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Overview

Portugal’s Housing Strategy of 30 measures
combining supply expansion, fiscal incentives, and
licensing reform across public, private, and

Summary

30 integrated measures: spanning supply expansion, fiscal
reform, planning simplification, and direct public

What 7)) investment.
a . h icul hasi a0
cooperatlvg sectors, with particu ar cip 3_5'5 e > = EUR 4.2 billion in funding: combining EU Recovery and
youth housing support and expanding public ) B Resilience Facility funds (EUR 1.4 billion) and the national
housing stock. X @ budget (EUR 2.8 billion).
Coordinated by th tral . L 59,000 homes targeted by 2030: through public land
oor I,na € y' €cen r,a governmen ’WI_ mobilisation, new construction, and cooperative delivery
Who operational delivery carried out by the Instituto da via IHRU
Habitacdo e da Reabilitagdo Urbana. '
E d ly: Mobili blic land, st line li ing,
For Portuguese households, landlords, property a)r:zasrl:p;g?thYJiId-ct)o-IléZif:na::\caen ST
el CEUEIEEES, EepeEes, st Hes Support young buyers: Ease access to first-home
2 ownership through tax incentives and guarantees.
Programme presented: April 2024 by : . .
When i U “© Reduce construction costs: Cut fiscal burdens on
Implementation: May 2024 - present T 8 residential construction and renovation to boost supply.
L S q q q q
Total investment of EUR 4.2 billion combining PRR i';; At'tratct rrl\éalte(;nvcfe:tmenr. Strfngthe?fln(cjerétllv:es s
How funds (EUR 1.4 billion) and national budget (EUR 2.8 p”f’a € an. or S(_) erng ong-.erm, =il ? Sl
billion) Build public housing: Use public land and direct
investment to expand the affordable housing stock.
. Expanded housing supply via public land mobilisation
Innovation v and alternative housing models.
qh) - Improved affordability for young buyers through tax
_ o] g exemptions and mortgage guarantees.
. g Q Lower construction costs via VAT reductions and faster
TranSferablllty = g licensing procedures.
v o Greater investment certainty for public and private

The information and views set out in this factsheet are those of the authors and do not necessarily reflect the official opinion of the
Commission. The Commission does not guarantee the accuracy of the data included. Neither the Commission nor any person acting
on the Commission’s behalf may be held responsible for the use which may be made of the information contained therein.



EUROPEAN CONSTRUCTION OBSERVATORY

Policy Fact Sheet | Construir Portugal: New Housing Strategy (PT)

Project Description

Construir Portugal: New Housing Strategy (Nova Estratégia
para a Habitacao) is Portugal’s housing strategy deploying
30 measures, combining supply expansion, fiscal
incentives, licensing reform, and direct public investment,
to address the structural causes of unaffordability rather
than short-term fixes. Priority is given to expanding public
and affordable housing through public land and
cooperatives, and to supporting young people’s access to
housing via targeted fiscal and financial tools.

Building on the pillars of the More Housing Programme (2023-
2024), Construir Portugal shifts towards a supply-driven
approach that emphasises legal certainty and long-term stability
for both public and private housing investment. It targets the
construction of 59,000 new homes by 2030 through public,
private, and cooperative delivery, backed by EUR 4.2 billion in
funding combining Recovery and Resilience Plan (PRR) funds
(EUR 1.4 billion) and national budget (EUR 2.8 billion).

Construir Portugal is coordinated by the central government,

with operational delivery carried out by the Instituto da
Habitacdo e da Reabilitacdo Urbana (IHRU). Municipalities
contribute through spatial planning, zoning, and licensing

approvals, ensuring territorial differentiation in implementation.
Financial institutions and developers implement the
programme’s fiscal toolkit, including state-backed mortgage
guarantees for first-time buyers, Build-to-Rent credit facilities,
reduced VAT on eligible residential construction and renovation,
and income tax incentives for moderate long-term rental and
affordable housing schemes. Cooperatives and technical
professionals deliver projects under the Simplex Urbanistico
framework, a permitting reform that limits prior municipal
authorisation and entrusts licensed architects and engineers
with compliance certification, thereby speeding up delivery and
easing administrative burdens.

Figure 1: How the programme works: policy logic and target groups
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Figure 1 maps how Construir Portugal’s policy logic connects
target groups, instruments, and expected effects. The
programme’s integrated approach acts on supply shortfalls,
construction costs, and access barriers simultaneously rather
than sequentially.

Construir Portugal’'s measures are grouped within 6 categories, each
targeting a separate challenge (Figure 2).

Figure 2: Construir Portugal’'s categorisation of measures

n Incentivise supply - Measures 1 -9

Deployment of public land and buildings for affordable housing and Build-to-Rent,
including a semi-automatic regime for the reuse of vacant or underused public
buildings on a project basis.

Land Law reform enabling residential use of rural land for controlled-cost,
affordable, temporary and key-worker housing.

Construction bonuses to increase density limits for eligible affordable

and accessible housing (BNAUT).

State guarantees for cooperative housing on public land, dedicated Build-to-Rent
credit lines, and a reduced VAT rate (minimum 6%) for eligible housing construction
and rehabilitation, valid until the end of the legislature.

A sector pact to scale up output via industrialisation, off-site construction

and workforce development.

Promoting Public Housing - Measures 10 - 12

Unlocking PRR-funded and non-PPR homes through municipal liability
commitments to speed up implementation.

Strengthening IHRU'’s implementation role via Construcdo Publica EPE
under the Affordable Rental Programme.

Repeal rental measures and the state-as-substitute-landlord guarantee
to restore property rights.

Adjustment of Urban Rental Law.

Introduction of investment contracts for Build-to-Rent
and Available-to-Let housing.

Liberalisation of mortgage insurance choice and adoption of a Construction Code.

Restoring Confidence - Simplification - Measures 17 - 23

Enhancement of Simplex Urbanistico through administrative simplification,
BIM adoption, and interoperable municipal platforms.

Updated definitions of controlled-cost and affordable housing.

Removal of CEAL and related restrictions, with regulation decentralised
to municipalities.

Creation of an IHRU portal to track housing applications and candidate projects.

State mortgage guarantees and IMT (Municipal Property Transfer Tax)/Stamp Duty
exemptions for under-35 first-time buyers

Redesign of the Porta 65 subsidy to better match young people’s income.

Promoting Youth Housing - Measures 24 - 28

Emergency student housing programme and implementation of the 2025-26
National Housing Plan delivering 18,000 new beds.

Simplification of rental subsidies by removing restrictive conditions,
including expiry clauses.

Transitional rules between supported and affordable rents to prevent
gaps in housing support.

Ensuring Housing Accessibility - Measures 29 - 30
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Progress Overview and Future Trajectory

Current status

Construir Portugal has evolved through two phases. In October
2023, the More Housing Programme introduced an emergency
package of rent controls, local accommodation restrictions, and
fiscal measures under the previous government. While it
consolidated affordability as a national priority, several of its
regulatory measures generated implementation challenges and
market uncertainty.

Figure 3: Construir Portugal’s timeline
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Following the March 2024 election, Portugal adopted a different
approach. Construir Portugal, presented in May 2024, replaced
the More Housing framework as the primary national housing
strategy, retaining effective fiscal instruments while dropping
market controls. Construir Portugal was reinforced in June 2025
with new supply measures and further expanded in March 2026
with a substantial fiscal reinforcement package (Law No. 9-
A/2026). This continuity of reform across successive policy
cycles demonstrates institutional learning and sustained political
commitment to addressing structural housing shortfalls through
supply expansion, reduced construction costs, and targeted
support for buyers and renters.

Outcomes

The housing policy reform process from the More Housing

Programme to Construir Portugal has produced a series of

measurable improvements across key areas of the market

(Figure 4):

* Supply pipeline: The number of dwellings licensed, building
permits, and housing transactions grew steadily from 2023 to
2025. Completed homes and the number of houses sold also
increased through time.

» Fiscal reform: Law No. 9-A/2026 brought several changes,
such as cuts on the IRS rental income tax, and VAT and
tenant income tax reductions. These developments point to
an active reconfiguration of short-term rental activity during
the programme period, as operators responded to the
evolving regulatory environment. Nonetheless, the effects of
this package cannot be observed yet.

* Youth housing: From August 2024, young buyers under 35
were exempted from property transfer tax and stamp duty on
first home purchases of up to EUR 330,359 (above which
IMT still applies). The take-up of related measures was high
enough that the government expanded the guarantee
package by a further EUR 350 million.

* Rental market: Changes in the rental market are evidenced
through the increase in new rental contracts and the
deceleration of the rate at which rents were rising. The
construction sector also expanded.

Figure 4: Reported outcomes of Construir Portugal

Supply pipeline

41,851

dwellings licensed in 2024,
highest since 2008 (Instituto
Nacional de Estatistica)

155,325 homes sold in 2024
(+14.5%), worth EUR 33.8 billion

24,494 homes completed in 2024

21,000
building permits in the 84,000 homes
first half of 2025 sold in the first half of 2025

Fiscal reform

AIMI wealth tax waived
for lower-rent properties

IRS rental income tax cut from
25% to 10% for leases up to
EUR 2,300/month

Tenant incorme tax deductions

VAT reduced from 23% to 6% raised to EUR 900 in 2026

Mortgage rate decreased
to 2.84% in 2025

16,772 new license requests
submitted in 2025

More than buyers
under 35 exempted from property
transfer tax and stamp duty

More than buyers used the
government's mortgage guarantee scheme
(covering 15% of the property value)

Rental market

8% increase in the number
of active construction firms
in 2024

Annual rental price growth
decreased to 5% by 2025

99,000 new rental

contracts signed in 2024

Next steps

Construir Portugal continues to evolve as Portugal’s primary
housing policy framework. The programme’s phased
implementation model front-loads immediate fiscal and
regulatory measures while committing to a longer investment
horizon through 2030.

In March 2026, the Portuguese government approved Law No.
9-A/2026 under Construir Portugal. The package is aimed at
boosting housing supply, reducing barriers to residential
construction, and strengthening support for tenants and
homebuyers, e.g., through increasing the tenant income tax
deduction for rental costs, which is set to increase progressively
from €500 to €900 in 2026 and reach €1,000 in 2027.

The measures are intended to stimulate both rental market
activity and housing output. Their full market effects are
expected to materialise from 2027 onwards, once
implementation is fully aligned and market actors have adapted
to the new incentive framework. The package combines short-
term affordability measures with instruments targeting longer-
term supply constraints, making 2027 a key reference year for
assessing its impact on housing availability and prices.


https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400
https://diariodarepublica.pt/dr/detalhe/lei/9-a-2026-1068965400

EUROPEAN CONSTRUCTION OBSERVATORY

Policy Fact Sheet | Construir Portugal: New Housing Strategy (PT)

Challenges and Conclusions

Challenges

Construir  Portugal's implementation has encountered
challenges linked to the pace of implementation, coordination
across different levels of the government, and the scale of
investment required.

A first challenge concerns tax authority alignment with policy
intent. The 6% VAT cut on qualifying construction was
approved under Construir Portugal but remained unenforced
as of April 2026. Ensuring that the Ministry of Finance, tax
authorities, and licensing bodies are aligned is essential to
unlocking the strategy’s full fiscal impact.

Planning and land supply constraints also remain a challenge.
Land scarcity and complex zoning rules limit new supply. While
Construir Portugal’s Land Law reform and rural rezoning are
positive steps, stakeholders point out that it has been proven
complex to implement these urban planning measures in
practice. This reflects the broader difficulty of translating
ambitious regulatory reform into streamlined on-the-ground
application, requiring sustained political commitment beyond
the current legislature.

Finally, the construction sector’s capacity and delivery speed
remain constrained. Portugal is building fewer homes than two
decades ago, despite a growing population, with labour
shortages and rising costs limiting the private sector’s
responsiveness. Construir Portugal’'s modular construction
support and Build-to-Rent credit lines attempt to address this,
but closing the gap between demand and delivery will take
time. In parallel, median dwelling prices reached €2,076/m? in
2025 (+17.6% annually), alongside strong rent increases. The
trend continues into 2026, though more moderately,
underscoring both the urgency of the programme and the need
to sustain implementation momentum.

(O

Construir Portugal is the most integrated housing supply
strategy Portugal has launched in decades. From an
innovation perspective, its added value lies in the scale and
simultaneity of its approach, combining public land
mobilisation, state-backed finance, tax support for buyers and
landlords, and permitting reform within a single national
framework. The strategy also promotes modular and off-site
construction, aligning with EU-wide supply-side priorities.

Conclusions

The latest available implementation results from 2024 point to
tangible market effects. With a horizon to 2030 and continuity
across successive governments, the strategy signals a
structural shift from reactive regulation towards sustained,
investment-led  housing  delivery. Continued sectoral
confidence across two administrations further underlines its
durability.

In terms of transferability, the programme as a whole is
difficult to replicate directly due to its reliance on specific
institutional capacities, legal frameworks, fiscal space, and
multi-level coordination. However, several individual
instruments are transferable, including mortgage guarantee
schemes, buyer tax exemptions, VAT reductions on
affordable construction, and Build-to-Rent credit lines. As
such, Construir Portugal is best understood as a source of
transferable design principles, particularly the value of
integrating supply, fiscal and permitting reforms, even where
full replication is not feasible.

@ Recommendations

Construir Portugal’s implementation highlights different
lessons that could be highly relevant for future initiatives.

* Design fiscal instruments for breadth, stability, and
administrative alignment from the outset. Tax-based
incentives, such as VAT reductions, income tax cuts for
landlords, and buyer-side exemptions, are more beneficial
when they are broad in eligibility, of longer-term duration,
and aligned across all implementing bodies (government,
tax authorities, licensing agencies) before activation.
Narrowly scoped incentives or those with complex
procedural conditions risk low uptake.

+ Establish multi-level governance and coordination
mechanisms before implementation begins. Programmes
operating across central government, municipalities,
financial institutions, and sector professionals require clear
responsibility mapping, shared information systems, and
formal coordination protocols established in advance.
Administrative misalignment, particularly between fiscal
authorities and licensing bodies, can significantly delay
delivery. The difficulty to implement specific urban
planning instruments offers a valuable transferable lesson
in this regard: well-designed regulatory reforms can also
benefit from early investment in implementation readiness,
ensuring that all responsible parties are equipped to apply
new rules consistently and efficiently from the outset.

» Design individual instruments as transferable, standalone
components. Where cross-country learning is a goal, it is
important not to build instruments (such as mortgage
guarantee schemes, tax exemptions, or Build-to-Rent
credit lines) as elements of a complex integrated package.
Instead, building them as standalone modules can
increase their adoption potential, as it doesn’t require full
replication of the governance structure.
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