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Price correction behind us, but big challenges ahead 
• Bottom for home prices at a higher level than previously thought 

• Housing affordability will improve due to wage increases and lower interest rates in the long run 

• Price estimates will be revised upwards: from -5% to -3% in 2023 and -3% to +2,5% in 2024 

• Number of existing home transactions remains low as few new homes are built and sold 

• Transaction estimates remain the same at -5% in 2023 and -2.5% in 2024 

• Big challenge to make housing stock more sustainable gets boost from new mortgage lending standard next year 

 

Despite poor sentiment in the housing market, prices appear to be rising again after a decline. On balance, prices are still 

4,3% lower than the July 2022 peak, but the price index has risen slightly over the past 4 months. Furthermore, we see 

that homes with a lower energy label experienced a larger price decline and are now also rising less than higher labels. 

Since the rise in energy prices, consumers have started to pay more attention to energy costs when buying a home and 

this is reflected in their housing preferences. This effect will intensify when next year the energy efficiency of a home is 

included in lending standards. The big challenge is to build enough new energy-efficient homes and to make the existing 

housing stock more sustainable. 

 

Prices are rising slightly and the price index appears to be stabilizing at a higher level than we previously expected. 

Despite the fact that prices have previously fallen and are now rebounding slightly, housing affordability remains 

moderate. Interest rate hikes worsened affordability. The price correction that followed slightly improved affordability. The 

accompanying wage increases further improved affordability. However, the price decline and wage increases together 

make up for only part of the deterioration in affordability since the interest rate hike. Because of the relatively more 

favorable development in recent months and expectations for the future, we are adjusting our price estimates upward 

from -5% to -3% in 2023 and from -3% to +2,5% in 2024. 

 

The end of the housing price correction comes from factors such as a tight labor market, a historically large housing 

shortage, faltering new construction and stabilizing mortgage rates. Unions and workers are well positioned to negotiate 

for higher wages due to rising inflation combined with the tight labor market. This ensures that, on average, workers are 

experiencing strong wage growth and purchasing power is recovering. Meanwhile, the need for housing continues to 

grow steadily toward an all-time high, while new housing starts cannot keep up with this pace. An ECB survey shows that 

home buyers are getting used to higher interest rates and anticipate stable interest rates in the future. However, it will 

take time before the affordability, net housing costs divided by net income, of homes moves toward the long-term 

average. Until then, transactions for existing and especially new construction homes will remain at lower levels. 

 

 

https://www.abnamro.com/research/nl/onze-research/nl-update-leencapaciteit-nederlandse-huishoudens-hersteld-door-loonstijging
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As new construction growth falters, housing transactions are under pressure. The construction of new housing is 

prevented by great political uncertainty following the fall of the government. Policy uncertainty over issues such as under 

resignation minister Hugo de Jonge's proposed rental market regulation is playing a major role now and towards the 

November elections. Also of great influence are the increased costs of labor and materials, higher interest rates and 

increased prices of building land. Fewer permits are being issued and some projects are no longer economically viable, 

causing the plug to be pulled. Due to a lack of new homes, the throughput in the housing market is drying up which is 

depressing the number of transactions. Our estimates for transactions remain the same at -5% in 2023 and -2.5% in 

2024. 

 

Sentiment subdued, but rebounds slightly 

Although prices are rebounding slightly, sentiment in the housing market remains subdued. In the past quarter after 

stabilizing for a while, the market indicator of the Dutch Home Owners Association (Vereniging Eigen Huis) rose from 72 

in June to 77 in September. However, this is still far below the neutral level of 100. Respondents are more positive as 

interest rates and house prices developed more favorably over the past few months. In addition, consumer confidence, 

measured by CBS, has improved significantly since the end of 2022 and has been stable around -40 points in recent 

months, but still well below the neutral level of 0. A possible supporting factor for confidence is that housing affordability 

has improved slightly due to price declines and wage increases.  

 

 Confidence low but stabilizing ...   ... and leads to a positive price expectation 

 Index (100 = Neutral)                                                                           Index (0 = Neutral)     %, expectation house price development over 12 months 

 

 

 

Source: CBS, VEH, ABN AMRO Group Economics   Source: ECB (CES), ABN AMRO Group Economics 

 

The difference between the depressed sentiment now and a more positive mood for the future becomes clear when 

looking at expectations about house price trends. Consumers, in contrast to last year, are more positive about house 

prices. In fact, the ECB's Consumer Expectation Survey shows that consumers expect prices to rise again. On average, 

consumers expect house prices to be around 2% higher in 12 months' time. This increase will mainly be concentrated in 

homes with a better energy label. This is because home buyers' housing needs and preferences are more focused on 

energy efficiency. 

 

Positive outlook for the future lets demand rise and overbidding pick up 

The positive outlook for the future seems to be having its effect on the housing market. After the turnaround last summer, 

more homes came up for sale and sellers received fewer viewings. However, this trend seems short-lived. Meanwhile, 

fewer homes are for sale again than six months ago and the average selling time of homes is also decreasing somewhat. 

The change to a buyer's market, where buyers have time to make a well-considered decision for perhaps the biggest 

purchase of their lives, seems to be stagnating again.  
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https://www.abnamro.nl/nl/zakelijk/insights/sectoren-en-trends/real-estate/sterke-prijsstijging-bouwgrond-hindert-nieuwbouw.html
https://www.eigenhuis.nl/huis-kopen/woningmarkt/eigen-huis-marktindicator
https://www.nvm.nl/media/d5dh1kyh/bijlage-1-analyse-woningmarkt-3e-kwartaal-2023.pdf


 

Housing Market Monitor - Price correction behind us, but big challenges ahead October 25, 2023 

 

 

  

  

 

 

Viewings are getting busier and more and more buyers are coming forward to buy a home. With increased competition, 

buyers are slowly having to bid against each other more often to be sure of the home. Makelaarsland, the largest online 

NVM real estate agent, reported that overbidding is also increasing again. The percentage of overbid transactions is now 

42%, compared with only 10% in December. 

 

Price decline appears to turn into rise 

After almost a year of declining prices, there is again a sign of recovery. Over the past 4 months, prices have risen 

slightly. Meanwhile, the average price level measured by CBS and the Land Registry (Kadaster) in September is about 

1.9% higher than in May. The summer months are historically better months on average when looking at price trends. 

Caution is warranted, but the price correction seems to have occurred. Despite this slight increase, homes for sale were 

still 3.5% cheaper in September than a year earlier. 

 

Taking inflation into account, the price correction is larger than the 3.5% suggests. At first glance, this decline, especially 

compared to a decade ago, appears to be a short-term one and not very substantial. However, when looking at the real 

price level - the price level where you factor in inflation - it has fallen a lot more. Since July's peak last year, the nominal 

price level is now 4.3% lower, while the real price level is about 9% lower. When the prices of goods and services rose, 

house prices fell. This has caused house prices to be worth a lot less in real terms. The real price level has remained 

fairly stable after falling since April, meaning that house prices are currently moving along with the general price level. 

 

 Prices stabilize, transactions decline   Housing shortage historically high 

      %, y-o-y                                                                                       12-m total (thousands)  Housing shortage (thousands) 

 

 

 

Source: ABN AMRO Group Economics  Source: ABF Research, edit by ABN AMRO Group Economics 

 

An important factor in the stabilization of prices is the significant increase in wages. High wage growth gives households 

more financial room, allowing more people to look for homes. Our expectation is that collective wage growth will remain 

elevated for 2024 as well. In addition, stability in mortgage rates has contributed to the recovery. Long-term interest rates 

have remained fairly stable since the summer of 2022, giving potential buyers more security and encouraging them to 

take the step toward buying a home. Finally, the shortage of available homes, which ABF Research estimates to be at an 

all-time high of 390.000 this year, is increasing competition among buyers which is supporting prices. 

 

New construction falters and depresses transactions 

The shortage of available housing, in addition to driving up prices, is creating a negative transaction effect nationwide. 

With few available homes and lagging new home additions, existing homeowners are less able to find their flow to 

suitable and often more expensive new construction homes. As a result, existing homes do not become vacant, putting a 

squeeze on throughput. This puts a brake on the number of existing- and new-construction transactions. Unabated high 

demand will support prices, while the lack of suitable supply is causing transactions to lag. 
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https://www.abnamro.com/research/nl/onze-research/nederlandse-economie-in-zicht-met-een-goede-uitgangspositie-de
https://primos.abfresearch.nl/dashboard/dashboard/woningtekort
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The number of existing-home transactions fell less sharply than before due to sentiment recovery and more positive 

future expectations. As of September, 183,000 homes had been sold in the previous 12 months. This is 5.8% fewer than 

in the 12 months before September 2022, when the counter stood at 194,000. The NVM shows that the number of 

transactions in the third quarter compared to the second quarter fell by 2% less than before. For the same quarter-on-

quarter decline in 2022 or 2021, the declines averaged around 10% and were thus a lot more negative. 

 

Unlike the number of transactions of existing homes, the number of new construction transactions fell hard again in the 

second quarter of 2023, according to CBS. The number of transactions halved year-on-year for three quarters in a row 

already. NVM's figures, which are often slightly ahead of CBS', show that the number of new homes sold rose slightly in 

the third quarter compared with the first and second quarters. It is still early to draw conclusions, but the outlook for new 

home sales seems a bit brighter again after a low point. 

 

 Number of new construction transactions halves   Residential building permits sharply down 

      %, y-o-y                                                                               12-mnd total (thousands)                                                     12-mnd total (thousands) 

 

 

 

Source: CBS, ABN AMRO Group Economics  Source: CBS, edit by ABN AMRO Group Economics 

 

High interest rates make it difficult for buyers to purchase a relatively expensive new construction home. Developers - 

unlike sellers of existing homes - have a harder time lowering their price. They are currently still very reluctant to reduce 

prices to mitigate any losses. One solution that offers relief is to modify the construction project during the design phase. 

For example, they can build smaller homes that are more affordable. Should this option not be feasible, as is the case 

with apartments, for example, they will have to proceed to cancel purchase contracts before the construction phase. The 

number of building permits applied for and issued is also decreasing. The graph on the top right shows that the number 

of new homes realized follows the issued permits with a delay of several years, indicating a lower number of new 

construction realizations in the future. This hinders the number of long-term transactions of new construction, as well as 

existing owner-occupied homes. 

 

Transaction outlook uncertain  

The outlook for the number of transactions remains moderate. To ensure more transactions and a good flow, the 

distressing housing shortage must be addressed. The under resignation cabinet therefore wants to build 900,000 homes 

through 2030. This plan is very ambitious and it remains to be seen whether this number will actually be achieved. 

Researchers from the Economic Institute for Construction (EIB) expect that in 2023 and 2024, per year, no more than 

70,000 new homes will be built. This is much less than expected and far below the 100,000 that the outgoing cabinet 

aspires to. 

 

There is also the question of whether homeowners will move on quickly to these available new homes. Sentiment may 

have improved slightly, but new-build homes remain very expensive due to lack of price reduction and high interest rates. 
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https://www.nvm.nl/media/d5dh1kyh/bijlage-1-analyse-woningmarkt-3e-kwartaal-2023.pdf
https://www.nvm.nl/media/d5dh1kyh/bijlage-1-analyse-woningmarkt-3e-kwartaal-2023.pdf
https://www.eib.nl/publicaties/verwachtingen-bouwproductie-en-werkgelegenheid-2023/
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In addition, high loan bridging costs, which have arisen due to the sharp rise in short-term interest rates, are a major 

obstacle. The long lead time and uncertainty between purchase and completion of the home does not help either. On a 

positive note, some homebuyers actually prefer to choose a new-build home. The main reason is the sustainability 

features of new construction, from both a cost consideration and a preference for a more sustainable home. 

 

Changing mortgage lending standards important for sustainability  

The change in lending standards could potentially improve the accessibility of new construction homes. As expected, 

from 2024 the energy consumption of a home will be taken into account when calculating the financing burden. This 

means that for the same income, more may be borrowed for a more sustainable home, which could be as much as 

€50.000. The idea behind this is that the money households save on energy can be spent on housing costs. Sustainable 

new-build homes can become available to a larger group of buyers through the extra borrowing capacity, which will help 

them move on. 

 

 Lending more for sustainable homes   Prices between labels vary more 

      Mortgage loan amendment regulation 2024  %, difference in average price 

 

 

 

Source: ABN AMRO Group Economics  Source: Brainbay, edit by ABN AMRO Group Economics 

 

Also, for an existing poorly insulated home (E, F, G), €20.000 may soon be disregarded when calculating the loan if it is 

invested in making it more sustainable. This amount may be borrowed regardless of income and associated borrowing 

capacity. This will reduce the monthly cost of energy consumption and accelerate the transition to a sustainable housing 

stock.  

 

However, there may be a downside to this amending regulation. Brainbay previously showed that higher energy prices 

led to greater price differences between poor and good label homes. The mortgage loan modification regulation will 

potentially reinforce this price trend. The difference in price differentiation and borrowing capacity between labels will 

affect certain groups differently as a result. Move-up buyers, who on average already live in more energy-efficient 

homes, may benefit as sellers from the wider borrowing capacity among buyers. First-time buyers, on the other hand, will 

more often be forced to choose relatively cheaper homes with a lower energy label and greater sustainability challenges. 

On average, first-time buyers bring in less equity and have a lower income, so they will be faced with a large expense 

item. A possible consequence is that in the future they will have to wait longer for a suitable house and next step in their 

housing career. 

 

Homeowners attempt to keep interest costs low 

Short- and long-term mortgage rates that have risen hard since early 2022 are not helping buyers of existing- and new-

build homes. Whereas the interest rate for a 10-year fixed-rate loan was 1.75% in January 2022, it is now above 4%. The 

reason for this is central banks raising policy interest rates to combat high inflation. After an interest rate pause by the 
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https://brainbay.nl/nieuwsbericht/de-waarde-van-het-energielabel-investeren-in-duurzaamheid-loont-steeds-meer/
https://www.kadaster.nl/documents/1953498/3407456/Inzicht+energieprestatie+koopsector.pdf/ece5486e-d357-8e4d-a503-417b7bab3729?t=1660225956586
https://www.abnamro.com/research/nl/onze-research/woningmarktmonitor-eind-prijscorrectie-komt-in-zicht-maar-vooruitzichten
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U.S. central bank and an increase by the European Central Bank (ECB) to 4%, we expect that they both have landed at 

the peak of their interest rate cycle. Our expectation is that the ECB will begin rate cuts rather than increases in March 

next year. 

 

The end of the interest rate cycle and possible interest rate declines in the future can also be seen in mortgage rates. 

These have shown some stability over the past year. Variable interest rates, on the other hand, have continued to rise 

because they are strongly linked to the ECB's deposit rate. We recently revised downward our growth forecasts for the 

Eurozone for this year and next. With weaker demand, companies will have more difficulty passing on higher prices to 

consumers. As the signs of declining inflation become clearer and the threat of an economic downturn more realistic, we 

expect the ECB to lean toward lowering interest rates rather than raising them. 

 

 ECB deposit rates expected to decline   Mortgage rates show stable trend 

      %  % 

 

 

 

Source: Refinitiv, ABN AMRO Group Economics  Source: ABN AMRO Group Economics 

 

However, this rate cut is not expected to affect mortgage rates as much. When the economic situation worsens, credit 

risks increase and this forces mortgage lenders to increase their risk premium. Before mortgage rates come down in the 

longer term, new buyers, and increasingly existing homeowners with a mortgage, will face higher interest rates. Our own 

research shows that existing homeowners have, on average, been paying more for their mortgages since the beginning 

of this year. Homeowners with mortgages eventually have to revise their mortgage rates and are worse off on average 

with new higher rates.  

 

Finally, the period of poor affordability and high inflation is causing homebuyers to seek every possible way to reduce the 

cost of housing expenses. Higher mortgage rates now, and lower interest rates ahead, mean that short fixed-rate periods 

are especially in demand. More than half of all mortgage applications are for interest rates shorter than 10 years. These 

have a lower rate, and with deteriorating affordability, is no luxury. It also offers home buyers and owners more flexibility 

and potentially anticipates lower interest costs in the long run. Also, the ability to take any lower interest rates on the old 

mortgage with them when they move offers move-through buyers perspective. All in all, there are major challenges 

ahead over time, but also positive developments that can strengthen the market. 
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https://www.abnamro.com/research/nl/onze-research/visie-op-rente-en-euro-ecb-heeft-waarschijnlijk-genoeg-gedaan
https://www.abnamro.com/research/nl/onze-research/macro-watch-een-kritische-blik-op-de-stijgende-maandlasten-van-koop-en-huur
https://www.abnamro.com/research/nl/onze-research/macro-watch-een-kritische-blik-op-de-stijgende-maandlasten-van-koop-en-huur
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DISCLAIMER 
 
This document has been compiled by ABN AMRO. Its sole purpose is to provide financial and general information about the economy. ABN AMRO reserves all rights in relation to the information contained in the 
document and the document is provided to you solely for your information. You may not copy, distribute, pass on to a third party or use this document (in whole or in part) for any purpose other than that referred to 
above. This document is for information purposes only and does not constitute an offer of securities to the public, or an invitation to make an offer. 
 
You should not for any reason rely on the information, opinions, estimates, and assumptions contained in this document nor that it is complete, accurate or true. No warranty, express or implied, is given by or on behalf 
of ABN AMRO, its directors, officers, representatives, affiliates, group companies or employees as to the accuracy or completeness of the information contained in this document, and no liability is accepted for any loss 
arising directly or indirectly from the use of this information. The views and opinions contained herein may be subject to change at any time and ABN AMRO is under no obligation to revise the information contained in 
this document after the date hereof. 
 
Before investing in any ABN AMRO product, you should inform yourself about the various financial and other risks, as well as possible restrictions on you and your investments due to applicable laws and regulations. If, 
after reading this document, you are considering making an investment in any product, ABN AMRO recommends that you discuss such an investment with your relationship manager or personal adviser to further 
consider whether the relevant product - taking into account all possible risks - is appropriate for your investments. The value of investments may fluctuate. Past performance provides no guarantees for the future. ABN 
AMRO reserves the right to make changes to this material. 
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