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Buying a Second Home in Goa (2025): Key
Points Summary

MARKET REALITY (Not What You've Heard)

Goa's real estate market has stabilized after years of rapid growth. Prices are holding
steady, not declining—a shift from speculation to sustainability. This isn't a crash; it's
market maturation.

The critical correction you've heard about? It applies to hotel tariffs and short-term
rental income, not home purchase prices. Savvy investors understand this distinction.
Smart money enters during stabilization, not booms.

OCCUPANCY SEASONALITY: Plan Accordingly

Goa's tourism follows distinct seasons:

e October-March (Peak): 80-90% occupancy. Hotels full, rates high. Your property
earns maximum.
April-June (Shoulder): 50-60% occupancy. Heat arrives, tourists thin out.
July-September (Monsoon): 30-50% occupancy. Rain is relentless, tourism
collapses.

e Year-round average: 55-70%

This isn't a risk—it's predictability. If you need a Goa home for Q4, you have it. If you
want income, the seasonal pattern is known. Plan accordingly.

NORTH GOA vs. SOUTH GOA: Choose Your Adventure

North Goa (Assagao, Siolim, Anjuna, Vagator)

Entry: 2.5- 6 crore

Yield: 4 - 6% net (higher occupancy, rental intensity)
Vibe: Energy, restaurants, digital nomad community
Best for: Income-focused investors, international appeal
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South Goa (Colva, Benaulim, Palolem)

Entry: 21.5 - 3 crore

Yield: 3 - 5.5% net (stable, end-user driven)

Vibe: Peace, wellness, contemplation

Best for: Lifestyle investors, long-term homebuyers
Advantage: Limited supply, stable demand, heritage

Smart strategy: Buy both. 60% North Goa (income) + 40% South Goa (stability). Blended
rental yield with geographic diversification.

THE 5-YEAR HORIZON: Realistic Timeline

Don't think quarterly; think in five-year blocks.

Years 1-2: Learning phase. Lower returns as you optimize.
Years 3-4: Optimization phase. Yields stabilize at 4.5 - 6%. You understand
seasonality, market rhythms.

e Year 5: Reassessment phase. Decide: expand holdings, hold for generational
wealth, or exit.

WHO SHOULD BUY (And Who Shouldn't)
Buy Goa if:

You have 5+ year investment horizon (non-negotiable)
You seek 4 - 6% sustainable income (not 15%)

You value lifestyle alongside financial return

You're comfortable with occupancy variability

You can hold capital without panic

You're an NRI seeking second home + returns

Avoid if:

You need 15%+ annual appreciation

Your timeline is 2 - 3 years

You view this purely as financial instrument
You can't tolerate occupancy swings
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e You need guaranteed returns
e You lack capacity for property management

DUE DILIGENCE (Non-Negotiable)

Before any commitment, verify:

1. CRZ Compliance: Coastal Regulation Zone clearance is mandatory.
Non-compliance risks demolition.

Title Clarity: 15+ year ownership search, verified chain of title, no disputes.
Rental Permits: If renting short-term, confirm permissions and rental licenses.
RERA Registration: Ensure project is registered with state real estate authority.
Structural Quality

Hire a Goa-specialized real estate lawyer . This investment prevents disasters.
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FINANCING OPTIONS

Indian Citizens: 75- 80% LTV at ~7.5- 9% interest, 3 - 4 week approval

NRIs/OCls: 60 - 70% LTV at ~8 - 9% interest, 4 - 6 week approval, FEMA compliance
Foreign Nationals: Cannot purchase directly; lease or company route (complex, not
recommended)

Budget an additional 7 - 10% of purchase price for acquisition costs (stamp duty,
registration, legal).

THE REAL VALUE: Beyond Numbers

Financial returns matter. But here's what spreadsheets miss: Goa offers something
genuine. A community of thoughtful people. Time to think differently.

The best real estate investment aligns finance and feeling. If Goa calls to you—not as a
get-rich scheme, but as a place to belong—then the numbers make sense.

Act thoughtfully. Invest with clear eyes. Build something meaningful.
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NEXT STEPS

Spend 3+ weeks in Goa (rent, don't buy yet)
Visit both North and South Goa

Meet people, understand the rhythm
Engage a local lawyer

When ready, move deliberately
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Goa's market is stable. It'll be here when you're certain.
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