
 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Dutch housing and mortgage market 
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Source: CBS / Kadaster / DMFCO Source: NVM

The number of buying opportunities per buyer in Q2 2021: 1.4Price index Price index adjusted for inflation
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Main developments in Q2 2021 

During the second quarter of 2021, Dutch house price development has accelerated and experienced 
a record growth of 13.0% (YoY). Even though this is one of the largest growth rates since the beginning 
of the century, the same trend is seen globally. A recovery in consumer confidence, the continuing 
low-interest environment and very thin supply have been drivers of this price increase. 

The Dutch economy crawled out of the Covid depths, strengthened by one of the most comprehensive 
recovery and support packages in Europe. However, even though most adults have been vaccinated, 
initial restrictions have been loosened and the economy is slowly recovering, the Dutch government 
decided to extend support measures to both households and companies until at least September 2021. 

In line with economic recovery in Q2 2021, consumer confidence has returned to pre-pandemic values. 
Also, the housing market confidence indicator has remained at a continuously high level since the start 
of 2021, indicating a strong demand from house buyers. The structural housing shortage, low supply 
of properties for sale and the historically low mortgages rates all provided strong impetus to an 
acceleration in house prices.  

Transaction volumes remain high, with almost 53.000 houses sold in Q2 2021. Meanwhile, the number 
of houses for sale is extremely low with only   ̴15,500 houses for sale in the second quarter. This is the 
lowest number since records began in 1995.  

Mortgage origination volumes remain at a structural high level as well, with an origination volume of 
€37.5 billion in the second quarter (€39.8bn in Q1 2021). Mortgage spreads have consequently 
tightened since Q3 2020 to the lower end of what is observed in the last three years. However, during 
the second quarter spreads stabilized and improved gradually.  On a relative value basis, Dutch 
mortgages nonetheless continue to appeal to many lenders and investors, judging the continued high 
availability of liquidity for the asset class. 

In Q2 2021 the 3 large domestic banks (Rabobank, ING and ABN AMRO) lost some of their market share 
compared to Q1 2021 (-4.1%). On the other side, institutionally funded mortgage lenders increased 
their market share (+2.3%).  
 

Economic indicators 
Even though Q1 2021 commenced with a decline in GDP of -2.4% YoY, the Dutch economy has recovered 

significantly in Q2 2021 as a result of loosened Covid-19 restrictions due to a gradually increased 

vaccination rate (71% full vaccinated1). 

 

Economic growth 

According to the first estimates of the CBS, in Q2 

2021, GDP increased by 9.7% YoY and 3.1% 

compared to Q1 2021. The economic progress is 

primarily the result of increased consumption of 

households and a significant increase in export 

and import, indicating a recovery of the 

international trading system. Additional to 

consumption and trade, the generous recovery 

and support packages from the government have 

had a positive effect too. 

 
1 The cumulative uptake of full vaccination among adults (18+) in EU/EEA is 62.2% (Source: ECDC) 

Figure 1: GDP development in the Netherlands, 2015 =100  

(Source: CPB) 
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Business Cycle Tracer 

The business cycle tracer2 has turned positive in 

Q2 2021, after being negative since the outbreak 

of Covid-19. This suggests that the Netherlands 

has left the recessionary state and has entered the 

phase of economic growth.  

The business tracer is based on a number of 

cyclically relevant indicators responding to 

irregularities or disturbances in the economy. 

The indicators contributing to the current 

expansionary phase of the economy are Exports, Production, House Prices, Investments, Producers 

Confidence, Consumer Confidence, Worked Hours and Unemployment. 7 of these are better than their 

long-term average and 4 of them have improved compared to the previous month. 

 

Confidence indicators  

After the outbreak of Covid-19, consumer 

confidence dropped significantly and remained low 

for several months. In contrast to consumer 

confidence, the drop in the VEH indicator, which 

tracks housing market confidence, was limited and 

recovered relatively quickly to above the neutral 

level of 100. At the end of Q2, both the VEH 

indicator and the consumer confidence indicator 

have returned to pre-Covid levels. This is due to the 

loosening of the Covid-19, increasing vaccination 

coverage and economic prosperity. 
 

 

Unemployment  

Following the lockdown in March 2020, both 

unemployment among younger people as well as 

general unemployment increased and peaked in 

August 2020. However, since young people 

seldom own a house, the increased 

unemployment has a limited effect on the owner-

occupied housing market. In June 2021, as a result 

of the easing of restrictions, the unemployment 

rate for these two groups fell to 7.6% and 3.2% 

respectively in June. 

According to DNB, the job market will remain tight 

and unemployment levels will remain low during 2021 and the coming years.  

 
2 Please see Appendix II: Explanation of the indicators, for an explanation of the Business Cycle Tracer. 

Figure 3: Confidence indicators (Source: CBS & VEH) 

Figure 4: Unemployment rate (Source: CBS) 

Figure 2: Business Cycle Tracer (Source: CBS) 
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Housing market 
As a result of the Covid-19 support measures, relatively few households appear to have been financially 

affected by the pandemic. Falling mortgage rates (which positively impact mortgage affordability), 

accumulated household savings and continued high demand for housing in combination with the 

structural housing shortage, explain the continued strong upward pressure on house prices and the 

high transaction volume during Q2 2021. The same trend can also be seen in the rest of Europe and 

even globally. 

 

Transaction volume and housing supply 
Despite the somewhat lower number of 

transactions reported by Kadaster, almost 53,000 

in Q2 2021 (-3.9% YoY), the level of transactions 

remained structurally high. This, combined with a 

continued low number of properties offered for 

sale resulted in increasing tightness in the Dutch 

housing market. The tightness of the market is 

defined as the ratio between the number of 

properties for sale and the number of 

transactions that actually occur. In Q2 2021, the 

market tightness indicator was historically low 

with 1.43, indicating that prospective buyers, on 

average, have the choice between 1.4 properties 

on offer. Market tightness is also reflected in the 

period a property is for sale which decreased further (24 days on average), indicating a strong demand-

side. 

 

New construction and housing shortage 

In the first 5 months of 2021, almost 30.000 

newly built properties were added to the housing 

stock. Compared to 2020, this is an increase of 

6%. When comparing 12-month rolling volumes, 

the number of newly built properties increased 

by 2.4%. The same trend applies to granted 

building permits. The number of granted building 

permits increased by 22.7% in the first 5 months 

of this year compared to the same period in 2020.  

The third indicator regarding new constructions 

is the number of building plots. Likewise the 

number of newly built properties and granted 

building permits, the number of building plots 

increased by 2.3% compared to 2020. 

 
3 The NVM market tightness indicator divides the market into three sections: 
<5, there is a sellers’ market / Between 5 and 10, the market is in balance/ >10, there is a buyers’ market. 
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Figure 5: Number of transactions & tightness indicator per 

quarter (Source: CBS, Kadaster) & (Source: NVM) 
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In recent years, the number of granted building permits for new properties lagged behind the target 

of 75,000 dwellings (2019: 58,000 and 2020: 66,000). Complementary to the granted building permits, 

the number of newly built properties is below the annual target of 100.000 as well (2019: 71.500 and 

2020: 69.000). The rationale for this is multifold: environmental hurdles (nitrogen and PFAS), a 

shortage of construction workers, rising building costs and a scarcity of building plots . 

Especially, increased raw material prices and excessive construction costs have put additional pressure 

on construction projects in recent years.  

ABF Research recently estimated a current 

housing shortage of 280,000 properties (3.5%) 

and expects the shortage to rise further to 

320,000 houses (3.9%) in 2024 which is far above 

the recommended 2% housing shortage4. 

Compared to Q1 2021 (a shortage of 330,000 

properties), both the registered and expected 

housing shortage has fallen strongly. This is 

primarily due to Covid-19, which halved the 

population growth of the Netherlands over 2020 

as a result of, among other things, lower than 

expected immigration5. 

According to ABF Research, the production of new properties will increase from 2023 onward due to 

planned capacity and new government construction incentive programs. In total, the net planning 

capacity now amounts 961,300 homes to be built in the period 2021 to 2029. This includes 535,300 

homes planned for the coming four years (2021 

to 2024) and 426,000 homes for 2025 to 2029. In 

the same period up to 2030, 812,000 homes extra 

will be needed to provide accommodation for 

households. 

Despite the fact that there are enough plans, it is 

not clear whether all plans will be executed due 

to, among others, regulatory issues. In addition, 

the realization of large-scale residential areas 

requires extra funds from the government (€10- 

€17bn). Experts argue that without financial 

support from the government, insufficient 

construction will take place, at a slower pace and 

with less affordable housing. 

 

 

 
4 2% is considered an efficient and stable level of shortage for a well-functioning housing market and therefore 
the target of the government. 
5 Source: ABF Research & Primos 

Figure 7: Housing shortage (Source: ABF Research & Primos) 

The dotted line represents the target of the government 
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House prices 

Tightness in the market is also reflected in house 

prices. According to the CBS, house prices 

increased by 13% in Q2 2021 (YoY) resulting in an 

average house price of €366,000. For 2021, ABN-

AMRO and Rabobank expect house prices to rise 

with respectively 12.5% and 10.9% due to positive 

market fundamentals:  

• Low mortgage interest rates  

• Accumulated savings during lockdowns 

• Structural housing shortage  

• Increasing construction costs  

• Stable confidence in the housing market 

• (Record) high level of transactions and low level of houses for sale 

DNB forecasts house price growth will slow down to 5.5% and 3.5% in 2022 and 2023 respectively. 

They also expect unemployment and mortgage interest rates will rise again in 2022 – in line with the 

slightly rising interest rates on the capital market. 

Another interesting aspect related to rising house prices is the upward trend of houses sold above the 

asking price. According to NVM, in more than 78% 

of the transactions in Q2 2021 houses were sold 

above the asking price.  

When placing the increase of Dutch house prices 

in a broader perspective, the following applies for 

Q1 20216. Of the 40 countries covered by OECD 

data, only three experienced real-terms house 

price falls in the first three months of this year  

the smallest proportion since the data series 

began in 2000, Annual house price growth across 

the OECD group of rich nations hit 9.4%  its fastest 

pace for 30 years  in the Q1 2021. 

 

 

Affordability  

From 2008 until 2015 affordability has 

significantly improved and has remained relatively 

stable since (between 13 and 15%). Affordability is 

measured from the perspective of a first-time 

buyer and is calculated as the percentage of net 

household income needed to pay net housing 

costs (consisting of net mortgage interest, taxes 

and maintenance). In the past few years, the 

 
6 Due to the lagging registration of national house price developments at the OECD, Q1 is taken as an example. 

Figure 11: Affordability Index (Source: Calcasa) 

Figure 9: House price development, 2015 =100 (Source: CBS 

& Kadaster) 

Figure 10: House price developments OECD countries Q1 2021 

YoY (Source: OECD) 
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increasing house prices have been offset by decreasing mortgage interest rates. 

One of the main indicators for the level of affordability is the mortgage interest rate, which is driven 

by the interest rates set by the ECB. In relation to the interest rate, the ECB adopted a new strategy 

which includes that from now on inflation may temporarily exceed 2%. As a result, interest rates will 

not be raised when inflation threatened to move towards 2%, but will be kept low for a longer period. 

The new strategy is expected to support the current low levels of the mortgage interest rate. 

Additional to the new strategy, the European Central Bank will include house prices in its inflation 

calculation. Enabling policymakers around the world to be acutely aware of the risks around housing 

policy.  

 

Mortgage market 
Origination and applications 

The mortgage market experienced structural high 

levels, with high mortgage origination volumes 

and a high number of mortgage applications. 

In Q2 2021, mortgage applications reached the 

highest level ever registered by HDN (146.700) 

since 2011. To put this in perspective, in Q2 2011 

only 33.400 applications were observed. 

However, since then the number of mortgage 

applications has gradually risen. 

Mortgage volumes have steadily increased in 

recent years. Q2 2021 shows higher mortgage 

volumes (+7.7%) and more originated mortgages 

(+3.0%) compared to the same period previous 

year.  

 

Mortgage spreads 

After mortgage spreads shortly increased in 

2020 due to the Covid-19 pandemic, spreads 

have been gradually decreasing since. This 

decrease has been in line with general spread 

tightening in credit markets, where a large 

availability of liquidity has driven down spreads 

on virtually all asset classes. Even though 

mortgage spread levels were at the lower end of 

what is observed over the last 6 years, they 

recovered steadily in the last months.  

 
 

Figure 12: Mortgage market origination and volume per 

quarter (Source: Kadaster) 
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Market share  

Based on mortgage registrations provided by 

Kadaster a market share analysis can be 

performed. To provide insight into market share 

dynamics, DMFCO the market into 6 different 

lender types.  

During Q2 2021, the market share of the top 3 

banks in the Netherlands fell significantly by 4.1% 

to 45.3%. However, due to an increase in the 

market share of small banks (2.1%), the total 

market share of banks decreased by only 2.0%. 

Insurers and institutionally funded mortgage 

lenders gained market share of respectively, 

0.3% and 2.3%. 

The market share of foreign investors (like Bank 

of Scotland) and other parties remained stable 

(collection of small parties).
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Figure 14: Development market share per lender  
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Appendix I: Glossary 

Term Definition 

AFM Dutch Authority for Financial Markets 

CBS Dutch Central Bureau of Statistics 

CPB Dutch Bureau for Economic Policy Analysis 

DNB Dutch Central Bank 

HDN 
Hypotheken Data Netwerk: This is a cooperative association consisting of almost all mortgage providers, which covers    ̴80% 

of all mortgage applications in The Netherlands. 

Kadaster 
Land Registry and Mapping Agency - collects and registers administrative and spatial data on property and the rights 

involved. 

NHG National Mortgage Guarantee 

NVM 
NVM is the largest association of real estate agents and appraisers in the Netherlands. Almost 75% of Dutch houses are sold 

by NVM real estate agents. 

Rijksoverheid The Government of The Netherlands 

ABF research Research agency in the Netherlands focusing on people, areas and organisations. 

Primos 
The Primos model provides a forecast of the number of inhabitants, the number of households, the housing stock and the 

quantitative housing requirement. Primos is part of ABF research. 

IG&H IG&H is a leading consulting and technology firm specialised in the retail, financial and healthcare sector. 

Calcasa Calcasa is an independent technology company specializing in real estate valuation. 

VEH An independent association helping households to buy/sell and to live in their homes sustainably and affordably. 
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Appendix II: Explanation of the indicators 

Indicator Source Definition 

Economic growth CBS GDP is a quantity that expresses the size of an economy by taking the sum of final uses of goods and services 

(final consumption/gross capital formation) plus exports and minus imports 

Business Cycle 

Tracer 
CBS 

The Business Cycle Tracer offers a reliable representation of the current state of the economy by tracking the 

cyclical development of a selected set of lagging, coincident and leading economic indicators: GDP, Consumer 

Confidence, Export, Hours worked, Manufacturing, House prices, Unemployment, Investments, Consumption, 

bankruptcies, Producers confidence, Turnover of temporary job agencies and Vacancies. Click here for more 

information. 

VEH indicator VEH Indicator for confidence in the Dutch owner-occupied housing market/willingness to buy a house. 

Consumer 

confidence 
CBS Consumers’ sentiment about the general economic situation, the financial situation and whether now is the right 

time to make large purchases 

Unemployment CBS The number of people who are between 15 and 75 years old who don’t have work and are actively searching for 

paid work and that are directly available to work. 

Market tightness 

indicator  
NVM 

The NVM Shortage indicator gives an approximation for the number of options that a potential buyer has on the 

housing market. The indicator is normally calculated as the offer at the beginning of the month divided by the 

number of transactions in that month. 

The NVM covers approximately 75% of the market. 

Transactions Kadaster Number of home sales registered by the Kadaster and carried out by a notary 

Newly built 

properties / 

granted permits 

CBS 

The number of granted building permits ('building environment permits with activity') as documented in the 

Housing Act. 

The number of homes created by transforming existing buildings, such as offices, schools and shops 

The number of new constructions added to the existing stock. The data comes from the Key Register of Addresses 

and Buildings (BAG). 

https://www.cbs.nl/en-gb/visualisaties/business-cycle-tracer
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Building plots Kadaster 
The number of pieces of land on which the zoning plan, as documented in the housing act, is housing or 

commercial property 

Housing shortage ABF research 
The housing shortage is the difference between the housing requirement that is not met (demand side) and the 

available supply. 

House prices CBS /Kadaster The house price index for existing owner-occupier homes is based on all sales transactions recorded by Kadaster 

as well as municipal valuation of all homes in the Netherlands. 

Affordability Calcasa The percentage of the net monthly income spent on net housing costs. 

Mortgage volume Kadaster The total annual mortgage turnover together with the total number of mortgages provided annually. 

Mortgage spreads DMFCO The difference between the mortgage interest rate and the interest rate on a 10 year swap. 

Market share Kadaster / 

DMFCO 
Based on mortgage registrations provided by Kadaster the market shares of different lenders are determined. 



 

 

 


