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Executive Summary

“Social housing is fully in line with the basic objectives of the EC Treaty. It is a legitimate element of public policy and as it is limited to what is necessary it is in the interest of the Community that social housing is supported”. 

European Commission, decision 209/2001.

The social housing sector helps to house more than 16 million households in affordable housing managed by nearly 23,000 enterprises.  It needs legal certainty in order to carry out the task entrusted to social housing bodies by the public authorities of the Member States.  This task is to make available a supply of decent and affordable housing to households in need of it, taking into account the failure of the housing market to satisfy automatically all housing needs. 

This legal certainty is all the more necessary as the housing crisis in European towns and cities is worsening due to a property bubble and speculative practices by market operators and now affects all middle-income households.  Today, shanty towns are reappearing in Europe and the number of homeless is not decreasing.  In many Member States, providing additional social housing is again a priority for national and regional governments and a particular concern of local authorities.

Following on from the draft decision adopted in February 2004, it is the European Commission’s responsibility to provide lasting legal certainty to social housing aid as a result of the very restrictive conditions imposed by the European Court of Justice in its Altmark ruling classifying aid as compensation for public service obligations.

Social housing fulfils a general interest objective that is recognized by the Court of Justice, the Council, the Parliament and the Commission to satisfy the housing needs of households experiencing problems in finding housing under market conditions.  Access to housing is recognized in the European Union’s Charter of Fundamental Rights integrated in the constitutional treaty and is the objective of social housing policies.  In the vast majority of Member States, social housing bodies have been set up specifically for this general interest purpose.  This purpose is defined with reference to specific obligations laid down by the public authorities and aimed at making housing financially affordable through a specific pricing policy for those in most need of it, by means of a specific allocation policy and under conditions for secure tenure according to provisions that go beyond ordinary law.

The costs incurred by these specific obligations that apply over long periods are compensated for by public aid of various kinds granted by national or federal public authorities, regional or local authorities, or even community authorities through the cohesion policy and EIB loans, by means of joint financing schemes suitable for the kind of people to be housed and their specific needs.

This report aims to make transparent the nature of the public aid received in compensation for the costs incurred by the public service obligations and takes account of the special task allocated by the Member States to social housing bodies.  Thus, it fulfils the European Parliament’s requirement to make aid for social housing legitimate on condition that a report on the social housing situation is drawn up in advance.  This report is part of the Commission’s proposal to exempt aid in the form of public service compensation granted to social housing bodies from notification.

Social housing in the European Union 
Tasks: 

· To provide decent and affordable housing to households experiencing difficulties in finding housing under market conditions because of their creditworthiness or their specific needs (disabled or elderly people, immigrants, students, large families, etc.).

· To preserve a social and urban mix,

· To promote social integration through housing.

Unrestricted public service obligations (for the life of the housing) except for temporary government-regulated contracts:
· Financially accessible housing (upper limits for rents and sale price), 

· Allocation to benefiting households (legislative or contractual allocation criteria)

· Security of tenure for benefiting households (specific lease agreements, provision of security)

· Involvement of residents (boards of trustees, urban renewal projects)

Financing – public aid: aid for the whole sector (infrastructure + services)

· Wide range of public aid for operators (subsidies for investment and/or for operating costs, low-interest loans, public guarantees, sale of land at lower than market price, tax exemptions, reduced VAT rate, community structural funds, capital interests, private funds for social housing aid required by law) + direct aid for households (individual housing assistance),

· Joint financing of operations (EU – State – Regions – Counties/Provinces – Local authorities);

· Price equalisation between housing within an organisation’s housing stock.

Social housing organisations (around 23,000 organisations excluding local authority agencies)

· Wide variety of legal forms (associations, foundations, cooperatives, public corporations, limited liability companies publicly or privately owned, or under mixed ownership);

· Operators set up specifically and basically non-profit-making;

· Local or regional operators;

· Approved operators (registered, approved, government-controlled) that have to operate under certain rules overriding ordinary law and are subject to public inspection of management: limited social objective, restricted territorial jurisdiction (special rights);

· Private operators with a temporary obligation and/or maximum sale price

Appointment:

· Overall appointment by setting up specific operators or approving specialist operators

· Appointment per operation

Continuity of service: 

· Obligations for continuous service linked to the very nature of the service (housing tenure, right of statutory tenancy), continuity of PSOs ensured by approval (transfer of housing stock, transfer of management at the decision of the public authority)

Quality of service:

· Service quality contracts with residents

Participation of residents:

· Representation of residents on bodies’  boards of trustees

· Involvement of residents in urban regeneration projects

Regulation: 

· By supervisory public authority or relevant national, regional, provincial or local authority or regulatory authority at regional level.

I. Social housing and Services of General Economic Interest (SGEIs) in the EU: Briefing

Introduction

As there is no common definition of social housing in Community law and in view of the wide range of notions and definitions in Member States, we will define social housing as any housing for which there are specific public service obligations concerning tenure.  By tenure, we mean conditions of access, effective occupancy of the housing and price.

However, within the scope of the 6th VAT directive allowing a reduced rate of VAT to be applied to social housing, the latter is defined as any housing supplied as part of social policy.  CECODHAS, for its part, is considering the following definition: “housing for rent or for accession to ownership for which are defined rules governing access for households with difficulties in finding housing”.  This proposed definition, sent by CECODHAS to the European Commission (DG Taxud) on 25/09/98,  

· integrates social housing explicitly into annex H, defined so far by default as housing supplied as part of social policy,

· integrates the principle of market control,

· refers to the fundamental role of social housing common to all national or regional versions in the EU which is to house households experiencing difficulties in doing so (each Member State defines the categories of households in question according, for example, to local priorities and levels of tension on housing markets),

· centres the definition on the very existence of rules for allocating housing as being the common means by which all Member States implement this objective (each Member State defines, at the appropriate level and according to the appropriate instruments, the content of these rules for allocating housing, how they are implemented and inspected, etc.).

1. Real service of general interest

Housing is a basic need and its fundamental nature is recognized at international and community level and within Member States through the affirmation of fundamental rights and specific laws regulating the market and giving a specific role to the public authorities to satisfy this basic need (see annex A).  As part of the European inclusion strategy, Member States have set themselves a common objective of providing access for everyone to decent housing and services linked to its tenure.

It is commonly admitted in Member States and at community level (see joint report on social inclusion in Box I) that the market does not automatically provide a balance between supply and demand and that structural and regulatory public intervention is necessary, especially for households that find it difficult to gain access to housing for various reasons.

The general interest nature of this public intervention to satisfy housing needs is also recognized by the Court of Justice in its rulings (see box).  Moreover, the Commission considers that “Social housing is fully in line with the basic objectives of the EC Treaty. It is a legitimate element of public policy and as it is limited to what is necessary it is in the interest of the Community that social housing is supported. (European Commission, decision 209/2001).

	Box I

Social housing, national and community general interest



	The promotion and development of social housing by Member States responds to the national and community general interest and helps achieve the major objectives of the Treaties (social and territorial cohesion, employment, implementation of the Charter of Fundamental Rights, Lisbon strategy, energy, etc).  Moreover, it is explicitly recognized by some community policies (eligibility of social housing operators for money from the structural funds and community action programmes (6th PCRD, Intelligent Energy for Europe, Leonardo, etc), reduced rate of VAT, the key role of social housing in the European inclusion strategy), and particularly by:

· The European Court of Justice’s ruling of 5 March 2002 (case C 515) that recognized the general interest nature “of the objective to maintain a supply of affordable main homes”;

· The Court of Justice’s ruling of 18 January 2005, that recognizes the general interest nature of social housing financing and develops the concept of “general interest use” with respect to the savings resources allocated to social housing financing;

· The recommendations of the high-level group chaired by Wim Kok to review the Lisbon Strategy: “more flexible housing markets will encourage workforce mobility”;

· Article 34 of the European Union’s Charter of Fundamental Rights which "(...) recognizes and respects the right to social and housing assistance so as to ensure a decent existence for all those who lack sufficient resources (...)"; 

· The Council’s recommendations on Member States’ employment policy (2003/579/CE): “The geographical mobility of the workforce is restricted, which is due in part to structural obstacles such as the poor operation of the housing market”;

· The adoption by the Nice European Council of common objectives for the fight against exclusion, particularly the implementation of “policies with the objective of providing access for every person to decent and healthy housing, as well as to the necessary essential services, taking into account the local context, and to a normal existence in that housing (electricity, water, heating, etc)”;
· The joint report by the Commission and the Council on social inclusion of 2004 that proposes six action priorities for 2005 including: “developing access for the most vulnerable and the people most exposed to the risk of social exclusion to decent housing …”;

· The first joint report by the Commission and the Council on social inclusion (Council 15223/01) of 12 December 2001 that affirms in particular that “All member states recognize that the importance of access to decent quality housing is a key condition for social integration and participation in society”, that “Given the importance of housing expenditure in the total household budget (on average 25% in the EU), higher rents have particularly strong knock-on effects on residual incomes of lower income households, often pulling them far below the poverty line”, that “The thrust of initiatives by Member States in their NAPs/incl is geared essentially at overcoming the deficiencies in their national housing markets in order to assure lower-income sections of the population access to decent and affordable housing” and that “Member States make use of a range of measures to stimulate and increase the supply of decent low-cost housing.  These include: provision of social housing subsidies by the majority of Member States (…)”;
· The Commission Communication “Action Framework for Sustainable Urban Development in the European Union”, COM (98) 605 final of 27 October 1998, affirming in a chapter devoted to the challenges faced by European cities that “There are many towns and cities where the gap between rich and poor has been aggravated by the reduction of aid for social housing and other services”;
· The Council Ruling (EC) no 1260/1999 of 21 June 1999 giving general provisions on the Structural Funds which includes “urban areas experiencing difficulty” as a priority for the cohesion policy for 2000-2006, defining them particularly by “a high level of poverty, including precarious housing conditions”, a measure which makes social housing operators eligible for money from the structural funds for urban renewal projects for social housing in districts experiencing difficulties;

· The opinion of the European Economic and Social Committee (EESC 1166/2003) of 24 September 2003 on partnership for implementing the structural funds asking that, “Alongside those bodies which traditionally make up the socio-economic partners, a greater role in community structural policies should be given to “functionally autonomous bodies” such as Chambers of Commerce, universities and public housing associations, etc”;

· The provisions of the 6th VAT directive (77/388/EEC) allowing Member States to apply reduced rates of VAT to social housing in consideration of their providing “first-necessity goods” and their social objective. 



2. Special task
The distinctive purpose of social housing is to build up a supply of housing that complements that offered on the market and that has specific tenure conditions that govern an exception under ordinary law.  These conditions obviously vary as they come under the exclusive jurisdiction of Member States (see table II).  However, it emerged from the survey that the special task revolves around access to decent housing appropriate for households with needs that are not automatically satisfied by the market.  Consequently, it aims to satisfy housing needs to complement the role of the market.  This special task lies within the scope of the right to housing defined in the Constitutions of many Member States and as a means of effectively implementing this right.

3. Specific public service obligations

From the many public service obligations which have been listed by Member States (see table III), we have picked out four main categories that are fairly homogeneous and revolve around housing tenure conditions: 

1. Price: lower than the market price,

2. Access: specific rules for allocating housing / target groups,

3. Tenure conditions: security of tenure, long-term leases,

4. Specific services to residents.

These public service obligations can be cumulative and be concentrated on a main aspect such as pricing policy, allocation policy or specific services depending on national notions of what social housing is.  They also vary according to the tenure status of the housing (rented or access to ownership).

Lastly, these public service obligations are unlimited for the most part as they apply to housing tenure conditions, but the practice of temporary or time-limited obligations also exists in some Member States or exists alongside the practice of applying unlimited obligations (see table IV).

4. State Aid as compensation of specific public service obligations 

The costs incurred by public service obligations for social housing must be assessed with reference to a housing operator who has no specific constraints in terms of obligations.

Thus, the cost linked to a social pricing obligation (upper rent limit) must be assessed as the loss of income resulting from having an imposed price scale compared to fixing a price as a function of market values as a housing operator would do in accordance with strictly commercial considerations.

Similarly, the cost linked to obligations concerning the allocation of housing must be assessed as the risk run by not selecting candidate tenants, managing the candidate registration process, selecting them according to criteria laid down by the public authority and managing their files.  A housing operator without constraints will carry out such a selection quite freely in order to ensure that the candidate tenant provides as much guarantee in terms of purchasing power and behaviour as possible to minimise tenant’s risk.  Such selection is generally carried out by external service providers who pass on the costs to the candidate tenants.  The costs incurred by the social housing body translate into a higher risk of non-payment and higher administration costs (allocation procedures, managing waiting lists, social assistance and mediation).

Lastly, the obligations in terms of providing secure tenure through long-term leases must be assessed as costs resulting from the landlord’s inability to give notice to the tenant in the event of anti-social behaviour or damage unlike the housing operator without constraints who can change tenants at the end of a fixed-term lease.

It emerges from this analysis of the cost structure of public service obligations, that some costs are linked to lower income and are easy to estimate (the difference between the imposed rent and the equilibrium or market rent) whereas other costs arise from a smaller capacity to control tenant’s risks in terms, for example, of non-payment, damage, lack of satisfaction of sitting tenants, increased administrative costs and social assistance which can only be assessed from a dynamic point of view after the event, and not from a static point of view beforehand.  The social aspect of public service obligations must therefore be taken into consideration by monitoring just compensation in a dynamic way and take into account the need to operate equalisations in time and space.

It should also be noted that, in the vast majority of cases, these public service obligations are permanent, unrestricted in time and apply for the whole life-time of the building, and even beyond as, in the event of demolition, the social housing body is required to re-house households under the same conditions.  Consequently, the costs must be assessed over very long periods of time.

Compensation payments commonly accepted in Member States are fairly homogeneous even if the combination of types of aid varies from one State to another, or even from one region or province to another depending on how decentralized housing policies are.  Subsidies, low interest rates, loan guarantees, tax exemptions, reduced VAT rates, and sale of land at reduced price make up the main forms of aid noted.

We should also mention: 

1. that these types of aid for social housing arise from joint financing schemes at national, regional and local levels and that their amounts vary according to the targeted people groups and the nature of the specific needs.

2. that some aid is directly parameterized on the basis of calculating an equilibrium rent or a loss of income linked to a social pricing scale, whereas some aid is granted to cover all or part of the additional costs incurred by the social constraints in terms of tenure of households with specific needs.

	Table I

	Co-financing social housing in the EU



	 
	Public Authorities
	Grants
	Loans with low interest
	Public Guarantee
	Land access 
	Tax exemption
	Low rate VAT
	Private Funds
	Shareholders

	Belgium
	Federal
	 
	 
	•
	 
	•
	•
	 
	 

	
	Regional
	•
	•
	•
	•
	•
	
	
	•

	
	Local
	•
	•
	•
	•
	•
	
	
	•

	Denmark
	National
	•
	•
	•
	
	•
	
	
	

	
	Local
	•
	
	•
	
	•
	
	
	•

	Germany
	Federal
	•
	 
	 
	 
	 
	 
	 
	 

	
	Länder
	•
	•
	•
	 
	 
	 
	 
	•

	
	Local
	•
	 
	•
	•
	 
	 
	 
	•

	Spain
	National
	
	•
	
	
	•
	•
	
	

	
	Autonomies
	
	•
	
	
	
	
	
	

	
	Local
	
	
	
	•
	
	
	
	•

	Estonia
	All *
	
	•
	•
	•
	
	•
	
	

	Finland
	National
	•
	•
	•
	
	
	
	
	

	
	Local
	•
	•
	•
	
	
	
	
	•

	France
	National
	•
	•
	•
	•
	•
	•
	•
	•

	
	Regional
	•
	 
	 
	 
	 
	 
	 
	 

	
	Departemental
	•
	 
	 
	 
	 
	 
	 
	•

	
	Local
	•
	 
	•
	•
	•
	 
	 
	•

	Greece
	National
	
	
	•
	
	
	•
	•
	•

	
	Local
	
	
	
	
	
	
	
	

	Ireland
	National
	•
	•
	•
	
	•
	•
	
	

	
	Local
	
	
	
	
	
	
	
	

	Italy
	National
	 
	 
	 
	 
	•
	•
	•
	 

	
	Regional
	•
	•
	 
	 
	 
	 
	 
	•

	
	Local
	•
	 
	 
	•
	•
	 
	 
	 

	Luxembourg
	National
	•
	•
	•
	
	
	•
	
	•

	
	Local
	•
	
	
	
	
	
	
	

	Netherlands
	National
	
	
	•
	
	•
	
	
	

	
	Regional
	•
	
	
	
	
	
	
	

	
	Local
	•
	
	
	•
	
	
	
	

	Austria
	Federal
	 
	 
	 
	 
	 
	 
	 
	 

	
	Länder
	•
	•
	•
	 
	 
	 
	 
	 

	
	Local
	 
	 
	 
	•
	•
	 
	 
	 

	Poland
	All *
	
	•
	
	•
	•
	
	
	

	Portugal
	National
	
	•
	•
	•
	•
	•
	
	•

	
	Local
	•
	
	
	•
	•
	
	
	•

	Sweden
	National
	•
	
	•
	
	•
	•
	
	

	
	Local
	•
	
	•
	
	
	
	
	•

	United Kingdom
	National
	•
	 
	 
	 
	 
	•
	 
	 

	
	Regional
	•
	 
	 
	 
	•
	 
	 
	 

	
	Local
	•
	 
	 
	•
	 
	 
	 
	 


Source : CECODHAS

* Disaggregated data not available
5. Appointment and approval of social housing operators 

Public authorities in the European Union provide social housing using 4 main, non-exclusive, modes of operation: 

1. by providing social housing themselves as a public corporation,

2. by setting up separate operators to whom they entrust the task but whom they control (in-house operators); these operators work exclusively in the territory belonging to the relevant authority,

3. by entrusting the task to independent operators set up specifically and on a not-for-profit basis under a social landlord agreement,

4. by entrusting the task to market operators, legal or physical entities not specifically set up for this task, under a temporary housing contract (temporary public service obligations)

These modes of operation are not exclusive and can co-exist within a single Member State.   Specific authorisation schemes are found in Member States that have opted mainly for the mode of operation based on independent operators set up specifically to provide social housing public service tasks. 

In the event of social housing being provided by public corporations or by means of in-house operators, prior approval is not necessary as, by definition, the relevant public authorities exercise permanent control over their own services and similar control over their in-house providers.

Moreover, in the event of provision by general-purpose operators, authorisation schemes are not justified because the service is contracted out on a temporary basis according to specifications and a contract between the public authority and the operator.  At the same time, it makes investment attractive by providing a way out of the contract, allowing the operator to put the asset back on the market, without any public service obligation, and giving the possibility of the operator’s making capital gains through reselling the asset or using it for his own purposes.  Therefore, the principle of continuity of service, with which operators in modes of operation open to competition are charged, is not respected.  This principle is provided by the public authorities who are required to re-house households who cannot cope with the discontinuation of public service obligations either because of overly high rent rises or because the obligation concerning security of tenure has been discontinued.  Households are generally re-housed by using social housing operated under permanent contracts by public corporations, in-house operators or approved specialist operators. 

The imposition of unrestricted public service obligations satisfying the continuity of service requirement necessitates the existence of operators set up specifically for this purpose, outside any system of profitability or capital gains.  However, these operators could co-exist with market operators with regard to temporary social housing.

As a result, authorisation schemes are directly linked to modes of operation where “approved social landlords” are appointed, that is to say, operators set up specifically to provide and manage social housing on a not-for-profit basis. 

Authorisation schemes are legitimised by the need for public authorities to ensure that these specific operators permanently fulfil the required conditions for carrying out the specific public service task allocated to them as well as the relevant obligations. 

The prime motivation for this prior control is the protection of households benefiting from the service, bearing in mind that housing is a “basic necessity” and its cost (housing is the largest item of expenditure for households, amounting to 25% of their budget on average in Europe).   The size of the compensation payments that will be awarded to these operators for carrying out their permanent tasks also justifies these authorisation or approval schemes.  They are a pledge of efficiency and good use of public money.

These authorisation schemes generally impose the following requirements:

1. the operator exercises the permanent public service task entrusted to him strictly and exclusively in a given territorial area,

2. the operator is not authorised to work in another Member State, nor to exercise a competitive activity through another company or subsidiary,

3. the operator is required to subscribe to a guarantee fund for the sector to protect benefiting households and to ensure the continuity of service obligation,

4. the operator operates on a not-for-profit basis, any profits from the business being reinvested to supply further services after deduction of future compensation payments (use of equity capital in investment programmes) and to improve quality,

5. the operator has a specific status (as an association, cooperative, limited liability company with clauses providing exemption from ordinary law) that allows, in particular, participation by the public authorities and benefiting households (tenants) in the capital base and representation on the board of trustees or directors.

6. Quality of services and modernisation 

The process of modernising social housing is based on 5 main ongoing areas of work: 

1. The decentralisation of competences and the growing territorialisation of policies;

2. The development of ways in which public authorities define tasks;

3. The development of organisational structures and restructuring of assets;

4. The urban renewal of districts experiencing problems;

5. The quality of service and involvement of residents.

II. CECODHAS SGEIs questionnaire : Summary of findings

Following the last Internal Market Working Group seminar on State Aid held on 12th January 2005, CECODHAS European Social Housing Observatory asked CECODHAS members to fill in a questionnaire on “Social Housing in the EU” in order to draw an up-to-date overview on the specific tasks of the social housing sector in the different Member States.  

The two main objectives of this survey were: 

1. To establish whether CECODHAS member organisations have a “special task” (or specific mission / distinctive purpose) as social housing providers in their country, and if so, how this special task is defined; and

2. To find out whether CECODHAS member organisations have any specific obligations related to this special task. 

The following tables summarise the answers to selected questions from the questionnaire sent to CECODHAS members. The results are presented by country and by member organisation.  

‘Special task’ of social housing: key findings

As can be seen from table II, the special task of social housing can be characterised as follows : 

· In almost all countries surveyed social housing does have a special task (only in Estonia there appears not to be a clearly defined task, despite the existance of the ‘right to housing’ in their Constitution). 

· This special task is generally defined as to ‘offer’ or ‘promote access’ to ‘decent’ or ‘appropriate’ housing to people in ‘need’. 

· There seems to be a confusion between the notions of ‘offering’ (which usually implies ‘building’) and ‘promoting access’. 

· The concept of ‘decent’ or ‘appropriate’ housing is not defined by the respondants – except for Austria, where the provincial Acts set specific quality standards. 

· The concept of ‘need’ varies in different countries. It is generally associated to people on ‘low income’ or on an ‘income below a certain threshold’ (set by each country). In Italy, the concept stretches to the ‘middle-classes’, for which social housing should also be provided. 

· In Germany and the Netherlands, the special task of social housing seems to be defined in relation to market failure. 
· The group of countries surveyed are almost equally divided between those with ‘right to housing’ and those ‘without’ right to housing. However, as we have seen above, the existance or not of a ‘right to housing’ does not exclude the existance of a special task for social housing in these countries. 
	Table II



	Questions 1 and 2 
 

	 
	 
	1. Does social housing have a 'special task' in your country?
	2. Is this special task defined in reference to the right to housing?

	 Belgium
	FLW, SLRB, VHM, SWL
	To offer (for rent and for sale) / promote the availability of ‘decent’ housing for people of low income.

 
	Linked to right to housing (“the ‘corner stone’ of the Belgian social housing system”). 

	 Denmark
	BL
	Yes, to house people in need.
	No.

	 Germany
	GdW
	Housing for people with difficulties in the market


	No. 

	 Spain
	AVS
	To facilitate access for the social groups whose low income level or special characteristics mean that they can otherwise not find solutions in the normal social housing market.


	Yes, linked to the right to housing established by the Constitution. 



	 Estonia
	EKUL
	No clear ‘special task’, as the housing sector is highly privatized and only a very small amount of housing is owned by the municipalities. 


	The constitution does establish the ‘right to housing’, as the right to housing is set by the national constitution. 

	 Finland
	VVO-Yhtyma Oy
	To build, purchase and maintain houses allocated on social grounds in order to ensure good and safe housing conditions at reasonable costs. 


	Linked to the right to housing (especially for the protection of children and severely disabled people)

	 France
	USH
	Construction, acquisition, attribution et gestion de logements locatifs destinés à des personnes dont les revenus sont inférieurs à des plafonds.
	La recherche de la mixité sociale et de la diversité de l’habitat. Lien avec le droit au logement, objectif à valeur constitutionnelle.

	 Greece
	OEK
	nav
	nav

	 Italy
	FEDERCASA,           FEDERABITAZIONE
	To house people in 'need' - defined in two categories:              

a) very poor people (rented housing)   

b) middle classes (rent or access to homeownership)


	No right to housing - but the Constitution establishes the duty of the State to favour savings for housing.

	 Luxemburg
	FLCM,SNHBM
	Allow access to / build (for rent and for sale) houses for people with a certain income. 


	No right to housing. 

	 Netherlands
	AEDES
	To house (as a priority) people or groups of people who have difficulties finding a home on the free market.


	No right to housing. The right to housing is in the constitution, and maintaining it is the task of public authorities.



	 Austria
	GBV
	To offer ‘decent’ housing to people below a certain income. (‘Decent’ is defined by specific quality standards)


	No right to housing.

	 Poland
	ZRSM
	Yes, ensuring housing to rent for families of medium income, meeting the housing needs of local communities (towns and gminas).
	Yes, because the right to housing is included in the constitution and social housing for rent is a method for fulfilling this goal.



	 Sweden
	SABO
	Right and obligation to set limits on rent for all rented dwellings. 
	No right to housing.

	 UK
	NFH, SFHA, NIFHA,NIHE
	To house people in “need”- defined as those with low income. 
	No right to housing (except for statutory homeless people). 




	Table III


	Question 6.  What are the specific obligations linked to social housing?


	 
	 
	Rented social housing
	Social housing for sale

	Belgium
	FLW,SLRB, VHM,SWL
	Rent lower than market price, 

Allocation rules,      

Price setting according to affordability standards
	Allocation rules

Price of sale below market price 

	Denmark
	BL
	Allocation rules


	

	Germany
	GdW
	
	nav

	Spain
	AVS
	Rent lower than market price    Allocation rules     

Long lease


	Price of sale below market price

Allocation rules

	Estonia
	EKUL
	nav


	nav

	Finland
	VVO-Yhtyma Oy
	Rent lower than market price    Allocation rules 

Security of tenure 

Tenant participation 

Supported housing


	nav

	France
	USH
	Allocation rules     

Long lease
	Price setting

Allocation rules

Security of tenure

	Greece
	OEK
	nav


	nav

	Italy
	FEDERCASA,  FEDERABITAZIONE
	Rent below market price                  Allocation rules      

Long lease
	Price of sale below the market price

Allocation rules

	Luxemburg
	FLCM,SNHBM
	Allocation rules      

Price setting


	Allocation rules

Price setting

	Netherlands
	AEDES
	Allocation rules
	Allocation rules

	Austria
	GBV
	Price setting
	Price setting

Allocation rules



	Poland
	ZRSM
	Price setting

Allocation rules


	--

	Sweden
	SABO
	Universal allocation  

Price setting       

Tenant participation in price setting
	nav

	UK
	NFH, SFHA, NIFHA,NIHE
	Rents affordable to people on low incomes 

Allocation rules 

Security of tenure 

Priority for those in greatest housing need 

Minimum standards for the buildings
	Price of sale below the market price

Allocation rules

Minimum standards of the buildings


	Table IV

	

	Question 9. Are these obligations temporarily or unlimited?



	 
	 
	Temporarily
	Unlimited
	Both

	Belgium
	FLW
	
	●
	

	
	SLRB
	●
	
	

	 
	VHM
	
	
	●

	
	SWL
	
	●
	

	Denmark
	BL
	
	●
	

	Germany
	GdW
	●
	
	

	Spain
	AVS
	
	●
	

	Estonia
	EKUL
	nav
	
	

	Finland
	VVO-Yhtyma Oy
	●
	
	

	France
	USH
	
	●
	

	Greece
	OEK
	
	●
	

	Italy
	FEDERCASA
	
	●
	●

	
	FEDERABITAZIONE
	
	
	●

	Luxemburg
	FLCM
	
	●
	

	 
	SNHBM
	●
	
	

	Netherlands
	AEDES
	
	●
	

	Austria
	GBV
	
	●
	

	Poland
	ZRSM
	
	●
	

	Sweden
	SABO
	
	●
	

	UK
	NFH
	
	●
	

	 
	SFHA
	
	●
	

	
	NIHE
	
	●
	

	 
	NIFHA
	
	●
	


	Table V

	

	Question 13.  At what territorial level do social housing undertakings in your country operate?



	 
	 
	Local 
	Regional
	National

	Belgium
	FLW
	●
	 
	 

	
	SLRB
	
	●
	

	 
	VHM
	●
	●
	 

	
	SWL
	●
	
	

	Denmark
	BL
	●
	●
	●

	Germany
	GdW
	 
	●
	 

	Spain
	AVS
	●
	●
	●

	Estonia
	EKUL
	●
	
	

	Finland
	VVO-Yhtyma Oy
	●
	●
	●

	France
	USH
	●
	●
	●

	Greece
	OEK
	
	
	●

	Italy
	FEDERCASA
	●
	 
	 

	
	FEDERABITAZIONE
	
	●
	

	Luxemburg
	FLCM
	●
	
	

	 
	SNHBM
	 
	 
	●

	Netherlands
	AEDES
	●
	●
	●

	Austria
	GBV
	
	●
	

	Poland
	ZRSM
	●
	 
	 

	Sweden
	SABO
	●
	
	

	UK
	NFH
	●
	●
	●

	 
	SFHA
	●
	 
	●

	
	NIHE
	
	●
	●

	 
	NIFHA
	●
	●
	 


	Table VI 

	

	Q 16.1 Which of the following activities related to social housing are carried out by your members? 

            For rented social housing



	 
	 
	Land

acquisition
	Construction
	Land           development
	Letting
	Maintenance
	Rehabilitation
	Demolition
	Social services to tenants
	Urban Regeneration
	Other

	Belgium
	FLW
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	
	SLRB
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	 
	VHM
	●
	●
	
	●
	●
	●
	●
	
	
	

	
	SWL
	●
	●
	●
	
	●
	●
	●
	●
	●
	

	Denmark
	BL
	●
	●
	
	●
	●
	●
	●
	
	
	

	Germany
	GdW
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	Spain
	AVS
	●
	●
	●
	
	●
	●
	●
	●
	●
	

	Estonia
	EKUL
	
	
	
	
	
	
	
	
	
	

	Finland
	VVO-Yhtyma Oy
	●
	
	●
	●
	●
	●
	●
	●
	●
	●

	France
	USH
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	Greece
	OEK
	
	
	
	
	
	
	
	
	
	

	Italy
	FEDERCASA
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	
	FEDERABITAZIONE
	●
	●
	●
	●
	●
	●
	●
	
	
	

	Luxemburg
	FLCM
	●
	●
	●
	
	●
	●
	●
	●
	●
	

	 
	SNHBM
	●
	●
	●
	●
	
	
	
	
	
	

	Netherlands
	AEDES
	●
	●
	
	●
	●
	●
	●
	●
	●

	

	Austria
	GBV
	●
	●

	●

	●
	●
	●
	●
	●
	●3
	●

	Poland
	ZRSM
	●
	●
	●
	●
	●
	
	
	●
	●
	

	Sweden
	SABO
	●
	●
	●
	●
	●
	●
	●
	●
	●
	●

	UK
	NFH
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	 
	SFHA
	●
	●
	●
	●
	●
	●
	●
	●
	●
	

	
	NIHE
	●
	●
	
	●
	●
	●
	●
	●
	●
	●

	 
	NIFHA
	●
	●
	●
	●
	●
	●
	●
	●
	●
	


Other activities:

Finland:
tenant participation, energy savings

Austria:
construction for third parties, but in this case with special remittance

Sweden:
raising funds for production, refurbishment, maintenance on the capital market

UK: 
NIHE: Community Development

	Table VII 

	

	Q 16.2 Which of the following activities related to social housing are carried out by your members?  

            For social housing for sale



	 
	 
	Land acquisition
	Construction
	Land development
	Sales
	Real estate promotion
	Mortgage lending
	Mortgage management
	Other

	Belgium
	FLW
	●
	●
	
	
	
	●
	●
	●

	
	SLRB
	
	
	
	
	
	
	
	

	 
	VHM
	●
	●
	
	
	
	
	
	

	
	SWL
	●
	●
	●
	●
	●
	
	
	

	Denmark
	BL
	
	
	
	
	
	
	
	

	Germany
	GdW
	
	
	
	
	
	
	
	

	Spain
	AVS
	●
	●
	●
	●
	●
	
	
	

	Estonia
	EKUL
	
	
	
	
	●
	●
	●
	

	Finland
	VVO-Yhtyma Oy
	
	
	
	
	
	
	
	

	France
	USH
	●
	●
	
	●
	●
	●
	●
	

	Greece
	OEK
	●
	●
	●
	
	
	●
	●
	•

	Italy
	FEDERCASA
	●
	●
	●
	●
	●
	
	
	

	
	FEDERABITAZIONE
	●
	●
	●
	●
	
	●
	
	

	Luxemburg
	FLCM
	●
	●
	●
	●
	●
	
	
	

	 
	SNHBM
	●
	●
	●
	●
	
	
	
	

	Netherlands
	AEDES
	●
	●
	
	●
	
	
	
	

	Austria
	GBV
	●
	●
	●
	●
	
	
	●
	

	Poland
	ZRSM
	
	
	
	
	
	
	
	

	Sweden
	SABO
	
	
	
	
	
	
	
	

	UK
	NHF
	●
	●
	●
	●
	●
	
	
	•

	 
	SFHA
	●
	●
	●
	●
	●
	
	
	

	
	NIHE
	
	
	
	
	
	
	
	

	 
	NIFHA
	
	
	
	●
	
	
	
	●


Other activities:

Belgium:
Renovation

UK:  
NIFHA: purchase of existing homes and making them available for equity sharing, NHF: Shared ownership, key workers homes

Greece: 
L'OEK procède à la rénovation de certains de ses anciens ensembles, bien qu'ils appartiennent, depuis longtemps, en pleine propriété, à leurs habitants, L'OEK attribue aussi des allocations de loyer pour des familles de ses ayants droit de très faible revenu et des personnes âgées

	Table VIII



	Q 17.1 What kind of subsidies do your members receive from the state? 

            For rented social housing



	
	
	Grant
	Loan at low interest rate
	Reduced VAT
	Guarantee for loan
	Land at lower price
	Exemption of local tax
	Exemption of income tax
	Other

	Belgium
	FLW
	

	
	●
	
	
	●

	●2
	•

	
	SLRB
	●
	●
	●
	●
	
	
	
	•

	
	VHM
	●
	●
	●
	●
	
	
	●
	

	
	SWL
	
	●
	
	●
	●
	
	
	•

	Denmark
	BL
	
	

	
	●

	
	
	●
	

	Germany
	GdW
	●
	●
	
	●
	●
	
	
	

	Spain
	AVS
	●
	●
	●
	
	●
	●
	●
	

	Estonia
	EKUL
	
	
	
	
	
	
	
	

	Finland
	VVO-Yhtyma Oy
	●
	●
	
	●
	●

	
	
	

	France
	USH
	●
	●
	●
	
	
	●
	●
	

	Greece
	OEK
	
	
	
	
	
	
	
	

	Italy

	FEDERCASA
	●
	●
	●
	●
	●
	
	●

	

	
	FEDERABITAZIONE
	●
	●
	
	
	

	

	
	

	Luxemburg
	FLCM
	●
	
	●
	
	●
	●
	●
	

	
	SNHBM
	
	
	
	
	
	
	●
	

	Netherlands
	AEDES
	
	

	

	

	

	
	
	●

	Austria

	GBV
	●
	●
	
	
	●

	

	●

	

	Poland
	ZRSM
	
	●
	
	
	●
	●
	●
	

	Sweden
	SABO
	●
	
	
	●

	
	
	
	

	UK
	NFH
	●
	
	●

	
	
	
	●20
	

	
	SFHA
	●
	
	
	
	
	
	
	

	
	NIHE
	●
	●
	●
	●
	
	
	
	

	
	NIFHA
	●
	
	●
	
	
	
	
	


Other: 

Belgium: FLW: accompagnement social, SLRB:Taux réduit d'impôt des sociétés, SWL: taux d’impôt préférentiel sur les revenues

Netherlands: AEDES: do not pay corporate tax for social activities, only for commercial activities.

	Table IX

	

	Q 17.2 What kind of subsidies do your members receive from the state? 

            For social housing for sale



	 
	 
	Grant
	Loan at low interest rate
	Reduced VAT
	Guarantee for loan
	Land at lower price
	Exemption of local tax
	Exemption of income tax
	Other

	Belgium
	FLW
	

	●
	●
	●
	
	●

	●2
	●

	
	SLRB
	
	
	
	
	
	
	
	●

	 
	VHM
	●
	●
	●
	●
	
	●
	●
	

	
	SWL
	
	●
	●
	●
	●
	
	
	●

	Denmark
	BL
	
	
	
	
	
	
	
	

	Germany
	GdW
	
	
	
	
	
	
	
	

	Spain
	AVS
	●
	●
	●
	
	●
	●
	●
	

	Estonia
	EKUL
	
	●
	●
	●
	●
	
	
	

	Finland
	VVO-Yhtyma Oy
	
	
	
	
	
	
	
	

	France
	USH
	●
	●
	●
	●
	●
	●
	●
	

	Greece
	OEK
	
	
	
	
	
	
	
	

	Italy
	FEDERCASA
	
	●
	
	
	●
	
	
	

	
	FEDERABITAZIONE

	●
	●
	●

	
	

	
	

	

	Luxemburg
	FLCM
	
	●
	
	●
	
	●
	●
	

	 
	SNHBM
	
	
	
	
	
	
	●
	

	Netherlands
	AEDES
	
	
	
	
	
	
	
	●

	Austria

	GBV
	●
	●
	
	
	
	
	
	

	Poland
	ZRSM
	
	
	
	
	
	
	
	

	Sweden
	SABO
	
	
	
	
	
	
	
	

	UK
	NFH
	
	
	
	
	
	
	
	

	 
	SFHA
	●
	
	
	
	
	
	
	

	
	NIHE
	
	
	
	
	
	
	
	

	 
	NIFHA
	●
	
	
	
	
	
	
	


Other: 
Belgium: FLW: Accompagnement social, SLRB:Taux réduit d'impôt des sociétés SWL:taux d’impôt préférentiel sur les revenues

Netherlands: Do not pay corporate tax for social activities, only for commercial activities. 

ANNEX A

Table A.1

	RIGHT TO HOUSING AT INTERNATIONAL LEVEL



	1948 Universal Declaration of the Rights of Man
	Article 25.1:  “Everyone has the right to a standard of living adequate for the health and well-being of himself and his family, including food, clothing, housing and medical care and necessary social services.”

	1966 Covenant on Economic, Social and Cultural Rights
	Article 11:  “The States party to the present Covenant recognize the right of everyone to an adequate standard of living for himself and his family, including adequate food, clothing and housing, and to the continuous improvement of living conditions.”

	Declaration on Progress and Development in the Social Domain (United Nations, 1969) 
	Article 10 f part II defines as one of the main objectives of development policies:  “To provide for all, and in particular for people with a low income and large families, satisfactory housing and collective services.”

	Workers (ILO, 1962), refugees (ILO, 1961), children (UN, 1959, 1989), women (UN, 1979), elderly workers (ILO , 1980), immigrant workers (ILO, 1990), minorities (UN, 1991), indigenous peoples (UN, 1993) 
	Target groups which are protected by explicit references to housing conditions.

	Habitat II Conference 3 - 14 June 1996 
	Commitment and world action plan places “obligations on governments to help the population to obtain housing and to protect and improve districts.”

	Table A.2



	RIGHT TO HOUSING AT EUROPEAN LEVEL



	European Convention for the Protection of Human Rights and Fundamental Freedoms, 4 November 1950: Council of Europe


	No reference is made to the right to housing

Article 8 affirms the right of everyone to respect for his private and family life, his home and his correspondence, and article 12 the right to found a family. 

	European Social Charter drawn up within the Council of Europe, 18 October 1961 and revised 3 May 1996
	The revised social charter adds new rights stating in particular that everyone has the right to protection against poverty and social exclusion and that everyone has the right to housing.

Article 31 “With a view to ensuring the effective exercise of the right to housing, the parties undertake to take measures designed: to promote access to housing of an adequate standard, to prevent and reduce homelessness with a view to its gradual elimination, to make the price of housing accessible to those without adequate resources.”


Table A.3
	RIGHT TO HOUSING AT COMMUNITY LEVEL



	Committee of the Regions: Opinion on Housing and  the Homeless (1999/C 293/ 07):


	Recommendations 5.4: “Giving further consideration to the principle of the right to housing at EU level

Given that housing is the first factor enabling an individual to set out on a process of social and vocational integration, the Committee of the Regions calls upon the European institutions to give further consideration to the principle of the right to adequate accommodation.”

	European Parliament, resolution of 24 May 1996
	Report on exclusion and reminder to Member States that they have already recognized the right of everyone to have adequate housing in the 1966 Covenant.

	European Union Treaty
	Article 136 of the Treaty instituting the European Community refers to the fundamental social rights set out in the European Social Charter of 1961.  The revised social charter indirectly opens new prospects for the right to housing at community level.

	Charter of Fundamental Rights
	Recognition of the right to housing assistance.

	Table A.4



	RIGHT TO HOUSING IN MEMBER STATES



	Constitution: Belgium
	Article 23 of the 1994 constitution: “Everyone has the right to lead a life in conformity with human dignity (…)  guaranteeing economic, social and cultural rights (…) These rights include: … the right to have decent housing.”

	Constitution: Spain
	Article 47 of the 1978 constitution: “ All Spaniards have the right to enjoy decent and adequate housing.”

	Constitution: Greece
	Article 21 of the 1975 constitution: “ The acquisition of a home by the homeless or those inadequately sheltered shall constitute an object of special State care.”

	Constitution: Portugal
	Article 65 of the 1976 constitution revised in 1992: “Everyone has the right for himself and his family to a dwelling of adequate size satisfying standards of hygiene and comfort and preserving personal and family privacy.”

	Constitution: Finland
	Section 15a of the 1995 constitution: “It shall be the task of public authorities to promote the right of everyone to a dwelling and to support the efforts of persons to provide their own housing.”

	Constitution: Netherlands
	Article 22.2 of the 1984 constitution: “It shall be the concern of the authorities to provide sufficient living accommodation.”

	Constitution: Sweden
	Article 2, chapter I of the 1976/77 constitution: “ …it shall be incumbent upon the public administration to secure the right to housing …”

	Law: France
	Law of 22 June 1982; law of 31 May 1990, exclusion law of 1998: exclusion law “The right to housing is a fundamental right.” 

Decision of Constitutional Court of 19 January 1995 “the possibility for any person to have decent housing is an objective of constitutional value.”

	Law: Denmark
	Anti-poverty law: the law on social assistance makes municipalities responsible for supplying adequate housing.

	Law: United Kingdom
	Housing Act of 1996: the law requires local authorities to house certain categories of homeless people.

	Germany
	Although the public authorities refuse to talk about the right to housing, the Länder and Communes must ensure that nobody sleeps on the streets.  For public order purposes, they can requisition empty housing.




ANNEX B

	Table B.1
 
Number of social housing organisations in the EU and their rental stock



	
	Number of social housing organisations
	
	Rented social housing stock

	
	
	
	

	Belgium
	306
	
	332.636

	Czech Republic
	613
	
	822.113

	Denmark
	711
	
	529.500

	Germany
	3.200
	
	1.700.000

	Spain
	228
	
	172.000

	Estonia
	1023
	
	0

	Finland
	114
	
	51.910

	France
	1.638
	
	4.520.000

	Greece
	1
	
	0

	Ireland
	253
	
	16.500

	Italy
	6.806
	
	903.100

	Luxemburg
	2
	
	1.285

	Hungary
	1.232
	
	nav

	Nederlands
	566
	
	2.200.000

	Norway
	95
	
	nav

	Austria
	198
	
	5.000

	Poland
	680
	
	1.420.000

	Portugal
	7
	
	270.000

	Switzerland
	900
	
	nav

	Sweden
	1903
	
	1.059.000

	UK
	2.209
	
	2.235.000

	
	
	
	

	TOTAL
	22.625
	
	16.238.044


Source: CECODHAS
� only in partnership


� in the way they function as investors, they are obliged to operate indepêndently of the construction trade


� only in connection with construction








� Aides et primes diverses


� reduction


2 reduction


� subsidy to interest payments


� from municipalities


� in some cases


� subsidies from regions


� partial


� Quasi insignificante


� No, in pochi casi riduzione ici


� Not from state, yes through own guarantee fund


� Rent in general is excluded from VAT


� have special instituion in the sector,


� but sometimes


� Subsidies from provinces


� subject of municipalities


� In some cases exemption of land tax


� As a general exemption for nonprofit housing


� Sometimes


� Partial





�aides et primes diverses


� reduction








� Subsidies from regions


� per la prima casa al 4%


� QUASI INSIGNIFICANTE


� deduzione degli interessi dall imponible


� subsidies in the field of sales are subsidies which go to the future owners
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