Housing Reality Check
Summary of Findings and Operational Conclusions
Thursday, 10 July 2025, Brussels
Participants:

- All Member States except Bulgaria, Finland and Lithuania.
- The European Commission

e DG COMP
e DG ENER, DG ECFIN, DG EMPL, DG JUST; DG REGIO, DG RTD
- Stakeholders:

e Aedes vereniging van woningcorporaties — AEDES

¢ Build Europe

e European Investment Bank (EIB)

e EuroCities

e FEuropean Association of Public Bank

e Fédération Européenne d’Associations Nationales Travaillant avec les Sans-Abri
(FEANTSA)

e Housing Europe

e International Union of Property Owners

¢ International Union of Tenants

e Union Social Pour I’Habitat

Introduction:

The Housing Reality Check, held on 10 July 2025 in Brussels, brought together Member States,
EU institutions, and key housing stakeholders to provide feedback on the revision of the SGEI
State aid rules for social and affordable housing following the launch of a Public Consultation and

a Call for evidence. The meeting aimed at discussing the core issues of the planned revision to

ensure that the proposed amendments are well targeted to “real life” situations and effective in
tackling practical State aid-related challenges in the affordable housing sector.

Themes discussed

Participants were invited to share views, based on their experience, on the desirable features of
affordable housing SGEIs to provide more flexibility to Member States in financing affordable
housing, while avoiding both undue interference with market forces which could crowd out private
investment and distort competition and a detrimental impact on social housing to the detriment of
the most vulnerable groups in society. In particular, views were sought on:

- The definition of affordable housing which would be included in the revised SGEI Decision
based on a proposal from the Commission;
- The possible conditionalities for affordable housing SGEIs;
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- The maximum amount of aid for affordable housing SGEIs.
Stakeholder input:

Overall, stakeholders welcomed the Commission’s initiative but expressed some concerns about
insufficient clarity and the need to preserve flexibility for Member States. Several underlined the
need to respect the subsidiarity principle, particularly on setting income thresholds, rent levels,
and affordability criteria. Most stakeholders considered the inclusion of energy efficiency
requirements in the definition of affordable housing as unnecessary or potentially restrictive. A
majority expressed reservations on the restriction of affordable housing SGEI to specific
geographical areas. Broad support emerged for recognizing both renovation and new construction
as eligible, and for avoiding caps on compensation. Some argued for targeted instruments and
stable rules for long-term investment. It was also mentioned that the boundary between social and
affordable housing could be difficult to define, and that no clear consensus existed in this regard.
Some stakeholders also warned that extending support to affordable housing without clear
safeguards could risk diverting support away from social housing.

Member States input:

11 Member States intervened, broadly supporting the need for updated SGEI rules while stressing
the importance of maintaining flexibility to adapt the rules to diverse national and local contexts,
particularly regarding eligibility thresholds, affordability criteria, and the duration of public service
obligations. Several Member States stressed the need for clarity in defining the boundaries between
social and affordable housing. Concerns were raised about the inclusion of energy performance
requirements in the definition of affordable housing proposed by the Commission and whether
these might limit the effectiveness or feasibility of national measures. Diverging views were
expressed on the relative importance of renovation versus new construction. Across the board,
Member States emphasized that the revised framework should support long-term investment,
allow for different housing delivery models, and avoid overly rigid or prescriptive approaches that
could hinder innovation or public-private cooperation. Exchanges also revealed significant
differences among Member States, both in conceptual understanding and in terminology. Some
participants currently address affordable housing needs to some extent within the existing social
housing framework under SGEI rules and expressed a preference for preserving systems that are
already functioning well in their national context.

Conclusions

The European Commission acknowledged the very valuable contribution from Member States and
stakeholders and invited them to also provide their written feedback to the ongoing consultations.
The insights collected, alongside the feedback that will be collected through the Call for Evidence
and the Public Consultation, will inform the State aid revision process, which is expected to be
finalized by Q1 2026.

Discussions reaffirmed the importance of embedding flexibility and respecting the principle of
subsidiarity whenever relevant, points that the Commission will take into account in its continued



reflections on the revision of the SGEI rules to ensure that Member States retain sufficient
discretion to tailor the rules to their specific national and local housing contexts. Overall, the
meeting marked an important step toward formulating a flexible framework to advance affordable
and energy-efficient housing efforts throughout the EU.



