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More Dutch housing supply pushes
transactions to record highs
More housing supply is supporting a record number of home sales in the
Netherlands this year. At the same time, increased supply, higher
mortgage rates and weaker sentiment are reducing upward pressure on
house prices, which we expect to rise by around 3% this year

The growing supply of homes is pushing existing home sales towards record highs in the Netherlands

Significantly more existing homes coming onto the market
The number of homes available for sale continues to increase in the Dutch housing market. In
the second quarter of this year, NVM estate agents listed 9% more homes for sale than a year
earlier. In particular, more owner-occupiers are putting their homes on the market, pointing to
improving mobility.

A substantial share of the extra supply still comes from investors selling rental properties. In
the second quarter, an estimated one in six homes brought to market was a former rental
property, amounting to around 13,000 homes.

Looking ahead, we expect sales of rental properties to decline somewhat, but to remain
significant. Many investors are still buying rental homes with the intention of selling them later
on the owner-occupied market. As a result, the flow of former rental homes into the owner-

https://www.nvm.nl/nieuws/2026/nvm-recordaantal-woningen-te-koop-gezet-in-tweede-kwartaal-verkoop-blijft-sterk/
https://www.nvm.nl/nieuws/2026/nvm-recordaantal-woningen-te-koop-gezet-in-tweede-kwartaal-verkoop-blijft-sterk/
https://www.ing.nl/zakelijk/sector/real-estate/vooruitzicht-real-estate
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occupied market is likely to remain substantial for the time being.

Home sales on track to reach a new record this year
Existing home sales in the Netherlands per year, thousands

Source: Statistics Netherlands, forecast by ING Research

Extra supply boosts transactions but cools house price growth
The growing supply of homes is pushing existing home sales towards record highs. A few years
ago, a lack of supply acted as a brake on transaction volumes, but that constraint is now
gradually easing. Homeowners see more opportunities, are therefore more likely to buy and,
after purchasing a new home, put their existing property up for sale. This further improves
market mobility. In the second quarter of 2026, around 59,000 existing homes changed hands
– roughly 3% more than a year earlier.

At the same time, larger supply is slowing house price growth. At the end of June, around 20%
more homes were listed for sale than a year earlier. The inflow of new properties is currently
exceeding the number of homes being sold, giving buyers more choice and reducing market
tightness. In turn, homes receive fewer bids on average and the likelihood of aggressive
overbidding declines. This is already reflected in lower price growth: in June, house prices were
4.1% higher than a year earlier, compared with more than 9% a year before. Looking ahead,
we expect supply to continue increasing, which should further reduce upward pressure on
house prices.

Slightly higher mortgage rates
Besides rising housing supply, higher mortgage rates are also reducing upward pressure on

https://www.cbs.nl/nl-nl/nieuws/2026/30/koopwoningen-in-juni-ruim-4-procent-duurder-dan-jaar-eerder
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house prices. The average 10-year fixed mortgage rate with NHG currently stands at 4.0%,
around 25 basis points higher than at the start of this year and the highest level in two years.

As a result, buyers face higher monthly payments and lower borrowing capacity. For a
€375,000 mortgage, the increase in interest rates translates into roughly €55 higher gross
monthly payments during the first year after purchase for first-time buyers. In addition, the
maximum mortgage amount is estimated to be around 3% lower. Both developments act as a
drag on price growth.

Interest rate developments remain partly dependent on the situation in the Middle East.
Renewed tensions between the US and Iran have recently pushed up capital market rates due
to inflation concerns. We expect capital market rates to remain broadly around current levels
through the end of next year, provided the conflict doesn't enter a sustained period of re-
escalation. This increases the likelihood that mortgage rates will also remain relatively stable.

Sentiment has become somewhat more pessimistic
Housing market sentiment also appears to have weakened somewhat compared with the start
of the year, reducing upward pressure on house prices. Vereniging Eigen Huis, the European
Central Bank and Statistics Netherlands (CBS) all point to a decline in consumer sentiment
among homebuyers. House hunters who feel less confident may bid more cautiously, which in
turn reduces upward pressure on prices.

Tight market, wage growth and wealth continue to support
prices
That said, several factors continue to put upward pressure on house prices.

Despite the increase in supply, the housing market remains tight for now. Homes are still
selling on average within about four weeks of being listed. That is a very short selling period
and shows that demand for owner-occupied homes remains exceptionally strong. Competition
among buyers therefore remains significant, supporting house prices.

In addition, household incomes continue to rise. Although wage growth is slowing, it is
expected to remain above average at around 3% year-on-year through the end of next year.
As a result, income growth should continue to support prices.

The role of household wealth in home purchases also appears to be increasing. HDN reports
that first-time buyers are bringing more of their own funds to purchases. In addition,
municipalities are playing a growing role in supporting first-time buyers. In recent years, the
Dutch Municipal Housing Incentive Fund (SVn) has provided an increasing number of loans,
with larger amounts.

https://www.eigenhuis.nl/huis-kopen/woningmarkt/eigen-huis-marktindicator
https://www.ecb.europa.eu/stats/ecb_surveys/consumer_exp_survey/results/html/housing_and_credit_access_results.en.html
https://www.ecb.europa.eu/stats/ecb_surveys/consumer_exp_survey/results/html/housing_and_credit_access_results.en.html
https://www.cbs.nl/nl-nl/nieuws/2026/30/vertrouwen-consumenten-minder-negatief-in-juli
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Moderate house price growth expected until the end of next
year
Price index of existing homes in the Netherlands, monthly data (January 2024 = 100)

Source: Source: CBS, forecast by ING Research

Record number of sales this year and moderate house price
growth
Overall, we expect home sales to remain high while house price growth continues to
moderate. Offsetting this, the housing market remains tight, household incomes continue to
rise, and first-time buyers are increasingly receiving additional financial support. We expect
the number of existing home sales to increase slightly this year to around 245,000 (up from
239,000 in 2025). This would surpass the previous record set in 2017, when around 242,000
homes changed hands. For 2027, we expect sales to edge down slightly to around 240,000,
partly because we anticipate fewer sales of former rental properties.

At the same time, we expect house prices to continue rising at a moderate pace, ending 2026
around 3% higher than a year earlier. For 2027, we forecast a smaller increase of 1.5%
(December 2027 compared with December 2026).
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Disclaimer

This publication has been prepared by the Economic and Financial Analysis Division of ING Bank N.V. (“ING”) solely for
information purposes without regard to any particular user's investment objectives, financial situation, or means. ING forms
part of ING Group (being for this purpose ING Group N.V. and its subsidiary and affiliated companies). The information in the
publication is not an investment recommendation and it is not investment, legal or tax advice or an offer or solicitation to
purchase or sell any financial instrument. Reasonable care has been taken to ensure that this publication is not untrue or
misleading when published, but ING does not represent that it is accurate or complete. ING does not accept any liability for
any direct, indirect or consequential loss arising from any use of this publication. Unless otherwise stated, any views, forecasts,
or estimates are solely those of the author(s), as of the date of the publication and are subject to change without notice.

The distribution of this publication may be restricted by law or regulation in different jurisdictions and persons into whose
possession this publication comes should inform themselves about, and observe, such restrictions.

Copyright and database rights protection exists in this report and it may not be reproduced, distributed or published by any
person for any purpose without the prior express consent of ING. All rights are reserved. ING Bank N.V. is authorised by the
Dutch Central Bank and supervised by the European Central Bank (ECB), the Dutch Central Bank (DNB) and the Dutch Authority
for the Financial Markets (AFM). ING Bank N.V. is incorporated in the Netherlands (Trade Register no. 33031431 Amsterdam). In
the United Kingdom this information is approved and/or communicated by ING Bank N.V., London Branch. ING Bank N.V.,
London Branch is authorised by the Prudential Regulation Authority and is subject to regulation by the Financial Conduct
Authority and limited regulation by the Prudential Regulation Authority. ING Bank N.V., London branch is registered in England
(Registration number BR000341) at 8-10 Moorgate, London EC2 6DA. For US Investors: Any person wishing to discuss this
report or effect transactions in any security discussed herein should contact ING Financial Markets LLC, which is a member of
the NYSE, FINRA and SIPC and part of ING, and which has accepted responsibility for the distribution of this report in the United
States under applicable requirements.

Additional information is available on request. For more information about ING Group, please visit www.ing.com.
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