


REAL ESTATE INVESTMENT, 
POST-BREXIT VISAS AND 
NON HABITUAL TAX REGIME

Miguel Lorena Brito, Eversheds Sutherland FCB



REAL ESTATE INVESTMENT, POST-BREXIT VISA 

OPTIONS AND NON-HABITUAL TAX REGIME

Miguel Lorena Brito
Lawyer

20 October 2022



REAL ESTATE INVESTMENT, POST-BREXIT VISA OPTIONS AND NON-
HABITUAL TAX REGIME

Becoming a resident in Portugal



Eversheds Sutherland FCB

• Residence permit by performing an eligible investment 
for non-EU and non-EEE nationals

• Minimum 5-year period

• Minimum stay requirements 

• May be extended to family members

Golden Visa

Becoming a resident in Portugal
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✓ Capital transfer (min. €1.5M)

✓ Creation of 10 job positions

✓ Research activities (€ 500,000)

✓ Artistic and recovery of national heritage activities (€ 250,000)

✓ Investment funds, venture capital funds (€ 500,000)

✓ Investment in a commercial company with HQ in Portugal (including creation / 
maintenance of 5 permanent job positions) (€ 500,000)

✓ Real estate (standard minimum investment of € 500,000)

GV Eligible Investments

Becoming a resident in Portugal
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Becoming a resident in Portugal
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GV Stages

✓ Appoint a Portuguese tax representative &

apply for a taxpayer number

✓ Open a bank account in a bank authorized

to operate in Portugal

✓ Transfer of funds from abroad to the

Portuguese bank account

✓ Make the investment from the Portuguese

account
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Becoming a resident in Portugal
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GV Stages

✓ Submit the application at immigration

services

✓ Pay the initial application fee

✓ Physical meeting at immigration services

✓ Pay the final fee

✓ Collect the residence cards
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Becoming a resident in Portugal

REAL ESTATE INVESTMENT, POST-BREXIT VISA OPTIONS AND NON-HABITUAL TAX REGIME

• Costs:

o Initial fee - € 539.66

o Final fee - € 5,391.56

o Renewal - € 2,696.29

• Post completion :

o Apply for permanent residence permit

o Apply for Portuguese citizenship
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Becoming a resident in Portugal
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Visa for residence purposes / D7 Visa

• Visa intended to enable its holder to obtain a
residence permit in Portugal.

• Retired foreign citizens, or individuals with
evidenced stable income(*) or working in
Portugal and for religious purposes.

(*) Based on current monthly minimum wage (in 2022 - € 705).

Applicant : € 8,460.00 / year

2nd adult (e.g., spouse): € 4,230.00 / year

Underage child: € 2,538,00 / year
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Becoming a resident in Portugal
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D7 Visa

2 – Step procedure
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Require at Portuguese consulate a Visa 
D7 for two entries and to remain in 
Portugal for a period of  4 months

Applicant’s residence area

Require temporary residence permit

Portugal
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Buying a property
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Understanding the fundamentals

• Type of interests: full ownership vs. limited

ownership (e.g., surface right, right of use, time-sharing).

• Type of properties: land, villas, condominium units

• Type of transaction: Asset Deal vs. Share Deal
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Buying a property
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Buying Process:

1. Make an offer / Reservation agreement

2. Due diligence

3. Promissory agreement

4. Sale and purchase deed

5. Registration of the purchase
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Buying a property
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Reservation

• Reservation form

• Vendor grants an exclusivity period

• Implies a payment of a fixed amount,

refundable under certain conditions

• Very common – legal review highly

recommended
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Buying a property
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• Investigate title, assess legal / tax 
situation of the property

• Identify encumbrances / charges / 
limitations that may adversely 
impact the transaction 

Why?

• Prior to the Promissory Purchase 
and Sale Agreement 

When?
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Buying a property
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Vendor / Broker to provide at least the basic
documents of a property:

✓ Land registry certificate

✓ Tax registry certificate

✓ Use permit

✓ Energy performance certificate

✓ Technical summary (residential prop. after 30.03.2004)
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Buying a property
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Promissory Agreement

• Sets the terms and conditions of the transaction

• Down payment

• Formalities: notarisation

• Foreign individuals are required to obtain a Tax

Identification Number beforehand
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Buying a property
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Public Deed

• Title of transfer of ownership

• Executed at the Notary, Land registrar or even at a

lawyer’s office

• Buyer to pay the property transfer taxes beforehand

Registration

• Makes ownership public
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Buying a property
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Costs

➢ Property Transfer Tax (IMT) - Up to 6,5%

➢ Stamp Duty (IS) - 0,8%

➢ Notary and Registration Fees

➢ Taxes after transaction:

o Property Local Tax: annually on tax value of the property
(usually 0,3% - 0,45% - urban properties; 0,8% – rural properties)
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Non-habitual residency programme
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• Non-Habitual Residents → individuals that become

tax resident in Portugal (and were not registered as such in

the 5 preceding years)

• Tax resident → any individual that:

o Remains in Portuguese territory more than 183

days in any 12-month period

o Keeps a property available in Portugal and can be

assumed the will to keep his/her permanent

residence in such property
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Non-habitual residency programme
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NHR Benefits

➢ For a period of 10 consecutive years

➢ Portuguese source of income:

• 20% PIT rate for income obtained in
Portugal from “high added value”
activities

• 28% PIT rate for interest, dividends,
capital gains and property income
(originated in Portugal).

Note: from 01.01.2023 capital gains may be subject to
progressive rates under certain circumstances
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Non-habitual residency programme
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NHR Benefits

➢ Foreign sources of income :

• 10% PIT rate for pensions, amounts
spent by employer on insurance and
operations in the “Life” branch,
pension funds, and/or retirement
savings funds (foreign sources)

• PIT exemption on certain types of
income (employment, high added
value independent work, capital
gains, dividends, property income)
provided certain requirements are
met
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