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House prices are significantly higher today where housing construction has not kept up with
population growth, household growth and where the supply of land is limited.

Other factors that are correlated with higher housing prices include higher household income,
good accessibility, proximity to coastline, high tourism intensity and a high share of short-term
rentals (STRs).

For several factors, only one recent point in time was available (e.g., STRs) or they are fixed
geographical features (e.g., access to coast). As a result, correlations should not be interpreted
as causality.

The association between STRs and house prices is higher in cities than in rural areas, and
higher for the sales market than for the rental market. Our estimates indicate that STRs
represent around 1.2% of all conventional dwellings with an uneven territorial distribution.

In touristic destinations (both coastal and rural) and specific neighbourhoods of some EU cities,
the share of STRs can be substantially higher.

The increase in the total number of ‘unoccupied’ dwellings, reaching nearly 20% in 2021,
alongside lagging housing supply growth overall, suggest structural disincentives affecting
the housing supply side, contributing to shortages and elevated prices. However, improved
statistics on the ‘unoccupied’ housing, to differentiate between permanently vacant and
occasionally or seasonally occupied homes are needed.

The research underscores the need to investigate and address disincentives on the housing
supply side, including for long-term rentals, which result in lagging supply and limited supply
elasticity. Moreover, a place-based approach seems the most suitable to manage local positive
and negative externalities of the STR sector.
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Policy context and motivation

At the end of 2024, house prices in the EU were
about 55% higher than in 2015, outpacing the
growth of net household income per capita of 49%
in the same period?®. In 2024, household expenditure
on housing, water and energy made up 23.6% of all
household expenditure’.

Macro drivers such as monetary policy and interest
rates, economic and income growth and demographic
trends have fuelled demand, contributing to lift
housing prices overall in the EU. Monetary easing
increases liquidity and overall bidding power.

At the same time, new competition for housing
stock emerges from different sources: Inflation
and inflation expectations drive investors and
savers to look at real estate as a store of value and
as an opportunity to generate returns, i.e., housing
financialisation (Melecky and Paksi 2024; Van
Heerden et al. 2020). Migration surpluses and

the growth of tourist over-night stays also increase
demand for housing stock.

However, impacts of these structural drivers are
asymmetrical across population groups and
territories. Low- and middle-income earners, the
younger population and newcomers may be
disproportionately affected. Different territories may
also be affected differently, depending on regional
and local economic and demographic trends, as well
as on accessibility, infrastructure, amenities and
spatial planning which strongly influence land and
real estate prices at the local level.

The housing affordability crisis has been mounting
slowly since the European financial crisis of 2010’s,
aggravating quickly since the COVID years. This has
generated widespread public concern, in response
to which the European Commission decided to
prioritise housing affordability for the 2024-
2029 period.

! House price index statistics, Eurostat, https://doi.org/10.2908/TEICP270

2 Household statistics, ARDECO, https://territorial.ec.europa.eu/ardeco/explorer

Study objectives and design

In support of this new Commission priority, the JRC
gathered new evidence in relation to the place-based
determinants of house prices. The full study is
currently under peer-review for publication as a
scientific paper (Marconi et al. forthcoming), but its
main results and policy implications are summarised
in this science for policy brief.

‘What place-based factors are correlated with
house prices across the EU?’ is the research
question addressed in this study. Specifically,

we used econometric analysis to investigate

the role of local housing supply and demand
dynamics in housing price levels, including
tourism and short-term rentals (STR). We
controlled for other known determinants of house
prices, as per available scientific literature, such as
accessibility and socioeconomic characteristics.
We also tackled the territorial dimension in various
ways: by 1) carrying out the analysis at municipal
level?, 2) considering geographical features (e.g.,
distance to coast) and urban-rural context and

3) by controlling for spatial spillover effects using
spatial econometric techniques.

To feed the analysis, we used data from multiple
sources. The variable under investigation was
house (asking) prices per square metre, which we
obtained in collaboration with ESPON’s HOUSE4ALL
project®. House prices were obtained via web scraping
of individual online real estate advertisements from
agencies and platforms covering all EU Member
States between 2024 and 2025. Average municipal
housing prices per municipality were calculated

by weighing each advertisement based on how
long it remained online, assuming short-lived
advertisements were closer to market price than
longer-lasting ones®. Both sales and rental asking
prices were used and analysed separately.

3 Household consumption by purpose, Eurostat, https://doi.ora/10.2908/NAMA 10 CP18

4 The data was collected for 95 thousand municipalities across the EU-27 countries. We excluded municipalities with missing price information or without
data for the control variables, and all municipalities in Greece and Estonia due to data limitations, resulting in a total of 78 thousand municipalities used

in the econometric analysis.

https://www.espon.eu/projects/access-affordable-and-quality-housing-all-people-house4all

© This assumption is based on the premise that properties priced closer to their true market value tend to be sold more quickly, thus resulting in shorter
durations online. Conversely, advertisements that linger for extended periods may indicate prices that are less aligned with current market conditions.
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To build explanatory variables, we used
demographic and housing statistics from the
European Censuses 2011 and 20217, socioeconomic
data from Eurostat, transport and digital accessibility
(JRC, based on TomTom and Ookla data), geography
and land use data (JRC, based on Earth Observation),
data on tourism?® and short-term rentals in 2025 (JRC,
based on AirDNA® and Eurostat). All data were linked

to the boundaries of EU’s municipalities.

What place-based factors correlate
with house prices?

All control variables were associated with housing

prices as expected: municipalities with high

transport and digital accessibility, high share of
working age population, decreasing household
sizes, employment and income are all positively
and significantly associated with higher housing
prices. Geographical context also matters: higher

prices in cities and municipalities near the coast,
compared to towns, rural and non-coastal areas;
presence of spatial spillover effects, where

prices in one municipality influence prices in
nearby municipalities.

Table 1 summarises the results obtained for the key
variables characterising local housing supply and
demand dynamics, and their relation to housing
(asking) sales prices.

The associations between rental prices and the
explanatory variables are broadly aligned but with
some nuances. Potential accessibility is significantly
associated with rental prices but not with sales
prices. Conversely, rural settings, population decline,
household income and the proportion of short-term
rentals are less associated with rental prices than
with sales prices. Moreover, territorial regimes'® and
neighbourhood effects apply less in the rental market.

Table 1 - Local housing supply and demand dynamics and their relation to housing (asking) sales prices.

Variable Type of association
Availability of Lower land availability within
land for a municipality is linked to

development

Housing supply
growth

higher housing prices.

Higher housing supply growth
in municipalities with higher
housing prices.

Mismatch Higher prices are observed
between the where demand for housing
growth of grows more than housing
housing demand  supply.

and supply

Tourism Municipalities with higher
intensity*! tourism intensity and higher

and short-term
rentals

Share of
unoccupied
housing units

proportion of STRs in relation to
the total dwelling stock had
higher prices.

A higher share of unoccupied
housing units is associated with
higher housing prices.

Source: JRC elaboration based on econometric results.

7 Census Hub, https://ec.europa.eu/CensusHub

Explanation/interpretation

Scarcity of land for development (e.g., due to too many
areas already developed, physical or planning

Territorial regimes

The association is substantially
stronger in cities.

constraints) appreciate land and real estate.

There is a higher supply incentive where prices are

higher.

Higher growth in demand than supply makes supply
scarce and therefore more valuable.

STRs and tourism tend to develop in attractive places,
where full-time residents are also willing to pay more.
Conversion of primary residences into STR puts
pressure on supply/prices.

High share of unoccupied dwellings constraints overall
supply. Possibly related to higher renovation costs,
including regulatory obstacles. ‘Unoccupied’ housing
stock that is used seasonally is likely to be located in

The association is relatively
homogenous in all territories.

The association is relatively
homogenous in all territories.

STRs are significantly more
associated with higher housing
prices in cities, towns and
suburbs than in rural areas.

No difference for tourism
intensity.

The association is substantially
stronger in cities, where the
demand pressures are also
likely to be higher.

highly valued locations, contributing to the positive

correlation.

8 https://tourism-dashboard.ec.europa.eu; https://data jrc.ec.europa.eu/collection/id-00425

° For the STR listing estimates provided herein, we used the number of entire property listings from Airbnb which had at least one costumer review.
Data were collected via AirDNA as of August 2025.

10 j.e, systematic differences in how determinants of prices operate in cities, towns and suburbs, and rural areas.

1 Ratio between total tourist nights-spent and the resident population in each municipality.
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The reduced influence of territorial regimes and
higher sensitivity to factors like accessibility in the
rental market suggest that renters may be more
focused on finding a suitable place to live with
transportation options. The weaker association
between the proportion of STR and rental prices may
be explained by less demand for long-term rent in
highly touristic and seasonal municipalities. On the
other hand, sales prices are influenced by long-term
considerations and investment potential, which may
explain the higher sensitivity to territorial regimes,
and demand factors like demography and STR.

Broad demographic trends
and housing supply

The econometric analysis revealed strong association
of demand and supply trends (and imbalances) on
housing prices. Demand for housing is influenced by
both population growth and changes in household
numbers, with the latter often having a more
significant impact.

According to Census data, between 2011 and 2021,
household growth outpaced population growth due
to a consistent reduction in household sizes. The
EU’s population grew by 1.4%, with a 2.5% increase
in cities and a 2% decline in rural areas, while
households increased by 9.5% in cities and 10% in
rural areas. However, new housing supply fell short,
with conventional dwellings (hereinafter simply
referred to as ‘dwellings’) increasing by 9% in both
cities and rural areas. Despite higher demand and
prices in cities, supply growth didn’t exceed that of
rural areas. This indicates hampered supply elasticity
especially in cities.

More notably, the total number of ‘unoccupied
dwellings’? grew by 21.2%, raising their proportion
from 17.8% to 19.7% in the same period. Although
a more granular (regional and a local) analysis is
warranted, these broad EU-level figures suggest
structural constraints and disincentives in housing
supply, contributing to housing shortages and
price increases.

Figure 1 shows that the share of unoccupied
dwellings is large overall, but higher in rural areas
than in cities (likely due to negative demographic
trends of rural areas), and that the proportion of
short-term rentals is relatively minor in this context.

Figure 1 — Proportion of occupied, unoccupied and Airbnb
dwellings in cities, towns and suburbs, rural areas and on av-
erage at EU-27 level.
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Occupied Unoccupied Airbnb

Note: Entire-property Airbnb listings were considered part of the ‘Unoc-
cupied’ dwellings for these calculations (therefore, subtracted from the
‘unoccupied’ dwelling stock).

Source: JRC elaboration based on data from Eurostat Census and AirDNA.

Short-term rentals

Short-term rentals bring about benefits such as
increased competition in the tourist accommodation
sector, new income opportunities for households,
and economic opportunities in lagging regions.

STRs also promote a more efficient use of secondary
homes, reducing unoccupied dwellings. However,
there are concerns about their potential downsides,
including impacts on housing supply. Our econometric
analysis shows a positive association between the
proportion of STRs and housing prices, especially in
cities. But what is the real weight of this sector?

The growth of nights spent in ‘Holiday and other
short-stay accommodation’ between 2018 and 2024
was 13%?*°. However, the use of online platforms is
becoming increasingly relevant in this sector. In the

12 Term used in official census statistics. It comprises dwellings which are not used as primary residence, such as entirely vacant dwellings but also

dwellings used occasionally or seasonally.

3 Nights spent at tourist accommodation establishments, Eurostat, https://doi.org/10.2908/TOUR _OCC NINAT
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same period, guest nights booked through major
online platforms (Airbnb, Booking, TripAdvisor, and
Expedia) recorded a 93% growth, to a total of 854
million in 2024, The growth rate in guest nights
booked via online collaborative platforms is related
to: i) entirely new STR listings emerging after 2018,
ii) STR listings existing prior to 2018 but which
became available for booking via online platforms in
2018 and after, and iii) an increase in the occupancy
rate of both pre-existing and new STR listings.

The rapid growth in online bookings of STRs,
however, tell us neither the growth in the demand
for STRs nor the growth of dwellings used as STRs.
Traditional accommodation (comprising hotels and
similar accommodation and camping) comprises
still 2.7times more tourist nights-spent than STRs
booked via online platforms in 2024.

STRs predominantly involve entire property listings,
accounting for an estimated 89% of all offerings.
Dwellings which are permanently used as a STR
and were used as primary residence prior reduce
housing supply. STRs of part of a property are less
likely to have an impact on the housing supply.
Being the largest countries, France, Italy, Spain,
and Germany lead in total listings, while Croatia,
Malta and Cyprus have the highest per capita.
Figure 2 shows the uneven distribution of STRs
across EU’s regions. Higher densities are found in
cities and highly touristic countries and regions, and
notably along EU’s coast. STR density is generally
lower in the Northern and Eastern EU countries.

Despite the growth in this sector, STRs are a
relatively small fraction of the EU’s housing stock
overall, representing 1.2% of total dwellings, with
rural areas slightly higher at 1.5%?*°. We estimate
that for each entire property STR listing there are 15
dwellings not used as primary residence (including
both vacant dwellings and those used occasionally/
seasonally), although with strong country variation.
About 3.7% of EU’s population live in municipalities
with a proportion of STRs above 5%, whereas nearly
63% live in municipalities where at least 10% of the

dwellings are not used as primary residence (Figure 3).

A more granular analysis, comparing the number
of Airbnb listings with the total number of
dwellings at 1 km resolution (Tucci et al. 2025),
reveals significant variance in STR distribution,
with as much as 20% of the dwelling stock linked
to STRs in specific touristic hotspots and some
areas of some EU cities, but diminishing rapidly
towards the periphery of cities and to less than 1%
in most of the respective commuting areas (see
selected EU cities in Figure 4).

Policy implications

Understand supply constraints: Lagging housing
supply, persistence and growth of ‘unoccupied’
housing stock (even in a context of increasing
housing demand), and the conversion of dwellings
used as primary residences to short-term rentals
(the scale of this shift is unknown) suggest
structural disincentives on the housing supply
side. This highlights the importance of addressing
obstacles to increasing supply, as confirmed by
recent literature (Goncalves and Jorge 2025).

Improve housing statistics: The study underscores
the importance of improving housing statistics on
the ‘unoccupied’ housing stock, to differentiate
between permanently vacant and occasionally

or seasonally occupied homes, which is crucial for
developing effective policies to identify and mobilise
vacant housing units where they are most needed.

Place-based approach to short-term rentals: The
findings suggest that a local approach to managing
short-term rentals is necessary, as their potential
impacts (positive and negative) vary substantially
across municipalities and between neighbourhoods
within municipalities. Although the relatively small
overall proportion of STRs in relation to the total
housing stock does not suggest EU-wide impact on
housing prices and the affordability crisis,
significant variations mean more targeted research
is needed to ascertain possible impacts in certain
city areas and touristic hotspots.

4 Guest nights spent at short-stay accommodation offered via collaborative economy platforms, Eurostat, https://doi.ora/10.2908/TOUR CE OAN3.

1> For the estimates provided in this section, including Figure 2 and Figure 3, we used the number of entire property Airbnb listings as representative of the
dwellings in the STR sector. Such dwellings were assumed to be part of the total ‘unoccupied’ dwellings from the 2021 Census. If STR dwelling are outside
the scope of ‘unoccupied’ dwellings, then the calculated proportion of STRs is likely overestimated. Moreover, dwellings emerging between January 2021
(date of the last census) and August 2025 are not included, further contributing to an overestimation of the provided STR proportions. While using Airbnb
only for these estimates may lead to some degree of STR dwelling underestimation, the latter assumptions contribute to an overestimation of the
proportion of STR dwellings. Hence, the proportions of STR to housing stock should be viewed as a best guess estimate with some degree of uncertainty.
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Figure 2 — Number of entire property Airbnb listings per square kilometre, per NUTS3 regions in the EU-27, 2025.
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Figure 3 — Population distribution by proportion of unoccupied dwellings (i.e., not used as primary residence, including both vacant
dwellings and those used occasionally/seasonally) and of entire property STR listings in relation to the total number of conventional
dwellings in EU’s municipalities in 2021.
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Figure 4 — Share of entire property Airbnb listings in relation to the total number of dwellings per 1 km areas in selected EU cities.
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