DUTCH MORTGAGE MARKET

New Dutch mortgage norms for 2026:
key changes and their impact

Each year, adjustments to lending norms, sustainability incentives and the National
Mortgage Guarantee (NHG) influence borrower behaviour and capital flows in the
Dutch housing market. In 2026, several targeted changes will take effect, subtle in
scale, but meaningful in how they influence borrowing capacity, demand patterns
and the risk profile of new mortgage production.This article provides a concise
overview of the upcoming adjustments and their implicatio ns for market activity,
sustainability trends and risk mitigation in the year ahead.

e Sustainability incentives become more selective, reducing the premium for top-label
homes but keeping efficient properties attractive.
e A higher, uniform NHG limit broadens access to guaranteed loans, supporting overall

market stability.
e The new lending norms are slightly stricter, however, the expected income increases will

compensate for this.

Understanding what's changing in

2026
The Dutch mortgage market is known Thomas van den Bosch
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borrowers alike. Clear legal standards,
including the National Mortgage
Guarantee (NHG), provide stability and
transparency for all market participants.
These regulations evolve annually to
reflect economic conditions,
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affordability trends and sustainability
objectives. In 2026, three areas will see
notable updates: lending norms,
sustainability-related borrowing capacity
and the NHG cost limit.

Adjustments to Lending Norms
Starting January 1 next year, lending
standards will be recalibrated. Initially,
households will be able to borrow
slightly less for the same income
compared to 2025.

With wage growth expected to increase
by 4.1%, most households will see their
borrowing capacity rise next year. For
higher incomes, the wage increase in
euros will be greater than for lower
incomes. As a result, the maximum
mortgage will also increase more for
higher incomes than for lower incomes.

Sustainability incentives become
more selective

The additional borrowing capacity for
highly energy-efficient homes (label
A+++ and A++++) will be reduced. Until
now, buyers of these top-label homes
could borrow extra for both the
property itself and additional energy-
saving upgrades.

In 2026:
e The extra borrowing allowance for

the most energy-efficient homes will
be trimmed, reflecting diminishing
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added value from measures such as
solar panels and anticipating the end
of the net-metering scheme in 2027.

e The separate allowance for additional
sustainability upgrades in A+++
homes will be scaled down, as these
homes are already considered highly
efficient and often used this
allowance for extra solar panels.

This marks a shift towards more
conservative sustainability incentives,
though energy-efficient homes  will
continue to offer borrowing advantages
and remain attractive to buyers.

NHG limit raised and cost cap unified
The NHG (National Mortgage Guarantee)
remains a cornerstone of risk mitigation
in the Dutch housing market.

In 2026:

e The NHG Ilimit increases from
€450,000 to €470,000, and up to
€498,200 when combined with
approved energy-saving investments.

e A single cost limit will apply across all
property types, eliminating previous
distinctions for mobile homes and
houseboats. Mortgage providers have
the discretion to decide whether they
wish to finance these special
collateral assets.

-1 ; ;" DMPM

December 2025 « Page 2 of 4




DUTCH MORTGAGE MARKET

e The NHG fee that borrowers pay to
apply for NHG stays at 0.4% of the
mortgage amount, continuing to
offer borrowers lower interest rates
and lenders reduce their credit risk.

Market implications
Taken together, the 2026 changes point
to a balanced outlook:

e Short-term  caution:  Borrowing
capacity may dip slightly at the start
of 2026, potentially slowing
transaction volumes in the first
quarter—especially  for  buyers
searching at the Ilimit of their
financing possibilities.

e Medium-term  optimism:  Wage
growth should restore demand,
supporting price stability.

e Sustainability strategy: Reduced
incentives for top energy labels may
temper demand for ultra-efficient
homes, but properties with solid
energy performance remain
attractive.

e Risk management: The higher NHG
limit and uniform cost cap broaden
the pool of eligible buyers,
reinforcing market resilience.
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For more information Get in touch

For questions about this publication or about
our services, feel free to reach out to Thomas,
the author of this article at
Thomas.vandenBosch@dmpm.nl or M +31
(0)6 138279 42

For more insights and information about our
services, visit our website: www.dmpm.nl

To stay up to date with our publications,
follow DMPM on Linkedin
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This document is exclusively intended for profes- sional
investors as defi ned under the laws and regulations
that apply to the recipient and user of this document. It
must not be distributed to or used by any person or
entity in any jurisdiction or country where such
distribution or use would be unlaw- ful. This document
is not intended for use by any person in any jurisdiction
where such publication or availability is prohibited due
to the person’s nation- ality, residence, or other
reasons.

No liability for damages DMPM is not liable for any loss
or damage arising from the use of this document,
including but not limited to direct, indirect, incidental,
or consequen- tial damages.

Opinions, not facts

The information contained in this document represents
the views of the authors and should not be interpreted
as factual statements or profes- sional advice. Although
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the authors consider the information to be reliable, it is
provided any warranty of
completeness, or timeliness.

Information subject to change The content of this
document is subject to modifi ca- tion without prior

without accuracy,

notice.

No obligation to update DMPM is not obligated to
update the information contained in this document.

No investment advice This document aims to off er
professional investors insights into the expertise of
DMPM and does not serve as investment advice.
Nothing within should be regarded as a solicitation or
off er to buy or sell any fi nancial instruments. The
information provided does not constitute fi nancial,
legal, accounting, or tax advice.

No consideration of individual needs The information
contained herein does not account for the investment
objectives, specifi ¢ needs, or fi nancial circumstances
of any individual. It should not be considered a

complete statement on any matter and should not
be relied upon as such. Any reliance on the
information is at the sole risk of the recipient.

Past performance and risks Past performance is not
a reliable indicator of future results. Investments
carry risks, including the po- tential loss of principal.
Mortgage-backed securities may be sensitive to
interest rate changes, subject to early repayment
risks. There is no guarantee that the guarantor will
fulfi Il its obligations, regardless of the presence of
other garantors, be they private or public.

property rights All rights to the
information in this document are and will remain the
property of DMPM. This docu- ment may be
reproduced or published only when citing DMPM.
Acceptance of terms By accessing this document,
you agree to the terms described above.

Affiliation DMPM B.V. is a member of the Blauwtrust
Groep.
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