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Portugal Golden Visa 2020 

- Letter to Partners - 

 

 

Dear Valued Partners,  

Less than one week after the news was announced, we believe that we have enough information to 
share with you on  how these changes may implicate the Golden Visa rules as we know them, and how 
this may affect our business. 

For that, we’d like to address a few points that we consider essential to this matter: 

1. What has been really proposed? 
2. Reason behind this proposal. 
3. Timeline for any change to be implemented. 
4. Feedback from the sectors involved with Golden Visa. 
5. Our current project: Lapa Porto 
6. Our vision for the future 

 

1. What has been really proposed? 

The Portuguese Government has submitted a draft State Budget Law for 2020, which is currently 
under discussion in the Portuguese Parliament. In that process, the various political parties have 
submitted several proposals aimed at amending the draft budget prior to its approval, including the 
changes to the Golden Visa rules. 

This draft law (Annex 1) is not final, and it doesn’t introduce any actual changes to the current Golden 
Visa Program. In fact, it only allows the Government to make changes to the rules, and these have not 
yet been clarified. 

Again, it should be noted that what is currently under discussion is a proposal for a legislative 
authorization. This means that, if approved, Parliament will give the Government an authorization to 
legislate changes to the Golden Visa regime. Therefore, if adopted, the final legislation will not be 
immediately in force. Changes to the Golden Visa rules will only take effect after complete regulation  
is published.   

Assuming it is ever published, they will surely not affect cases submitted before late 2020, only 
thereafter. 

The final discussion to the draft State Budget Law will take place on 6 February 2020 and we will 
naturally be keeping you updated as the legislation progresses to the final stages of approval.  
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2. Reason behind this proposal. 

The current Portuguese Government is headed by the Socialist Party, who holds a minority in the 
parliament, which is not enough to pass laws on their own.  For that they need to rely on other parties 
in order to get the legislation approved, and these parties that the current Government is looking to 
have support from campaigned against the Golden Visa program during the last General Elections. 

The Golden Visa change proposal is not more than a populist measure, used by some parties to try to 
address the current housing market situation. In the main cities like Lisbon and Porto, the price per 
square meter has been increasing and this forces many Portuguese families to find homes in the 
surrounding areas. 

But by changing the Golden Visa rules, the root of the issue is not being correctly addressed. 

In 2018 the total number of properties sold in Portugal was 242.091, and the number of Golden Visas 
granted was 1.332. This means that Golden Visa represents 0,55% of the total housing market. 

One of the main reasons why so many investors are looking at cities like Lisbon and Porto, and please 
note that majority of these investors are EU citizens, is related to the fact that cities like Lisbon and 
Porto are very touristic and have occupancy rates above 77%. This combined with the fact that the 
banks offer very little interest rates for both who needs capital and for those that have capital, 
investors turn into the real estate market in order to get a better ROI.  Therefore, real estate 
speculation is high, but not necessarily fueled by the Golden Visa programs. 

List of main foreign investors in Portugal: 

• 21% French 
• 18% UK 
• 18% Brazil 
• 9% Germany 
• 7% China 

 

3. Timeline for any changes to be implemented. 

As stated in point 1, if approved, Parliament will give the Government an authorization to legislate 
changes to the Golden Visa regime, and therefore, if adopted, the final legislation will not be 
immediately in force. 

In order for a legislation proposal to become a law, it needs to be: 

• Discussed at the Parliament 
• Voted at the Parliament 
• Approved by the President 
• Published into law  

Even after it is published into law, it is necessary to create all the regulamentation necessary for the 
public officials to follow it and know how to address It to each case (vacatio legis). 

Meaning that, all investors that have bought their property and successfully submitted their 
application files for SEF approval, will be accepted. 
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It is difficult to forecast an exact date, but if there will be changes, they should not be in place before 
the end of 2020. Having said that, we advise everyone to anticipate their investment as soon as 
possible. 

4. Feedback from the Sectors Involved with Golden Visa. 

There are many parts of the Portuguese society involved with Golden Visa, from real estate brokers 
to lawyers, passing by construction and architectural companies and naturally Immigration companies 
like ours. 

Since the news broke out, there has been a tremendous push back from the community stating that 
these measures will not impact the housing market as the Government would like. 

So, naturally we are confident that if there are any changes to happen, they will not necessarily be in 
the direction of ending the Golden Visa program as we know it. 

 

5. Our Current Project: LAPA PORTO. 

Our current project, LAPA PORTO, is a project in partnership with the Porto Municipality and Marriot 
Hotels.  

Although the latest news will not influence this project, as we expect to have fully subscribed by the 
end of the first semester of 2020, the actual grandeur of the project is something that has caught the 
attention of several investment funds.  So, even if the entire investment does not come entirely from 
Golden Visa investors, we won’t face any difficulties funding it with investment from other sources. 

As for a timeline, we advise our future investors to do the investment as soon as possible. But taking 
a broader look at the entire year, we will advise clients that are not able to transfer the funds plus 
provide documentation to submit online the process to SEF before December 2020 to choose another 
of our future projects, that at that time will not be impacted by any of these possible changes. 

As a reminder, in our contract with the investor it is very clear: in case they are not able to apply for 
the Golden Visa their money is returned. 

Nevertheless, we believe that the 350K category will remain unchanged, and this project will be a 
great opportunity to invest in a city like Porto, especially if the 500K option is affected. 
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6. Our Vision for the Future. 

As Mercan has been in the immigration business for more than 30 years, and situations like these are 
a constant in the world, our experience has taught us that they need to be viewed as opportunities 
rather than setbacks. 

Having this in mind, we are currently expanding our office in Porto and currently hiring more staff to 
support the increased interest in our product. 

In the unlikely event that this law affects the 350K category, of which we are leading providers in 
Portugal, our soon to be available projects will not be affected by the proposed changes, allowing our 
investors to continue with us.  

We expect to have new projects available close to June 2020, already foreseeing the full sell out of 
Lapa Porto. 

We strongly believe that this could not have come at a better time, and the uncertainly of the changes 
will definitely be a tool that we hope all our partners are able to use in order to close all future and 
current deals. 

 

 

 


