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Abstract: Proposal: Second home tourism has been paid attention in Portugal, and especially in the Algarve re-
gion, in recent years. It was identified as one of the strategic products in the national tourism plan. In the Algarve, 
the second home market is important for tourism dynamics. Objective: This study focuses on public sector man-
agers’ perception of second home tourism in the Algarve, in particular on strengths, weaknesses, opportunities, 
and threats that this product brings to regional development. Methodological Design: The study uses a descrip-
tive and exploratory approach with an online survey applied to all municipalities in the Algarve. Results: The 
results are helpful to understand second home tourism trajectories by presenting useful information for future 
strategies. Originality: We observed that economic factors directly influence strengths and threats; weaknesses 
are more related to social and environmental aspects, and opportunities are linked to all three dimensions, i.e. 
economic, social, and environmental. 
 
Keywords: Public Sector Management. Tourism Impacts. Tourism Development. Second Home Tourism. Tourism 
in the Algarve. 

 
Resumo: Propósito do tema: Nos últimos anos o turismo residencial tem obtido uma atenção em Portugal e na 
região do Algarve. Ele foi identificado pelo plano nacional de turismo como um dos produtos estratégicos. No 
Algarve o seu peso é relevante para a dinâmica do turismo. Objetivo: Este estudo está focado na percepção dos 
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gestores públicos quanto ao turismo residencial no Algarve, em particular os pontos fortes, pontos fracos, opor-
tunidades e ameaças que este produto cria para o desenvolvimento da região. Metodologia e abordagem: O 
estudo utiliza uma abordagem descritiva e exploratória a partir de um questionário online realizado a todos os 
municípios do Algarve. O estudo centra-se na visão dos municípios como atores-chave envolvidos no desenvol-
vimento do mercado de turismo residencial. Resultados: Os resultados são úteis para entender as trajetórias do 
turismo residencial, apresentando informações úteis para estratégias futuras. Originalidade: Observou-se que 
os fatores econômicos têm influência direta nos pontos fortes e ameaças, enquanto as fraquezas são mais per-
cebidas como aspectos sociais e ambientais e as oportunidades exigem articulação entre todas as dimensões, 
econômicas, sociais e ambientais. 
  
Palavras-chave: Gestores do setor público. Impactos Turísticos. Desenvolvimento Turístico. Turismo Residencial. 
Turismo no Algarve. 
 
Resumen: Finalidad tema: a En los últimos años el turismo residencial ha obtenido una atención relevante en 
Portugal y en la región del Algarve. Ha sido identificado por el plan nacional de turismo como uno de los productos 
estratégicos. En el Algarve su peso es relevante para la dinámica del turismo. Meta: Este estudio se centra en la 
percepción de los gestores públicos en relación con el turismo residencial en el Algarve, en particular, las fuerzas, 
debilidades, oportunidades y amenazas que este producto genera para el desarrollo de la región. Metodología y 
el enfoque:  El estudio utiliza un enfoque descriptivo y exploratorio con una encuesta online aplicada a todos los 
municipios del Algarve. El estudio se centra en la visión de los municipios como actores clave en el desarrollo del 
turismo residencial. Los resultados son útiles para comprensión de las trayectorias del turismo residencial, infor-
mación útil para las estrategias futuras. Originalidad: Se observó que los factores económicos tienen una influen-
cia directa sobre los puntos de fuerzas y amenazas, mientras que las debilidades son más percibidas como los 
aspectos sociales y ambientales y, al final, en las oportunidades existen vínculos entre todas las dimensiones, 
económicas, sociales y ambientales.  
 
Palabras clave: Gestores públicos. Impactos en el Turismo. Desarrollo del Turismo. Turismo residencial. Turismo 
en Algarve. 
 

 

1 INTRODUCTION 

 

This study aims to present the per-

spective of public sector managers on second 

home tourism development in the Algarve. 

The main objective is to search for infor-

mation about the influence of second home 

tourism on the activities of the municipalities 

in the region. Therefore, this research exam-

ines the current situation of second home 

tourism market. 

In recent years, tourism has gained 

worldwide importance. Currently tourism ac-

counts for about 9% of GDP (UNWTO, 2014), 

experiencing six decades of continuous 

growth. In Portugal, tourism has increased 

even in the last years during the period of cri-

sis. Tourism revenue has increased except for 

2009, the peak year of the crisis, as pointed 

out by Statistics Portugal - INE (INE, 2010, 

2014). Part of this growth was due to accom-

modation market that had in 2013 around 

3,345 accommodation facilities and 145 

thousand rooms with a 326.2 thousand beds 

according to INE (2014). 

Algarve is the most popular tourism 

destination in Portugal and famous in Europe 

due in particular to the “sun and beach” prod-

uct. Golf and second home tourism are also 

very relevant products (Turismo de Portugal, 

2013). This region is located in the southern-

most area of Portugal’s mainland, bordering 
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Spain on the east, the Alentejo region in the 

north and the Atlantic Ocean on the south. 

Currently, this region represents around 25% 

of accommodation establishments and 38.4% 

of the capacity in Portugal (INE, 2014). Sec-

ond home tourism is particularly important 

because it influences not only the tourism 

market, but also other activity sectors such as 

real estate, construction, and financial ser-

vices. Second home tourism does not have a 

consensual definition, so in this study this 

term will be understood as a property pur-

chased as a second residence, for tourism pur-

poses, recreation or leisure, or for economic 

purposes, to generate income through rent or 

as an investment for sale after it is built. 

Second home tourism has gained im-

portance in Portugal’s tourism planning. It is 

important not only for supplying more beds, 

but also for the number of owners and their 

loyalty to the region where they have their 

second home. This activity, from an economic 

and sociocultural point of view, generates im-

pacts in the destination and in the host com-

munity, mainly, as pointed out by Palafox-

Muñoz, Basto and Kauil-Fernandez (2014) in 

terms of changes in the way of life of the host 

population. Since 2009, according to the new 

legislation, establishments of second home 

are identified as local lodging. This is an addi-

tional justification for the necessity for a bet-

ter understanding of this tourism product.   

This study focuses on second home 

tourism due to its importance in the Algarve, 

mainly in some municipalities. For this rea-

son, we present t public sector managers’ 

perspective regarding the development of 

second home tourism in the Algarve. The 

main objective was to search for information 

about the influence of second home tourism 

in the activities of these municipalities, in or-

der to evaluate the current situation of this 

product. The study is divided into four parts. 

The first part presents a literature review 

concerning the definition of second home 

tourism and the evolution of this market in 

Portugal. The second part discusses the 

methodology and the characterization of the 

survey applied to the public sector managers 

in Algarve. The third part presents the results 

about the perception of second home tour-

ism from public sector managers’ point of 

view. We end the paper by presenting some 

conclusions and implications of our study. 

 

2 LOOKING FOR A DEFINITION OF SECOND 

HOME TOURISM 

 

Second home has its beginnings in an-

cient civilizations wherein knowledge and 

mobility facilities were less developed than 

today. The richest part of the population 

moved from their dwellings to change rou-

tines. The society evolved worldwide and the 

phenomenon of temporary migrations is a re-

ality and is what we can call as ‘second home 

tourism’. 

The early stages of second home initi-

ated centuries ago in Ancient Egypt when 

prominent and rich people rested in their vil-

las away from the routine of the urban cen-

tre. In the Hellenistic Greece, in the third and 

second centuries BC, the wealthy classes 

travelled to other locations looking for com-

fort, tranquility, and leisure (Cárcel, 2005).  

Second home  tourism   studies began 
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 with Ljungdahl in 1938, according to Müller 

and Hoogendoorn (2013). Ljungdahl con-

ducted an analysis of the second   home mar- 

ket in Stockholm before World  War  II.  How 

ever,   according   to Almeida (2009), the sub- 

ject only caught the attention of academia af-

ter the study by Coppock: ‘Second Homes: 

Curse or Blessing’, in 1977.  

After the early-stages of second home 

 studies, many researchers have tried to de-

velop a definition for the second home tour-

ism market; however, today we have many 

different definitions from different perspec-

tives and backgrounds, as is the case of many 

tourist markets and tourism destinations. As 

explained by Habib et al., ( 2017) there are 

numerous types of different connotations for 

the tourism market, thus it becomes difficult 

to define a concept. For instance, the study 

by Flores and Mendes (2014) examines the 

perspectives on tourism destination from dif-

ferent fields of study, in particular anthropol-

ogy, geography, sociology, psychology, man-

agement, and economy. The authors suggest 

a definition of tourism destination: “destina-

tion as a system where the tourist will live an 

experience without borders, the content of 

which is co-created, where there should be 

cooperation and networks of public and pri-

vate companies, to carry out an experience of 

excellence” (2014, p. 235). 

Even though many authors have tried 

to define second home tourism, the concept 

is still not consensual. One of the oldest defi-

nitions comes from Barbier, in 1969, and it is 

used by Olmedo and Gomez, in 1989, as the 

accommodation belonging to a person who 

already has a  main  residence and usually re- 

sides in a city or at least away from this villa, 

visiting it on weekends or holiday (Almeida, 

2009). 

Complementing the previous defini-

tion, Andreu (2005) pointed out that accord-

ing to the UNWTO, tourism is a phenomenon 

of moving to places that are different from 

the usual environment, to which the person 

travels for less than one year. Following this 

statement, the author discussed when sec-

ond home tourism is considered tourism and 

when it is not. Second home tourism is often 

characterized by a lengthy stay in the destina-

tion. The author sets a standard of less/ or 

more than six months. According to this defi-

nition, second home tourism occurs if the 

owner stays less than six months. If the 

owner spends more than six months, he can 

be characterized as resident. 

Following the previous ideas, Santos 

and Costa (2009) pointed out that UNWTO 

and Eurostat suggest that to define usual en-

vironment it is necessary to consider two di-

mensions, the distance and the frequency of 

travels. However, the attribution to define 

the limits of usual environment varies consid-

erably between different regions and coun-

tries, as we can see below, in Frame .  

Mazón and Aledo (2005) consider sec-

ond home tourism as an economic activity 

whose main objective is to develop urbaniza-

tion, frequently in coastal areas, where ac-

commodations are generally purchased by 

retired people. Mazón (2006), cited by Al-

meida (2009), pointed out that old people 

usually buy or rent a residence looking for 

places with mild weather and a good quality 

of life. 
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Frame 1 - Purposes and definitions of second home tourism                                                               (Continue) 

Author(s) Coun-
try 

Terminology Definition 

Bertolín, 1983 in Mazón 
(2005) 

Spain Residential Tourism 
Urban development process that is nothing more than an artificial revitalization. The residential tourism 
characteristics do not allow economic stability of cities with economic structural problems that remain 
unresolved. 

Mazón and Aledo, 1996 in 
Mazón (2005) 

Spain Residential Tourism 

Economic activity dedicated to urbanization, construction and sale of residential tourist houses that make 
up the extra hotel sector, forming a set of houses, usually individually owned, offered to the tourist, often 
outside official channels, and situated mostly in coastal areas. The owners use these properties as a vaca-
tion residence or accommodation, permanent or semi-permanent, outside their place of habitual resi-
dence. 

Mazón (2006) Spain Residential Tourism 

Movement of people from the place of residence to another where they purchased or rented a house, 
common to retired people, resulting in a migration of older classes to new places of residence and leisure 
that usually is situated in Southern Europe’s coastal destinations, where they can enjoy a mild climate 
throughout the year, offering a good quality of life. 

Monreal, 2001 in Mazón 
(2005) 

Spain Residential Tourism 
Phenomenon that implies mobility between sender and recipient spaces. Areas with high demand may 
face a growing population process. 

Almeida (2009) 
Portu-
gal 

Residential Tourism 
A property used seasonally, and as second home, set in a tourist resort in plural property with comple-
mentary services and animation equipment or means of local accommodation that when properly regis-
tered can be commercialized for tourism purposes. 

Barbier, 1969 in Olmedo, 
(1989) 

France 
Secondary Resi-
dence 

Accommodation belonging to a person who already has a primary residence and that normally resides in 
a city or at least away from the villa, visiting at weekends or on vacation. 

Cribier, 1973 in Olmedo, 
(1989) 

France 
Secondary Resi-
dence 

Home leisure, belonging to a citizen or temporarily occupied by its owner, family or friends. 

INE-Spain, 1995 in Colás, 
2003 

Spain 
Secondary Resi-
dence 

Residence that the owner (or family in case of a dependent) has for use, which can be purchased, borrowed 
or leased permanently by its owner. It is not considered as such residences when they were purchased by 
the subject and subsequently leased or lent to others, or the residences that the subject rent for one’s use 
in periods of less than one year. 
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Frame 1 - Purposes and definitions of second home tourism                                                              (Continuation) 
Author(s) Country Terminology Definition 

Gómez, 1983 in Mazón 
(2005) 

Spain Second Home 
A clear example of an irrational urban policy, uneconomic and contradictory, given that the so-
cial model based on economic development has value and consumption as means. 

Tulik (2001) Brazil Second Home 
A private tourist accommodation, for temporary use during leisure time, by people who have 
permanent residency elsewhere. 

Thissen (1978); Timothy (2004) 
and Williams et al. (2004) in Mar-
javaara (2008) 

Netherlands, 
United States, 
Great Britain and 
Sweden 

Second Home 
Second homes do not have only one purpose, but rather multiple purposes. These purposes can be re-
lated to issues other than recreational use and leisure, such as income generation, capital accumulation 
and speculation. 

Taubmann, 1973; 
Jaakson, 1986; Girard & Gartner, 
1993 and Tress, 2000 in Tress 
(2002) 

Denmark, United 
States and Can-
ada 

Second Home 
Tourism 

Recreational use of second homes by their owners, friends, family or tourists who rented the house. It 
takes into account relationships, behaviors, and actions that result from traveling and staying in a second 
home. The permanent residence in second homes is not considered as tourism. However, the authors 
pointed out that all groups of people traveling from their primary residences to second homes are con-
sidered tourists, be they owners or friends, family, or even people who rent these same houses. 

Hiernaux, 2005 Mexico 
Second Home 
Tourism 

Second home tourism is the one by which people go to a destination or a place that is not necessarily 
tourist per se, where they have possession by purchase, rent or loan of a property in which they spend 
the night and engage in leisure activities and recreation. 

Ferreira & Silva (2008) Brazil 
Real Estate 
Tourism 

A new way the housing market found to restructure itself without directly relying on public funding and 
without depending on the specificities of local economy, that is, the local income. This housing production 
modality is related to the segmentation of areas (in social practices of leisure, entertainment, rest, food, 
etc.) and in the possibility of new capital coming from outside investors, whether individuals or groups. 

Gomes et al. (2013) Brazil 
Real Estate 
Tourism 

The set of activities involving construction, real estate, financial agents and tourism sector. Individuals or 
entities who are interested in investing capital to profit from the enterprise’s profitability, or to serve as 
second home property with recreational purposes, entertainment and, if liked, it can be purchased. 

Pitkanen and Kokki (2005) Finland 
Rural Second 
Home 

Traditionally rural second homes have provided urban dwellers with an opportunity to spend meaningful 
leisure time in peaceful environments as an alternative to urban daily life. 
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Frame 1 - Purposes and definitions of second home tourism                                                                  (Conclusion) 
Author(s) Country Terminology Definition 

Abreu (2007) Portugal 
Residential 
Tourist Accom-
modation 

Independent building used as second homes or used for tourist purposes associated with leisure activities, 
a full or partial property and endowed with complementary services and infrastructure. 

Romita (2009) in (Romita, 2013) Italy 
Residential 
Tourism 

Residential tourism is an informal and black economy phenomenon which is developed through private 
tourist accommodation, available in the area to accommodate the request from a self-directed, sponta-
neous, uncertain and unpredictable tourism demand which, in turn, organize and conduct their own 
choices through space and time of their tourism experience. 

INE-Spain, 1994 and 1995 in 
Colás, 2003 

Spain 
Secondary 
Housing 

Dwelling is secondary when it is used only in certain period of the year, on a seasonal, periodic or sporadic 
basis and not as a usual residence of one or more people. It may be a country, beach or city house, used 
on vacation, summer, weekend, and temporary work or on other occasions. 

INE-Portugal (2008) Portugal Local Lodging 
Deemed to be local lodging establishments, villas or apartments, offering use permit, providing temporary 
accommodation services in exchange of remuneration, but not qualifying to be considered as a tourism 
enterprise. 

Zaninetti (2013) France Vacation Homes 

A vacation home is a type of second home that is used as property for a period of time, and mostly for 
recreation use. It is occupied for duration of five months to a maximum of a year; otherwise, it would be 
the household’s primary residence. There are two main different ways to spend vacations – travelling, or 
staying. Vacation properties are part of the second option. 

Source: Developed by the authors 
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According to Silva and Ferreira 

(2008), in Latin America the second home 

tourism market is a type of real estate 

market that does not take into account the 

public financing and local economy. For 

these authors, the second home tourism 

market is more concerned about building 

segregated spaces and looking for capital 

through investors. In addition, Gomes et 

al. (2013) defines second home tourism as 

a market to attend the demand of four dif-

ferent economic sectors: construction, real 

estate, financial agents, and the tourism 

sector. In this tourism market, the demand 

is not only tourism, leisure or second 

home, but also the search for new areas of 

investment as a way to reduce the risk of 

income concentration in a single market.  

As it can be seen, the definition of 

this tourism market segment has had the 

focus on the supply side. However, it over-

looked the demand side, which is a key 

component. The demand is a driving force 

of the development of any tourism prod-

uct (Almeida, 2009). These factors are cru-

cial to define the type of development that 

can occur in the destinations where sec-

ond home tourism is developed.  

Using a word cloud exploratory 

methodIV, it is possible to perceive the cru-

cial aspects about second home tourism 

definitions (Figure 1). Even if second home 

tourism does not have a clear definition, it 

is an economic activity that perceives tour-

ist loyalty for a destination, even if for sea-

sonal use, due to property purchase or 

rental. As a characteristic, firms often offer 

leisure services and activities for recrea-

tion and relaxation. The users are family 

and friends of the owner. Besides involv-

ing other markets for its development, 

during the process of buying and later pur-

chase of the property, each market in-

volves some actors that interfere with sec-

ond home tourism development. 

 

Figure 1 - Word Cloud on definitions of Second Home Tourism 

 
Source: Developed by the authors 

                                                             
IV The cloud of words is a qualitative analysis. The 
method used is to group identical words and then 

display these words in order of size, according to 
the number of times they were used. 
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After reviewing the literature for the 

comprehension of second home tourism, we 

can see that the term “second home tour-

ism”, as discussed previously, does not have 

a consensual definition. In this study, the 

term will be understood, from now on, as “A 

property purchased as a second residence, 

for tourism purposes, recreation or leisure, 

or for economic purposes, to generate in-

come through rent or as an investment for 

sale after it is built”. 

Second home tourism interferes with 

the development process of the regions 

where it is developed. Due to this fact, it is 

necessary to present some contextual as-

pects and legislation regarding the develop-

ment of second home tourism in Portugal 

and in the Algarve region.  

 

3 SECOND HOME TOURISM IN PORTUGAL 
AND IN THE ALGARVE 

 

The legal framework must be taken 

into account when designing an analysis of 

supply and it is a crucial contribution to iden-

tify which settings apply to the topic under 

study. It is important to emphasize that the 

current study does not seek to detail every 

step of the evolution of the legislation. In this 

particular case, the study only highlights the 

evolution of the legislation applicable to 

tourism accommodation, in order to make 

clear the tourism process in Portugal. 

The growing importance of second 

home tourism in Portugal has determined a 

change in the terminology in order to adjust 

to a new market reality. According to Santos 

and Costa (2009), the concept first appeared 

in Portugal, established by Statistics Portugal 

(INE), in the beginning of 1970s. The defini-

tion used was ‘unidade de alojamento de uso 

ocasional ou sazonal’ (accommodation unit 

for occasional or seasonal use). In the follow-

ing censuses (1986, 1995, 1997, and 2001) 

the definition was ‘alojamento ocupado com 

uso sazonal’ (occupied accommodation with 

seasonal use), in 2001, INE also used 

‘residência secundária para fins turísticos’ 

(secondary residence for tourism purposes). 

According to INE, the last definition regards 

the residences that are not used as primary 

residence but are used for leisure purposes, 

vacation or recreation. Such revisions aimed 

the optimization and simplification of regula-

tions regarding this market, in accordance 

with the national context. 

The changes, previously made in the 

nomenclature - which occurred in Portugal, - 

represent the evolution of perception of sec-

ond home market by the governmental ac-

tors. This evolution is due to the expansion of 

this market and the need for a better under-

standing. Frame  summarizes the evolution 

of the concepts in the legislation. 
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Frame 2 - Evolution in the Legislation from the Concept of "Private House" to "Local Lodging” 

Laws Definitions 

Paragraph 3 and 4 of article 14º of De-
cree-Law nº 49399 November 24, 1969 
Denomination of Private House 

 

Paragraph 1 and 3 of article 18º of De-
cree-Law nº 328/86 September 30, 
1986 
Denomination of Private Accommoda-
tion 

Definition of Private Accommodation 
“…private accommodation rooms, villas or apartments that 
are occasionally used by tourists, for remuneration, and with-
out the obligation of providing any service.” 

Paragraph H in point 1 of article 1º in 
addendum I and article 63º of Decree-
Law nº 327/95 December 05, 1995 
Denomination of Private Accommoda-
tion Tourist Support 

Definition of Private Accommodation Tourist Support 
"...private accommodations to support tourism and those 
who, usually for the temporary and tourist leasing, do not 
come within the list of other projects of the present law." 

Paragraph B of point 2 of article 1º of 
Decree-Law nº 167/97 of July 04, 1997 
Denomination of Complementary 
Means of Tourist Accommodation 

Definition of Complementary Means of Tourist Accommoda-
tion 
“They are complementary means of tourist accommodation. 
The projects aimed to provide in exchange of remuneration, 
temporary accommodation, with accessories and support 
services, in accordance with the characteristics and type of 
establishment.” 

Paragraph 1, 4 and 5 of article 66º of 
Decree-Law nº34/97 September 17, 
1997 
Denomination of Tourist Apartments 
and Tourist Dwellings 

Definition of Tourist Apartments 
“Tourist apartments are establishments that comprise frac-
tions of independent buildings, furnished and equipped, 
which are usually intended to provide, in exchange of remu-
neration, accommodation for tourists.” 
Definition of Tourist Dwelling 
“Tourist dwellings are establishments constituted by an au-
tonomous building of single-family character, furnished and 
equipped, which is usually intended to directly provide, in ex-
change of remuneration, accommodation for tourists.” 

Paragraph 1 of article 33º of Decree-
Law nº 39/2008 March 07, 2008 
Denomination of Local Lodging 

Definition of Local Accommodation 
“It is considered local accommodation establishments the vil-
las, apartments and lodging establishments, offering use 
permit, providing temporary accommodation services in ex-
change of remuneration, but not qualifying to be considered 
as tourism enterprises.” 

Source: Developed by the authors, adapted from Almeida (2009) 

 

For a better understanding of the evo-

lution of local lodging and second home tour-

ism in Portugal it is necessary to present 

more information about the accommodation 

sector. According to data from INE (2006), in 

2006 Portugal had 2,028 establishments of 

tourism accommodation (hotels, apartment 

hotels, pensions, villas, tourist apartments, 

and others). Around 21.1% were in the Al-

garve, the second biggest accommodation 

market in Portugal, behind only the Norte re-

gion, but above the Lisbon region. However, 

regarding the total accommodation capacity 

in Portugal, the Algarve comes first, repre-

senting 36.9%. As pointed out by INE (2014), 

the Algarve is the top destination in terms of 
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lodging capacity in Portugal, representing 

38.4% and 25% of accommodation offer. 

In 2008, the legislation on the charac-

terization of tourism accommodation offer 

was adapted to meet the needs of the lodg-

ing market in Portugal. Among the adapta-

tions, one focused on the second home tour-

ism market, which became defined as 

alojamento local (local accommodation). This 

new legislation defined local accommodation 

as apartments, residences and lodging estab-

lishment that do not meet the requirements 

to be tourism enterprises (Official Gazette, 

2008). Under this assumption, the accommo-

dation used for second home tourism is char-

acterized as local accommodation. However, 

according to the legislation the establish-

ments had two years to adapt to the new leg-

islation. Nevertheless, only in 2012 the val-

ues of local lodging and others were meas-

ured for the yearbook of tourism statistics 

2013. 

According to the 2015 yearbook of 

tourism statistics (INE, 2015), the accommo-

dation sector was divided into three main 

parts, hotels, tourism in rural area, second 

home tourism and local lodging (TRA+RT+LL) 

and camping. However, this study focuses on 

hotels and TRA+RT+LL. In 2013, Portugal 

reached the level of 3,578 tourism establish-

ments, with an increase of 7% in comparison 

to 2012 while the number of beds increased 

5%. The hotels (hotels, apartment hotels, bed 

& breakfasts, tourist apartments, inns and 

Quintas da Madeira) maintained the pre-

dominance of establishment’s number repre-

senting 43.32% with 1,550 establishments 

(according to the new legislation) and 83.2% 

of lodging capacity. 

In 2014, local lodging represented 

32% of the tourism establishment’s numbers 

against 29.56% of TRA+RT total of lodging es-

tablishments. The number of beds of local 

lodging in 2014 represented 12.76% of the 

market or 43.8 thousands of beds. The local 

lodging represents alone 8.9% of overnight 

stays of the whole hosting activity, more than 

4.3 million of overnight stays or increase of 

16.9% in comparison with 2013 (INE, 2015) as 

can be seen in Table . 

 

Table 1- Establishments, capacity, guests and overnight stays in the accommodation sector, 2014 

 Establishment Capacity Overnight stays 
 No. Beds Thousands 

Mainland 3,578 342,924 48 711.4 

Hotels¹ 1,550 284,924 43 507.7 

Rural tourism 883 13,733 855.73 

Agro-tourism 119 1,989 112.38 

Country house 426 5,227 337.35 

Rural hotel 60 2,175 191.21 

Others TRA² 103 1,739 90.04 

Residential Tourism 175 2,603 124.75 

Local lodging 1145 43,840 4 347.9 

(1): Current law: Hotels, Hotels-apartments, B&Bs, tourist apartments and Resorts 
(2): Includes modalities Rural Tourism Village Tourism (establishments not converted) and other similar 
Source: Developed by the authors, adapted from INE (2015). 
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In terms of local lodging, the Algarve 

region is the fourth in number of establish-

ments, with 143. In number of bedrooms, it 

has 2,870 and regarding the lodging capacity, 

the Algarve maintains the position with 6,352 

beds (INE, 2015). The local lodging in Portugal 

and in the Algarve, in 2014, represented 

43,840 and 6,352 beds, respectively (INE, 

2015). 

Besides accommodation, second 

home tourism also involves real estate activ-

ities, such as selling, renting, and the man-

agement of the tourist villages and apart-

ments. This market in Portugal employed 

29.7 thousands of people in 2014. It repre-

sents an increase of 7.6% in the employment 

in this sector when compared to the previous 

year. Therefore, in the hospitality industry 

there was a decrease of -4.4% in 2014 when 

compared to 2013 (INE, 2015). This employ-

ment trend continued into the following 

year, with unemployment decreasing in Por-

tugal to 13.5%, in 2014 (it was 15.3% in 2013) 

(INE, 2014).  

 

4 METHODOLOGY 

 

Second home tourism involves many 

economic sectors throughout its different 

phases of development and it affects other 

sectors. Municipalities are one of the key ac-

tors of second home tourism, as they plan 

strategically, approve, and control real estate 

investments in their jurisdiction. This study 

focuses on the perception of the public sec-

tor managers in the Algarve regarding the in-

fluence of second home in the region. In or-

der to collect primary data we developed an 

online questionnaire that was sent to repre-

sentatives of the 16 municipalities of the Al-

garve. The implemented survey was in-

tended to be answered by the president or 

an appointed responsible for tourism in each 

municipality. We obtained answers from all 

the 16 municipalities in the Algarve.  

The survey was developed to identify 

the perception of public sector managers 

within the Algarve region about the influ-

ences and impacts of tourism and second 

home tourism in their municipalities. The 

questionnaire focused on the identification 

of impacts in several dimensions of sustaina-

bility (economic, environmental, and social) 

as well as the aspects of the development of 

second home tourism in its local context. 

The survey was implemented using an 

online platform Google Forms. The question-

naire was sent the first time in February 

2015. We obtained the first reply in March 

2015, whilst the last one, after several con-

tacts, came in September 2015. The ques-

tionnaire is divided into three parts. The first 

part refers to the definition of profile of the 

public sector manager that answered the 

questionnaire. The second part refers to the 

perception of the importance of tourism and 

second home tourism in the sustainability di-

mensions identified. The last part of the sur-

vey refers to the perception of development 

of second home tourism in its context. 

 

4.1 Descriptive Statistics 

 

All municipalities answered the sur-

vey. The municipalities were represented by 

ten men and six women, with an average age 
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of 40 years. Regarding their academic back-

ground, we can assume that they were qual-

ified, 62.5% have higher education (degree), 

25% have a postgraduate degree, and 12.5% 

have completed at least a master’s degree. 

According to the academic background, it 

was also possible to know that 43.8% have 

some background in tourism studies, while 

18.8% have background in Economics, fol-

lowed by International Relations, Manage-

ment, Marketing, and Physical Education, 

with 12.5%, 12.5%, 6.3% and 6.3% respec-

tively. 

As for the respondents’ occupation, 

25% were mayor or deputy mayor (12.5% 

each), council members represented 6.3%. 

The chief of staff represented 31.3% and 

technical staff represented 37.5% of re-

spondents. The average number of years 

working in the public administration is 13.5 

years, with the least being 5 years and the 

most 20 years of experience. 

Regarding the perception of second 

home tourism growth, it was possible to no-

tice that more than three-quarters of re-

spondents believe that the second home 

tourism market in the Algarve will grow. 

While a quarter perceives a stagnation of this 

type of tourism, only 6% think the market will 

increase considerably in the coming years.  

The results in Erro! Fonte de referên-

cia não encontrada. show how public sector 

managers perceive twenty aspects related to 

sustainability and its interaction with tour-

ism. According to the answers, the increase 

of recreational opportunities and creation of  

 

 

unskilled jobs are aspects that have a major 

influence in tourism, with 68.8% each. It fol-

lows the creation of skilled jobs, reduction of 

seasonality, maintenance and preservation 

of historic buildings, and the increase in real 

estate speculation with 62.5%, 56.3%, 56.3%, 

and 50%, respectively. 

The aspects that have a higher per-

centage of moderate influence are improved 

infrastructure, intensification of social life, 

and increase of public resources for environ-

mental protection, each with 56.3%. Theses 

aspects are followed by innovation based on 

the exchange of ideas between local people 

and tourists, preservation of values, habits 

and customs, with 50% each and greater di-

versity of beliefs and values, improvement of 

the city’s appearance, and excessive use of 

natural resources, with 43.8% each. 

Regarding the aspects with low influ-

ence, the increase of pollution appears first, 

with 56.3%, followed by increased drug traf-

ficking and use, rising of cost of living, and in-

crease of vandalism, crime, and burglary, 

with 46.2%, 43.8% and 42.9% respectively. In 

the aspect of no influence in the tourism of 

the Algarve region, increased prostitution ap-

pears with 61.5%. 

Making a similar comparison, but now 

only to second home tourism the only aspect 

that appears with higher influence is the 

maintenance and preservation of historic 

buildings, with 43.8%. With moderate influ-

ence, reduction of seasonality, and preserva-

tion of values, habits, and behaviors appear 

with 62.5% each. 
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Figure 2 - Opinion of the influence of Tourism (in general) x Second Home Tourism in one’s town in some aspects 

 
Source: Developed by the authors 
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Following these aspects, increase 

in real estate speculation, increased recre-

ational opportunities, innovation based on 

the exchange of ideas between local peo-

ple and tourists, increase of public re-

sources for environmental protection, ap-

pear with 56.3% each. With 50%, as mod-

erate influences, appear creation of skilled 

jobs, creation of unskilled jobs, improved 

infrastructure, greater diversity of beliefs 

and values, and improvement of the city’s 

appearance. 

Concerning the aspects with low 

influence, the rise of cost of living appears 

with 66.7%, whilst increased pollution and 

excessive use of natural resources appear 

with 43.8%. Related to no influence, the 

highlight is increased prostitution, in-

crease of vandalism, crime, and burglary, 

and increased trafficking and drug use, 

with 69.2%, 57.1%, and 53.8% respec-

tively. 

We had perform the Wilcoxon test 

on paired samples following Sheskin 

(2003), which is a non-parametric test that 

verifies the statistical significance be-

tween the medians for each pair of varia-

bles in a common sample, Table . 

We can see that in exactly 50% of 

the cases there are different perceptions 

between tourism and second home tour-

ism. Among the aspects in which tourism 

and second home tourism differ most, the 

sociocultural and economical features 

stand out, while the impacts that resemble 

most are related to environmental factors. 

The greatest differences found among the 

variables are related to creation, whilst 

the innovation based upon the exchange 

of ideas between local people and tourists 

present the greatest resemblance be-

tween tourism and second home tourism.  

Using the qualitative information 

provided in the questionnaire, we have 

summarized the perceptions of the munic-

ipalities regarding the strengths, weak-

nesses, opportunities, and threats 

(SWOT). Below in Frame  it is possible to 

see the SWOT of second home tourism, ac-

cording to public sector managers. In ac-

cordance with the results below regarding 

the strengths, it is possible to underline 

that from all the dimensions cited in the 

research, the economic factors are men-

tioned the most. The emphasis is the con-

tribution of second home tourism to the 

local economy. 

Regarding the weaknesses, the 

question that was cited the most (five 

mentions) was the low quality of services 

offered, which is related to the increase of 

pollution and traffic. The main aspects 

mentioned were related to planning, due 

to the incapacity of government of ade-

quately regulate them. This is an implicit 

idea in almost all of the aspects cited as 

weaknesses. 

In relation to opportunities, the re-

spondents mentioned various factors. The 

most common were the preservation and 

enhancement of cultural heritage in natu-

ral and rural areas, existence of buildings 

easily adaptable, or the reduction of sea-

sonality.  

As for the threats cited by the pub- 

lic sector   managers, only   two aspects re- 
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ceived more than one citation: the eco-

nomic crisis context   and  the high compe- 

tition in the international  markets.  Regar- 

ding these two aspects, it is also perceived  

that they are related to how the govern-

ment works to enhance the competitive-

ness.  

In the final part of the survey, the 

respondents could make additional com-

ments to enrich the study. Only two repre-

sentatives of municipalities wrote relevant 

comments. One comment pointed out 

that it is important that many tourist beds 

in the informal market become local lodg 

ing, so that the decision-makers can act 

better in a market that is still largely un-

known in terms of economic size. Other 

comment underlined that one important 

factor for the increase of second home 

tourism, at least in the region, is the airline 

and the destination airport, which contrib-

ute through low cost flights to travel more 

throughout the year, reducing seasonality. 

 

Table 2 - Wilcoxon test 

Tourism – Second Home Tourism 

Rejection of Null 
Hypothesis of 
Equal Medians 

(0.05)* 

Asymp. Sig. 
(2-tailed) 

[Increased overcrowding and congestion] - [Increased overcrowding and con-
gestion] 

No .180 

[Excessive use of natural resources] - [Excessive use of natural resources] No .096 
[Increased pollution] - [Increased pollution] No .059 
[Increase of public resources for environmental protection] - [Increase of public 
resources for environmental protection] 

No .084 

[Improvement of city’s appearance] - [Improvement of city’s appearance] No .059 
[Increased trafficking and drug use] - [Increased trafficking and drug use] No .059 
[Increase in vandalism, crime and burglary] - [Increase in vandalism, crime and 
burglary] 

Yes .046 

[Increased prostitution] - [Increased prostitution] No .083 
[Maintenance and preservation of historic buildings] - [Maintenance and preser-
vation of historic buildings] 

Yes .034 

[Preservation of values, habits and behaviors] - [Preservation of values, habits 
and behaviors] 

No .058 

[Innovation based on the exchange of ideas between local people and tourists] 
- [Innovation based on the exchange of ideas between local people and tourists] 

No .564 

[Greater diversity of beliefs and values] - [Greater diversity of beliefs and values] Yes .046 
[Intensification of social life] - [Intensification of social life] Yes .034 
[Increase recreational opportunities] - [Increase recreational opportunities] Yes .021 

[Increase in real estate speculation] - [Increase in real estate speculation] No .414 

[Rising cost of living] - [Rising cost of living] Yes .034 
[Improved infrastructure] - [Improved infrastructure] Yes .033 
[Reduction of seasonality] - [Reduction of seasonality] Yes .020 
[Creation of unskilled jobs] - [Creation of unskilled jobs] Yes .015 
[Creation of skilled jobs] - [Creation of skilled jobs] Yes .020 
*Note: No differences are found at 0.01 significance level. 

Source: Developed by the authors 
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Frame 3 - Second Home Tourism SWOT Analysis according to Public sector managers 

 
Source: Developed by the authors 

Strengths Weaknesses

S.1.      Contribution to the local economy in various sectors of the economy W.1.    Low quality of services offered

S.2.      Decreased seasonality W.2.    Increased pollution and traffic

S.3.      Heritage appreciation W.3.    Spatial planning conditions of the development projects, causing urban pressure in some regions

S.4.      Job creation W.4.    Possibility of property speculation

S.5.      Territory with good climate, landscape and diversity of tangible and intangible heritage W.5.    Any damping of the growth of qualified hotel offer

S.6.      Revenue generation for the purchase and / or lease of real estate W.6.    Mass discrepancy and deals

S.7.      Greater intercultural relationships and safety for the foreign W.7.    Increased dependence of the local economy

S.8.      Improvement to housing gaps W.8.    Increase of the informal economy

S.9.      Attracting new visitors W.9.    Residents communication difficulties with a foreign language

S.10.    Segment attraction with greater purchasing power W.10. Lack of sustainability of tourism promotion

S.11.    Boosting of the property market W.11. Generation of ghosts spaces during the low season due to uncontrolled construction

S.12.    Structuring equipment of existence: Racetrack, Arena, Port W.12. Unpredictability

S.13.    Encouraging the permanence of the local population W.13. Lower turnover of beds

S.14.    Improving existing infrastructure W.14. Does not generate jobs the same way as conventional tourism

S.15.    Revitalization plan of Núcleo Pombalino W.15. Infrastructure necessary to serve a population that is only present part of the year

Opportunities Threats

O.1.   Preservation and enhancement of cultural heritage and natural and rural spaces T.1.    Crisis context is still a reality

O.2.   Equity of existence built easily adaptable T.2.    Foreign competition

O.3.   Attenuation of Seasonality T.3.    Cultural mischaracterization

O.4.   Good cooperation with different types of tourism, such as: Golf, Nautical and Hunting
T.4.    Strong dependence on the Nordic market, which is easily attracted to destinations that are 

cheaper

O.5.   Landscape and mild climate T.5.    Strong dependence of the residential tourism market

O.6.   Emergence of low cost airlines and new destinations T.6.    Lack of air routes to potential markets, particularly in low season

O.7.   Capturing emerging markets T.7.    Possible increase in tax burden

O.8.   High purchasing power of the main markets T.8.    Low degree of planning the expansion of this market

O.9.   Encouraging the development of complementary activities T.9.    aging

O.10.   JESSICA Fund T.10.  Competition between municipalities

O.11.   Golden Visa T.11.  Lack of associations in the sector

O.12.   innovation T.12.  Poor access to some houses in rural / forest area

O.13.   Growing demand for second home tourism market T.13.   Low supply of medium-high class enterprise

O.14.   Destination repositioning fast in the tourism market

O.15.   Destination Saturating of Spain

O.16.   Valuation of Tourist Offer
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5 DISCUSSION OF SURVEY RESULTS 

 

In this section, we compare the per-

ceptions of tourism and second home tour-

ism effects in a variety of aspects. According 

to the results of the survey, the main impacts 

of tourism in the region, related to sustaina-

bility, are economic and sociocultural dimen-

sions, while for the second home tourism the 

only impact is the maintenance and preser-

vation of historic buildings. The socio-cultural 

dimension and some environmental aspects 

are perceived as moderately influenced by 

tourism. The effects of second home tourism 

moderately influence economic, sociocul-

tural, and environmental aspects. However, 

only second home tourism is considered to 

increase vandalism, crime, and burglary.  

Results from the literature, such as 

those by Aledo and Mazón (2004) and Al-

meida (2009), show that second home tour-

ism is different from conventional tourism. 

For example, second home tourists com-

monly spend more time in the destination 

than the average tourist. The Wilcoxon’s test 

adds information regarding the real differ-

ence between the types of tourism exploita-

tion. Among all measured dimensions, tour-

ism in general has more impact on the popu-

lation that second home tourism.  

The SWOT analysis shows several rel-

evant aspects. As positive points (strengths) 

of the second home tourism perceived by the 

public sector managers, the contribution to 

the local economy in various areas, and the 

reduction of seasonality were the most high-

lighted. It is also worth noting that other is-

sues were also mentioned, such as the appre-

ciation of the local culture, so that tourists 

can see more of the local culture. Regarding 

the negative points (weaknesses), it is worth 

mentioning that four municipalities do not 

perceive any negative aspects in second 

home tourism, which can affect the planning 

and aggravate potential problems. Another 

highlight among the negative aspects is the 

low quality of services, namely the planning, 

which for some respondents is excessive 

while others consider it insufficient to regu-

late the construction and the types of offer. 

Regarding the opportunities per-

ceived by the public sector managers, there 

is the emergence of new low cost airlines due 

to the increased outbound markets. Another 

highlight is the existence of built heritage 

that can be adapted to the market demands. 

Finally, another point highlighted was the op-

portunity of occupation of rural areas with 

low population. 

Vis-à-vis the perceived threats, it was 

observed that weaknesses were often mis-

taken for threats. However, the threat that 

stands out is linked to the context of the crisis 

that has been striking the country since 2007 

and is still worrying the respondents. Other 

aspects are the increased international com-

petition and the financial instability. 

Regarding the evolution of second 

home tourism, most public representatives, 

believe that this market will grow signifi-

cantly, compared to current reality. This fact 

can be interpreted in several ways. First, the 

increase in the number of buildings means 

greater tax revenues for the government; 

second, this perspective may result from the 

fact that second home tourism was included 

in the National Strategic Plan for Tourism 

(PENT);  and, third, the amount of real estate 
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owned by banks, that are gradually selling 

properties to    balance    the   financial state- 

ments. 

 

6 CONCLUSION 

 

The growth of second home tourism 

in the Algarve has had difficulties in recent 

years due to the crisis, which struck the coun-

try in 2007. However, in the last Strategic 

Tourism National Plan (PENT), the public ad-

ministration has acknowledged the im-

portance of this type of tourism to attract for-

eign investment, through tax incentives and 

visas for foreigners who buy houses in Portu-

gal.  

The SWOT analysis shows several rel-

evant aspects. As positive points (strengths) 

of second home tourism perceived by the 

public sector managers, the most referred as-

pects were the contribution to the local 

economy in various sectors and the reduction 

of seasonality, as well as the appreciation of 

the local culture. In terms of the negative 

points (weaknesses), it is worth mentioning 

that four municipalities do not perceive any 

negative situations in the second home tour-

ism, which can aggravate the failure to plan 

and avoid potential problems. Another high-

light is the large number of negative points 

regarding the low quality of services, which 

was the point that stood out the most among 

the surveyed. Regarding planning, some con-

sider it excessive and others insufficient to 

regulate the construction and the types of of-

fer. 

Regarding the opportunities per-

ceived by the public sector managers, the 

emergence of new low cost airlines due to 

the increased outbound markets stands out. 

According to Almeida (2009), this is one of 

the main factors to the development of sec-

ond home tourism destinations, due to the 

offer of cheap travel around Europe through-

out the year. Another highlight is the exist-

ence of built heritage that can be adapted to 

the market demands. Finally, another point 

highlighted was the opportunity of occupa-

tion of rural areas with low population. 

Concerning the perceived threats, it 

was observed that weaknesses were often 

mistaken for threats. However, the threat 

that stands out is linked to the context of the 

crisis that has been affecting the country 

since 2007 and is still worrying the respond-

ents. Other worries are the increased inter-

national competition and financial instability. 

Regarding the evolution of second 

home tourism, most public representatives, 

believe that this market will grow signifi-

cantly, compared to current situation. This 

fact can be understood in several ways. First, 

the increase in the number of buildings 

means more tax revenues for the govern-

ment; second, this perspective may result 

from the fact that second home tourism was 

included in the National Strategic Plan for 

Tourism (PENT);  and, third, the amount of 

real estate owned by banks, that are gradu-

ally selling properties to balance the financial 

statements. 

In conclusion, it is clear that second 

home tourism is an alternative and comple-

mentary product to attract tourists, espe-

cially because of its contribution to the gen-

eration of income for the local population 

and reduction of seasonality. However, it is 

necessary   to   increase   awareness of weak- 
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nesses and threats of second home tourism 

to a specific destination.  
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