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How do you invest in a property abroad that won’t fall victim to anti-Airbnb laws? Zoe Dare Hall discovers where to buy and how to get around the rules

Holiday homes for sun, savings and city life
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BUY A B R AN D E D 
RE S I D E NC E 
When a famous hotel 
brand lends its name to a 
development, it usually 
means you can rent out 
your property through the 
hotel and be sure of having 
good occupancy levels. 

Two thirds of the 
world’s 400 branded 
residence schemes are in 
city centres. One of the 
newest is the Fairmont 
Residences Royal Palm 
Marrakech, where owners 
of the Oliveraie and Ocre 
villas – which cost from 
€650,000 (£559,000) 
through Sphere Estates – 

can use their property for 
up to 343 nights a year and 
place it in the hotel’s rental 
programme when they 
aren’t there.
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I f you want a holiday home 
with a buzz about it then 
take your pick of Europe’s 
great cities. Some of these 
capitals are also set to see 
house price growth this 
year that London can only 
dream of, with Knight 

Frank predicting six per cent rises in 
2019 in Paris, Berlin and Madrid, hot on 
the heels of a similarly prolific 2018. 

Besides the obvious lifestyle appeal 
of having a second home in the city, 
you will have a year-round flow of visi-
tors who will happily pay to stay in 
your home. Except it’s no longer that 
easy, as a growing number of cities are 
clamping down on holiday lets. Madrid 
will now only grant licences for tourist 
rentals in buildings that have a sepa-
rate entrance, excluding about 95 per 
cent of apartment buildings. Lisbon 
has stopped issuing tourist let licenses 
in its historic centre, and in the Major-
can capital of Palma you can’t rent out 
apartments to holidaymakers at all. 

Airbnb-style rentals are blamed for 
pricing local buyers out of city centres 
and irritating residents with a constant 
churn of short-stay tourists. Ada Colau, 
Barcelona’s mayor, said her city was at 
risk of becoming “a cheap souvenir 
shop” as a result of its tourist invasion. 
Now, other cities are keen to avoid the 
same mistakes. 

“Buy in a Spanish city centre be-
cause you love the lifestyle, not be-
cause you want or need the income,” 
says Barbara Wood, director of The 
Property Finders in Spain. “Even if it’s 
OK now, you can’t guarantee that it will 
stay the same in the future.” If you want 
a pad that you can use and rent out, 
think outside the box. Here’s how… 

BUY A PRO PE RT Y 
THAT ’S ALRE ADY 
LI C E N S E D
Many cities are refusing to 
issue new licences, so the 
answer is to buy an 
already-licensed property. 

You’ll pay more – 
Alejandro Torres from 
Lucas Fox agency says to 
expect a five to 10 per cent 
premium in Barcelona – 
but it’s worth it. “The 
difference between the 
yearly turnover for a 
long-term and short-term 
let in Barcelona can be 
more than 50 per cent,” 
says Torres. A newly 
renovated, licensed 

two-bedroom flat in the 
central Eixample district is 
on sale for €550,000 
through Lucas Fox. Madrid 
has started to restrict 
holiday rentals too, but 
near Puerta del Sol, in the 
heart of the city, there’s a 
licensed penthouse in a 
19th century building for 
€790,000 through the 
same agent. 

BUY A FO RM E R 
C OM M E RC IAL 
PRO PE RT Y 
Paris’s property market is 
flying again, and long-term 
capital gain for good 
city-centre properties is a 
given. But for those with 
an eye on income from 
holiday lets, forget it. 
Short-term lets are 
forbidden, unless it is your 
principal residence (and 
even then you can only 
rent it out for three months 
a year). 

Susie Hollands, founder 
of Vingt Paris, has another 
suggestion: “Only 
properties that are zoned 

as commercial, which 
usually means ground 
floor, ex-garages or 
workshops, can be used 
for Airbnb-style rentals.” 

Beware, though: few 
residential agents are 
well-versed in this niche 
rule and many will claim 
that a property has a 
commercial licence when 
it doesn’t, so due diligence 
is needed. “I only come 
across two or three 
properties like this a year,” 
says Hollands. She recently 
sold a converted garage in 
the Marais to an American 
buyer who now rents it on 
short lets during Paris’s 
lucrative fashion weeks.

Candy colours: the Fairmont 
Residences Royal Palm 
Marrakesh, above and cover 

City life
A commercial 
apartment in 
Paris, far left, 
€1.25m with 
Vingt; a flat in 
Madrid with a 
licence, main; a 
house in 
Barcelona with 
a licence, below, 
€875,000 both 
with Lucas Fox
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R O U N D  U P 
Selected snippets from the world of property

First-time buyers 
leading the charge 
With a fifth month of subdued 
house price growth across the 
UK, there was hope on the 
horizon for first-time buyers 
this April. 

Nationwide’s most recent 
index showed house prices 
were just 0.9 per cent higher 
in April than the same month 
last year. It is the fifth month 
in a row that growth has fallen 
below one per cent. 

However, the number of 
first-time buyers entering the 
housing market in recent 
quarters has steadily 
increased despite Brexit 
uncertainty. First-time buyers 
have received a boost from the 
strengthening jobs market, 
with employment and 
earnings growth slowly rising. 
Low mortgage rates and long 
mortgage terms, which push 
down monthly repayments, 
have also helped affordability.

here’s one they  
built earlier 
A Grade II* listed Tudor 
farmhouse owned by a former 

Blue Peter presenter has come 
on to the open market for the 
first time in 600 years. The 
Derbyshire hill farm is owned 
by Simon Groom, who was on 
the popular children’s show 
from 1978-1986, and one of the 
Blue Peter dogs is buried there.

The manor has a rich 
history. In the 1500s it was 
home to Anthony Babington, 
the chief plotter behind the 
failed attempt to murder 
Elizabeth I and place Mary, 
Queen of Scots on the throne.

 The house comes with a 
range of outbuildings, 
paddocks and woodland. 
Manor Farm is for sale in its 
entirety with Bagshaws for 
£2.13 million or as four 
separate lots (01335 342201; 
bagshaws.com). 

do diy improvements 
really pay oFF? 
With many planning on using 
the bank holiday to do some 
home TLC, investment 
manager Hargreaves 
Lansdown has calculated the 
changes that add most value 
to your property. 

Topping the list was an 
extension, which adds on 
average 20 per cent to the 
value of a house and costs 
about £30,000. A loft 
conversion adds 12 per cent. 
The least valuable option is to 
build a new kitchen, which 
adds just two per cent to the 
average house price yet costs 
about £10,000. 

Brushing up: how to add value 

Mixed signs: growth is subdued
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L O O K B EYON D 
TH E C IT Y 
C E N TRE
In a compact city such as 
Barcelona, straying 
beyond the city centre 
isn’t a huge compromise, 
and means you can still 
acquire a licence. “You 
can buy a flat in 
neighbourhoods such as 
Les Corts, Sarria and La 
Sagrera, which are in 
Zone 3, and still apply for 
a tourist licence,” says 
Alejandro Torres of 
Lucas Fox. “The 
property will have a 
double value: the capital 
growth, and the premium 
you can sell it for because 
you have a licence.” 

In Lisbon, which is 
even smaller than 
Barcelona, look at 
Avenidas Novas. This is 
“the city’s business 
district, with wide 
avenues and lots of 
renovated buildings,” 
says Rafael Ascenso from 
Porta da Frente, an 
affiliate agency of 
Christie’s International 
Real Estate. He also 
recommends the 
riverside area of Belém. 
“It’s extremely calm, safe 
and rich in monuments, 
parks, restaurants and 
culture,” says Ascenso. 
The nearby Estoril coast, 
part of Greater Lisbon, 
also has no restrictions 
on holiday lets and is 
popular with tourists 
wanting beach life close 
to the city. 

FI N D A C IT Y 
WITH O U T 
RE STRI C TI ON S   
Lisbon is no longer issuing 
licences in its historic 
centre, but beautiful Porto 
has no such restrictions 
(yet). The Rebello Porto, 
where old port warehouses 
are being converted into 
apartments, has a triple 
advantage for buyers: a 
prime riverfront location in 
Vila Nova de Gaia, facing 
Porto’s old town; the option 
to apply for a non-habitual 
residents permit or golden 
visa; and a guaranteed 
rental income, as owners 
must place their 
apartments in the hotel’s 
rental pool. One-bedroom 

apartments start at 
€500,000 through 
Cluttons. 

Málaga, in southern 
Spain, may soon introduce 
restrictions, so now is the 
time to buy, says Barbara 
Wood of The Property 
Finders. You can snap up a 
city-centre two-bedroom 
apartment with a huge 

terrace for €850,000 
through NCH Dallimore 
Marbella, and apply for a 
licence. “It couldn’t be 
better located, in one of 
Málaga’s iconic city 
squares,” says Wood. 

Or how about Venice? 
What some call a theme 
park, millions more 
consider one of the world’s 
most stunning cities. And 
provided your property 
meets the required criteria 
(size, number of 
bathrooms, ceiling height), 
you can apply for a licence 
for holiday lets. Savills is 
selling a large studio 
apartment in a converted 
15th-century palace in 
Cannaregio for €630,000. 
It’s a similar story in Rome, 
where a two-bedroom 
apartment near Piazza 
Navona is available to rent 
out for short lets. It’s on the 
market for €890,000 
through La Commerciale, a 
Christie’s affiliate. 

In France, Cannes is a 
hot market for short lets, 
thanks to its year-round 
conferences and events, 
such as the film festival and 
MIPIM property show. As 
its population is under 
200,000, it doesn’t have 
Paris-style restrictions. 
“Owners there are not 
monitored and aren’t 
required to register or 
report rentals,” says Tim 
Swannie, director of Home 
Hunts buying agency. For 
great rental potential, he 
suggests a high-spec, 
three-bedroom apartment 
on the Croisette for 
€1.89 million.

BUY AN O LD 
PRO PE RT Y 
While overseas buyers – 
and holiday renters – love 
the charm of a restored 
riad or old townhouse in a 
medieval city, full-time 
residents may prefer a 
modern apartment. 

“Take Dubrovnik, 
where there are no 
restrictions on short lets, 

but you do need a 
licence,” says Jelena 
Cvjetkovic of Savills. 

“It’s not easy to live in a 
medieval walled city. You 
can’t drive to your door 
with your groceries and 
you have to walk up 
several flights of stairs. 
Locals are moving out of 
old buildings to more 
convenient properties just 
outside the city.”

C ON S I D E R 
L ONG LE T S
Clearly, you can’t use the 
property yourself while 
you have a long-term 
tenant in situ. But given 
many people tire of visiting 
the same holiday home 
year after year, maybe a 
few years’ break while you 
rent it out long term will 
help rekindle your love 

affair with the place – and 
let it pay its way in the 
meantime. 

“In Valencia, where 
various new laws regarding 
short-term rentals have 
been proposed, we would 
recommend opting for a 
long-term rent,” says 
Francisco Ballester of 
Rimontgo estate agency. 
“Even though the 
profitability of a holiday let 

property is greater, to 
achieve that you need a 
very high degree of 
occupation.” 

Long-term lets also 
tend to mean less risk of 
damage, bothersome 
tenants and complaints 
from neighbours. 

“There is also more 
favourable taxation and 
less paperwork required,” 
adds Ballester. 

No rules: Rebello Porto, left, 
flats from €500,000 with 
Cluttons; a Cannes pad, 
below, €1.89m with Home 
Hunt; a studio apartment in 
Venice, bottom, €630,000 
with Savills


