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A. Political context, problem definition and subsidiarity check

Political context

President von der Leyen announced in the Political Guidelines 2024-2029 that the new European Commission will
put forward the first-ever European Affordable Housing Plan. This will address the urgent housing crisis facing
millions of families and young people across the EU, who are unable to access appropriate housing at an
affordable price.

While housing policy remains within the jurisdiction of the EU countries, there have been numerous calls? for a
coordinated EU response to address the shortage of suitable and affordable housing and the escalating costs
across EU countries.

The European Affordable Housing Plan and related policy initiatives and actions will respond to these calls in
seeking to support EU countries and regional and local governments as they seek to deliver affordable and
sustainable housing. The plan will respect the principle of subsidiarity in housing and take account of the many
different stakeholders’ interests.

In addition, the Plan will contribute to other policy priorities, such as achieving our energy and climate goals and
fostering social cohesion. It will build synergies with other policy initiatives such as the upcoming European anti-
poverty strategy and the New European Bauhaus.

Problem the initiative aims to tackle

Housing affordability has deteriorated in recent years. This began with the 2008 financial crisis and continued
through the subsequent period of low interest rates, which drove house prices up. More recently, the issue has
been compounded by the COVID pandemic, the energy crisis and Russia’s continued war against Ukraine. Most
EU countries are now suffering critical housing shortages, in particular in major cities and other growth poles.
Housing costs have risen considerably relative to incomes, representing a major social challenge and burden for
families with children, young people and the most vulnerable in our society. This has also an impact on EU
competitiveness by limiting labour mobility and access to jobs, including for key workers in society (e.g. workers
delivering health, education and other services). The housing challenges are particularly acute in urban areas,

1 For instance, the Letta report, the Liege Declaration of the EU Housing Ministers of March 2024 and the Brussels Declaration of
European Mayors of January 2024.
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where three quarters of the EU population live. Rural areas are affected by housing challenges too in the form of
sometimes excessive demand or a spiral of falling prices due to depopulation. A shortage of affordable housing
also contributes to suboptimal choices and potential mismatches in students’ higher education choices and
mobility, aggravating regional and socio-economic inequalities and undermining EU-wide student mobility.

Furthermore, vulnerable households that experience housing overburden costs are more likely to face energy
poverty and other barriers to accessing essential services.

The increases in house prices and rents can be attributed to several factors, in particular an imbalance between
supply and demand due to many reasons including location mismatch; demographic trends; regional migration,
with population concentrated in cities and coastal areas; an increasing share of individuals living on their own;
and/or pressure from short-term rental of properties in particularly touristic areas. For various reasons, housing
supply has failed to respond adequately to this geographically concentrated growth in demand. Housebuilding is
being held back by a variety of factors. These include scarcity of available land, surging costs for new construction
and renovation, permitting requirements and other administrative burdens, a scarcity of labour, higher costs for
building material and low or stagnant productivity, and in part by limited financial resources for social or affordable
housing construction. Both new builds and the repurposing of existing building stock are also held back by various
regulatory and administrative restrictions (known as ‘permitting’ issues). These problems are often compounded
by a lack of technical expertise and operational capacity needed to design and implement projects at the local
level. There are also issues with transport and land use planning. These can have an impact on the availability
and accessibility of affordable housing, which in turn are linked to transport poverty.

Policy action at European level to support national, regional and local authorities as they seek to address these
problems should be carefully targeted and based on additional evidence and knowledge. This evidence and
knowledge needs to be gathered and, where possible, broken down by EU country and by relevant regional and
local situation (see dedicated section below).

Basis for EU action (legal basis and subsidiarity check)

Legal basis

There is no single legal basis for the EU to act on housing specifically. However, there are various legal bases in
the Treaty on the Functioning of the European Union (TFEU) that give the EU powers with a direct implication for
housing. The relevant TFEU articles are: Article 114 (the internal market), Article 194 (energy), Articles 191 to 193
(climate and the environment), Article 153 (social policy), and Article 174 (the strengthening of the EU’s economic,
social and territorial cohesion).

Housing policy needs to be designed and implemented in full respect of the principles of subsidiarity and
proportionality. The primary competence and responsibility for housing lies with EU countries, and with regional
and local governments.

The housing plan will aim to add value at EU level by setting out effective policies and actions. These will address
the structural drivers of the housing crisis and unlock public and private investments for affordable, sustainable
and decent housing. In this way, important issues such as homelessness and accessibility can be addressed
across the EU.

Practical need for EU action

EU-level action is justified by the Treaty’s overriding objectives to strengthen economic, social and territorial
cohesion, and to avoid further hampering societal cohesion and the EU’s competitiveness. It is complementary to,
and will be carried out in close cooperation with, EU countries at national, regional and local levels, which have
the primary responsibility for housing policy. Housing policies may already, or may further, be impacted by existing
policy initiatives on housing and a wide range of EU legislation. There is a need to disentangle the impacts of
existing EU legislation, including possible indirect or unintentional impacts of other policies on housing, from the
impact of authorities in EU countries ‘gold-plating’ existing EU legislation in their policy implementation.

Complementary EU-level action has also been prompted by the increasing cost of inaction, both for individuals
and for governments. The current housing crisis risks affecting the disposable income of households, leading to
potentially lower economic growth and tax revenues and higher public expenditure in the long term. It impacts on
young people and families and their life choices. It can also affect the mobility of people and contribute to skills
shortages. The crisis also risks increasing homelessness, housing and social exclusion, illegal occupation,
alongside negative impacts on quality of life and the environment, climate mitigation and adaptation policies and
on sustainability.




EU funding, including through blending and financial instruments, can serve as an additional, complementary
means of funding. Such funding goes beyond national funding sources and can help mobilise further public and
private investments.

B. What does the initiative aim to achieve and how

The overall aim of the initiative is to deliver EU solutions to help all actors in the housing sector to provide more
affordable and sustainable housing, thus ensuring social fairness and inclusion as well as competitiveness.

More specifically, the objectives will be to: mobilise investment in housing supply at national, regional and
municipal levels; make it easier for the people most in need, as well as families and young people, to access
affordable, decent and sustainable housing; and remove other obstacles to housing supply and ensure a better
match between supply and demand.

In this context, the European Affordable Housing Plan will address policy actions in areas such as funding and
investment, housing supply and affordability of housing, access to financing, while considering the needs of the
most vulnerable. It will explore ways for fostering and incentivising public and private investments, further digitising
processes and accelerating permitting and public procurement as well as improving the functioning of rental
markets, It will also integrate a comprehensive approach to construction, including addressing skills shortages,
improving working conditions and facilitating construction services provision. Policy options aimed at tackling
affordable housing need to involve social, economic, financial and environmental considerations, including energy
and climate commitments, while aiming to limit the regulatory burden, ensure fair treatment between regions,
between urban and rural areas, and between generations and societal groups. Specific attention needs to be given
to the most vulnerable in society and people with disabilities. We also need to make use of synergies between the
different policies, while considering and managing carefully any potential trade-offs.

Technical support to strengthen capacity at national and sub-national levels should also be developed where
necessary, including for supporting social housing and cooperative housing initiatives. This will ensure that
strategies and policy options developed with EU support can be successfully integrated into national reforms and
investments.

Given the multi-level governance of housing policy, a collaborative approach is required. This will involve all levels
of government and all relevant stakeholders, including in the private sector. Coordinated action at EU level should
be focused on well-designed support to all relevant actors, alongside the exchange of good practices. It should
also be adapted to the prevalent issues in different EU countries and regions. Action should be effective and
proportionate, based on broad consensus on its value added, including at the political level.

Likely impacts

Further analysis and assessment of the initiative’s expected impacts will be needed, drawing on the results of
the consultations. The assessment of expected impacts would include the issues set out below.

e The initiative will aim to increase investment levels and construction activity (including for renovation as
well as new buildings), and make housing more affordable in particular for lower- and middle - income
households. It will reduce the negative effects of rising housing costs on society as a whole and on economic
growth and competitiveness. It will contribute to reducing energy consumption in buildings, thereby also
reducing energy bills for consumers. The initiative will also help unlock the economic and competitiveness
potential of the construction sector. The sector comprises 3.2 million firms (99.9% of which are small and
medium-sized businesses and 90% micro-enterprises), providing 23 million jobs and accounting for 10% of the
EU’s gross value added.

e Who would be affected and how: vulnerable people such as low-income groups, the homeless and people in
precarious living conditions; middle-income households who cannot find decent housing at market prices;
families, young people, key workers, such as workers delivering health, education and other services, who
cannot live in the place where they work, students in higher education studying outside their home region;
private investors in housing and construction professionals

e The spatial distribution of impacts across the various parts of the EU: the housing crisis affects all EU
countries, in particular high-demand urban areas, but there are also consequences for rural areas. The relevant
sustainable development goals (SDGs) that will most likely be affected by the initiative: poverty eradication,
non-discrimination, decent living conditions, access to water and sanitation, health, social justice, sustainable
cities and communities, climate action and energy security.

Future monitoring

The results should be assessed and monitored based on available Eurostat indicators and complementary data
(as necessary) on the characteristics and functioning of housing markets and their development over time and will




explore the need for additional monitoring at EU level. The intention is to use existing monitoring processes such
as the European Semester and the Social Scoreboard.

C. Better regulation

Impact assessment

The Affordable Housing Plan will not be supported by an impact assessment, but an analytical report will be drawn
up. If any of the actions outlined in the action plan require an impact assessment, this will be conducted as part of
the preparations for such follow-up action.

Consultation strategy

The consultation was launched at an event at the European Parliament on 24 March, followed by a series of
themed consultation events hosted by the European Commission, Parliament and other EU institutions.

In addition, there will be a comprehensive public consultation running for 12 weeks and several targeted,
interactive consultations of key stakeholders in areas such as funding and finance, regulatory action, data, good
practices and knowledge. Particular attention will be given to consulting young people, both in the public
consultation and through the Youth Policy Dialogue and other dedicated consultations.

The public consultation will be available in all 24 official EU languages via the Commission’s central public
consultations page, the ‘Have your Say’ portal. A factual summary report will be published on the consultation
page within eight weeks after the public consultation closes. A synopsis report will be also prepared, summarising
all the consultation activities.

The consultations will be promoted via press releases, the Commission’s websites and social media accounts.

Small and medium-sized businesses and local and regional authorities will be consulted in close collaboration with
the European Economic and Social Committee and the Committee of the Regions. The consultation will more
broadly be carried out in close cooperation with the other EU institutions including the European Parliament.

In line with the European Commission’s Better Regulation policy to develop initiatives informed by the best
available knowledge, we also invite contributions from scientific researchers, academic organisations and scientific
associations with expertise in the technical and policy fields linked to the initiative. Contributions can include
relevant published and pre-print scientific research, analyses and data. We are particularly interested in
submissions that synthesise the current state of knowledge in relevant fields.

The Commission has already launched complementary surveys inviting stakeholders to provide feedback on the
provision of construction and installation services in the Single Market and on the market potential of offsite
construction for housing supply.

Why are we consulting?

This public consultation (together with various targeted consultations and dialogues with a wide range of
stakeholders) is intended to facilitate the gathering of additional evidence and knowledge that would help the
European Commission identify policy actions for the Affordable Housing Plan. These actions should add value at
European level, and where necessary be adapted to the national, regional and local levels.

Target audience

The Commission is interested in the views of key stakeholders in the EU housing markets, such as: social housing
providers, owner and tenant organisations, and the real estate sector; the construction and renovation industries
and retailers, and producers of construction and renovation materials and appliances; social partners; civil society
organisations; financial institutions and actors; research and academia; training institutions; planners and
architects; the general public, including young people; organisations supporting homeless and other vulnerable
people, and representing the interests of young people and families; health, tourism and mobility associations.
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