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How to buy
your house 

in the Netherlands?

Step-by-step guide



© Hanno 2019 | No rights can be derived from this document.

Welcome to Hanno

Our mission: to make you financially happy

üPersonal financial advice
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üClear and fast service üLow fees
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A. Orientation
How much can you borrow and buy?

üSet your budget
üDetermine your wishes
üGo house hunting
üHire a broker
üGet Hanno HypotheekBelofte

B. Bidding
How to make a winning offer?

üDetermine price
üStart bidding
üMake an attractive offer
üConsider cancellation clauses
üCheck purchase agreement

C. Financing
How to get the best mortgage?

üGet appraisal report
üSeek tailored financial advice
üChoose mortgage lender
üGo to the notary
üLive carefree

The Home Buying Road Map
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To qualify for a mortgage

In general
ØStable income: fixed contract, in Euro
ØLimited or no debts

For expats
ØEU (including EER) citizen  /  permanent work permit  /  highly skilled employee
ØAt least six months in the Netherlands
Ø‘BSN-nummer’ (citizen service number) Married? Your partner will need a BSN as well!

ØDutch Bank account with personal savings
ØThe house will be your formal residence, permanent rental not allowed
ØExceptions may apply!
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Set your budget: what can you borrow and buy?

By setting your budget you …

ØKnow your price-range

ØSecure your financing options

ØKeep your house affordable so you can still enjoy life
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Buying a house the Dutch way

Most common differences compared to other countries 

ØEstate agent: exclusive assignment from a seller or buyer of a property
ØLoan to value: up to 100% of the value of your house
ØLoan to income: very strict government rules on maximum loans and affordability
ØPurchasing/financing costs: +/- 5%, including 2% transfer tax. No VAT applicable
ØPreliminary purchase contact: 3-day cooling-off period

ØMortgage providers: strictly regulated and therefore very bureaucratic 
ØMortgage interest: tax deductible (strict fiscal conditions apply)
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Set your budget: determine your maximum mortgage?

A. Monthly payments 

8

B. Obligations

üIncome
• Couple or single
• Employee or entrepreneur
• Contract: Fixed or flexible
• Company lifetime: more/less than 3 years
• Other income

üMortgage interest rate
• Higher interest à lower loan capacity
• Fixed rate < 10 years: lower loan capacity
• Fixed rate > 10 years: higher loan capacity

üCurrent account debts
üPersonal loans
üAlimony
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Actual interest rates
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Check your personal rate here: www.hanno.nl/interest-rates/

https://www.hanno.nl/hypotheek/actuele-hypotheekrente/
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Set your budget: Price ≠ Value

C. Price and value
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üRegisterd appraisal value (‘WOZ-waarde’)
• Value according the the local municipality
• Used by tax authorities

üAppraisal value (‘Taxatiewaarde’)
• Nothing to do with taxes
• Value stated by an official valuator
• Leading value for the mortgage provider

üAsking price (‘Vraagprijs’)
• Advertised on e.g. Funda

üPurchase price (‘Koopsom’ or ‘Koopprijs’)
• What you pay the seller
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Set your budget: personal assets

D. Personal assets
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üPersonal savings, on a Dutch bank account

üDonation
• Everyone can donate up to € 102,010 tax-free (2019)
• Until you are 40

üExcess value (‘Overwaarde’) (current house owners only)
• Difference between the actual house value and current mortgage
• House already sold: take 100% into account
• House not yet sold: first deduct 10% of the expected sales price
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Set your budget: purchasing & financing costs

E. Costs: on average 5%
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üPurchasing costs (kosten koper / k.k.)
• Transfer tax: 2%
• Brokerage fee: fixed or %
• Building survey
• Bank guarantee
• Notary

– property transfer deed
– ‘Kadaster’ costs (official property register) 

! For new-build properties transfer tax is not applicable and notary 
fees will be included in the price, this will be indicated by ‘vrij op 
naam’ or ‘v.o.n.’)

üFinancing costs
• Valuation fee for the appraisal
• Advice and handling fees
• Dutch National Mortgage Guarantee (NHG)
• Notary: mortgage deed

• Financing costs are in most cases tax deductible
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Set your budget: Borrowing to the max? 

Personal live and spending habits
üCurrently saving
üHow important is your house

Future income development
üCareer
üNew job
üFamily expansion?
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Current assets
üSavings
üAccess Value
üDonation

Future plans
üMoving to your home or other country
üHobbies
üPension
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Set your budget à www.hanno.nl/calculate
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Determine your wishes

Record your wishes
ØDiscuss with your partner
ØFamily situation, now and future (5-10 years)
ØMake a written list
ØAlso write down what you don’t want
ØStick to the list
ØDiscuss it with a real estate agent
ØChanged your mind? Re-view your list
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üLocation, location, location

üSize
• Rooms, bathroom, garden/balcony
• M2

üKind of property
• Pre-built, new house, self-construction
• Single-family home, apartment
• Style (personal)
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Go house hunting

Check the neighbourhood
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Go house hunting – When in your potential new house …

Seller and buyer: active information obligation
ØBe enthusiastic, yet critical
ØIs the provided information correct?
ØLegal obligations: like pollution, development plan or ground lease > check with 

your estate agent!
ØApartment: owners association (‘Vereniging van Eigenaren’ or ‘VvE’)

• Active/not active, current savings and upcoming obligations or plans
ØCondition of the building and maintenance: survey or not?
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Hire a broker (‘Makelaar’)

Hire an estate agent
üKnowledge of (local) market
ü‘Priority lane’ to housing market

• You’ll know first which houses go on sale
• Before houses are on Funda
• Stronger negotiating position with selling broker

üConstruction knowledge
üExpert in negotiating

Financial
-/- Cost 1 to 1,5% / fixed amount
+ Discuss no cure no pay/ initial or break up costs
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Typical Dutch
üYou’ll need a buying agent (‘aankoop-

makelaar’)
üThis agent may not represent the seller at 

the same time (‘verkoopmakelaar’)
üYou typically hire an agent exclusively
üMost agents are also valuators, however 

they are not allowed to make the valuation 
report of a house when they are involved in 
the sell or purchase
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Determine price – Price indicators

Top 3
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Also important 

üLocation, location, location
üSimilar homes: Funda and NVM
üGeneral condition: needs to be 

renovated or not

Your broker is your friend
üIndependent
üDiscuss with your real estate broker

üWOZ-value (wozwaardeloket.nl)
üPrice per M2 and M3 – living area and 

lot surface
üData from the kadaster
üGround lease
üOther pros and cons
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Determine price – Ground lease

Ground lease: standard is ‘Continuous’
ØYou buy the house and the right to use the land. Not the land itself.
Ø(Bi-)Annual payment for land use (‘canon’)
ØPeriodic revision, every 50 – 75 years
ØMight be bought off for a certain period of time (‘tijdelijk afgekocht to 20xx’)

Actual possibilities / other types
ØPerpetual (‘vastgeklikt’): forever fixed ground rent à limited impact on mortgage
ØBought off (‘eeuwigdurend afgekocht’): no ground rent obligations: no impact on 

mortgage and/or house value
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Determine price – Ground lease

Temporary ground lease
ØAffects value of your house. Even when revision is in 5 or more years.

Rule of thumb
ØBuying off ground lease is the most beneficial when buying a house.
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Start bidding – smart bidding strategy

How to get your house for the best price?
ØDetermine how much you think it’s worth and stick to your budget
ØDetermine your opening bid and (if possible) your next bidding steps
ØOverbidding: sometimes the asking price is deliberately ‘too’ low: it creates more 

viewers and bidders
ØWhen in doubt, don’t!

Again: your agent is your friend
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Smart bidding – What is an offer?
Object
ØWhat’s the object you’re bidding on?
ØWith or without moveable property?

Price
ØAmount in Euro

Explanation
ØNot required but is more convincing
ØDo not round off your bid

Transfer date
ØTry to be flexible – what does the seller want?
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(Cancellation) clauses
üFinancing
üStructural / maximum amount of repair cost
üSell own house first
üNational Mortgage Guarantee
ü …

Term
üHow long is your bid valid?

Confirmation
üAn email prevents misunderstandings
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Make an attractive offer

Seduce and convince 
ØCreate goodwill: with the seller and his/her broker
ØEmpathise with the seller

– What is important to him/her? 
– It’s not only about money! Clauses are also important

ØExplain why you want to buy the house
ØMake a reasonable offer
ØConvince the seller that you are reliable
ØAvoid cancellation clauses that you can influence yourself
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Cancellation clauses – only what’s really necessary

Cancellation clauses (‘ontbindende voorwaarden’)
ØYour safety net to cancel the purchase agreement without penalties

Structural survey (not for new houses) (‘voorbehoud bouwkundige keuring’)
ØHire an inspection company that can act quickly: ask Hanno or your own broker
ØDON’T make an offer when the seller refuses a technical inspection

Financing clause (‘voorbehoud financiering’)
ØPeriod of 6-8 weeks to arrange your mortgage
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Preliminary purchase agreement (‘voorlopig koopcontract’)

Preliminary but binding!
üNot drawn up by a notary, but nonetheless binding after 3-day cooling-off period

Use a standard agreement (‘NVM modelovereenkomst’)
üMake sure the terms and conditions of the purchase are correct
üWhen in doubt, DON’T sign – but ask again
üHanno helps – free of charge with your mortgage advice

Three day cooling-off period
üHow long do three days last?
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How long do three days last?
Before you receive the preliminary purchase agreement, it takes time to pass your information to the seller, 

then counting for a 3 day cooling-off period starts.
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Signed purchase agreement 
received on

Cooling-off period ends
at 11:59 PM on

Number of days 
(calendar days)

Monday Thursday 3
Tuesday Friday 3

Wednesday Monday 5
Thursday Monday 4

Friday Tuesday 4
Saturday Tuesday 3
Sunday Wednesday 3
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Don’t get carried away

ØStick to your plan (wishes and budget)

ØEnquire about the sales procedure (in advance)

ØDid you make a good (final) offer?
• Stick to it
• Refer to the explanation and benefits of your bid

ØDon’t despair. There are 7 million houses in the Netherlands J
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Bid accepted? Take action!

Send an email to confirm

ØWith al the terms and conditions à See your offer

Call in the cavalry
ØInform your financial advisor (Hanno J) 
ØGet an appraisal
ØPlan the preliminary purchase agreement
ØChoose a notary

• The notary has to be recorded in the purchase agreement
• Discuss the fee in advance
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Involved parties

ØCurrent home owner or real-estate developer
ØSeller broker/agent
ØYour real estate broker
ØConstruction specialist: inspects on necessary repairs or maintenance
ØValuator: appraisal report
ØMortgage advisor and handling agent: Hanno
ØMortgage provider (bank, insurance company, pension fund)
ØNotary
ØCredit registration agency (‘Bureau Krediet Registratie’ or ‘BKR’)
ØDutch National Mortgage Guarantee (‘Nationale Hypotheek Garantie’ or ‘NHG’)
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Make your house more sustainable

Sustainability: lower energy costs, more comfort, better for the environment
ØBorrow a little bit more, pay less
ØThink about it on time
ØExtra loan capacity in addition to the value of the house
ØUp to 106% (maximum of € 25.000), to use for sustainability

Green mortgages don’t exist, green homes do
ØGreen mortgage interest rates are often misleading
ØGreen discounts are often out of your own pocket
ØHowever, (more) sustainable mortgage lenders do exist
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Get appraisal report

Find a good appraiser – to be able to use appraisal report for mortgage
ØHanno finds a valuator for you
ØMost estate agents are valuators – get one according to NWWI-standard
ØValuator can’t be involved in sales process as estate agent (yours or the seller’s)
ØValuator can only work in his own region
ØDiscuss fee in advance

ØWhen will you receive the report?
ØInform appraiser what he / she is dealing with (your situation)
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What is a mortgage?

46

Mortgage deed

J
€
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Repay your loan
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Level payment mortgage
(‘annuïtaire hypotheek’)

Straight line mortgage
(‘lineaire hypotheek’)

Interest Redemption Interest Redemption
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Repay your loan
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Level payment mortgage
(‘annuïtaire hypotheek’)

ü Fixed monthly payments
ü Relatively lower costs in the beginning
ü Loan will be repaid in full
ü In principle qualifies for tax deduction

Straight line mortgage
(‘lineaire hypotheek’)

ü Decreasing monthly payments
ü Cheaper in the long run
ü Loan will be repaid in full
ü In principle qualifies for tax deduction
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www.hanno.nl
Online dashboard

üA secure online environment

üAll your information in order

üEfficient and therefore low cost
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Personal financial plan
Clear overview of your entire financial situation, 

now and in the future, for better or worse.
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John Husdon Sarah Rezigni

!
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Tailored mortgage plan
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Mortgage providers in the Netherlands
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Mortgage providers in the Netherlands
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43 providers

62 labels

157.000+ product combinations
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Selectie geldverstrekkers

Altijd precies de hypotheek die bij je past
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Hanno
This is how we get you the best mortgage

The best quality
üExperienced advisors
üEfficient procedure
üOngoing checks
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Low fees
üIn your interest
üNo commissions
üCost efficient

100% independent
üAll mortgage lenders
ü157.000+ mortgages
ü35.000+ insurances
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Go to the notary
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Before you sign the deed at the notary …

Make the deposit (‘waarborgsom’)
üVia bank guarantee or own savings

Insurances
üHousehold and home insurance
üUpdate personal insurances

Check mortgage deed and invoice (‘nota van 
afrekening’)
üAmounts
üAgreements
ü…

What the notary does for you
üArranges all payments between parties through a secure 

account (‘derdenrekening’)
• Makes the invoice (‘nota van afrekening’). Check it!
• Request to transfer your investment (‘eigen geld’)
• Pays transfer tax (‘overdrachtsbelasting’)
• Settles pre-paid local taxes

üArranges property transfer deed
üArranges mortgage deed
üNew-build house or renovation?

• The mortgage lender handles the construction deposit, 
not the notary

üNotary rates are negotiable!
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Live carefree

Before moving
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Ongoing
New house or renovation?
üInvoices via mortgage lender

First mortgage payment
üOften differs from contract because first period 

isn’t a complete month

Taxes
üHanno loves to help with tips
üRequest preliminary tax assessment
üConsider hiring a tax advisor

Continuous monitoring
Your financial situation changes frequently
ü Interest rates and conditions
ü Personal situation

(work, new family member, divorce, …)
ü Rules and regulations

Hanno Mortgage Plan
ü A monthly check
ü Your mortgage always up to date
ü Major maintenance every five years
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What if you move abroad?

Sell
ü Consider actual market conditions
ü Repay your outstanding mortgage without a fine

Rent out
ü Mortgage Interest tax deduction no longer allowed
ü In most cases not officially accepted by mortgage provider

ü Refinance to an ‘investor mortgage’ 
ü Higher interest rates and additional self investment will apply

ü Short term contracts (0-2 years) are possible within tenant protection legislation
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Hanno makes you financially happy

Personal financial advice
1.First the person

2.Then the possibilities
3.At last the mortgage lender
Not the other way around!
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Clear and fast
ü Prepare in advance
ü Modern software
ü Ongoing checks

Contemporary

Low fees
ü No commissions

ü Efficient and economical
ü Social enterprise

Happy finances
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Next step: free & personal mortgage consulation J

Hanno
www.hanno.nl

hallo@hanno.nl
Hooghiemstraplein 173

3514 AZ Utrecht
Phone: 030 – 208 2010

WhatsApp: 06 – 1093 2010


