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THE SOLUTIONTHE SOLUTIONTHE SOLUTION

This solution promotes collaborative arrangements between public authorities,
private investors, and philanthropic actors to finance the delivery of social
housing (Solution #1) with a lifecycle and integrated approach.

THE CHALLENGETHE CHALLENGETHE CHALLENGE

Europe is facing a structural
housing crisis
characterised by persistent
supply shortages. 

Public investment alone is
insufficient as government
expenditure remains limited
and fragmented, while
private investment is
constrained by low returns,
long time horizons, and
regulatory complexity. 

This results in a systemic
investment gap of about 
€150 billion Europe-wide
annually.

Solution #2

Four pillars for scalable renovation financeFour pillars for scalable renovation financeFour pillars for scalable renovation finance

01 Mobilization

Private capital and technical
expertise to reduce pressure on
public budgets and accelerate
implementation timelines.

02 De-risking

Attract long-term investors,
reduce cost of capital, lengthen
amortization periods, and
enhance project viability.

03 Accountability

Performance-based contracts
and impact monitoring.

04 Scalability

Replicable financing templates,
revolving or guarantee funds,
and hybrid capital stacks.

The solution requires the creation of blended funds integrating public financial resources with philanthropic capital,
which could be used as equity to create a first-loss tranche. 
In this context, philanthropic actors might play a catalytic role not only by providing capital but also technical assistance
and enabling innovation in service delivery by providing grants. Additional public resources may be channelled into
guarantee funds, possibly leveraging instruments such as InvestEU, with typical leverage ratios ranging from 1:8 to 1:16. 

These guarantees can underpin both mezzanine investments and senior debt tranches, enabling the latter to be
placed with institutional investors such as pension funds or insurance companies, while also opening the possibility of
retail bond issuance to engage citizens and corporations within a broader social investment logic. 

To operationalise such blended finance structures:

01 TIMING

Align the timing of capital deployment for housing
projects with investors’ commitments.

02 DURATION

Extend investment vehicles beyond the typical 20-year
horizon to better match the long-term nature of social
housing.



Enabling conditionsEnabling conditionsEnabling conditions Potential barriersPotential barriersPotential barriers

Public guarantees, land contributions, and inter-
municipal cooperation to mobilise private
operators, in cooperation with the EIB.

Large-scale risk-sharing mechanism enabling low-cost
financing for social housing through public guarantees. 

GOOD PRACTICESGOOD PRACTICESGOOD PRACTICES

Italy - Emilia-Romagna
Regional programmes

WHAT DOES IT TAKE TO SCALE?WHAT DOES IT TAKE TO SCALE?WHAT DOES IT TAKE TO SCALE?

Presence of specialised financial intermediaries

Clear definition of roles and incentives

Promotional banks or housing finance
agencies aggregating capital, guarantee
funds (e.g. Dutch model) reduce perceived
risk and enable large-scale lending.

Regulatory and institutional barriers

Financial constraints

Governance and coordination challenges

Restrictive legal frameworks limiting borrowing
capacity of public housing providers and legal
restrictions on foundations’ ability to engage in
impact investing.

Recognising that private actors contribute
capital, development and delivery capacities
and creating a better alignment of financial
returns with social objectives (adequate but
non-speculative returns).

Pipeline of bankable projects
Showing they can generate stable, long-term
cash flows (semi-bankable/bankable) and of
a sufficient scale, by aggregating local
initiatives.

Low profitability and long payback periods
deter private investors, limited understanding
of “adequate remuneration” under State aid
rules.

Misalignment of incentives among
stakeholders. Limited administrative capacity
at local level and weak culture of partnership
and collaboration.

The Netherlands
Guarantee fund model 

Ireland
Housing Finance Agency
A state-owned institution, plays a central role by
providing long-term, low-cost lending to local
authorities and approved housing bodies, backed
by government guarantees.

Developed under the HouseInc project, this "solution" briefing, of a series of 10, presents an actionable pathway to tackle
housing inequality across Europe by targeting three core dimensions: affordability, sustainability, and inclusivity. Rooted in
extensive project research—including the Atlas of Housing Solutions, empirical surveys, and targeted focus groups with key
policy, financial, and community stakeholders—the ten solutions translate rigorous evidence into practice. Designed to inform and
support municipal governments, social housing providers, investors, and policymakers, the briefings outline the core problem,
operational setup, enabling conditions, and potential barriers to help adapt and scale effective housing initiatives at both national
and European levels. 
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WHO CAN USE THIS SOLUTION?WHO CAN USE THIS SOLUTION?WHO CAN USE THIS SOLUTION?
Local & national authorities
Municipalities, local housing departments,
national policymakers

Housing actors
Public housing providers, social housing
providers, cooperatives

Private actors
Private for-profit and not-for-profit investors, including
Philanthropic Foundations; impact investing funds, ESG
funds, real estate funds.

Finance institutions
Promotional banks (EIB, Council of Europe Bank, national
banks).

Integration with land policies (e.g. public land
provision), public procurement and state aid policies

Fragmented project pipelines and small project size

Next Generation EU / EIB affordable housing
funds
EU-supported blended finance structures with co-
investment requirements and leverage effects. 

Mixed financing with subsidised loans and multi-tier
housing allocation. 

France - Reuilly
Local project, Caserne de Reuilly

https://www.assemblea.emr.it/notizie/2026/giugno/casa-emilia-romagna-un-piano-casa-da-300-milioni-per-oltre-tremila-nuovi-alloggi-pubblici-lassemblea-legislativa-ha-approvato-il-progetto-di-legge-della-giunta-per-cambiare-la-legge-regionale-sulledilizia-pubblica
https://www.housingeurope.eu/wp-content/uploads/2025/11/factsheet-3-netherlands_digital.pdf
https://collections.fes.de/publikationen/ident/fes/22121
https://hfa.ie/hfa/Live/Release/WebSite/HomePage/index.html
https://hfa.ie/hfa/Live/Release/WebSite/HomePage/index.html
https://www.eib.org/en/projects/topics/sustainable-cities-regions/urban-development/affordable-and-sustainable-housing-old
https://www.eib.org/en/projects/topics/sustainable-cities-regions/urban-development/affordable-and-sustainable-housing-old
https://www.housingeurope.eu/project/caserne-de-reuilly/

