment will become more dominant than the resort-based 
tourism in the years ahead, given its lower seasonality and its ability to attract 
more diversified demand.

OVERNIGHT STAYS18

330 THOUSAND
(-52%)

OUTLOOK
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RESIDENTIAL

In 2021, residential sales in Lisbon and Porto recorded 
a new slowdown compared to the previous year. 
According to data collected from the Residential 
Information System (SIR)/Confidencial Imobiliário, 
the repercussions of the slowdown were especially 
visible in new development projects, with a slight 
drop in prices, and an increase in the discount and 
adjustment rate21 and the time to sell.

Nevertheless, the residential market benefitted from 
the postponement of the limitations of the so-called 
Golden Visa programme (by which ther acquisition 
of residential property in Lisbon, Porto and other 
urban areas no longer qualify), although the volume 
of investment for the purpose of obtaining visas 
was 40% lower than in the first half of the previous 
year, at €236 million.

With regard to the credit market, according to 
Banco de Portugal, between January and June 
an amount of €7.2 billion of new mortgages 
was granted, representing an increase of 34% 
compared to 2020. Given the gradual ending 
of the credit moratoriums implemented last 
year, this reveals not only the dynamid demand, 
but also increased confidence by banks in 
the macroeconomic context and household’s 
payment capacity.

(21) The difference between the final sales price and the initial price offered for the property.
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SALE OF APARTMENTS22

AVERAGE DISCOUNT 
AND ADJUSTMENT RATE

AVERAGE 
PRICE

NEW

TOTAL

€5,780/SQ.M (-4%)

€3,680/SQ.M (-5%)

NEW

TOTAL

-4%

-8%

NEW

TOTAL

-6%

-9%

NEW

TOTAL

11 MONTHS

6 MONTHS

NEW

TOTAL

€3,440/SQ.M (-1%)

€2,430/SQ.M (3%)

NEW

TOTAL

10 MONTHS

6 MONTHS
AVERAGE 

ABSORPTION TIME

LISBON PORTO

Source: SIR Ci

RESIDENTIAL PROJECTS LICENSING23 

Source: Pipeline Imobiliário Ci

(22) New and used.
(23) Percentage values correspond to the variation between January to June 2021 compared to the same period in 2020.

(-23%)

(+12%)

(-32%)

(-17%)

0 50 100 150 200

Lisbon

Porto

Thousand sq.m
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According to SIR/Confidencial Imobiliário, Lisbon recorded average annual sales prices 
up to June 2021 of €5,780/sq.m for new apartments (-4%) and €3,680/sq.m for new 
and used apartments (-5%). Among the latter, the Historic Centre and the Traditional 
zone remain the most expensive, at €4,800/sq.m and €4,160/sq.m, respectively, 
followed closely by Avenidas Novas at €4,150/sq.m.

Contrary to the Lisbon market, the Peripheral zone recorded an 8% increase in values. 
The emergence of new construction projects in Marvila contributed to this rise, but 
also the fact that it is traditionally the area with the lowest house prices in the city. 
Conversely, the Historic Centre saw the most significant drop, at around 12%; caused 
in part by a substantial increase in supply as a result of short stay accommodation for 
sale hitting the market.

The average discount and adjustment rate increased for apartments (new and used), 
reaching 8.4%. The value for new apartments is around 3.6%. The average time to sell, 
of 6 months for apartments overall and 11 months for new apartments, remained the 
same. 

In terms of future supply, the capital recorded a significant decrease in the licensing 
of residential projects, around 23% in licensed projects and 32% in projects submitted, 
reflecting not only the local council’s notoriously slow approval process, but also 
a natural adjustment to development activity due to the uncertainty in the post-
pandemic period.

(24) New and used.

ZOO

A9

IC16

A36

IP7

N6

N6

N6

IP7

E1

E1

A8

A12

E1

A36

A36

A36

AMADORA

MONSANTO

AJUDA

ALGÉS

25 ABRIL
BRIDGE

VASCO
DA GAMA
BRIDGE

SINTRA
CACÉM
QUELUZ

A5

A5

A37

N6-2

N117

N117

N250

ALFRAGIDE

MIRAFLORES

RESTELO

TAGUS RIVER

N117

RIVERFRONT
€3 460/sq.m

TRADITIONAL
€4 160/sq.m

NEW ZONES
€3 370/sq.m

AVENIDAS NOVAS
€4 150/sq.m

OUTLYING ZONES
€2 740/sq.m

OTHER ZONES
€3 430/sq.m

PARQUE DAS NAÇÕES
€4 020 /sq.m

HISTORIC CENTRE
€4 800/sq.m

LISBON

Historic Centre: 
Misericórdia, Santa Maria 
Maior and Santo António

New Zones: 
Alvalade, Areeiro, 
Arroios and Avenidas Novas

Riverfront: 
Ajuda, Alcântara 
and Belém

Outlying Zones:
Beato, Marvila, Olivais 
and Santa Clara

Traditional:
Estrela and Campo 
de Ourique

Other Zones:
Penha de França and 
São Vicente

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

Parque das Nações

Source: SIR Ci; Cushman & Wakefield

SALES PRICE OF APARTAMENTS24

Source: SIR Ci

PRICE OF APARTMENTS
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In the capital of the North, which last year revealed a more pronounced adjustment in 
value than in Lisbon, activity in the residential market demonstrated a more positive 
performance in the first half of 2021.

Although the sales prices of new apartments experienced a slight adjustment of 
1%, there was a 3% increase in the sales price of residential product in Porto overall. 
On average, new and overall apartments commanded a sales price of €3,440/sq.m 
and €2,430/sq.m, respectively. The highest prices in the market for new and used 
apartments were observed in the Foz areas, standing at €3,340/sq.m, and €3,020/m² 
in the Ribeirinha (Riverfront) area.

The most significant increase (+19%) occurred in Antas, albeit from a low base, to 
€2,160/sq.m. On the contrary, the Historic Centre saw the most pronounced drop 
(-11%), to €2,690/sq.m.

The average discount and adjustment rates for new apartments were higher than 
Lisbon, despite the slight improvement to 6.2%. Overall, apartments reached rates 
equivalent to those of 2020, of around 8.5%. The average time to sell remained stable 
at 10 and 6 months, respectively.

In terms of future supply, Porto saw a 12% increase in licensed projects and a 17% drop 
in projects submitted for licensing.

PORTO PRICE OF APARTMENTS

Source: SIR Ci

RIO TINTO
MATOSINHOS

CAMPANHÃ

VITÓRIA

SRA. DA HORA

VILA NOVA DE GAIA

FOZ DO DOURO

PORTO
FOZ
€3 340/sq.m

RIVERSIDE
€3 020/sq.m

HISTORIC CENTRE
€2 690/sq.m

ANTAS
€2 160/sq.m

OUTLYING ZONES
€2 000/sq.m

Foz:
Aldoar, Foz do Douro 
and Nevogilde

Antas:
Campanhã and Bonfim

Riverside: 
Lordelo do Ouro
and Massarelos

Outlying Zones:
Paranhos
and Ramalde

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

SALES PRICE OF APARTAMENTS 

Source: SIR Ci; Cushman & Wakefield
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The shortage of housing supply in urban centres, particularly for the middle class, 
continues to drive many families towards the traditional rental market, which offers 
flexibility and low initial investment, increasing the appeal of the private rental 
sector (PRS).

Portugal is starting to see this trend, not only thanks to the growing demand, but 
also to an increase in supply, particularly boosted by the conversion of short stay 
accommodation to traditional lease accommodation.

Partly due to the increase in supply, rental prices in Lisbon in the first half of the 
year demonstrated a sharp decrease. According to SIR/Confidencial Imobiliário, 
the average rent contracted to €15.9/sq.m/month for new properties (-9%) 
and €12.6/sq.m/month overall (-8%). This fall was strongly influenced by the 
contraction in the Historic Centre (-14%), which continues to command the 
highest rental prices in the city. 

Porto countered the trend and the average rent in new properties increased 
to €12.6/sq.m/month and €10.3/sq.m/month overall. Foz remained the most 
expensive area.

Discount and adjustment rates are higher in the rental market in both Lisbon and 
Porto, standing at -10% in Lisbon and -8% in Porto. The average time to rent is 
stable in both cities, at 3 months overall and 4 months for new apartments.

LEASE OF APARTAMENTS 

AVERAGE DISCOUNT 
AND ADJUSTMENT RATE

AVERAGE MONTHLY 
CONTRACTED RENT

NEW

TOTAL

€15.9/SQ.M (-9%)

€12.6/SQ.M (-8%)

NEW

TOTAL

-9%

-10%

NEW

TOTAL

-8%

-8%

NEW

TOTAL

4 MONTHS

3 MONTHS

NEW

TOTAL

€12.6/SQ.M (N.A.)

€10.3/SQ.M (+2%)

NEW

TOTAL

4 MONTHS

3 MONTHS
AVERAGE 

ABSORPTION TIME

Source: SIR Ci

LISBON PORTO
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RIO TINTO
MATOSINHOS

CAMPANHÃ

VITÓRIA

SRA. DA HORA

VILA NOVA DE GAIA

FOZ DO DOURO

PORTO
FOZ
€12.0/sq.m/month

RIVERSIDE
€10.7/sq.m/month

HISTORIC CENTRE
€11.2/sq.m/month

ANTAS
€9.5/sq.m/month

OUTLYING ZONES
€9.2/sq.m/month

ZOO

A9

IC16

A36

IP7

N6

N6

N6

IP7

E1

E1

A8

A12

E1

A36

A36

A36

AMADORA

MONSANTO

AJUDA

ALGÉS

PONTE
25 ABRIL

PONTE
VASCO
DA GAMA

SINTRA
CACÉM
QUELUZ

A5

A5

A37

N6-2

N117

N117

N250

ALFRAGIDE

MIRAFLORES

RESTELO

RIO TEJO

N117

RIVERFRONT
€12.3/sq.m/month

TRADITIONAL
€13.7/sq.m/month

NEW ZONES
€11.4/sq.m/month

AVENIDAS NOVAS
€12.7/sq.m/month

OUTLYING ZONES
€11.2/sq.m/month

OTHER ZONES
€12.1/sq.m/month

PARQUE DAS NAÇÕES
€13.2/sq.m/month

HISTORIC CENTRE
€14.0/sq.m/month

Historic Centre: 
Misericórdia, Santa Maria 
Maior and Santo António

Avenidas Novas: 
Alvalade, Areeiro, 
Arroios and Avenidas Novas

Riverfront: 
Ajuda, Alcântara 
and Belém

Outlying Zones:
Beato, Marvila, Olivais 
and Santa Clara

Traditional:
Estrela and Campo 
de Ourique

Other Zones:
Penha de França and 
São Vicente

New Zones:
Benfica, Campolide, Carnide, Lumiar 
and São Domingois de Benfica

Parque das Nações

Source: SIR Ci; Cushman & Wakefield

RENTAL PRICE OF APARTAMENTS25 

RENTAL PRICE OF APARTAMENTS25 

Foz:
Aldoar, Foz do Douro 
and Nevogilde

Antas:
Campanhã and Bonfim

Riverside: 
Lordelo do Ouro
and Massarelos

Outlying Zones:
Paranhos
and Ramalde

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

Source: SIR Ci; Cushman & Wakefield

The residential market should stabilise the trend of a slight drop in average values, 
as a result of the end of credit moratoriums, the growth in projects targeted at the 
middle class, and the potentially increased difficulty in accessing new mortgages: 
additional requirements for loans by the Banco de Portugal (such as gradually 
reducing the effort rate to maximum 50% and the average loan maturity to 30 
years), as well as the expected increase in non-performing loans, which may impact 
the access and cost of mortgages. 

Additionally, the end of the Golden Visa programme in the Lisbon and Porto 
metropolitan areas and the coastal areas - that will come into force in 2022 and will 
remove the benefits of access to a permanent visa for foreign investors – is likely to 
contribute to the stabilisation of market values. On average, since 2014, this sector 
has represented 28% of house purchases by non-residents and has contributed to a 
very significant appreciation of the residential market in Portugal. 

New living trends by families, partially influenced by the pandemic situation, and 
a foreseeable increase in working from home, will influence the type of supply 
entering the market. Demand is expected to increase for locations further away 
from urban centres, larger properties with space for an office, developments with 
gymnasiums as well as other leisure spaces and a growing interest in green and 
outdoor spaces is foreseen.

In response to these new trends, interest in the PRS segment is booming. Emerging 
not only to respond to the need for more flexible spaces for families, but also to 
the enormous demand from large institutional investors, who increasingly want to 
add this asset class to their portfolios. The scarcity of PRS supply in Portugal and 
the political priority to create affordable housing, also included in the Recovery and 
Resilience Plan, have triggered a continued increase in the number of build-to-rent 
(BTR) projects, which is currently estimated to evolve into over 12,000 properties 
over the next 5 years.

The success of these investments may stimulate real growth in the residential 
rental market in Portugal, ensuring not only a better quality of life for the middle 
class, but also stimulating labour mobility, which, in turn, will contribute to the 
development of peripheral regions.

(25) New and used

OUTLOOK
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URBAN 
REGENERATION

(26) Purchase of buildings for regeneration or land for development purposes.
(27) Based on internal or public sources.
(28) The data obtained result from the processing of detailed transaction terms as communicated 
by vendors to the local authorities under the terms of the latter’s right of first refusal.

At the beginning of the year, the urban development 
sector26 recorded a recovery in activity. Cushman & 
Wakefield identified27 a total transaction volume of 
€320 million between January and July, spread over 
approximately 20 deals. Noteworthy examples include 
the purchase of the Vilamoura Project by Norfin, 
involving 21 plots of land, for an amount estimated 
at between €100 and €125 million; and the sale, by 
Millennium BCP to Grupo Pestana, of the Madeira 
Palácio project for €45 million, which includes two 
buildings totalling 262 apartments and a site with 
development potential for 150 rooms.

Data from the SIR/Confidencial Imobiliário28 revealed 
that, although the decline in the number of deals 
has continued in the Urban Rehabilitation Areas 
(ARUs) in the cities of Lisbon and Porto, transaction 
values recorded a year-on-year increase (except for 
properties above 500 sq.m in the capital). In terms of 
new supply, there was a reduction in the number of 
projects licensed and submitted, with the exception 
of projects licensed in Porto.
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MAIN URBAN DEVELOPMENT 
AND REGENERATION DEALS

SALE PRICES IN URBAN REHABILITATION AREAS29 

TYPE ASSET LOCATION AREA 
(THOUSAND 

SQ.M)

VENDOR PURCHASER VALUE (M€) VALUE 
(€/SQ.M)

Land Vilamoura Project Loulé 566 370 Lone Star
Arrow Capital & Private 

Investors
€100-125 M €200

Land and 
Buidling Madeira Palácio Funchal (Madeira) n.a. Millennium BCP Pestana Group €45 M n.a.

Building
CUF Infante Santo 

Hospital
Lisbon 12 000 CUF Avenue €26 M €2 180

Building Diplomático Hotel Lisbon 4 370 Family Office Catalyst €15 M € 3 430

Building João Crisóstomo. 72 Lisbon 3 650
Bartolomeu Dias 

Group
Socicorreia €11-13 M € 3 280

Source: Cushman & Wakefield
* Parcialmente desenvolvida

Source: SIR RU Ci

REAL ESTATE PROJECTS LICENSING30 

(30) Percentage values correspond to the variation between January to June 2021 (licensed projects) and January to May 
2021 (projects under licensing) compared to the same period in 2020.

(29) Variation between the 12 months to June 2021 vs. the prior 12 months’ period.

Source: Pipeline Imobiliário Ci
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The average transaction values of properties in the ARUs in Lisbon recorded 
a slight increase in properties of up to 500 sq.m (+4%) and a similar drop for 
properties of more than 500 sq.m (-4%), to €3,660/sq.m and €3,040/sq.m, 
respectively.

The most significant growth in transaction prices was seen in the New Zones 
(+28%) in smaller properties and the Ribeirinha zone (+19%) in larger properties, 
increasing to €2,870/sq.m and €3,240/sq.m, respectively. On the contrary, the 
largest decrease occurred in the Historic Centre in both types of properties, with 
decreases of 20% and 13%, respectively.

New supply recorded a sharp drop in the first half of 2021, with a total of 290 
thousand sq.m licensed until June, representing a drop close to 40% compared 
to the previous year. The number of projects submitted for licensing also 
decreased, with only 192 thousand sq.m submitted until May.

Despite the difficulties of the hotel sector throughout the pandemic, it was this 
sector that stood out in terms of future projects in the city, representing 30% of 
the area submitted for licensing.

Construction costs continued to rise, with the average costs for new construction 
in Lisbon varying between €1,200/sq.m and more than €1,600/sq.m and for 
regeneration projects ranging between €1,450/sq.m and more than €1,900/sq.m. 

LISBON

SALE PRICES IN URBAN 
REHABILITATION AREAS BY ZONE

Source: SIR RU Ci

CONSTRUCTION COSTS BY SEGMENT
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Source: SIR RU Ci

PORTO

SALE PRICES IN URBAN 
REHABILITATION AREAS BY ZONE

Average sales prices of properties in the ARU of Porto increased by 15% in 
buildings up to 500 sq.m and 9% among properties larger than 500 sq.m, resulting 
in a blended average of €2,250/sq.m. The highest prices for smaller properties 
occurred in Ribeirinha and Foz, at €2,670/sq.m and €2,260/sq.m, respectively.

A total of 174 thousand sq.m were licensed by June 2021, representing 
an increase of 3% compared to the previous year. Projects submitted for 
licensing until May 2021 totalled 137 thousand sq.m, a year-on-year drop of 
34%. The residential sector continues to represent most of the development 
and regeneration activity with 64% of the area licensed and 55% of the area 
submitted. Tourism projects represented 10% of the licensed area and 19% of the 
projects in the licensing phase. 

Development costs in Porto also increased, with current prices ranging from 
€1,000/sq.m to more than €1,400/sq.m in new construction and between €1,250/
sq.m and more than €1,700/sq.m in regeneration projects.

Source: SIR RU Ci

Source: Pipeline Imobiliário Ci

€1 000/SQ.M €1 250/SQ.M

€1 200/SQ.M €1 450/SQ.M

> €1 400/SQ.M > €1 700/SQ.M

NEW 
CONSTRUCTION

AVERAGE

HIGH

LUXURY

RECONSTRUCTION

PROJECTS LICENSING BY SECTOR

CONSTRUCTION COSTS BY SEGMENT 

0€ 500€ 1 000€ 1 500€ 2 000€ 2 500€ 3 000€ 3 500€

Foz

Riverside

Historic Centre

Antas

Unitary Price (€/sq.m)

Properties ≤500 sq.m Properties >500 sq.m

0 20 40 60 80 100 120

Residential

Offices

Retail

Tourism

Other

Thousand sq.m

Licensed Submitted

www.cushmanwakefield.pt | Marketbeat Autumn 2021 60 61



We expect the trend of recent years to continue, with a reduction in the volume 
of urban regeneration projects transacted, as a result of the continued increase in 
construction costs and the risks associated with the licensing process.

This contrasts with the expected increase in BTR development in some more 
peripheral areas, particularly in the residential sector, such as Benfica, Alta de 
Lisboa or Marvila in Lisbon, and Antas, Leça do Balio or Paranhos in Porto.

The continued ability of developers to fund their schemes and some tax incentives 
are the main drivers of the active urban development and regeneration market. As 
long as these remain and the economic environment is favourable, activity should 
remain stable. 

Given the increased interest in BTR, many of the projects in less central locations 
and in the outskirts of the cities of Lisbon and Porto, initially planned for the 
build-to-sell (BTS) market, are likely to be partially refocused towards the rental 
segment.

OUTLOOK
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INVESTMENT
After the strong impact of the pandemic on investment 
activity in commercial income-producing31 real-estate 
during the first half of 2021, with a transaction volume 
of no more than €570 million, only one third of that 
recorded in the same period of 2020; the month of July 
signalled an accelerated recovery, with €495 million of 
commercial real estate changing hands in that month 
alone. Despite these recent dynamics, the €1,130 million 
invested between January and August reflect a 40% 
drop when compared to 2020 (when a historic high was 
reached thanks to two exceptionally large deals), and a 
reduction of 29% compared to 2019.

As in previous years, large deals contributed decisively 
to the result, with the 3 largest representing 37% of the 
amount invested. Foreign capital dominated activity in 
this market with 72% of the total volume invested. The 
fact the deals are undertaken by various nationalities 
highlights the volume of domestic investment, which 
reached €320 million. However, with more than 35 
deals, the average amount per transaction decreased 
to €28 million.

(31) Institutional investment in completed and income-generating real-estate properties.
(32) Between January and August.

FOREIGN 
INVESTMENT

OFFICES

72%  48%  

TOTAL 
TRANSACTION 
VOLUME

€1,130 
MILLION
(-40%) 

COMMERCIAL INVESTMENT32
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INVESTMENT29 BY ORIGIN

The allocation of capital by sector demonstrates the continued commitment of 
investors to the office sector, accounting for close to half of the volume invested 
by August. Sixth Street’s purchase (in partnership with Acacia Point Capital 
Advisors) of 15 buildings (out of a total of 22) in the Quinta da Fonte office park 
from Signal Capital, for an amount of between €125 and €130 million, contributed 
to this result; in addition to the purchase of the Navigator portfolio (mostly 
offices) through the purchase of shares in the Maxirent fund by South (Castel 
group), from Rivercrown for €120 million.

The hotel sector followed with €280 million, largely due to Azora purchase of the 
Tivoli Marina Vilamoura and Tivoli Carvoeiro from Minor International for €148 
million. Alternative sectors are becoming increasingly appealing to institutional 
investors, accounting for 16% of the total invested, including the transaction of a 
portfolio of residential assets (PRS). The lack of appeal of the retail asset class 
was evidenced by the second-lowest capital allocation in the last decade, of just 
10%. By contrast, the low relevance of the industrial & logistics asset class reflects 
the shortage of quality product for sale in this sector, against the backdrop of high 
demand.

Source: Cushman & Wakefield

INVESTMENT29 BY SECTOR

Office RetailHospitality Alternative Industrial

Source: Cushman & Wakefield

(34) Institutional investment in completed and income-generating real-estate properties.
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SECTOR ASSET LOCATION AREA (sq.m) VENDOR PURCHASER PRICE (M€) VALUE (€/SQ.M) YIELD (%)

Hospitality Tivoli Marina Vilamoura & Tivoli 
Carvoeiro Several 630 bedrooms Minor International Azora €148 M €234 55033 n.a.

Offices Quinta da Fonte - 15 buildings Oeiras 50 260 Signal Capital Partners Sixth Street (Acacia Point) €130-140 M €2 980 n.a.

Offices Navigator Portfolio Several 3 620 Rivercrown South (Castel) €120 M €3 430 n.a.

Mixed Use JQOne (former Entreposto) Lisbon 48 000 Signal Capital Jamestown €98 M €2 040 n.a.

Hospitality Vilalara Thalassa Resort Lagoa 120 bedrooms Oxy Capital Azora €50-55 M €444 92033 n.a.

Offices Garagem (WPP headquarters) Lisbon 9 200 Ardma / The Edge Group Tishman Speyer €50 M €5 430 3.50%-4.00%

Mixed Use Makro Alfragide Amadora 25 400 Metro Properties BPI Gestão de Activos €40 M €1 590 5.00%-5.25%

Offices D. Manuel II (Tranquilidade) Porto 13 000 NIPA Capital Incus Capital €25 M €1 920 n.a.

Offices Duque de Palmela. 11 Lisbon 4 380 Generali Santalucía €22 M €5 030 n.a.

Offices Cais Office Lisbon 4 900 Private Owner Ageas Portugal €21-23 M n.a.

Prime yields reflect investors’ increased preference for core assets in prime 
locations: compared to 2020, prime yields contracted 35 basis points (bp) in 
the office sector (to 3.75%) and 75 basis points (bp) in the industrial & logistics 
sector (to 5.25%); in retail, high street prime yields stabilised at 4.25% and 
increased by 25 bp in shopping centres (to 5.50%).

(33) €/bedroom

Source: Cushman & Wakefield

PRIME YIELDS

Source: Cushman & Wakefield
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The gradual resolution of the pandemic situation is likely to continue fuelling interest 
in the Portuguese market, with the main players acknowledging, on the one hand, 
the country’s sound response to the pandemic, and on the other, the pressure of high 
levels of liquidity. Nonetheless, interest will mainly be focused on core assets in prime 
locations, with solid contracts and reliable tenants, as opposed to more peripheral 
assets, or those with a less stable revenue profile.

In terms of investment by sector, foreign investors remain interested in sectors which 
are undersupplied in Portugal, notably logistics and PRS, and this will therefore likely 
fuel development.

By the end of 2021, as the result of the economic recovery, sustained by the 
improvement of the pandemic situation, a gradual revival in activity is expected. 
Despite some uncertainty, Cushman & Wakefield’s current year-end estimates is for 
a total investment volume of around €2,000 million, which , despite a year-on-year 
decrease of about 27%, will represent the fourth-highest ever transaction volume.

The outlook for next year indicates a renewal of investment activity to pre-pandemic 
levels, with around €1,800 million worth of deals already identified in various stages 
of negotiation. In this context it is relevant to refer the ongoing sale process of the 
portfolio of hotels managed by ECS, to which may add approximately €900 million 
in transactions, that although currently suspended, may be completed by 2022. 
Therefore, and also given the growing number of off-market operations, investment 
volumes close to €3,000 million may be reached again.

OUTLOOK
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