
THE ROLE OF PUBLIC, COOPERATIVE,  
AND SOCIAL HOUSING PROVIDERS

Social housing in Portugal is mainly owned by municipalities 
which manage it directly or, especially in larger municipalities, 
through dedicated public companies. Among them, Gebalis 
manages over 22,000 dwellings and administers rent subsidies 
for low-income households in Lisbon, and Matosinhos 
Habit, manages around 4,300 dwellings, combining housing 
management with social and affordable housing development 
under the Local Housing Strategy of Matosinhos.

Furthermore, the Institute for Housing and Urban Rehabilitation 
(IHRU) also owns and manages its own social and affordable 
housing, providing a total 14,000 dwellings. IHRU is Portugal’s 
central housing body responsible for managing national 
housing programmes and urban rehabilitation initiatives. It 
collaborates with municipalities, cooperatives, and private 
actors to implement national housing policies. 

DYNAMICS OF HOUSING SUPPLY

Public housing units’ construction and rehabilitation is 
increasing, mainly supported by Recovery and Resilience Plan 
(Plano de Recuperação e Resiliência, or PRR) investment, state 
budget and stronger institutional cooperation. 

The RRP funding of around €985mn is enabling a major 
expansion of public housing, engaging IHRU, municipalities, 
and the National Building Rehabilitation Fund (FNRE), with 
support from the public enterprise Construção Pública to 
accelerate large-scale projects. 

Nonetheless, the construction remains below the targeted pace 
mainly due to administrative bottlenecks and limited municipal 
and construction sector capacity which have slowed the 
progress.  

The trajectory for 2025–2026 is however upward (expecting 
+26,000 housing units overall provided through PRR), though 
a large share of the planned supply will mature post-2026. 
Furthermore, the government recently launched a new plan 
to add more housing units to the initial 26.000, growing the 
ambition up to 59.000 housing units up to 2030, in a total 
investment of €4,2bn. 

In parallel, the PRR also sets the goal of creating or making 
available 3.500 new affordable housing units - for households 
with difficulty accessing the housing market due to median 
income - through construction, acquisition, or renovation. A 1.3 
billion loan from EIB was recently secured to further contribute 
to expanding affordable housing supply.

In addition, between 2023 and 2030, IHRU is implementing a 
rehabilitation plan targeting 290 buildings in poor condition, 
with 57.3% scheduled for renovation by 2026, though progress 
is slowed in mixed-ownership buildings where private owners 
lack resources. 

As for the local level, it’s worth mentioning in recent years the 
Lisbon City Council has enhanced its programmes to build 
more units, planning to reach more 3,000 units by 2028 and 
make land available for 4,000 more. Furthermore municipal 
housing companies are also showing an increase in renovation 
activities, especially deep renovation of worse performing 
buildings supported by PRR.

HOUSING NEEDS TODAY

A recent study1 by IHRU shows that in 2023 there were 
approximately 130,000 families living in inadequate housing 
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1 _ Study on Access to Decent Housing: Analysis of Local Housing Strategies within the 
scope of the 1st Right Programme & “Territories with Lack or Inadequacy of Housing Supply in 
Portugal”.



conditions and therefore with unmet housing needs, especially 
concentrated in the metropolitan areas of Lisbon, Porto, 
and the Algarve. This estimate takes into account factors 
such as household income, housing conditions, and social 
vulnerabilities. There are no centralized data on waiting lists for 
social housing but based on the abovementioned study IHRU 
estimates roughly 43,000 households are in effective need of 
public housing units.

RECENT DEVELOPMENTS IN HOUSING

In 2024, the National Housing Program 2022–2026 (Programa 
Nacional de Habitação or PNH) established a multi-year 
strategic framework for housing policy in Portugal with specific 
measures and targets. 

Institutional reforms confirmed IHRU as the central 
implementing body, increased the monitoring role of the 
Observatory of Housing, Rental and Urban Rehabilitation 
(OHARU), and strengthened the role of local governments, 
intermunicipal entities, and autonomous regions in 
implementing housing policies. 

The Construir Portugal strategy (May 2024) introduced 
measures to ease the housing crisis, including tax exemptions 
for young buyers, new cooperative and build-to-rent models, 
reduced VAT on construction, simplified licensing, expanded 
affordable housing, and regulation of short-term rentals (STR). 

Furthermore, the Housing Framework Law of 2019 was 
operationalized through PNH and complemented by 
regulatory reforms, such as leveraging vacant public buildings, 
incentivizing cooperative housing, and redesigning rental 
support and insurance schemes. 

Additional measures focus on urban planning simplification 
were adopted, as well as a number of financing schemes 
mentioned above. Last but not least, new laws gave 
municipalities more power to suspend or limit STR licenses, 
aiming to balance tourism with residential housing needs in 
high-pressure areas. 

Unfortunately, frequent government changes have created 
challenges for policy continuity, demanding greater adaptability 
from public and private housing stakeholders. 

Overall, despite the positive developments, significant 
challenges in access to housing in Portugal persist. Although 
public policies have led to institutional, programmatic, and 
financial progress, the pressure on household budgets remains 
high, especially in the rental market where over 30% of 
households spend more than 40% of their disposable income 
on housing. 

There is still a strong need for enhanced effectiveness of 
support measures and a stronger promotion of affordable, 
sustainable and adequate housing for all.

POLICY GUIDELINES  
FOR PUBLIC, COOPERATIVE,  
AND SOCIAL HOUSING

	By strengthening finance, technical 
capacity, and regulatory support, 
IHRU and other public or 3rd sector 
providers will be better equipped to 
deliver affordable, sustainable, and 
inclusive housing solutions, while 
leveraging national and EU resources in a 
complementary way. 

	Dedicated multi-annual financing 
instruments would allow greater 
predictability and scale, while enhanced 
technical assistance and digitalisation 
would accelerate programme execution. 

	Fiscal and regulatory incentives, 
particularly streamlined tax benefits 
and simplified licensing, could attract 
more partners and reduce administrative 
burdens. 

THE EU’S ROLE IN BETTER 
SUPPORTING THE SECTOR

Alignment with the European Affordable 
Housing Action Plan;

	The current public consultation on the European 
Affordable Housing Action Plan offers an opportunity to 
ensure that EU-level instruments (financing, regulation, 
and technical support) are fully aligned with national 
needs and with IHRU’s operational framework.

	Close coordination with EU funding (InvestEU, 
EIB loans, and cohesion funds) could create a coherent 
financing pipeline for large-scale affordable housing 
initiatives in Portugal.


