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ECONOMY

After a sharp drop in 2020, due to the pandemic 
situation, and against the backdrop of a vaccine-led 
global economic revival, economic activity in Portugal 
has also been gradually recovering and according 
to Moody’s, the country closed the year with a GDP 
growth of 4.9% in 2021.

Private consumption was one of the main drivers of 
the economy, showing a marked recovery (+4.4%) 
compared to the previous year (-7.1%). Investment, 
exports and imports also recorded significant growth, 
with increases of 7.2%, 13.0% and 12.8%, respectively.

ECONOMIC INDICATORS 2021

GDP

+4.9%

€

UNEMPLOYMENT 
RATE

6.6%

INVESTMENT

+7.2%
INFLATION

+1.3%

EXPORTS

+13.0%
PRIVATE 
CONSUMPTION

+4.4%

Source: Moody’s Analytics
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GDP

+4.9% / +2.9%

€

UNEMPLOYMENT RATE

6.1% / 5.7%

INVESTMENT

+2.0% / +2.8%
INFLATION

+5.1% / +1.2%

EXPORTS

+2.3% / +4.6%
PRIVATE CONSUMPTION

+4.9% / +2.4%

Short-term economic forecasts are currently clouded by uncertainty as the conflict 
between Ukraine and Russia has escalated to war, leading to heightened risks of a 
general rise in prices, and exerting increasing inflationary and interest rate pressures. 

According to Moody’s latest forecasts, Portuguese economic activity is expected 
to be among the few in Europe that will nevertheless register growth in 2022, 
continuing the recovery trend seen last year. GDP should increase by 4.9% in the 
current year, maintaining a positive trajectory in 2023, albeit at a slower pace 
(+2.9%).

In 2022, private consumption will continue to be one of the main drivers of the 
positive evolution of the economy, with an expected increase of 4.9%, in line with 
the previous year. Exports and imports will be the most affected by the conflict in 
Eastern Europe, while investment is expected to rise by 2.0% in 2022 and by 2.8% 
in 2023. Finally, the labour market will continue its recovery, with an estimated 
unemployment rate of 6.1% in 2022 and 5.7% in 2023.

ECONOMIC FORECASTS 2022 / 2023

In line with the global trend, the inflation rate rose by 1.3% in 2021, with a general 
rise in prices in the various categories in the second half of the year. Despite this 
inflationary trend, Portugal continues to be one of the Eurozone countries where the 
inflation rate is more contained. This indicator is expected to peak in the first quarter 
of 2022, followed by a decrease in the second half of the year, as the asymmetries 
caused by the pandemic begin to fade.

Looking at the labour market, Moody’s reported a stable unemployment rate at 
6.1% in 2021, below the pre-pandemic level recorded in 2019 (6.6%).

ECONOMIC INDICATORS 2021

Source: Moody’s Analytics
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Despite the delay in decision-making processes seen at 
the beginning of the year, both the improved sentiment 
regarding the effective recovery of the economy as 
well as some large-scale deals led the Greater Lisbon 
office market to register a year-on-year growth of 17% 
in 2021, with a take-up of 161,600 sq.m. With nearly 
140 deals, the average deal size reduced to 1,180 sq.m, 
which is still slightly above that reported in 2019.

GREATER LISBONOFFICES

161,600 sq.m (+17%)
TAKE-UP

5.7% (+1 P.P.)
VACANCY RATE

49,900 sq.m
NEW COMPLETIONS

1,810 sq.m (-10%)
AVERAGE DEAL SIZE

243,400 sq.m
UNDER CONSTRUCTION

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

TAKE-UP BY ZONE

Unlike the deals usually made by the private sector, the two largest deals involved 
town councils. Oeiras town council began to build the future Paços do Concelho 
with 30,480 sq.m, and Lisbon town council, in partnership with Startup Lisboa, 
is developing the Hub Criativo do Beato where Factory, a business incubator, will 
occupy the first building of 10,000 sq.m. These were followed by the pre-lease of 
10,000 sq.m of the K Tower by Critical Techworks, a partnership between the BMW 
Group and the Portuguese company Critical Software. Driven by these deals, the 
total leased area is quite evenly distributed by region, 31% in the Western Corridor 
(zone 6), 20% in Other Zones (zone 7), and 19% in Parque das Nações (zone 5); with 
TMT’s & Utilities remaining dominant, accounting for 30% of take-up.

With more than half of the take-up corresponding to future occupational deals 
(through pre-lease or owner-occupancy), the vacancy rate, coming from historical 
lows, increased by 1 percentage point (p.p.), to 5.7%1. 

However, a gradual reversal of this indicator is expected in the next quarters, thanks 
to the demand for new, high-quality spaces that meet the occupier’s criteria. This 
trend is also evident in the high occupancy rates of the buildings completed in 2021, 
89%, from a total of 49,900 sq.m. Likewise, vis-à-vis the forecast for future supply, 
which currently stands at 366,200 sq.m for the next three years, 243,400 sq.m are 
under construction, of which 66% is pre-leased.

MAIN TRANSACTIONS

TENANT PROJECT ZONE AREA (sq.m)
Oeiras City Hall Paços do Concelho 6 30,480

Factory Hub Criativo do Beato - Factory 7 10,000

Critical Techworks K Tower 5 9,940

BI4ALL BI4ALL City 7 7,000

Worten World Trade Center - Block 2 6 5,590

Confidential Exeo Office Campus - Lumnia 5 4,650

Confidential Casal Ribeiro, 16 2 4,170

Whitestar Almirante Gago Coutinho, 30 7 4,110

Claranet Hub Criativo do Beato - Claranet 7 4,000

Confidential K Tower 5 2,920

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 carried out 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 in 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
€20-23.5/sq.m/month

ZONE 2  
CBD
€18-20/sq.m/month

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

VACANCY RATE BY ZONE1

NEW COMPLETIONS

MAIN PROJECTS UNDER CONSTRUCTION

PROJECT ZONE CONSTRUCTION 
TYPE DEVELOPER AREA 

(sq.m)
Monumental 1 Refurbishment Merlin Properties 19,100

Ageas Headquarters 5 New Elegant Office 17,400

Simulador II 6 New Taguspark 3,700

Simulador I 6 New Taguspark 3,700

Castilho, 2 1 Refurbishment Ageas Portugal 2,900

Barata Salgueiro, 21 1 Refurbishment Primosfera 1,600

Andrade Corvo, 42 2 Refurbishment Novo Banco 1,500

PROJECT ZONE CONSTRUCTION 
TYPE

DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(sq.m)

Exeo Office Campus 5 New Avenue 2022/2023 44,100

World Trade Center Lisboa 6 New Foz Vintage 2022 23,300

Almirante Gago Coutinho, 30 7 Refurbishment The Edge Group 2022 10,900

Hub Criativo do Beato - 
Factory 7 Refurbishment Lisbon City Hall / 

Startup Lisboa 2022 10,000

Green Park - General Firmino 
Miguel, 14 3 Refurbishment Ibéria FEIIF 

(Norfin) 2022 6,700

Fidelidade Headquarters 2 New Fidelidade 2023 40,900

Alcântara Lisbon Offices 
(ALLO) 4 New Bedrock Capital 

Partners 2023 34,400

Paços do Concelho 6 New Oeiras City Hall 2023 30,500

K Tower 5 New Krestlis 2023 13,700

EDP Headquarters 
(expansion) 4 New EDP 2023 11,400

The continued preference by landlords, in particular in zones with higher 
vacancy, to provide tenants with additional incentives (namely rent-free 
periods), has helped to maintain headline rental values. Nonetheless, the 
limited availability amongst the better-quality buildings in zones 1 to 4 has 
led to an increase in prime rents of €0.5/sq.m/month in the Prime Central 
Business District (CBD, zone 1), New office zones (zone 3) and Secondary 
offices (zone 4) and €2/sq.m/month in the CBD (zone 2).

GREATER LISBON - AVERAGE AND PRIME RENTS 

Source: Cushman & Wakefield

Source: Cushman & Wakefield

Source: Cushman & Wakefield

Source: Cushman & Wakefield
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OFFICES

Like the capital Lisbon, the office sector in Greater Porto 
recorded a 5% increase in demand, with a take-up of 
56,600 sq.m. With more than 60 leases, the average deal 
size dropped to 900 sq.m, the lowest number in the last 
4 years. 

The CBD Boavista (zone 1) was the most sought-after 
location with more than 40% of the take-up, due to the 
9 leases, totalling 13,940 sq.m, in POP (Porto Office 
Park) that is now fully leased. With more than 18% of 
demand, Matosinhos (zone 6) followed suit and is 
responsible for the largest deal of the year, a lease 
of nearly 7,000 sq.m in the Lionesa Business Hub. In 
2021, the Other Services sector dominated with 29% 
of the leased area, followed by Pharmaceuticals and 
Health representing 23%.

GREATER PORTO

56,600 sq.m (+5%)
TAKE-UP

8.9% (+0,9 P.P.)
VACANCY RATE

21,700 sq.m
NEW COMPLETIONS

900 sq.m (-17%)
AVERAGE DEAL SIZE

96,000 sq.m
UNDER CONSTRUCTION

Source: Cushman & Wakefield; PPI
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The vacancy rate increased nearly 1 p.p., to 8.9%, partly boosted by the completion 
of 6 buildings totalling 21,700 sq.m, of which 44% remains to be leased. By 2024, the 
completion of 122,700 sq.m is expected, of which 96,000 sq.m is under construction 
(with 26% already pre-leased). 

In Porto, landlords have also been more inclined to provide incentives (mostly 
favouring fit-out contributions), helping to stabilise headline rents compared to 2020, 
with prime values in Porto Boavista (zone 1) commanding €18/sq.m/month.

Source: Cushman & Wakefield; PPI

MAIN TRANSACTIONS

TENANT PROJECT ZONE AREA (sq.m)
Confidential Lionesa Business Hub 6 6,990

Confidential Pasteleira 219 5 6,480

Concentrix POP - Porto Office Park 1 4,450

Ascendi Litografia Lusitana 1 4,120

Metyis Metyis Campus 9 3,500

Source: Cushman & Wakefield; PPI

TAKE-UP BY SEMESTER AND AVERAGE DEAL SIZE

NEW COMPLETIONS

PROJECT ZONE CONSTRUCTION  
TYPE

DEVELOPER AREA (sq.m)

Delfim Ferreira, 760 3 Refurbishment Carlos Sottomayor 6,900

Founders Founders 
Headquarters 4 Refurbishment Founders Founders 4,000

Latino Coelho, 142 4 Refurbishment NIPA Capital 3,900

Metropolis 6 New The Edge Group 3,400

ZEP Offices 3 New Nelson Quintas Group 2,500

Work-In Porto 5 Refurbishment n/a 1,000

Source: Cushman & Wakefield
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MAIA

PORTO

VILA NOVA 
DE GAIA

MATOSINHOS

ZONE 7
MAIA 
€10.5-12/sq.m/month

ZONE 6
MATOSINHOS
€12.5-14/sq.m/month

ZONE 1
CBD BOAVISTA 
€15.5-18/sq.m/month ZONE 2  

CBD BAIXA 
€14-17/sq.m/month

ZONE 4
ORIENTAL
€11-13/sq.m/month

ZONE 3
ZEP
€11-13/sq.m/month

 

ZONE 8
VILA NOVA 
DE GAIA 
€11-13/sq.m/month

PROJECT ZONE CONSTRUCTION
TYPE

DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(sq.m)

Porto Business Plaza 4 Refurbishment Capitólio 2022 15,500

ICON Offices - Buildings 1 e 2 3 New Civilria 2022/2023 15,300

Lionesa Business Hub - 
Buildings N1 and N2 6 New Lionesa Group 2022 14,500

Candal Park - Buildings X and W 8 Refurbishment Candal Parque 2022 10,000

Noto Office Center 6 Refurbishment IDS Group 2022 8,100

Alegria Office Space 2 Refurbishment M7 Real Estate 2022 4,500

Santa Catarina Offices 2 Refurbishment Geo 
Investimentos 2022 4,200

Matosinhos Office Center 6 Refurbishment n/a 2022 4,100

Metyis Campus 9 New Metyis 2022 3,500

D. Manuel II 1 Refurbishment Incus Capital 2023 11,500

Source: Cushman & Wakefield

Source: Cushman & Wakefield

MAIN PROJECTS UNDER CONSTRUCTION

GREATER PORTO - AVERAGE AND PRIME RENTS

Corporate leasing activity was marked by a period of uncertainty, due to the impact 
of working from home, in response to which the majority of companies are adopting 
a hybrid system. Regarding in-person work, offices have taken on a new dimension 
and have become an appealing space to meet with employees and clients, and 
the increasing collaborative workspaces helps to maintain the average leased area 
compared to pre-pandemic numbers.

In parallel, the relevance of sustainability criteria continues to garner more attention 
as well as the tendency to disregard buildings that do not comply with those criteria, 
particularly by multinational companies. In terms of supply, in order to attract more 
potential tenants and increase the valuation of their properties, landlords are gradually 
investing in improvements of their buildings.

In this context, although potentially subject to the negative outcomes of the instability 
in Eastern Europe on the economy and consequently on demand, forecasts point to 
a continuous increase in the occupancy levels in the short term. Until pre-pandemic 
levels are reached, the incentives in place are likely to be maintained, especially for 
large occupiers. Nonetheless, the demand for better quality spaces continues to explain 
the higher rents in certain zones, which may lead to residual increases. 

Finally, it is worth pointing out the growing importance of contractual flexibility 
particularly for companies from the technological sector, which represent a relevant 
percentage of take-up and their operations are subject to rapid changes, impacting 
the total leased area. 

OUTLOOK
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RETAIL SALES INDEX3

RETAIL SCHEMES

RETAIL

120
(+4.6%)

119
(+2.9%)

121
(+6.5%)

TOTAL

€

NON-FOOD
RETAIL

FOOD 
RETAIL

48,700 sq.m
NEW COMPLETIONS

74,200 sq.m
PIPELINE4

Throughout 2021, some trends already visible in the retail 
sector over the last few years were compounded and 
accelerated by the pandemic. Retailers increased their 
investment in the omnichannel and more personalised 
format, mainly through online shopping, which has 
gradually become more popular with consumers– 
according to a study by Anacom2, the percentage of 
the Portuguese population who shopped online in 
2021 saw a year-on-year increase of 5.p.p., reaching 
40%. Clothing at 69% and home-delivered meals at 
46% were the prevalent products ordered online. 
Furthermore, the change in consumer habits has led 
to convenience and proximity retail becoming more 
popular, reflected in an increasing number of new 
retail unit openings.

(2) A study entitled “E-Commerce in Portugal and the European Union” published by the 
National Regulatory Authority in Portugal for Communications (Anacom).
(3) Index with base 2015 = 100.
(4) Until 2024.
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53%

13%

11%

9%

14%

46%

23%

10%

9%

12%

Restauração

Alimentar

Lazer & Cultura

Moda

Outros

63%

24%

13%

60%
24%

16%

Comércio de Rua

Conjuntos Comerciais

Outros

In this context, retail sales recovered in the last year to levels higher than those 
seen in 2019, with an increase of 4.6% according to the National Statistics 
Institute (INE). The contribution of food-related and non-food-related products 
was similar, with a notable increase of 6.5% of the latter.

The maturity of the sector is reflected in the new supply which has essentially 
been reflected in refurbishment of existing schemes, plus an increased focus on 
the retail park sector – in the second half of 2021, the redesign and expansion 
of Glicínias Plaza (Aveiro) was concluded and 3 retail parks were opened to the 
public, totalling 48,700 sq.m of GLA.

SUPPLY OF RETAIL SCHEMES

TAKE-UP (NR. OF NEW OPENINGS)

This trend is expected to continue until 2024, with plans for an additional 
74,200 sq.m of GLA, including the expansion of Centro Colombo (Lisbon) and 
the opening of Sudoeste Retail Park (Silves) currently under construction.

In accordance with Cushman & Wakefield’s5 proprietary transactions database, 
retailer demand showed a cautious recovery in comparison to 2020, with a 
year-on-year increase of 4%, representing a total of 540 new openings with 
an estimated area of 231,400 sq.m. While most new openings occurred in the 
high street, there is increasing interest for large units, namely in retail parks and 
stand-alone units, whose usual operators have demonstrated greater resilience 
in the last 2 years. This has contributed to an increase in the “others” format, 
with 15% of the deals. Likewise, although the Food and Beverage sector (F&B) 
remained dominant, the rise of proximity food stores is noteworthy, which 
totalled 125 openings, more than 80% above the previous year.

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

NEW 
OPENINGS

540 (+4%)

HIGHT STREET 
RETAIL

60%

F&B
46%

2021

2020

BY
FORMAT

2020

2019

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

60 (+8%)

HIGHT STREET 
RETAIL

88%

F&B
64%

Source: Cushman & Wakefield

NEW 
OPENINGS

190 (-13%)

HIGHT STREET 
RETAIL

81%

F&B
66%

Despite the drop on the previous year, the district of Lisbon benefitted from 
35% of new shop openings in Portugal, mostly in the high street. In parallel 
with national trends, Lisbon too saw an increased focus on proximity retail with 
notable examples being the opening of 3 new locations each by bakery Gleba and 
supermarket chain Continente Bom Dia. Equally relevant is the first opening of the 
ALDI supermarket chain in the centre of Lisbon (Avenidas Novas), adding to the 
20 existing stores in Portugal.

The shopping centre format also boasted a few noteworthy openings, with Centro 
Colombo standing out with 10 new stores, including premium brands like The 
Kooples, Sandro, Maje and Claudie Pierlot. Additionally, Leroy Merlin’s occupation 
of 12,000 sq.m in Alta Retail Park (previously Lisboa Retail Park) represents the 
largest deal in the city.

LISBON

With close to 60 new stores, more than in 2020, the city of Porto 
commanded the second-highest number of store openings in Portugal. 
Almost all (88%) were on the high street, with Baixa standing out with 
37% of the new supply, while Rua de Santa Catarina boasted new units like 
Sephora and the second La Redoute showroom in Portugal.

The food sector was equally active, with 6 new store openings and the largest 
area inaugurated, including Mercadona’s third supermarket in the city. This 
chain has now opened a total of 9 stores in the country and is expected to 
expand into the Lisbon metropolitan area, in 2022. With 2,600 sq.m, the CR7 
Fitness gymnasium, a new chain that opened 3 units in the Porto region in 
2021, was the largest opening.

PORTO

Source: Cushman & Wakefield
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FORMAT LOCATION PRIME RENTS 
(€/sq.m/month)

High Street Retail

Lisboa
Chiado €122.5

Lisboa
Baixa €112.5

Lisboa
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

Gross market rents remained stable, supported by landlords’ preference to concede 
tenant incentives (namely fit-out contributions and/or rent-free periods or deferred 
rent payments). In this context, prime rents stood largely unchanged compared to 
the previous year, except for a slight fall in the Chiado and Baixa zones in the capital, 
due to their higher reliance on tourism. As a result, prime rents for high street retail 
reached€122.5/sq.m/month in Lisbon (Chiado) and at €72.5/sq.m/month in Porto 
(Baixa); with gross rents in prime shopping centres stable at €102.5/sq.m/month and 
in retail parks at €11/sq.m/month.

At the beginning of 2022, the retail market is headed towards recovery, with 
demand levels comparable to those of 2019. Nonetheless, it is important to note 
that this sector tends to be more affected by economic changes, and the recent 
military developments in Eastern Europe could erode consumer confidence and 
consequently lead to the temporary deferral of some decision-making processes due 
to a more cautious attitude by occupiers.

In terms of levels of demand by format, high street retail in Lisbon is fairly dynamic 
and includes luxury brands attracted to Avenida da Liberdade, where adequate 
supply is currently scarce; while the Avenidas Novas, Baixa and Chiado zones 
continue to grow. In Porto, Rua de Santa Catarina continues to entice mass-market 
retailers, with Avenida dos Aliados increasingly renowned as a luxury shopping 
destination. Additionally, consumer preference for convenience retail is expected to 
continue, with all high street retail reaping the benefits, as it brings a new dynamic to 
urban neighbourhoods.

Concerning the remaining formats, the focus is on retail parks, which are 
experiencing increased demand, partially boosted by the market entry of retailers 
who traditionally occupy this type of space. Stand-alone units are seeing a similar 
increase in activity levels, particularly amongst the food and DIY sectors. As for 
other sectors, and despite the impact of online shopping, F&B continues to be very 
active, in part influenced by a rise in dark kitchens (units supporting food delivery), 
as is fashion, which will increasingly have to offer personalised experiences to attract 
customers to their bricks and mortar stores.

Net rents are expected to gradually recover, particularly as landlords’ incentives start 
decreasing.

Finally, changes in shopping habits, which are having a significant impact on the 
reorganisation of this sector, should not be overlooked. Heightened consumer 
concerns with sustainability matters and increased preference to connect digitally, 
are driving retailers to change their way of operating, ensuring a stronger focus on 
criteria such as the circular economy and the adoption of digital products such as 
the metaverse.

Source: Cushman & Wakefield

OUTLOOK
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INDUSTRIAL, LOGISTICS & LAND

IMPORTS OF GOODS
+17.4%

TAKE-UP

706,000 sq.m 
(+106%) 

EXPORTS OF GOODS
+16.7%

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

Still recovering from the strong impact of the pandemic 
in 2021, the main indicators of the industrial and logistics 
market increased compared to last year. According to 
INE, the export and import of goods6 even surpassed 
2019 levels, with a year-on-year growth of 16.7% and 
17.4%, respectively. The Industrial Production Index7 
stood at 97.7, reflecting an increase of 4.0% relative 
to 2020, and the confidence of operators8 gradually 
approached positive values, with the annual average 
standing at -5.7.

Source: Oxford Economics; Cushman & Wakefield; 
Pool consultores

AVERAGE DEAL SIZE

7,000 sq.m (+22%) 
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The rise in activity in the occupational market recorded in 2020, continued 
throughout last year, with a total take-up of 706,000 sq.m, more than doubling the 
previous year’s volume. With over a hundred deals, the average deal size, influenced 
by some large-scale deals, reached 7,000 sq.m. Among these, some prominent 
examples are the pre-leasing by a confidential occupier of 70% of the project 
currently under construction by Aquila Capital in Azambuja; the purchase, for owner-
occupation, of the 42,000 sq.m Lisgráfica’s former property; and construction start 
of Garland’s future logistics centre in Gaia of 38,000 sq.m. 

In contrast to the previous year’s trend, only 38% of take-up corresponded to build-
to-suit projects, showing heightened leasing and sales activity. Both urban centres 
of Lisbon and Porto continued to dominate demand, accounting for 64% and 
15% of total take-up, respectively. In both regions, almost half of each city’s take-
up occurred in the periphery, namely Alverca - Azambuja (zone 1) in Lisbon with 
211,000 sq.m and Trofa - Famalicão (zone 3) in Porto with 51,800 sq.m.

The sector’s high levels of activity, coupled with the lack of quality supply, 
continue to drive investment in refurbishment of existing properties as well as the 
development of new projects. The latter include Stef’s logistics park in Alenquer 
(30,000 sq.m), the RNM group’s Landim Industrial Unit (20,000 sq.m) and the 
aforementioned Trofa logistics centre by Olicargo, all for owner-occupation. In terms 
of future supply, the 3 largest projects currently under construction reflect a total 
investment of around €130 million, and include the Stelia Aerospace (Airbus group) 
project in Santo Tirso (72,000 sq.m), ALDI’s logistics park in Moita (50,000 sq.m) 
and Garland’s logistics centre in Gaia (38,000 sq.m).

The two largest speculative projects completed in 2021 are now completely 
occupied, underlining the high demand for better quality build-to-suit space. The 
largest one corresponds to the first phase of Merlin Properties’ Northern Lisbon 
Logistics Platform, leased to Schencker, Olicargo and Rangel, and whose second 
phase (from a total potential additional development of 180,000 sq.m) is expected 
to break ground shortly. This is followed by VGP’s first project in the country, in 
Santa Maria da Feira and leased to Radio Popular, with this Belgium developer 
developing further three projects, totalling62,000 sq.m, in Loures, Sintra, and 
Montijo. In terms of future supply, major US developer Panattoni also plans to enter 
the market and to develop logistic units in Lisbon and Porto.

TAKE-UP BY SEMESTER AND AVERAGE DEAL SIZE

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

MAIN TRANSACTIONS

TENANT PROJECT REGION ZONE COVERED 
AREA (sq.m)

Confidential Azambuja Green Logistics Park Greater Lisbon 1 80,500

Confidential Lisgráfica Greater Lisbon 5 42,000

Garland Gaia Logistics Centre Greater Porto 5 38,000

Etermar Industrial Facilities in Setúbal Greater Lisbon 2 37,500

Rádio Popular VGP Park Santa Maria da Feira North 29,800

RNM Group Landim Industrial Unit Greater Porto 3 20,000

Borg Warner Borg Warner Industrial Facilities North 17,000

STEF Alenquer Logistics Platform Greater Lisbon 1 15,000

Santos e Vale Carregado Logistics Centre Greater Lisbon 1 15,000

Olicargo Trofa Logistics Centre Greater Porto 3 15,000

Source: Cushman & Wakefield; IPI
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VILA NOVA
DE GAIA

PORTO

VILA NOVA DE FAMALICÃO

VILA DO CONDE

ALFENA

VALONGO
MATOSINHOS

TROFA

MAIA

ZONE 1
MAIA - VIA NORTE
€3.70-4.00/sq.m/month

ZONE 2
MATOSINHOS - VILA DO CONDE
€3.40-3.90/sq.m/month

ZONE 6
PORTO

ZONE 5
VILA NOVA DE GAIA
€2.85-3.30/sq.m/month

ZONE 4
VALONGO - ALFENA
€3.20-3.90/sq.m/month

ZONE 3
TROFA - FAMALICÃO
€3.10-3.75/sq.m/month

Source: Cushman & Wakefield

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

PROJECT REGION ZONE DEVELOPER AREA 
(sq.m)

Northen Lisbon Logistics Platform - First Phase Greater Lisbon 1 Merlin Properties 45,100

Alenquer Logistics Platform Greater Lisbon 1 STEF 30,000

VGP Park Santa Maria da Feira North VGP 29,800

Landim Industrial Unit Greater Porto 3 RNM Group 20,000

Trofa Logistics Centre Greater Porto 3 Olicargo 15,000

Source: Cushman & Wakefield

NEW COMPLETIONS

PROJECT REGION ZONE DEVELOPER EXPECTED 
COMPLETION 

DATE

AREA 
(sq.m)

Azambuja Green Logistics Park Greater Lisbon 1 Aquila Capital 2022 115,000

Santo Tirso Assembly Unit Greater Porto 4 Stelia Aerospace 2023 72,000

Moita Logistics Platform Greater Lisbon 4 Aldi Nord Group 2022 50,000

Gaia Logistics Centre Greater Porto 5 Garland 2022 38,000

Famões Logistics Platform Greater Lisbon 3 Ambigroup 2022 29,000

MAIN PROJECTS UNDER CONSTRUCTION

Against this backdrop, prime rents for the logistics segment have increased 
overall, namely in Zone 1, reaching €4.2/sq.m/month in Lisbon (Alverca - 
Azambuja) and €4.0/sq.m/month in Porto (Maia - Via Norte). In terms of urban 
logistics, rents have remained stable at €6.0-7.0/sq.m/month in Lisbon and 
€5.0-6.0/sq.m/ month in Porto.

GREATER LISBON - AVERAGE AND PRIME RENTS

GREATER PORTO - AVERAGE AND PRIME RENTS

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
€3.70-4.20/sq.m/month

ZONE 5
SINTRA - CASCAIS
€4.00-4.50/sq.m/month

ZONE 3
LOURES
€3.70-4.00/sq.m/month

ZONE 4
MONTIJO - ALCOCHETE
€3.40-3.70/sq.m/month

ZONE 2
ALMADA - SETÚBAL
€2.90-3.20/sq.m/month

ZONE 6
LISBOA

URBAN LOGISTICS 
(LAST MILE)
€6-7/sq.m/month 
LISBON
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Following the growth of online shopping and considering the scarcity of suitable 
quality supply, we expect there to be further pressure from urban logistics (last 
mile) operators, as they particularly look for spaces close to Lisbon and Porto of 
less than 10,000 sq.m. In the capital, where the town council’s notorious delay in the 
licensing process poses an additional challenge, there is a preference for locations 
alongside strategic routes (Sintra and Carnaxide), proximity to the Humberto 
Delgado Airport or Lisbon’s Regional Supply Market (MARL), including the south 
bank (especially Almada and Seixal). In Porto, factors driving demand are similar, 
for locations that benefit from quick road access to the city (such as Vila do Conde, 
Matosinhos and Vila Nova de Gaia) or are near the Sá Carneiro Airport.

In the self-storage sector, demand for properties between 3,000 sq.m and 6,000 
sq.m prevails and, given the increased demand for suitable locations, both greenfield 
(land for development) and brownfield (existing property for refurbishment) are 
considered

Despite their early stage of development in Portugal, we foresee substantial 
growth in data centres, driven by an increase in demand, including from 
international investment houses representing specialist operating companies . 
The development of these projects are subject to very specific criteria, including 
fibre optics, ample electrical power and a location in more restricted areas. One 
such project worth highlighting is the future “Sines 4.0” project, developed by the 
multinational Start Campus in a partnership with public entities and with a total 
investment budget of some €3.5 billion; its’ first data centre called “Nest” is expected 
to be completed by 2023. This mega data centre will contribute to increased visibility 
of Portugal in this segment where, thanks to its geographical location (allowing 
direct data connections to the 5 continents), it will be able to position itself as a 
strategic hub of global technological development.

Over the next few years, there is scope for some rental growth as a result of 
latent demand and the new and higher-quality supply, as well as the increase 
in construction costs, including the process to obtain the appropriate energy 
certification and ensure compliance with the ever-increasing sustainability metrics 
required by potential occupiers.

OUTLOOK
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HOSPITALITY

TOTAL REVENUES

€2,002 MILLION 
(+61%) 

TOURISTS

11.5 MILLION 
(+38%) 

OVERNIGHT STAYS

30.2 MILLION 
(+44%) 

OCCUPANCY RATE

34.9% 
(+9.4 P.P.) 

REVPAR

€35.4 
(+46%) 

The easing of some restrictions on international 
tourism, implemented as part of the fight against the 
pandemic at the beginning of last year, helped the 
hospitality sector to kick start its recovery, with an 
increase in indicators across the board, particularly 
in the second half of the year, although absolute 
numbers were around 50% less than the totals 
observed in the record year 2019.

Source: INE; Turismo de Portugal
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Against this background, in 2021, the number of overnight stays and guests saw year-
on-year increases of 44% and 38%, respectively. The profile of demand remained on a 
par with the changes seen in 2020, with the domestic market accounting for circa 50% 
of the overnight stays9, reflecting a 33% growth when compared with the total volume 
of the previous year. In regional terms, overnight stays increased in all regions, with the 
Azores, Madeira and Lisbon benefitting from the most significant growth, at 119%, 80% 
and 48%, respectively. 

In line with stronger demand, hotel operating revenue recovered in the second half of 
the year, showing a 61% increase in total revenue and a 46% rise in RevPAR (Revenue 
per Available Room). Occupancy rates stood at 34.9%, an increase of 9 p.p. compared 
to last year. 

Similarly, activity in Short-Term Rentals gathered momentum in the second half of 
2021, despite the drop in supply, with long-term rentals becoming a more attractive 
option for some operators, and its indicators are at only half of the numbers recorded 
in 2019. This sector accounted for 5.3 million overnight stays and 2.2 million guests, 
a year-on-year increase of 50% and 43%, respectively. Total revenue saw the highest 
growth, up 63% to €199 million, with RevPAR climbing 42% to €19.9.  

More hotels were opened than in the previous year, with 70 new units in 2021. With 
over 4,580 rooms, of which around 45% in the 4-star category, total supply rose by 
3%; Lisbon and Porto benefitted the most from this new supply, with 30 new hotels 
and close to 2,500 rooms, including the sizable Ikonik Lisbon (3 stars), Moxy Lisboa 
Oriente (3 stars) and the Hilton Porto Gaia (5 stars). 

OVERNIGHT STAYS AND REVPAR BY REGION

NEW SUPPLY

In terms of future supply, with several hotels still delaying their opening until demand 
levels normalise further, the projected supply for the next three years has been revised 
downwards, to 130 new projects and 10,500 rooms, with most of this concentrated in 
the metropolitan areas of Lisbon and Porto.

NEW KEYS

+4,580
OPENED IN 2021

+70 HOTELS

Source: INE

(9) In hotels and other types of accommodation.
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HOTEL OPERATOR CITY CATEGORY KEYS
Ikonik Lisboa Ikonik Hotels Lisbon 3 stars 230

Moxy Lisboa Oriente10 Hoti Hóteis / Marriott & 
Starwood Hotels Lisbon 3 stars 220

Hilton Porto Gaia Hilton Hotels & Resorts Vila Nova de 
Gaia 5 stars 190

Eurostars Universal Lisboa Eurostars Hotels Lisbon 5 stars 170

Lumen Hotel & The Lisbon Light 
Show Fátima Hotels Group Lisbon 4 stars 160

Yotel Porto Yotel Grupo Porto 4 stars 150

Eurostars Aliados Eurostars Hotels Porto 5 stars 150

Moxy Lisbon City Marriott & Starwood 
Hotels Lisbon 3 stars 140

Mama Shelter Lisboa Accor Hotels Lisbon 4 stars 130

NEXT Savoy Signature Hotel Savoy Funchal 4 stars 130

MAIN OPENINGS

PIPELINE11 BY REGION

(10) Although completed in 2020, its opening was postponed to 2021. 
(11) Until 2024.

Source: Cushman & Wakefield

Source: Cushman & Wakefield

(12) In touristic establishments.
(13) In hotel establishments.
(14) In hotel establishments.

In Lisbon, 17 new hotels were opened, totalling 1,540 rooms, most 
(77%) of them in the 3- or 4-star category. By 2024, 21 more hotels are 
expected with 2,140 beds, primarily 5- and 4-star hotels, representing 
45% and 36% of the annual supply, respectively. Major new planned 
openings are the Radisson RED Lisbon Olaias (4 stars) with 290 rooms 
and the Meliá Lisboa (5 stars) with 240 rooms.

Most tourists travelling by air to mainland Portugal arrive at Humberto Delgado 
Airport, with 12.1 million visitors recorded in 2021, an increase of 31% when 
compared to the previous year. The city’s cruise tourism picked up pace again in 
the second half of the year, representing year-on-year growth of 132%, with around 
116 thousand passengers. 

According to the INE, the capital registered 5.2 million overnight stays in tourist 
accommodation (including hotels and short-term rentals), a year-on-year rise of 
49% and representing 21% of the total overnight stays of non-residents in 2021. 
Therefore, operation indicators have improved, with the occupancy rate climbing 
to 36.4% and RevPAR rising to €34.8. 

LISBON

TOURISM INDICATORS

OCCUPANCY RATE13

36.4% (+7 P.P.) 
OVERNIGHT STAYS12

5.2 MILLION (+49%) 
REVPAR14

€34.8 (+38%)

Source: INE
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TOURISM INDICATORS

OCCUPANCY RATE16

34.3%
(+8 P.P.)

REVPAR17

€29.7
(+42%)

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

Source: INE

PORTO

OVERNIGHT STAYS15

1.9 MILLION 
(+51%)

Tourism is expected to continue its gradual recovery with further year-on-year 
growth of its main indicators. This expectation is strengthened by the number of 
reservations already seen by operators, exceeding the 2021 levels. However, and 
like the whole economy, the current instability in Eastern Europe may impact this, 
namely as a result of the expected price increase, including fuel.

This positive trend is expected across both the hotels and short-stay 
accommodation, albeit with some asymmetries, with leisure evolving more 
rapidly than corporate tourism. As restrictions to international travel soften and 
free movement is resumed, the weight of the internal market should slowly adjust 
downwards, with international tourist numbers increasing. Additionally, urban 
destinations, particularly Lisbon and Porto, should fuel a more visible recovery this 
current year.

In terms of future supply, and as mentioned above, the pace of new projects is 
still below the pre-pandemic forecasts, although Portugal continues to capture 
investors’ interest, including by groups that do not yet have a presence in the 
country. The immediate solution has been to optimise projects that are already 
operational, and well-capitalized companies are seizing this opportunity to refurbish 
and reposition some of their properties.

Finally, it is worth noting that the sector’s resilience in recent years is also the result 
of its increased professionalisation – from hotel chains belonging to institutional 
entities, which are growing, to both small and large hotel groups established in 
Portugal.

OUTLOOK

The city of Porto recorded 5.8 million incoming passengers at Francisco Sá Carneiro 
airport, the second-largest number in the country, reflecting a year-on-year growth 
of 32%. Like Lisbon, Porto resumed cruise tourism activity during the second half 
of the year and recorded 9 thousand incoming passengers, an increase of 38% 
compared to 2020.

According to INE, tourist accommodation (including hotels and short-term rentals) 
in Porto saw a 51% increase in overnight stays, to around 1.9 million, of which 59% by 
non-residents. RevPAR averaged €29.7 per night and the occupancy rate reached 
34.4%, an increase of 8% compared to the previous year.

Throughout 2021, 15 new hotels opened in Porto, with a total of 960 rooms, mainly 
represented in the 4- (55%) and 5-star (31%) categories, among which the Yotel 
Porto (4 stars) and Eurostars Aliados (5 stars), with 150 rooms each.

By 2024, another 14 hotels offering 1,000 rooms are expected to open, with 4-star 
hotels (75%) remaining predominant; and include the Renaissance Park Hotel by the 
Marriot International group with 170 rooms and The Rebelo with 110 rooms.
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RESIDENTIAL

After some slowdown in 2020, during the past 
year activity in the residential market in Lisbon and 
Porto has recovered, even exceeding pre-pandemic 
levels, according to information from the Residential 
Information System (SIR)/Confidencial Imobiliário. 
Overall, significant year-on-year growth was seen in 
both the number of apartments sold, as well as in the 
average sales price, resulting in a reduction in the 
discount and adjustment18 rate, despite the increase in 
the time to sell.

The mortgage sector also reflected this positive trend, 
and according to the Bank of Portugal, a record 
€15.3 billion was granted last year, an increase of 
34% compared to 2020. By contrast, despite the 
postponement of changes to the so-called Golden 
Visa programme to January 2022, the amount of 
investment recorded for visas granted through the 
purchase real estate continued its downward trend, 
falling by 27% to €429 million.

The positive momentum of the sector was influenced 
by several factors, partially stemming from the 
COVID-19 pandemic, such as the growing appeal 
of the country’s fundamentals. On the one hand, 
Portugal was viewed as safe and secure, particularly 
in terms of health care, and, on the other, there was 
an increase in activity due to new living trends – 
ranging from the housing itself (larger properties 
and with outdoor spaces) to location (further away 
from urban centres, but still with easy access, 
offset by another trend of a renewed preference 
for urban life and a neighbourhood experience).

(18) The difference between the final sales price and the initial price offered for the property.
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SALE OF APARTMENTS19

AVERAGE DISCOUNT 
AND ADJUSTMENT 

RATE

AVERAGE 
PRICE

NR. UNITS 
SOLD

NEW

TOTAL

€6,180/sq.m (+6%)

€3,970/sq.m (+4%)

NEW

TOTAL

2,560 (+26%)

15,220 (+24%)

NEW

TOTAL

-3%

-7%

NEW

TOTAL

-5%

-7%

NEW

TOTAL

13 MONTHS

6 MONTHS

NEW

TOTAL

€3,730/sq.m (+14%)

€2,790/sq.m (+23%)

NEW

TOTAL

3,010 (+111%)

8,270 (+32%)

NEW

TOTAL

12 MONTHS

8 MONTHS
AVERAGE 

ABSORPTION TIME

LISBON PORTO

Source: SIR Ci

RESIDENTIAL PROJECTS LICENSING20 

Source: Pipeline Imobiliário Ci

(20) Percentage values correspond to the variation between 2021 compared to 2020.

In the recovery from an economic crisis, Portuguese residential real estate 
showed resilience as an investment product, particularly compared to other 
European regions, consequently attracting many investors.

Regarding future supply, Lisbon town council’s notoriously slow licensing 
approval process has been pointed out by several developers as an obstacle to 
continued investment, in contrast to Porto, where submissions are processed 
more swiftly. The reduction in the number of projects submitted for licensing may 
also be a reflection of the increased focus on the development of new projects in 
the neighbouring municipalities.

(19) New and used.

(-23%)
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(-33%)
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According to SIR/Confidencial Imobiliário, the average sales price in Lisbon last year 
saw year-on-year growth, of 6%, to €6,100/sq.m for new apartments and 4% to €3,870/
sq.m. for both new and used apartments. Amongst the latter, the Historic Centre and 
the Traditional zone (with the largest increase of 10%) remain the most expensive, at 
€5,270/sq.m and €4,820/sq.m, respectively. As a result of the new residential projects 
in the area of Marvila, the Peripheral zone recorded the second-highest increase (+7%), 
although still at the lowest prices (€2,800/sq.m).

Linked to the relative stabilisation of the average asking price, the discount and 
adjustment rate observed last year decreased slightly in both categories, with a small 
increase in the average take-up time to 13 months for new apartments.

In terms of future supply, there were significant slowdowns in the licensing of 
residential projects, which have been increasingly associated with the town council’s 
infamous delay in the approval process, of around 23% in licensed projects and 33% 
in projects submitted. Likewise, the drop in the latter is also likely to be related to the 
transfer of investment in this sector to the suburbs, to developments targeted at the 
middle class.

LISBON

(21) Diferença entre o preço final de venda e o valor inicial de oferta do imóvel.
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IP7
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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
€3 850/sq.m

TRADITIONAL
€4 820/sq.m

NEW ZONES
€3 500/sq.m

AVENIDAS NOVAS
€4 480/sq.m

OUTLYING ZONES
€2 800/sq.m

OTHER ZONES
€3 460/sq.m

PARQUE DAS NAÇÕES
€4 050 /sq.m

HISTORIC CENTRE
€5 270/sq.m

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 Domingos 
de Benfica

Parque das Nações

Source: SIR Ci; Cushman & Wakefield

SALES PRICE OF APARTMENTS21

PRICE OF APARTMENTS

Source: SIR Ci
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In Porto, there was a more marked increase in the sales prices for new apartments 
compared to Lisbon, namely of 14%, to €3,730/sq.m, and 23% overall, to €2,790/sq.m. The 
Foz and Riverfront zones commanded the highest prices at €3,700/sq.m and €3,490/
sq.m, respectively. As a result of the development of new residential projects in the area, 
the highest annual increase (+35%) occurred in Antas, reaching €2,420/sq.m, and this 
zone therefore no longer recorded the lowest average price.

With the asking price per unit remaining the same, alongside an increased number of 
deals, the average discount rate revealed a downward adjustment of around 1 percentage 
point; with the average time to sell increasing by 2 months in both categories.

Concerning future supply, the licensing of residential projects in Porto was somewhat 
erratic, with a slight increase of 2% in licensed projects and a 34% drop in projects 
submitted (influenced by a 60% drop in refurbishment of existing buildings).

PORTO PRICE OF APARTMENTS

Source: SIR Ci

RIO TINTO
MATOSINHOS

CAMPANHÃ

VITÓRIA

SRA. DA HORA

VILA NOVA DE GAIA

FOZ DO DOURO

PORTO
FOZ
€3 700/sq.m

RIVERFRONT
€3 490/sq.m

HISTORIC CENTRE
€3 140/sq.m

ANTAS
€2 420/sq.m

OUTLYING ZONES
€2 130/sq.m

Foz:
Aldoar, Foz do Douro 
and Nevogilde

Antas:
Campanhã and Bonfim

Riverfront: 
Lordelo do Ouro
and Massarelos

Outlying Zones:
Paranhos
and Ramalde

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

SALES PRICE OF APARTMENTS22

Source: SIR Ci; Cushman & Wakefield
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(22) New and Used.
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The private rented sector (PRS) continues its upward trend, influenced by the scarcity 
of supply in urban centres, particularly for the middle class and by the flexibility it 
offers; and also as a real estate investment product which, combined with the lack of 
built-to-rent (BTR) projects, has led many developers to consider adding this asset 
class to their portfolio.

After a significant increase in the number of rental properties on the market in 2020, 
the situation stabilised last year due to the impact of the pandemic on short-stay 
accommodation and the conversion of these units to long-term rentals. Regarding 
take-up, there has been a notable increase in the number of new apartments leased in 
the country’s two main cities, while in contrast, average prices have remained relatively 
stable.

LEASE OF APARTMENTS 

AVERAGE DISCOUNT 
AND ADJUSTMENT 

RATE

AVERAGE MONTHLY 
CONTRACTED RENT

NR. LEASED 
UNITS

NEW

TOTAL

€16.5/sq.m (-1%)

€12.9/sq.m (0%)

NEW

TOTAL

190 (+52%)

3,470 (+25%)

NEW

TOTAL

-6%

-8%

NEW

TOTAL

-7%

-7%

NEW

TOTAL

4 MONTHS

3 MONTHS

NEW

TOTAL

€12.9/sq.m (-1%)

€10.5/sq.m (+5%)

NEW

TOTAL

100 (+90%)

510 (-5%)

NEW

TOTAL

6 MONTHS

4 MONTHS
AVERAGE 

ABSORPTION TIME

Source: SIR Ci

LISBON PORTO

In Lisbon, and according to SIR/Confidencial Imobiliário, the average rent reached 
€16.5/sq.m/month for new properties (-1%) and €12.6/sq.m/month overall (0%). 
Despite a year-on-year drop of 2%, the Historic Centre continues to command the 
highest rental prices in the city (€14.6/sq.m/month).

Once more Porto countered the trend, with the average rent in new properties 
increasing by 1% to €12.9/sq.m/month, and a 5% increase overall to €10.5/sq.m/
month. In line with the sales market, Foz remained the most expensive area (€12.6/
sq.m/month).

Discount and adjustment rates generally remained above the sales market in Lisbon 
and Porto, standing at -8% and -7% overall, respectively. The absorption time 
stabilised in the capital, and increased in Porto by 1 month for apartments overall.
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RIO TINTO
MATOSINHOS

CAMPANHÃ

VITÓRIA

SRA. DA HORA

VILA NOVA DE GAIA

FOZ DO DOURO

PORTO
FOZ
€12.6/sq.m/month

RIVERFRONT
€11.0/sq.m/month

HISTORIC CENTRE
€11.1/sq.m/month

ANTAS
€10.1/sq.m/month

OUTLYING ZONES
€9.4/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
€13.0/sq.m/month

TRADITIONAL
€14.0/sq.m/month

NEW ZONES
€11.5/sq.m/month

AVENIDAS NOVAS
€13.1/sq.m/month

OUTLYING ZONES
€11.1/sq.m/month

OTHER ZONES
€12.7/sq.m/month

PARQUE DAS NAÇÕES
€13.6/sq.m/month

HISTORIC CENTRE
€14.6/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 APARTMENTS22 

RENTAL PRICE OF APARTMENTS22 

Foz:
Aldoar, Foz do Douro 
and Nevogilde

Antas:
Campanhã and Bonfim

Riverfront: 
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

Looking forward, the residential sales market will continue to be shaped by two 
distinct trends: the supply of new developments targeted at the middle and upper-
middle classes and the expectation of increased difficulty in accessing credit 
(including further restrictions on loan maturity and the cap on effort rates).

Additionally, the domestic market should remain active, mitigating the impact of 
the recent end to the Golden Visa programme in the Lisbon and Porto metropolitan 
areas and coastal areas – with such investors looking at buying shares in venture 
capital funds as an alternative route, which could lead to greater investment in real 
estate sectors other than the residential segment.

In this context, the PRS segment will continue to gather momentum, driven by 
a continuous increase in demand, with more rational criteria, thereby boosting 
the development of BTR projects, currently estimated at some 10,000 properties 
(mostly public investment by municipalities). However, due to the specific 
requirements, these projects are usually planned for this purpose from the outset, and 
there will therefore be some delay until their entry into the market effectively responds 
to current demand. This has been the main obstacle for the entry of international 
investors into the Portuguese market who, despite their great interest in the sector, do 
not find suitable supply on the market within an acceptable time frame. 

(22) New and Used.

OUTLOOK
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DEVELOPMENT & URBAN 
REGENERATION

(23) Purchase of buildings for refurbishment or land for development.
(24) Based on internal and public sources.
(25) The data obtained result from the processing of detailed transaction terms as communicated by 
vendors to the local authorities, in the context of the legal right of first refusal that these institutions 
enjoy in the respective ARU.

Activity in the urban development and regeneration 
sector23 remained stable in 2021. Cushman & Wakefield 
identified24 a total transaction volume of €515 million, 
divided amongst more than 30 deals. Among these, 
noteworthy examples are the purchase of the Vilamoura 
project by Norfin, involving 21 sites for an estimated 
amount of between €100 and €125 million; and the 
sale of the Madeira Palácio project for €45 million, 
by Millennium BCP to Grupo Pestana, which includes 
two buildings with 262 apartments and a site with 
development potential for 150 rooms.

According to data provided by SIR/Confidencial 
Imobiliário25, although the number of buildings sold 
in the Urban Rehabilitation Areas (ARUs) was steady 
in 2021, the amounts negotiated in the two main 
national cities increased compared to the previous 
year, potentially reflecting a greater shortage of this 
product. By contrast, future supply in both regions 
contracted in terms of the number and volume of 
real estate projects, with asymmetries in the average 
area per project.
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MAIN URBAN DEVELOPMENT 
AND REGENERATION DEALS

SALES PRICE IN URBAN REHABILITATION AREAS27 

TYPE ASSET CITY AREA 
(sq.m)

VENDOR PURCHASER VALUE 
(sq.m)

VALUE 
(€/sq.m)

Land Vilamoura Project Loulé 566,400 Lone Star
Arrow Capital & Private 

Investors
€100-125 M €200

Land and 
Building Madeira Palácio Funchal (Madeira) 107,900 Millennium BCP Pestana Group €45 M €420

Building
Ex-Golden Assets 

Portfolio
Several 13,400 Apollo Maya Capital €44 M €3,290

Land Wave Campus - Caparica Almada 330 beds Urbivista Amro Partners €32 M €96,68026

Building
Hospital CUF Infante 

Santo
Lisbon 12,000 CUF Avenue €26 M €2,180

Source: Cushman & Wakefield

Source: SIR RU Ci

(26) €/bed.
(27) Percentages correspond to the variation between 2021 compared to 2020.

REAL ESTATE PROJECTS LICENSING28 

(28) Percentages correspond to the variation between January to November 2021 (licensed projects) and January to December 2021 
(projects under licensing) compared to the same period in 2020.

Source: Pipeline Imobiliário Ci

(+12%)
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The average transaction values of properties in Lisbon’s ARU saw an increase 
of around 10%, standing at €3,860/sq.m for properties of up to 500 sq.m and 
€3,500/sq.m for properties over 500 sq.m. The Historic Centre commanded 
the highest prices in smaller properties (€4,400/sq.m) and New Zones in larger 
properties (€3,830/sq.m).

Future supply recorded a year-on-year contraction in excess of 20%, to 507 
thousand sq.m licensed and 452 thousand sq.m submitted for licensing, 
contributing to contrasting variations in the average area per project (-26% and 
+35%, respectively), around 1,660 sq.m in both cases. In line with the residential 
market, which represents 60% of the projects licensed in the capital, this 
reduction has been linked to the town council’s infamous delay in the approval 
process.

Compared to 2020, an increase in construction costs was seen across the board, 
with the average costs in Lisbon varying between €1,350/sq.m and more than 
€1,600/sq.m for new construction and between €1,500/sq.m and above €1,900/sq.m 
for refurbishment.

LISBON

SALES PRICE IN URBAN 
REHABILITATION AREAS BY ZONE

Source: SIR RU Ci

CONSTRUCTION COSTS BY SEGMENT

€1 350/sq.m €1 500/sq.m

€1 500/sq.m €1 650/sq.m

> €1 600/sq.m > €1 900/sq.m

NEW
CONSTRUCTION
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AVERAGE

HIGH

LUXURY

PROJECTS LICENSING BY SECTOR

Source: Cushman & Wakefield

Source: Pipeline Imobiliário Ci
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Source: SIR RU Ci

PORTO

SALES PRICE IN URBAN 
REHABILITATION AREAS BY ZONE

In the city of Porto, increases in the average prices of buildings in the ARU were not 
homogenous, namely 1% in buildings up to 500 sq.m and 16% among assets over 
500 sq.m, in both cases €2,190/sq.m for unit values. The highest prices for smaller 
buildings were observed in Foz, at €3,610/sq.m.

In terms of the licensing of projects, 2021 was marked by a fall, albeit of different 
dimensions, namely 4% in the volume of licensed area and 46% in projects under 
licensing, to 314 thousand sq.m and 296 thousand sq.m, respectively. These effects 
contribute to maintaining the average area per project above 890 sq.m in both 
categories. As in Lisbon, the residential sector continues to be the focus for most 
developers, namely 73% of the licensed construction area.

Porto also recorded an increase in construction costs compared to the previous 
year, ranging from €1,100/sq.m to more than €1,400/sq.m for new construction and 
between €1,250/sq.m and above €1,700/sq.m for refurbishment.

Source: Cushman & Wakefield

Source: Pipeline Imobiliário Ci
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In the short term, it is likely that the market for urban development and 
refurbishment will continue to be affected by an increase in construction costs, 
as well as by the extended delay in the licensing of projects, particularly in the 
case of the city of Lisbon. Following the trends of recent years, and in response 
to current demand, developers will increasingly focus on the development of new 
BTR projects, to the detriment of property for refurbishment.

The impact of sustainability criteria appears to be less relevant for residential 
product, due to the existing building regulations already in place, especially for 
refurbishment. However, there has been an increased commitment by developers to 
promote more environmentally efficient properties, given increasingly demanding 
purchasers.

Lastly, it is important to highlight the future impact of the European Union’s 
Green Deal on buildings over the next few decades. The main objective of this 
environmental agreement is to ensure that Europe is climate-neutral by 2050, 
with net-zero greenhouse gas emissions, and as such it foresees a series of 
actions that extend to the real estate sector, with the aim of improving its overall 
energy efficiency. Given the age of most of the built stock in Portugal, meeting 
the criteria will be challenging, despite the significant public contribution, as in the 
future banks may find it more difficult to finance the purchasing of properties that 
do not meet sustainable standards.

OUTLOOK
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INVESTMENT
Investment activity in commercial income-producing29 
real estate accelerated in the second half of 2021, 
reaching a total transaction volume of €2,162 million, 
despite recording the lowest amount in the last 7 years 
in the first half of the year. Even so, this amount reflects 
a drop of 23% compared to 2020, the highest volume on 
record and thanks to three large deals. With an increase 
in the number of deals to 90, the average value per 
transaction in 2021 fell to €24 million.

In line with the trend of previous years, the 3 
largest deals contributed decisively to this result, 
representing a third of the invested volume, with 
portfolios accounting for close to 60% of the total 
amount recorded. Foreign investment (mostly of 
European origin) became less dominant, accounting 
for 62% of the total volume transacted. This drop 
does not indicate that international investors’ 
appetite has abated, rather reflecting the increased 
professionalisation of local asset managers, and their 
ability to attract foreign capital.

(29) Institutional investment in completed and income-producing real estate properties.

TOTAL VOLUME

€2,162 MILLION 
(-23)

€

ALTERNATIVE

37%

FOREIGN
INVESTMENT

62%
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INVESTMENT30 BY SEMESTER

Reflecting the relative contribution of two large transactions, alternative assets 
commanded the largest volume, attracting 37% of the total amount invested, 
€797 million. These include Albatross and Tikehau’s purchase of the so-called 
ZIP portfolio (a granular residential portfolio of 4,400 properties) from Norfin 
for €363 million; and, in the healthcare sector, Icade Santé’s entry into Portugal 
with the purchase of the Saúdeinvest fund (comprising a portfolio of 4 private 
hospitals) from Fidelidade for €213 million.

The office sector followed suit, boasting a total investment of €718 million, with 
noteworthy examples being 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 between €125 and 130 million; and 
the purchase of the Navigator portfolio (mostly offices) through the purchase of 
shares of the Maxirent fund by South (Castel group), from Rivercrown for €117 
million. Influenced by Azora’s purchase of the Tivoli Marina Vilamoura and Tivoli 
Carvoeiro from Minor International for €148 million, the hospitality sector added 
15% of the total volume invested.

In contrast, appeal for shopping centres dwindled (largely due to the negative 
perception of American and Anglo-Saxon investors) and contributed to the 
second-lowest allocation in the last decade to retail assets, of just 12%. Finally, the 
low significance of the industrial & logistics class reveals the shortage of quality 
product for sale in the sector, against a backdrop of high demand.

Source: Cushman & Wakefield

(30) Institutional investment in completed and income-producing real estate properties.

INVESTMENT30 BY SECTOR

Offices RetailHospitality Alternative Industrial

Source: Cushman & Wakefield
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SECTOR ASSET CITY AREA (sq.m) VENDOR PURCHASER PRICE (M€) VALUE (€/sq.m) YIELD (%)

Alternative Project ZIP (FIIAH Norfin) Several 4,430 units Norfin Albatross / Tikehau €363 M €81,94031 n.a.

Alternative Heart Portfolio (Saúdeinvest 
Fund) Several 500 beds Fidelidade Icade Santé €213 M €426,00031 n.a.

Hospitality Tivoli Marina Vilamoura & Tivoli 
Carvoeiro Several 630 keys Minor International Azora €148 M €234,55031 n.a.

Offices Quinta da Fonte - 15 buildings Oeiras 50,260 Signal Capital Partners Sixth Street (Acacia Point) €125-130 M €2,540 n.a.

Offices Navigator Portfolio Several 31,740 Rivercrown South (Castel) €117 M €3,430 n.a.

Mixed Use JQOne (former Entreposto) Lisbon 47,500 Signal Capital Jamestown €100 M €2,110 n.a.

Mixed Use Boavista Upscale Portfolio Porto 47,350 Sonae Capital Square Asset Management €67 M €1,420 n.a.

Hospitality Vilalara Thalassa Resort Lagoa 120 keys Oxy Capital Azora €45-50 M €402,54031 n.a.

Offices Garagem (WPP Headquarters) Lisbon 9,180 Ardma / The Edge Group Tishman Speyer €50 M €5,450 3.50%

Offices Dom Luís I Lisbon 9,980 Patrizia Principal €45-47.5 M €4,630 4.5-5.0%

The evolution of prime yields reflects investors’ increased preference for core 
assets and in prime locations. In this context and compared to 2020, prime 
yields contracted 35 basis points (b.p.) in offices (to 3.75%) and 100 b.p. in 
industrial & logistics (to 5.00%); while in retail, high street prime yields stabilised 
at around 4.25% and increased by 25 b.p. to 5.50% in shopping centres.

(31) Unit value by measure indicated in column “Area (sq.m)” – €/units, €/beds or €/keys.

Source: Cushman & Wakefield

MAIN INVESTMENT DEALS

PRIME YIELDS

Source: Cushman & Wakefield
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Looking ahead, heightened interest in the Portuguese market will remain, given 
the attractive returns it offers compared to other regions and the high levels 
of liquidity among the largest investors. Most of the interest will be directed at 
assets in prime locations, with solid contracts and strong covenants. However, the 
gradual recovery of occupational markets will help the return of transactions in 
less consolidated assets.

With very limited investment from Central/Eastern European countries, an obvious 
negative impact is not foreseen as a result of the conflicts currently taking place 
in this region. Even so, the effect they may have on the economy of the main 
European investment markets in Portugal is not negligible, with a possible delay in 
decision-making processes.

In terms of distribution by sector, interest is prevalent in categories that are 
undersupplied in Portugal, namely the logistics and PRS (residential income) 
segments, which is likely to fuel development of these assets.
ESG (Environmental, Social and Governance) criteria are taking centre stage, 
particularly among core investment funds. Once seen as a mere value-add, 
they are increasingly becoming mandatory requirements for the assets being 
negotiated. Disregarding ESG criteria could lead to assets being excluded from 
the purchase options of large investors, with a direct impact on the respective 
pricing.

In terms of the gradual recovery of investment activity in income-producing real 
estate, Cushman & Wakefield’s year-end estimates point to a volume of around 
€3,200 million, on a par with the historic high of 2019 and reflecting an increase 
of 47% compared to 2021. Although these estimates include €250 million in 
transactions, which are currently suspended but may be concluded by the end of 
the year, the remaining volume reflects live transactions already at different stages 
of negotiation (including €90 million already transacted), to which off market 
operations (which are becoming more and more relevant) must be added.
In the outlook for the year ahead, despite the likely sale of the ECS-managed hotels 
portfolio influencing the relevance of the hospitality sector, with close to 30%, the 
office sector is expected to retake prime position, reaching a third of the trading 
volume, and with retail recovering, which will add around 20% of investment.

OUTLOOK
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