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Housing in Greece: Trends, challenges, and prospects 

Executive Summary 

Housing is a fundamental good that shapes both economic stability and social well-being as fluctuations 

in residential property values and in the overall availability of housing stock are closely linked to the 

trajectory of economic growth and to households’ living standards. At the same time, the housing sector 

interacts dynamically with the financial system, as changes in property valuations and mortgage interest 

rates can either intensify periods of credit expansion or, conversely, give rise to significant market 

distortions, creating systemic risks for the wider economy. 

The financial crisis highlighted these interdependencies, as high levels of non-performing loans directly 

affected housing prices, generating negative externalities across many other economic activities. 

Moreover, the construction, sale, and maintenance of housing create employment, while real estate 

transactions stimulate demand for related goods and services, boosting consumption, and property 

taxes finance critical public services. Consequently, developments in the housing market influence not 

only overall economic activity but also household confidence and consumer behavior. Beyond its 

economic dimension, housing provides shelter and a sense of security, thereby contributing to social 

inclusion. Homeownership, in particular, constitutes an important means of wealth accumulation for 

households, allowing them to build equity and achieve greater economic security. In Greece, housing 

has historically represented the largest household investment, as non-financial assets account for 

approximately 70% of total household wealth. 

However, the Greek housing landscape exhibits a paradoxical duality: a thriving real estate market, 

strengthened by foreign investment and demand driven by tourism, coexists with a growing affordability 

crisis, deepening social inequalities, and an increasing need for systemic policy intervention. For this 

reason, the present study examines the multiple dimensions of housing - as a good with major social 

importance, an investment asset, and a socio-economic factor - with the aim of understanding the issues 

that arise and proposing ways to address them. By analyzing historical trends, market dynamics, policy 

frameworks, and socio-economic impacts, the study seeks to provide a comprehensive understanding 

of Greece’s housing challenges and to propose feasible policy recommendations. 

Historically, housing in Greece, while not serving as a purely investment-oriented asset for Greek 

households, is of particular interest, as the legacy of the debt crisis, the growing number of dwellings 

subject to foreclosure due to non-performing loans, together with more recent phenomena such as 

short-term rentals through the sharing economy, neighborhood gentrification, and increased levels of 

foreign direct investment (FDI) in the real estate market, have reshaped the housing landscape. 

Although homeownership rates remain high compared to the rest of Europe, they have been declining 

since the debt crisis, while deeper tensions have simultaneously emerged: rising housing costs in major 

urban centers, an increasing burden on low-income renters, and a growing need for stronger public 

intervention. In addition, geographic disparities highlight the complex spatial dimension of housing 

inequality. 
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From 1950 onward, Athens and other cities experienced a massive inflow of internal migrants, leading 

to rapid urban population growth without the simultaneous development of housing policy or adequate 

state provision. Housing was largely regarded as an individual or family responsibility, resulting in 

homeownership becoming the dominant model, as was also the case in other countries of Eastern and 

Mediterranean Europe. Today, Greece has a homeownership rate of approximately 70%, close to the 

Eurozone average, but this figure has declined rapidly in recent years (in 2010 it was nearly eight 

percentage points higher). These relatively high but steadily decreasing homeownership rates -

particularly low among younger cohorts compared to older ones- combined with the fact that around 

67% of young adults live with their parents, according to Eurostat data for 2024, paint a picture in which 

housing in Greece is becoming increasingly fluid, yet also less affordable. 

Beyond homeownership, another structural feature of housing in Greece is the antiparochí system. 

Since 1929, the exchange of land for apartments enabled the rapid construction of multi-story 

residential buildings in cities, particularly following the 1923 population exchange and the resulting 

increase in housing needs. From the 1950s through the mid-1970s, supported by Marshall Plan funding 

(1948–1951), hundreds of thousands of apartment buildings were constructed, significantly expanding 

housing supply and making dwellings accessible to a broad range of social groups. This rapid 

development, however, also brought negative consequences, including the replacement of neoclassical 

buildings and the erosion of architectural character in many neighborhoods. 

Throughout the post-war period, Greece maintained a limited framework of state housing measures. 

The only substantial public housing institution was the Workers’ Housing Organization (OEK, 1954–

2012), which was funded through contributions from both employees and employers and provided 

support to vulnerable households in securing housing. Its abolition in 2012 created a gap in large-scale 

state-supported housing provision. In practice, the coverage of housing needs relied almost entirely on 

the family and on private borrowing, with Greek parents frequently financing their children’s acquisition 

of housing. 

Housing prices in Greece followed a steadily upward trajectory until 2008, a trend that intensified 

significantly after the country’s entry into the common European currency. The global financial crisis of 

2008, however, triggered sharp corrections in the domestic real estate market, with a substantial 

contraction in prices that continued during the Greek debt crisis. From 2018 onward, residential 

property prices in Greece have once again followed a sustained upward trend. 

The increase in construction activity, particularly in recent years, is closely linked to rising prices, 

investment levels, and especially foreign direct investment in housing, including through the Golden 

Visa program. These developments have brought housing to the forefront of the political agenda: 

affordable housing has become a pressing social issue, as a growing share of Greeks devote an 

excessively large proportion of their income to rent or mortgage payments. According to Eurostat data, 

Greece is in the most disadvantaged position among EU member states regarding housing affordability. 

Moreover, the combined rise in sale and rental prices, increasing energy costs, and higher borrowing 

costs further exacerbate the housing problem. In addition, historically low central government spending 

on housing compared to the EU average, together with the abolition of the OEK in 2012, has further 

undermined housing affordability for Greek households. At the same time, the touristic revival of the 

2010s and the rapid expansion of short-term rental platforms have reduced the availability of dwellings 

for long-term rental, making affordable housing increasingly inaccessible. Another issue concerns the 

high share of non-performing loans, which leaves many over-indebted property owners and vacant 

housing units, beyond the adverse effects on banks’ balance sheets. Combined with the Golden Visa 
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program and the large proportion of vacant dwellings -estimated at approximately 35% according to the 

most recent census of the Hellenic Statistical Authority (ELSTAT)- the rise in rents in recent years was 

largely expected, placing growing pressure on household budgets and limiting access to affordable 

housing for nearly 30% of households.  

Affordable housing refers to the balance households must achieve between housing costs and other 

expenditures, taking their income into account. In Greece, the share of disposable income spent on 

housing costs -rent, mortgage payments, energy expenses, and property taxes or fees related to the 

primary residence- significantly exceeds the corresponding EU average. In 2024, this share stood at 

35.5% in Greece, compared to 19.2% in the European Union. The affordable housing crisis acts as a 

constraint on social well-being and economic stability, as households adjust consumption patterns, 

experience payment arrears, accumulate excessive debt, and face limited capacity to save, thereby 

increasing economic uncertainty. Excessive housing cost burden, combined with the limited availability 

of quality housing, intensify housing exclusion as well as social and income inequalities.  

The deterioration of housing affordability does not affect all households equally. According to FEIR’s 

recent study for the Bank of Greece, households in urban areas devote a higher share of their income 

to housing compared to those in semi-urban or rural areas, largely due to differences in tenure 

structure, as renters are more prevalent in cities. In particular, renters in urban centers bear a 

significantly higher housing cost burden than homeowners. At the same time, limited access to quality 

housing poses risks to household health, undermines social well-being, and underscores the urgent need 

for substantive policy intervention. 

The study subsequently presents the institutional and regulatory framework governing housing in 

Greece. The framework regulating leases, property transfers, the protection of primary residences, and 

the management of non-performing loans (NPLs) aims to ensure legal certainty, tax transparency, and 

social support, ultimately strengthening investment confidence and market stability. In the rental 

sector, although minimum protections for tenants exist -such as a three-year minimum lease duration 

and limits on advance payments- legal fragmentation, contradictory provisions, and lengthy dispute 

resolution procedures often limit the framework’s effectiveness. 

With regard to property transfers, multiple procedures are required, including registration with the 

National Cadastre and the issuance of an electronic building identity, with ongoing digitalization 

expected to simplify processes and reduce costs. From a fiscal perspective, in addition to the annual 

ENFIA property tax, transfer, inheritance, and parental gift taxes are imposed, with the tax burden 

varying according to the degree of kinship. Protection of the primary residence has evolved through the 

Law on “Debt Settlement and the Provision of a Second Chance” (Law 4738/2020), which provides for 

out-of-court debt restructuring and special provisions for state support of vulnerable groups. Overall, 

the existing framework combines elements of legal stringency and social welfare, aiming to strengthen 

confidence in the real estate market and support households, although simplification and effective 

implementation remain key challenges. 

Beyond the institutional and regulatory framework, the study also records existing policy measures and 

social housing programs in Greece. These aim, among other objectives, to increase housing supply either 

through new construction or, primarily, through the utilization of existing building stock, including public 

property. Several measures take the form of allowances or seek to create more favorable housing 

conditions for vulnerable households through tax relief or improved financing terms. Policy 

interventions also extend to the regulation of short-term rentals, as their uncontrolled expansion places 

pressure on long-term housing supply and has direct price effects.  
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A significant recent development is the tightening of conditions for the Golden Visa program, with the 

aim of limiting its impact on housing affordability for domestic households. Historically, however, 

housing did not constitute a central pillar of social policy in Greece, resulting in substantial deficits in 

both social and affordable housing compared to the European average. Although several housing 

policies have been introduced since 2022, most remain at an early stage of implementation. It is 

therefore essential to systematically monitor their effectiveness and to reinforce them to meaningfully 

improve housing affordability. 

Although housing frameworks vary across countries due to differing factors and preferences, this study 

focuses on international housing policy practices in European countries, chosen for their comparability 

and common financing instruments. International examples, together with the recent establishment of 

a task force to support the European Affordable Housing Plan, demonstrate a clear commitment to 

addressing housing affordability, mainly through different models of social housing and state 

intervention.  Countries such as Austria, France, Denmark, and the Netherlands have long-established 

and robust social housing systems, which often constitute a significant share of the total housing stock. 

These systems are typically supported by legislative frameworks, direct public funding for construction 

or subsidies, and, in some cases, the involvement of non-profit organizations or municipal authorities in 

their management and allocation. 

The overarching objective is to ensure access to affordable housing for a broad segment of the 

population, often through income-based eligibility criteria and mechanisms such as rent regulation or 

subsidies. While approaches vary, a common feature is the active role of the state in shaping the housing 

market in order to prioritize social welfare. Countries such as Spain and Portugal, which historically had 

smaller social housing sectors, are now making significant progress through new institutions, the 

utilization of public property, and financial incentives aimed at increasing supply and affordability. Even 

in countries such as the United States and the United Kingdom, where private-sector participation is 

more pronounced, governments continue to provide funding, regulatory oversight, or targeted 

programs to address housing needs. This global emphasis underscores the recognition that access to 

affordable housing is a fundamental social need requiring sustained governmental commitment and 

adaptation. 

Having outlined the key characteristics and challenges of Greece’s housing market, the study identifies 

policy directions that could help mitigate housing distortions. These include the utilization of vacant 

dwellings in combination with renovation and quality-upgrading programs, which could expand the 

existing available housing stock. Beyond such measures and subsidies, the digitalization of procedures, 

the systematic recording of housing units (vacant and occupied) and their ownership status, and the 

acceleration of judicial processes related to building identity certification and the resolution of 

ownership disputes are expected to facilitate market oversight, improve price monitoring, support 

demand assessment, and enable timely intervention where necessary. 

Furthermore, reducing information asymmetries and insecurity between tenants and landlords is 

expected not only to increase the effective housing supply but also to improve market absorption. 

International examples, such as Austria, also provide guidance for expanding housing supply through 

new construction, including state-led social housing and public–private partnerships (PPPs), which can 

deliver environmentally sustainable and affordable housing in both existing and newly developed 

residential zones. As noted in the literature, however, increasing supply alone does not necessarily 

create the conditions required to improve housing affordability. First, there are geographical limits to 

supply expansion, particularly in dense urban centers. Decentralization policies, especially when 
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accompanied by job creation and ensured access to healthcare, education, and basic infrastructure, can 

function as mechanisms for relieving pressure on highly congested urban housing markets. Second, 

there are households with income levels so low that they cannot meet their housing needs even in the 

presence of increased supply. 

This underscores the need for the expansion, recalibration, and design of new, inclusive housing policies 

to address the housing problem. Beyond rent subsidies, additional tax incentives could be explored for 

property owners or developers who rent out dwellings at lower rents. Measures that could be 

considered in combination include higher taxation of income derived from short-term rentals, in order 

to reduce the opportunity cost for property owners of offering long-term leases, and the modification 

of the Golden Visa program so that it does not focus exclusively on residential real estate investments 

but is instead directed toward more productive investments, such as research and development, 

manufacturing, and industry. 

Finally, the existence of a central social housing authority is considered critically important. At present, 

based on existing state initiatives, this role appears to be undertaken by the Ministry of Social Cohesion 

and Family. Such an authority would manage the budget, design and communicate housing programs, 

and evaluate their effectiveness, thereby ensuring the harmonization of data and procedures and 

enabling faster and more targeted policy implementation. 

 

 


