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Abstract: Tourism has become a strong economic driver in several countries. Although it has several advantages, it also has 

brought some negative impacts to local communities. The particular case of short-term rental arises as a result of the 

diversification of the accommodation offer, representing another way of monetizing a property, which has been adopted on a 

large scale by the property owners. In this context, this dissertation aims to evaluate the transformations caused by the high 

tourism growth, namely by the short-term rental accommodation, in historical neighborhoods. For this purpose, a case study 

was carried out in the Alfama neighborhood (Lisbon), due to its unique historical and community characteristics and currently 

under pressure from tourism development. The Alfama population, housing, occupation, tourism and short-term rental 

accommodation and building rehabilitation were studied, as well as the rental housing and short-term rental legal frameworks. 

The tourism impacts perceived by its residents were also studied, based on the survey carried out to 254 residents. This survey 

includes a comprehensive approach to several topics related to the respondent profile, the housing, the property, urban 

rehabilitation characteristics, the rental values, and to the respondents’ perception about tourism and its impacts and about the 

neighborhood needs. It is concluded that there are significant positive tourism impacts, but the negative impacts that lead to the 

residents' dissatisfaction should not be overlooked, and measures to balance the visitors' satisfaction with the residents' quality 

of life should be considered. 
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1 INTRODUCTION 

The global trend of tourism growth and its role as an engine 

of economic development are well known, with a global 

growth of 15.4% in the last 5 years alone (WTTC, 2018). 

Portugal is no exception, with a direct economic contribution 

in 2017 of 13.2 billion euros, which represents 6.8% of GDP. 

Tourism growth is not expected to slow down: its contribution 

is estimated to increase by 2.6% per year up to 2028. It has 

also been very important in terms of job creation, accounting 

for 8.5% of total employment in Portugal in 2017. 

The flow from abroad has not only been a valuable economic 

resource and job creation booster, but also a strong 

contributor towards urban rehabilitation, requalifying central 

areas of the city. However, there is growing concern about the 

negative impacts generated by the sector, especially in 

historical centers. Articles regarding tourism impacts and 

residents’ dissatisfaction have been increasingly 

disseminated in the media. Despite the clear concern about 

the underlying problems of tourism pressure, few measures 

have been implemented to promote a balance. 

Housing has been especially affected with the creation of 

short-term rental. The increasing preference of property 

owners towards short-term rental has led to a drop in housing 

supply, and consequently the rise of real estate prices. This 

has led to the necessity for many residents to move to the 

peripheries, conducing to gentrification: defined as the exit of 

residents and replacement by other uses or residents with 

greater economic possibilities (Gotham, 2005). 

Traditional commerce has also been affected, being replaced 

by international chains, souvenir shops and gourmet stores 

that meet visitor demand (Gotham, 2005). Local services are 

now more scarce, forcing larger and more frequent 

displacements on the part of the inhabitants. The 

transformation of consumption, the adaptation and 

trivialization of customs and symbols of the community lead 

to a "staged authenticity" (MacCannell, 1976), followed by the 

touristification of the historical districts. 

In addition, issues such as road system and collective 

transportation overload, dirty streets, noise and increased 

crime rate have been the target of discontent. 

These issues have raised polarized views regarding the 

conflict, and there is a lack of objective studies in the country 

concerning the quantification of transformations/ impacts, 

based on more than general facts and opinions. Therefore, 

profound studies on the phenomenon are much needed, with 

a valuable contribution towards conscious planning. 

Taking into consideration the benefits of tourism and the 

consequences generated by it, the present study seeks to 

analyze the phenomenon through the transformations in the 

territory, the legislative context that frames and stimulates 

these transformations, and the residents' perception on the 

current situation, alerting to the main problems and possible 

paths.  

2 LITERATURE REVIEW 

2.1 Tourism impacts in historical centers 

"Tourism is motivated by the increase in consumption 

and the growing importance of the production of cultural 

goods, patrimonial images and other simulacra. In 

addition, tourism development is a dynamic process 

involving social interactions, relationships and conflicts, 

global scale and highly complex in character" (Gotham, 

2005, p. 1115) 

From the second half of the twentieth century, urban tourism 

grew exponentially. Some of the key attributes that urban 
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areas have as tourist destinations are its vast population, a 

generally superior development comparing to other tourist 

destinations, a large set of accessibilities, a vast supply of 

accommodation and the provision of communications, 

transportation and services with a capacity to respond to the 

needs of different types of tourists (Edwards et al., 2008). The 

growth of urban tourism since the 1970s has been associated 

with structural changes in capitalism (Gotham, 2005; Page 

and Hall, 2003). These changes are related to the role of urban 

areas as centers for consumption, instead of the previous role 

as core of production. 

Following an increasing demand, urban centers participate in 

intense competition as tourist destinations (Fainstein and 

Judd, 1999), seeking to increase the attractiveness of each 

place. At the same time, the objectives adopted by tourism-

related organizations are generally directed towards the 

expansion of tourism (Budeanu et al., 2016). This is reflected, 

for example, in the World Travel and Tourism Council (WTTC) 

campaign in 2015, in which was advocated an increase in 

freedom to travel and the encouragement of policies to boost 

tourism growth. 

Heritage tourism in particular has grown more than other 

types of tourism, according to van der Borg (1996). The 

visitors seek the access to tangible or intangible heritage - 

buildings and monuments, artefacts, works of art, popular 

traditions, gastronomy, music - that allow them to revisit the 

history of a place and its people. 

The amount of activities taking place in a limited space can 

lead to saturation of resources, showing signs of tourist 

pressure (Russo, 2002). The tourist market, acclaimed for its 

performance as an economic engine, is beginning to be the 

target of studies regarding its negative impacts. Sustainable 

development, a concept defined in 1987 by the United 

Nations, seeks to ensure that responses to current needs do 

not compromise the ability of future generations to respond to 

their own needs. The World Tourism Organization (WTO) 

defines that sustainability in this activity is based on the 

balance of environmental, economic and socio-cultural 

values.  

From the environmental point of view, the impacts are related 

to the protection of natural ecosystems, energy management, 

urban solid waste management (waste generated and 

collection and treatment capacity), air pollution (noise and air 

pollution) and resources exploitation (Blancas et al., 2015). In 

the urban environment, the negative impacts most commonly 

associated with tourism are pollution, noise and congestion. 

The significant economic benefits derived from tourism are the 

main reason that has long led to neglect of its negative 

aspects. Positive impacts include increased investment, 

development and improvement of infrastructure, increased 

job opportunities, contribution to income and improvements 

in living standards, and increased revenues for the city. 

Despite its strong contribution to the host destination, it has 

quite harmful impacts on the population. Rising real estate 

prices and property taxes, rising living costs, and prices of 

goods and services (Ko and Stewart, 2002) are among the 

most significant factors leading to housing problems and 

residents' dissatisfaction. 

Social and cultural positive impacts are associated with an 

increase in quality of life, increased leisure and entertainment 

activities, improved understanding and image of different 

communities/cultures, increased demand for exhibitions of 

history and culture, encouragement to a variety of cultural 

activities and increased safety (Andereck et al., 2005; Ko and 

Stewart, 2002; Stylidis et al., 2014). 

Negative social impacts gain increasing importance, 

considered in more and more published studies. One of the 

main phenomena is the displacement of the resident 

population outside the centers - or gentrification (Gotham, 

2005) - mainly motivated by economic issues, such as 

housing, commerce and services price inflation. Gentrification 

is not only residential but also commercial, with the gradual 

loss of local shops and substitution for tourist-oriented 

commerce (Cócola Gant, 2015). These phenomena will be 

further explored. Especially in popular/historical 

neighborhoods, there is a process of "commodification of 

culture" (Cohen, 1988). Local cultures are reinterpreted in 

order to create products for tourists, so that they look 

authentic, even if they are not a genuine cultural product – 

leading to a staged authenticity (MacCannell, 1976), 

presented for consumption. The loss of identity is therefore a 

concern for the locals. Other social consequences include 

increased crime and vandalism, alcohol consumption and 

prostitution (Ko and Stewart, 2002). Negative social 

consequences are the main factor for residents' 

dissatisfaction. 

One of the main positive outputs in historical centers is the 

increase of urban rehabilitation, in terms of infrastructures, 

buildings and heritage (Nasser, 2003; Rezaei, 2017). In fact, 

Sudi (2013) emphasizes the importance of tourism for the 

conservation of buildings, the use of obsolete buildings and 

the valorization of historical heritage. Impacts related to 

buildings, urban space, urban infrastructures (such as road 

access and transport) and the city image are sometimes 

included in the environmental category (Ko and Stewart, 

2002; Lozano-Oyola et al., 2012), or dispersed in categories 

such as their insertion in community environment and 

community image (Andereck et al., 2005). In other cases, 

there is a lack for a category that reflects these impacts at an 

urban level, which will be addressed in the present study. 

2.2 Residents’ perception 

The overlapping of uses and users of the city, namely of 

tourists and residents (Ashworth and Tunbridge, 1990) results 

in changes in the way of life of local communities and friction 

between residents and tourists (Andereck et al., 2005). Page 

and Hall (2003) argue that studying residents' attitudes is 

preponderant for measuring and analyzing tourism impacts. 

The social (and cultural) dimension, defined by Pizam and 

Milman (1986, cit. in Rezaei, 2017) as "the ways in which 

tourism is contributing to changes in value systems, individual 

behavior, family relationships, collective lifestyles, moral 

conduct, creative expressions, traditional ceremonies and 

community organization" would be particularly difficult to 

analyze without considering residents' perceptions.  

Harrill (2004) fits the residents 'perception studies into three 

main themes: factors that influence residents' attitudes, 

methods of analysis and theoretical perspectives. 

Much of the research is devoted to the identification, 

measurement and comparison of variables influencing how 

tourism and its impacts are perceived, with the aim of both 

explaining and potentially predicting residents' responses to 

tourism (Sharpley, 2014). The approach commonly used is 

based on the environmental, social and economic 

dimensions, also identified as a triple bottom line approach 

(Stylidis et al., 2014). 
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Resident perception studies often consider residents as one 

single group. Aiming to explore the potential of population 

segmentation into groups with different views (Sharpley, 

2014), some studies based their results in cluster analysis 

(Andriotis and Vaughan, 2003; Fredline and Faulkner, 2000; 

Pérez and Nadal, 2005). Cluster analysis is succinctly defined 

as the method of agglomeration of variables into 

homogeneous groups that differ from each other (Yim and 

Ramdeen, 2015). For example, Fredline and Faulkner (2000) 

used the results from a questionnaire about a major event in 

Australia in a cluster analysis, with the output of 5 groups of 

residents: lovers, ambivalent supporters (cautious romantics), 

realists, concerned for a reason and haters. Alternatively, 

Pérez and Nadal (2005) found 3 groups: Advocates, Socially 

and Environmentally Concerned and Economic Skeptics. 

The methodological approach generally includes surveys or, 

to a much lesser extent, interviews. Data analysis is dispersed 

between cluster analysis (as discussed), factor analysis, 

variance analysis, invariance tests, and structural models 

(Sharpley, 2014). 

Although many of the investigations that deal with this subject 

remain atheoretical (Sharpley, 2014), Ap (1990) emphasizes 

the importance of a theoretical basis for their success. There 

are two main theoretical frameworks regarding resident 

perception: Theory of Social Representations and SET - 

Social Exchange Theory (Andriotis and Vaughan, 2003; 

Garau-Vadell et al., 2018; Sharpley, 2014). The Theory of 

Social Representations reflects the mechanism of 

construction and understanding of social reality, based on the 

knowledge, myths, images, ideas and thoughts shared in the 

community about a social object, or on a subject of social 

interest, such as tourism. The theory of social representations 

seeks to describe and understand the thoughts and actions 

of people in their daily lives, and how the factors mentioned 

influence this thoughts and actions (Andriotis and Vaughan, 

2003). However, this theory is questioned by some authors 

due to its ambiguity and lack of clarity (Garau-Vadell et al., 

2018; Sharpley, 2014). 

Alternatively, SET presumes the exchange of resources, 

tangible or intangible, between individuals or groups in 

interaction, with resulting costs and benefits. This theory 

argues that residents who benefit most from tourism have a 

more positive perception of its impacts, while residents who 

perceive more costs than benefits tend to oppose to tourism 

development (Andriotis and Vaughan, 2003). For example, 

residents who can profit economically from tourism, such as 

merchants, property owners and investors, are more 

conducive to tourism development. 

Research also takes a number of directions regarding its main 

focus. The community's link to the place is one of the variables 

considered determinant in the analysis of residents' 

perception (Andereck et al., 2005; Gu and Ryan, 2008; Gursoy 

and Rutherford, 2004). Community attachment or place 

attachment "comprises both physical and social bonding that 

impacts on place identification and sense of self" (Gu and 

Ryan, 2008). While in the research of Andereck (et al., 2005) 

there wasn’t found a relationship between place attachment 

and resident perception, Gursoy (2004) affirms that place 

attachment not only influences the perception of 

costs/benefits, but also affects residents level of support for 

tourism development. 

From the tourist point of view, both the place and its 

community are important to determine the quality of the 

destination (Pearce and Schänzel, 2013). Diedrich (2009), in 

his study based on the Tourism Area Life Cycle (TALC), argues 

that if residents’ perceptions towards tourism are mainly 

negative and this affects their attitude and reactions, there will 

be a negative effect on tourism, contributing to the touristic 

destination decline. That is, residents' perceptions can be 

harmful to tourism development. Tourism Area Life Cycle, 

initially theorized by Butler (1980) and which defines the 

various phases of tourism evolution - exploration, 

involvement, development, consolidation, stagnation and 

decline - thus correlates with the Irridex model (Irritation Index) 

constructed by Doxey (1975), which suggests a sequence for 

residents' attitudes, considering the increase in tourist 

demand and increasing interaction time between residents 

and tourists - euphoria, apathy, irritation and antagonism. 

In Andereck's (2005) investigation of perceived impacts by 

residents, it was concluded that through a two-way interaction 

process of education/awareness of the benefits of tourism and 

citizen involvement in decision-making processes, support of 

local communities towards the sector would increase, and 

potentially mitigate conflicts between residents and tourists. 

2.3 Gentrification 

The concept of gentrification was first introduced by 

sociologist Ruth Glass in the 1960s, defining the process that 

occurred in some of London’s neighborhoods. This 

expression referred to the displacement of the middle and 

upper classes to working-class quarters, replacing the 

preexisting population. The phenomenon is accompanied by 

the rehabilitation and transformation of existing properties in 

order to be adapted to the new residents, causing a change 

in the social structure and real estate market in these areas. 

This initially sporadic and anomalous process evolved rapidly, 

and its concept was explored and diversified, until it reached 

a significant expression in contemporary urbanism (Smith, 

2002). 

Smith (2002) defines three phases of gentrification. The first, 

called sporadic gentrification, began around 1950. It is based 

on the phenomenon described by Glass: middle-class 

elements occupy devalued central areas, enticed by low real 

estate prices, proximity to urban services and infrastructure. 

The second wave is marked by the consolidation of 

gentrification. It takes place in the 70s and 80s, in which the 

process is less influenced by the middle class initiative and 

more by the real estate market. The potential for profit leads 

to private investments in real estate and land at low prices, 

and the subsequent valorization of buildings and public space 

make it possible to sell at higher prices. Simultaneously, 

public-private partnerships for urban rehabilitation are 

developed. The third wave emerges in the 1990s and 

enunciates generalized gentrification. The concept broadens 

and investment of national and international corporations in 

urban centers arise, and increases the number of responses 

to the needs of the middle class - employment, consumption 

and leisure - with consequent ennoblement of these areas and 

changes in the urban landscape. In these three phases, Smith 

(2002) detects a common point: the process of gentrification 

implies a displacement of lower income classes from the 

urban centers. 

However, not all processes happen in the described temporal 

patterns, since new places are the stage of the enunciated 

transformations. This is the case of Mendes' (2012) study of 

the arrival of new residents in Bairro Alto since the early 1980s. 

New residents, who are generally middle-class, with high 
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school and cultural capital, rediscover the historical and/or 

architectural value of the neighborhoods, of privileged 

location, and recognize the relations of proximity and 

neighborhood that still exist.  

As more and more middle-class elements occupy these 

areas, real estate developers also see an opportunity for 

investment in the purchase, renovation and subsequent sale 

at higher prices, causing a rise in real estate value. At this 

stage the concept of gentrification is used to define the 

replacement of the former residents in these working-class or 

popular/traditional neighborhoods (Malheiros and Carvalho, 

2012) who cannot keep up with the housing costs that the 

wealthier classes are willing to bear. 

Several studies have reported that gentrification occurs in 

urban centers. Ley and Butler (Hamnett, 2003) argue that the 

cultural orientation, preferences and working patterns of the 

middle class lead to a predisposition to live in the center of the 

city. Its attractiveness is related to the abundant supply of 

cultural, social and entertainment services (Helms, 2003). The 

location close to their work activities, commerce and services 

have another benefit - mobility, making it possible to avoid 

long car or public transport trips (Zukin, 1987). 

One of the positive consequences of this phenomenon in 

historical centers is urban rehabilitation. The conservation and 

rehabilitation of buildings and public space enhances their 

value and facilitates the entry into the real estate market, 

therefore capital investment by gentrification identities is 

recurrent (Zukin, 1987). The benefits to the economy are 

undeniable: the tourism industry contributes to local revenues 

and job creation (Gutiérrez et al., 2017). On the other hand, it 

does not improve or create opportunities for the lower income 

classes, distancing them from the centers and accentuating 

social inequality (Land et al., 2012). 

Nowadays, the concept of gentrification combined with the 

dynamics of tourism is taking place in historical centers. The 

term "tourist gentrification" is defined by Gotham (2005) as the 

"transformation of a middle-class neighborhood into a 

relatively affluent and exclusive enclave marked by a 

proliferation of corporate entertainment and tourism venues" 

(p. 1099). 

This type of gentrification provoked by the pressure of tourism 

can lead to residential and commercial displacement. 

Housing displacement driven by tourist-oriented revitalization 

policies is a reality in many neighborhoods, including the 

transformation of residential apartments into short-term rental 

(Cócola Gant, 2015). The case of the expansion of Airbnb in 

the historic center of Barcelona is an example of this 

phenomenon (Gutiérrez et al., 2017). Tourists prefer 

accommodation in city centers, where distances to major 

attractions, commerce and services are reduced, which 

together with the often lower costs comparing to hotels have 

led to an increase in the supply of short-term rental. The great 

pressure provoked by tourism, as in the case of Barcelona, 

leads to an intense process of gentrification - the supply of 

housing reduces, and the pressure on the value of urban 

facilities creates an incentive for citizens to abandon central 

areas (Gutiérrez et al., 2017). 

On the other hand, the growing tourist activity stimulates the 

emergence of consumption-oriented activities in residential 

spaces. The increase in demand, caused both by the increase 

in the number of tourists and tourist accommodation, has 

created the opportunity for new commercial establishments 

and services targeting a new public. Demands of tourists and 

residents are not always compatible, leading to competition 

for land use (Ashworth and Tunbridge, 1990). Thus, much of 

the local commerce and services disappear, substituted by 

national and international chain stores able to support 

increased costs. While the needs of tourists are met, the daily 

lives of residents, especially those with lower incomes, are 

threatened by the loss of the daily services they need (Cócola 

Gant, 2015). This process is called commercial gentrification. 

In sum, (Gotham, 2005) states that "tourism gentrification is 

commercial as well as residential and reflects new institutional 

connections between the local institutions, the real estate 

industry and the global economy” (p. 1114). In this complex 

phenomenon, gentrification is not only a result of consumer 

desires, to which capital simply reacts. In addition to demand, 

offer is worked and advertised by investors in order to attract 

tourists and potential residents, with the aim of making profit. 

2.4 Touristification 

According to MacCannell (1976), tourists have limited access 

to the places they visit. The front regions are the most targeted 

places for tourism, more staged and where there are the main 

tourist attractions. According to the author, visitors mainly 

travel in these areas, but there remains the will to access the 

back regions - where one can observe the reality of local 

communities, and where authenticity is preserved. This desire 

associated with the urban tourist has led to more and more 

movement in the historic neighborhoods, and is closely linked 

to the success of short-term rental. 

The growing circulation of tourists in the historical centers is 

accompanied by the appearance of commerce and services 

to support the activity. To that end, much of the traditional 

shops have been replaced by tourist restaurants, bars and 

souvenir shops. Gotham (2005), in his case study at Vieux de 

Carre, finds a significant decrease in local commerce - namely 

grocery stores, laundries, barber shops and footwear stores – 

parallel to tourist oriented activities growth. Commercial 

gentrification, mentioned in the previous chapter, thus 

represents a form of touristification. 

Historical centers have also been subject to a redefinition and 

reinterpretation of their cultural heritage as a way to remain 

attractive and competitive (Nasser, 2003). The adaptation of 

symbols and traditions of a community for consumption, the 

so-called staged authenticity (MacCannell, 1976), has also 

triggered a touristification process. Nasser (2003) argues that 

heritage reinterpretation contributes to the disneyfication of a 

place - the distinction between museums, historical heritage 

and theme parks is increasingly blurred. 

Following further heritage exploitation, residents fear the loss 

of authenticity. Excessively tourist-oriented trade is also an 

obstacle to the daily lives of residents, who are subject to 

greater travel distances and higher prices of goods and 

services (Cócola Gant, 2015). Tourism is a cause for 

residents’ displacement, and is itself harmful for tourism: the 

resident population is a key element in the construction of the 

identity of the place (Ashworth and Tunbridge, 1990).  

3 METHODOLOGY 

The main goal of this study is to understand the 

transformations triggered by tourism growth in historical 

neighborhoods. The methodology adopted involves the 

selection of a case study, but it is applicable to anywhere in 
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the world. In the following points the process undertaken will 

be further explained. 

3.1 Case study: the Alfama neighborhood 

In the context of increasing attractiveness of the city of Lisbon, 

the Alfama historical neighborhood was chosen as the case 

study. 

Alfama, with its strong historical and popular character, "is 

possibly the most often used among urban references for the 

symbolic construction of the typical image of Lisbon" 

(Cordeiro et al., 1999). The uniqueness and identity 

associated with the neighborhood are based on its peculiar 

physical characteristics, the presence of local communities 

and their daily practices (Bernardo et al., 2017), with emphasis 

on social interactions between residents. Some of its cultural 

trademarks are Fado music, the popular Saints festivals, 

gastronomy and the typical buildings covered with tiles, 

deeply associated with the image of the city.  

   

     

Figure 3.1 Urban, architectural, traditional and social characteristics of 

the neighborhood. Sources: Paul Bernhardt; pinimg.com; 

voyagevirtuel.com; Paul Bernhardt; Camilla Watson 

These qualities are enjoyed by tourists, following the 

accentuated growth of tourism in Lisbon since 2013. The 

neighborhood has been subject to major urban rehabilitation 

interventions, which transformed a once dirty, unsafe and 

degraded neighborhood into the strong attraction it is today. 

Commerce has changed, visitor flow has increased, short-

term rental has proliferated, and residents’ dissatisfaction is 

consequently increasing. Above all, Alfama is representative 

of one of the problems currently under discussion: the 

displacement of population from the historical center. 

For this study, the old Parishes of Sé, São Miguel and Santo 

Estêvão were considered as the physical limits of the 

neighborhood. 

 

Figure 3.2 Physical delimitation of Alfama neighborhood – Old 

parishes of Sé, São Miguel and Santo Estêvão 

3.2 Variables in research, data collection and data 

treatment 

The methodology is developed according to three main goals, 

identified in Table 3.1, and the variables selected are aligned 

with these goals.  

The contextualization of research (goal 1) encompasses two 

main aspects. On the one hand, before analyzing the 

transformations in the case study, it is intended to understand 

its framework in the context of the country and city, regarding 

tourism development and its impacts. For this, bibliographical 

research is essential, as well as the identification of the main 

concerns disseminated in the media. The discourse must be 

supported by quantitative data, indicative of tourism growth. 

On the other hand, the legislative regime leading the main 

agents of transformation must be approached. 

The analysis of transformations in the neighborhood (goal 2) 

is carried through a set of quantitative data. This is developed 

in 3 phases: univariate analysis, relationships between 

variables, and a cluster analysis – neighborhoods in the 

Neighborhood. These topics correspond to the following 

objectives, respectively: 

• Analyze each variable individually through its 

spatialization, contextualizing the analysis topics at the 

study site; 

• Finding relationships among analyzed variables, 

drawing relevant conclusions about the dynamics 

related to tourism; 

• Distinguish different patterns within the neighborhood, 

the stages of transformation caused by the tourism they 

are in, and concerns for the future. 

The data was collected at the scale of the statistical 

subsections that compose the 3 parishes. All variables must 

correspond to the same territorial units (statistical subsection), 

be georeferenced, and be relative instead of absolute (to 

ensure comparability). The process of data treatment is 

presented in Table 3.1. 

In order to understand residents’ perceptions about tourism 

impacts (goal 3), a survey was carried out in the 

neighborhood. Based on the results, residents' perception is 

presented in three phases: survey results, relationships 

between variables and cluster analysis – resident profiles. The 

objectives are as follows, respectively: 

• Analyze the results of each section of the survey 

individually and in detail; 

• Find relationships between analyzed variables, drawing 

relevant conclusions about the relationship between 

hotels, short-term rental, urban rehabilitation and the 

rest of the variables; 

• Distinguish different residents’ profiles, namely what are 

the characteristics of groups that present the 

positive/negative opinions of tourism and who 

does/doesn’t intend to leave. 

The survey was mainly carried out in person and to a lesser 

extent, via a digital form. To ensure an adequate 

representativeness, the sample size was calculated 

considering a confidence level of 90% and margin of error of 

5%, resulting in 254 surveys. The number of inquiries per 

subsection are also estimated. This value is not intended to 

be strictly followed, but to serve as a guide for a relatively 

homogeneous distribution throughout the neighborhood.  
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GOALS VARIABLES METHODS 

1) Comprehend the socio-

economic context, policies, 

measures and actions on the 

basis of the transformations 

- Tourism evolution at the country/city 

- Tourism consequences at the country/city 

- Policies, measures and actions 

- Documental analysis 

- Articles consultation in the media 

- Quantitative data analysis 

- Consultation of the current legislation 

2) Identify the urban 

transformation dynamics 

Variable themes: 

- Population 

- Housing 

- Buildings 

- Hotels 

- Short-term rental 

- Building rehabilitation 

- Documental analysis 

- Quantitative data analysis 

TASKS TO BE HELD 

Univariate analysis (excel) 

Individual presentation of the variables according to the themes, supported by graphs and 

maps that reveal their distribution, highlighting short-term rental 

Relationship between variables (Statistica – correlation matrix) 

Insertion of the data in a correlation matrix and interpretation of results, depending on the 

relationship with hotels, short-term rental and urban rehabilitation 

Neighborhoods in the Neighborhood – Cluster analysis (excel and Statistica) 

- Define the appropriate number of clusters (amalgamation schedule and tree 

diagram); 

- Cluster analysis k-means; 

- Interpretation of results (plot of means); 

- Individual characterization of the clusters (individual scheme, explanatory text, 

identifying photograph and location); 

- Map of all clusters, comments and concerns for the future 

 

3) Comprehend the residents’ 

perception of tourism impacts 

About the residents: 

- Who are they? 

- Where do they live? 

- What are the dwelling’s physical 

characteristics? 

- What is the property regime? 

- What are the urban and touristic dynamics? 

- What do they think about tourism? 

- What’s missing in the neighborhood? 

Do they think about leaving the neighborhood? 

- Surveys 

- Quantitative data analysis 

- Direct observation 

TASKS TO BE HELD 

Sample quantification 

Calculated according to the desired level of confidence and margin of error (eg. 95% and 5%), 

and subsequent distribution by subsections 

Systematization of survey results (excel) 

What are the different patterns in the neighborhood? 

What are the transformation phases in the neighborhood and where do they take place? 

Which concerns for the future? 
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GOALS VARIABLES METHODS 

Individual presentation of the results according to the themes, supported by charts, 

highlighting the positive and negative impacts of tourism and measures proposed by residents 

Variables conversion (excel) 

Conversion of nominal variables into numerical 

Relationship between variables (Statistica – correlation matrix, ANOVA and independence test 

with Pearson’s chi-square) 

Insertion of the data in a correlation matrix and confirmation of relations with ANOVA and 

Pearson’s chi-square. Interpretation of results 

Residents’ profiles – Cluster analysis (excel and Statistica) 

- Define the appropriate number of clusters (amalgamation schedule and tree 

diagram); 

- Cluster analysis k-means; 

- Interpretation of results (plot of means); 

- Individual characterization of clusters (individual scheme and explanatory text); 

- Comments  

 

Table 3.1 Methological synthesis 

4 RESULTS AND DISCUSSION 

In this chapter are presented the results for the points 

previously mentioned. 

Concerning the legislative context of the transformations, 

several topics were approached.  

Regarding urban rehabilitation, From the 1980s onwards, a 

growing concern about the degradation of the city has 

emerged. With the objective of promoting urban rehabilitation, 

several programs have been implemented by the Lisbon City 

Council. Despite the contribution of these initiatives, the city’s 

Municipality does not have the capacity to promote all the 

necessary rehabilitation, since its budget is limited. Therefore, 

public-private partnerships or exclusively private investment 

play an important role as a way of financing rehabilitation 

(Santos et al., 2007). 

Following the social turbulence from the two great wars in 

Europe, the cities of Lisbon and Porto were subjected to 

frozen rents, which spread during the 1974 revolution to all the 

counties of the country (Braga, 2013). 

The impossibility of the landlord to update the rent, coupled 

with the automatic renewal of leases had several 

consequences. On the one hand, the landlord is required to 

"subsidize" the rents of the dwellings, without obtaining 

significant income (Braga, 2013). In addition, a large part of 

the poor families that are eligible for social housing, due to the 

insufficient supply of the social rental market, depend on the 

private rental sector (Alves et al., 2017). The consequent 

financial incapacity of homeowners for conservation and 

rehabilitation is reflected in the degradation of real estate, 

mainly in the historical centers of the cities (Braga, 2013). The 

frozen rents also discouraged potential investments in the real 

estate market, leading to a shortage of rental offer. 

The New Urban Lease Regime (NRAU) of 2012 emerges in an 

attempt of gradual liberalization of the rental market. The main 

purpose of the NRAU is to establish a special regime in order 

to update old rents, seeking to resolve issues such as the 

frozen rents, practiced values much lower than market values, 

and the difficulty and delay of the eviction process, which 

unsettled and distanced many landlords from the activity.  

Although some confidence is restored in the option of renting, 

at this time short-term rental appears as a new way of 

monetizing the property, taking a leading role in the market. 

The few requirements, the simplicity of the contact with the 

consumer and the profitability that it provides, has made it an 

advantageous alternative for two already existing markets: 

hotel and renting. Lack of supervision has led to large 

numbers of short-term rental continuing to grow, many 

operating illegally. Only from 2017 was decreed the obligation 

to identify the registration number on the publicity platforms 

(Airbnb, Booking, Homeaway), reducing the number of illegal 

lodgings. Plus, a simulation made considering the typical 

taxes applied to the property owner, comparing housing 

renting with short-term rental, led to the conclusion that even 

at the highest tax level for short-term rental, the tax payed by 

landlords who rent for residential purposes is higher. 

The Golden visas and fiscal benefits for foreigners were also 

considered to have an impact, due to their contribution 

towards real estate rising values and reduction of housing 

supply to national residents. 

  

Who are they? 

Age, nationality, physical characteristics and property regime, urban and tourist 

dynamics 

What do they think? 

About tourism in the neighborhood and in the city, and about their stay in the 

neighborhood 
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When it comes to the transformations observed in the case 

study, an intensive occupation of short-term rental and 

rehabilitation process was emphasized. In fact, 41% of the 

buildings in this area suffered some intervention since 2004. 

A strong relation between rehabilitation and hotels, big short-

term rental establishments and high density short-term rental 

areas was found.  

In terms of STR occupation, 32% of buildings possess at least 

one short-term rental establishment. At this point, STR 

capacity is almost equal to the total population number in the 

neighborhood: 50% residents fore 50% tourists. 

The cluster analysis allows the identification of different 

characteristic patterns, associated with different levels of 

transformation. 

 

Figure 4.1 Clusters analysis map results 

Cluster 1 encompasses the areas of low occupation in 2011 

(some vacant lodgings) and inhabited mainly by the elderly. 

In 2017 we can observe some buildings with STR, although it 

is not the cluster with more density. It also presents a marked 

rehabilitation level. It is inferred that, in these mainly residential 

areas, much of the local accommodation resulted from the 

high number of vacant dwellings in 2011 as well as from the 

exit/passing of the elderly. The level of transformation is 

average, given the existence of tourist accommodation, 

although not as intense as in other clusters. 

Cluster 2 represents low-occupancy residential areas that 

have undergone little transformation - STR occupancy is low 

and rehabilitation is also low. The subsections covered are 

those which have undergone the least transformation and as 

such remain relatively unchanged. 

Cluster 3 is characterized by the buildings with the largest 

area and number of floors in 2011, which in 2017 reveal the 

highest number of licenses for rehabilitation, as well as hotel 

occupancy. This cluster had in 2011 a high percentage of 

vacant houses, which will have been partly taken advantage 

of by the hotels. Given the size of a hotel and the works it 

requires, it is not surprising that it matches the higher amount 

of licenses issued. The rehabilitation has probably been also 

boosted by the proximity to the Sé, one of the major tourist 

attractions in the neighborhood. This cluster is an example of 

the influence of tourism in urban rehabilitation, in which a 

great transformation is visible. The inhabitants are mostly 

young people of high academic education, which can be 

associated with a higher remuneration and as such, economic 

conditions to live in houses with bigger areas. 

The positive impact that tourism has had on urban 

rehabilitation is evident: clusters 1, 3 and 4 have high levels of 

rehabilitation, and occupy large areas in the neighborhood, 

particularly in the parishes of Sé and Santo Estêvão. These 

are representative of a major transformation in buldings 

rehabilitation. 

As it can be seen, cluster 5, more identifiable of the 

gentrification in the neighborhood, is located in its central 

core. The phenomenon of STR is still at the beginning: in the 

areas surrounding this most affected region there aren’t still 

many signs of intensive occupation of short-term rental, while 

maintaining its residential character. However, in a context of 

growth not expected to slow down, residential use of tourism 

in the neighborhood is expected to be gradually replaced. 

Therefore, it is probable that the phenomenon will spread to 

areas still not very affected, namely for cluster 2, still 

residential and the closest to the most affected area. 

From a future perspective, it is possible that the substitution 

of uses and real estate speculation leads to the gentrification 

of the neighborhood, to a point where the importation of 

customs brought by new residents and the annihilation of the 

current ones will be inevitable. 

Regarding the survey results, positive and negative impacts 

were identified and measurements were suggested (Figure 

4.2). 

Among the positive impacts, the category of economic 

impacts stands out, with half of the positive impacts indicated, 

followed by the social dimension. The most mentioned 

economic impacts are related to the increase in revenue in the 

neighborhood, the revitalization of commerce, the increase in 

employment and business opportunities, namely the need for 

different services that are convenient for tourists, the 

triggering of new economic investments (such as the cruise 

terminal), the option of STR for individual owners and the rise 

in real estate value, favorable to neighborhood owners. From 

the social point of view, it is essentially the street life that 

tourism brought to Alfama, a greater flow of people in the 

neighborhood that led to a younger dynamic and a more 

active neighborhood. From the urban point of view 

rehabilitation was a topic referenced by 23% of the people. 

The increase in urban cleaning has also been associated with 

positive impacts from the environmental perspective. 

Regarding the negative impacts, respondents are mostly 

concerned about the social dimension (60%). Residents’ 

displacement, excess of short-term rental, touristification of 

commerce, loss of identity - in particular the loss of 

neighborhoods, excessive tourist-targeted commerce 

(souvenir shops and shops that appear to be typical) and loss 

of traditional commerce, the foreign language instead of 

Portuguese language and the more commercialization the 

traditions of the neighborhood, such as Fado - all included in 

the social dimension, are the problems mostly mentioned in 

the surveys. 

"People are being evicted, neighborhood life dies, there 

are fewer and fewer inhabitants" 

"In the street of S. Pedro there were only fishmongers, 

with a lot of residential movement. Now it's just tourist 

movement" 

"Traditional shops has been replaced by trade primarily 

for tourism" 

With the aim of understanding the needs of the population and 

what could be improved, a question was asked: what is 

lacking in the neighborhood? 
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Faced with this question, 93% of the proposals appear in 

response to the impacts caused by tourism. The most 

frequent suggestions are to increase commerce and services 

for locals: grocery stores, bakery, pharmacy, banks, post 

office, protection of traditional shops and diversification of 

supply. The captation of residents is also considered a priority 

issue. Young people, Portuguese residents, long-term 

residents and the ability to fix the resident population are 

some of the topics pointed out by the respondents. This is 

followed by increased policing and urban hygiene. 

The balance between local housing and housing is suggested 

through a legislation framework that promotes control of the 

amount of STR, establishment of quotes and creation of a 

strategic plan for the development of tourism. The facilitation 

of access to affordable rents proposed, through the increase 

in the number of social housing and public support for 

affordable housing, especially for young people. 

Other proposed measures were the creation of more parking, 

improved accessibilities for vehicles, improved public 

transport, rehabilitation of public space, buildings and 

specifically the rehabilitation of Lisbon’s Municipality 

properties, as well as measures for noise reduction.

Additionally, there were identified 6 residents’ profiles. 

According to these profiles, older residents are the ones who 

have the most negative opinions about tourism. Although they 

do not have a high number of short-term rental in the building 

and do not pay high rents, they are concerned about the 

negative impacts on the neighborhood, especially on the 

social level. Their opinion is not reflected in the intention to 

leave, since they wish to remain in the neighborhood - "this is 

my neighborhood". On the other hand, young people are the 

ones with the intention of leaving, both due to the high rents 

practiced and the need for bigger houses. Those who have 

STR in the building have a more negative view of tourism in 

the neighborhood, while the rest are more positive. 

The property owners of the neighborhood do not intend to 

leave, and have the most positive view regarding tourism. On 

the other hand, foreigners have positive and negative views of 

tourism. Their negative opinions prove that an excessive focus 

on tourism ends up interfering with the qualities that initially 

led foreigners to want to live in the neighborhood, which go 

beyond the privileged location in the city center: architectural 

characteristics, neighborhood way of life, and above all, 

authenticity. 

 

 

Figure 4.2 Positive and negative impacts, and measures suggested by residents
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5 CONCLUSION 

Tourism growth, which is expected to continue, has been 

associated with an intense urban rehabilitation movement in 

the city of Lisbon. In fact, despite Lisbon’s Municipality 

important initiatives in support of rehabilitation, a 

transformation as drastic as occurred in recent years would 

not be economically possible without the private sector. In this 

context, the figure of short-term rental is increasingly 

established as an option for tourist accommodation and as a 

driver of urban rehabilitation. 

Although this activity’s maintenance is more demanding, it is 

increasingly favored by the owners, due in part to lower tax 

burdens, allowing higher profit. Simultaneously, while NRAU 

has reestablished some reliance on the renting process, 

through upgrades of frozen rentals and facilitation of eviction 

proceedings, some fear of tenant protection policies is still 

latent. STR has the advantages of being a way of monetizing 

the property more freely and with the possibility of greater 

economic return, with the negative consequence of reduction 

in the housing supply. The lower supply, coupled with high 

demand, leads to higher real estate prices. 

Golden Visas program and the tax benefits for foreigners are 

also associated with this increase. On the one hand, Golden 

Visas lead to a concentration of high capital flows in a reduced 

area. On the other hand, tax benefits for foreigners capture 

residents of higher economic possibilities with less tax 

burden, both factors contributing to real estate speculation 

and the reduction of housing supply. 

The intense urban rehabilitation movement is confirmed in the 

special transformation analysis. Its relationship with tourism 

activity is evidenced through the coexistence of rehabilitation 

licenses issued with the implementation of hotels, large 

establishments of local accommodation and high density 

areas of short-term rental. 

While some totally vacant and degraded buildings were 

rehabilitated, and therefore where the effects of tourism were 

positive (cluster 3 and 4), the central core of the neighborhood 

shows clear signs of gentrification (cluster 5). For now, the 

existing local accommodation has the capacity to 

accommodate a number of visitors almost identical to the 

resident population, 50% of tourists to 50% of residents. 

However, the phenomenon of gentrification is still in the 

beginning: the trend has the potential to expand to two other 

groups (cluster 1 and 2), still quite residential and with less 

STR. 

The positive impacts pointed out by the residents are in 

accordance with the literature review: tourism growth has 

contributed positively from the economic point of view, 

through increased revenue, increased employment and new 

business opportunities. Urban rehabilitation is also notable for 

its contribution to the valorization of the historic center, 

improvement of urban space, reconstruction of vacant 

buildings and revitalization of the image of the neighborhood 

in general. 

Negative impacts are mostly associated with the social 

dimension. Gentrification, excess of local accommodation, 

identity loss and touristification are also identified by other 

authors. 

Cluster analysis of resident profiles leads to one of the most 

pertinent findings of the research - individuals who own their 

property and therefore don’t feel threatened by the instability 

of the real estate market are those who have a more positive 

view on tourism. Older residents and those living in houses 

owned by the Municipality have the most negative views of 

tourism in the neighborhood and are, like the owners, those 

who do not want to leave. As their incomes are low, we can 

link this relation to the concept of place attachment: residents' 

perception is influenced by the community's attachment to the 

place (Gursoy and Rutherford, 2004). The inhabitants who 

intend to leave are the young residents who pay the highest 

rents, anticipating an even more acute aging of the 

population. The opinions of foreign residents are divided 

between positive and negative. The negative opinions of 

foreigners show that the neighborhood has changed in 

relation to their initial expectation - tourism has reduced the 

attractiveness that appealed to them in the first place, very 

much linked to the authenticity of the neighborhood. 

In general, it is observed that the negative perception of the 

residents does not surpass the positive one, yet. With the 

development of the activity and the impacts associated, 

residents’ perception can be aggravated, leading to 

antagonism, as theorized by Doxey (1975, cit. in (Andriotis 

and Vaughan, 2003). 

The conclusions of the context analysis, physical 

transformations and residents’ perceptions reinforce each 

other, alerting to the need of public action. 

When residents are questioned about what is missing in the 

neighborhood, most of the answers are linked to the 

minimization of the main negative impacts of tourism. 

Regarding the issues related with housing, residents indicate 

the need to attract residents, ensure a balance between STR 

and housing, and improve access to the rental market through 

affordable rents and more public support. In order to promote 

the short-term rental/housing balance, they suggest the 

creation of adequate control measures and legislation for 

STR, establishment of quotes, increased monitoring and the 

creation of an integrated strategy for tourism development. 

Given the climate of conflict between residential and tourist 

use, despite the growing concern of the population and 

political organizations, adequate solutions have not yet been 

put into practice. In fact, the problems mentioned are part of 

the administrative responsibilities of the Lisbon City Council - 

housing, commerce, social intervention, urban hygiene, 

mobility, security, urban planning, environment. It is alerted to 

the need for Lisbon’s Municipality to intervene. 

The development of future research is proposed, with the aim 

of identifying impacts and seeking solutions. The 

contributions that this research entails could be enhanced by 

further investigations after the next demographic census in 

2021, when it will be possible to effectively verify the changes 

caused by tourism, particularly by short-term rental, at the 

population level. More direct collaboration between 

administrative bodies and tourism-related organizations is 

also desirable, in order to facilitate monitoring and research 

based on tourism data. 
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