	
  

	
  

	
  

THE CITYHOMES RENTAL GUIDE
Renting in the Netherlands is not always straightforward. There are a number of aspects that you, as a
tenant, must take into account. In this guide, we will look at number of matters on which we are regularly
asked for information.
As letting agents, it is important to us that we provide you with clear and expert information. This is why we
have divided up the intermediary process into five steps. You will find this step-by-step plan at the beginning
of our rental guide.

But, this brochure offers you more. There are a number of rights and obligations that you will have to take
into account as a tenant in the Netherlands. We have identified and described the most important of these
for you. This means that you will find such matters as the rental agreement and maintenance in the guide,
as well as what you may expect from us in these matters.
At the back of this brochure you will also find a moving checklist for your use, which will save you a lot of
time.
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STEP-BY-STEP PLAN

Step 1
Register on our website as someone seeking a rental property. You will
receive an e-mail from us confirming your registration.

Step 2
We will keep you informed by e-mail of what is available as it becomes
available.

Step 3
Once you have requested a viewing, either by calling us or sending us an
e-mail, we will accompany you to view the residence.

Step 4
If you wish to rent the property, you will sign a confirmation of the rental
instruction and we will then introduce you to the owner.

Step 5
Once you have signed the rental agreement and paid the deposit, the rent
and any contract costs, we will plan an appointment for the Check In and
you will receive the keys to your new residence.

	
  

	
  

	
  

	
  

RENTAL AGREEMENT / RENTAL CONTRACT
This is the agreement between the tenant and the landlord of a room, studio or flat, or
part thereof. A rental contract or rental agreement states the amount of the rent, the
general rules of the rental and the length of the rental period. A landlord may not just
write his or her own rules; these must be in accordance with the law.
The rental agreement and the General Terms and Conditions that Cityhomes uses
are derived from the nationally used ROZ (Raad voor Onroerende Zaken/ Real
Estate Council of the Netherlands) model.
This extensive rental agreement contains a description of both the rights and the
obligations of both the tenant and the landlord.
The rental agreement consists of a section in which the specific information on the
rented residence is stated and includes any particular provisions. The most
important aspects with regard to rental legislation are contained in the General
Terms and Conditions.
We will explain a number of important matters with regard to the rental
agreement.
RENTAL AGREEMENT FOR AN INDEFINITE PERIOD
This type of rental agreement enters into force at a given time and, in principle,
you can live in this residence until you wish to leave it or the landlord terminates
the rental agreement by operation of the law. The period of notice that you should
take into account at all times is a minimum of one (1) and a maximum of three
(3) calendar months.
The period of notice is the same as the payment period as determined in the
rental agreement.
FIXED TERM RENTAL AGREEMENT
A fixed term rental agreement (a termination date is included in the rental
agreement) cannot be cancelled in the interim unless such an eventuality is stated
in the rental agreement by means, for example of a diplomats’ clause.
RENT
In principle, the tenant and the landlord are free to agree a rent at their own
discretion. However, the law through mandatory statutory provisions, many of
which are to protect the tenant, limits this freedom. This means, among other
things, that you may have the basic rent and the service costs (we will discuss
service costs later) assessed by the Rent Assessment Committee. Every tenant
may have the rent assessed by the Rent Assessment Committee during the first
six months after the rental agreement has entered into force. In some cases, this
may also be possible after the first six months.
This means that you, as the tenant, have the right to have the rent assessed, but
you don’t have to; especially not if you are satisfied with the residence, the
landlord and the agreements made.
There is a distinction made between deregulated and controlled rent in the
Netherlands.
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A deregulated rental contract must fulfil the following conditions:
•  

The rent at the time of entering into the rental contract is higher than the
deregulated limit at that time.

•  

As of 1 January 2015 the deregulated limit is € 710.68. This means that any
rental contract entered into in 2015 with an initial rent higher than € 710.68 a
month is deregulated. This amount is also the limit for housing benefit in 2015.

•  

The residence is a self-contained residence. Rent is never deregulated for shared
accommodation (such as rooms), caravans and caravan pitches.

•  

The rent for the property is split into basic rent, service costs (and when the
property has its own meters: the costs for gas, light and water). With all-in rent it
is, after all, not clear whether the basic rent lies above the deregulation limit or
not.

The initial rental in the rental agreement determines whether the rental agreement is
deregulated or not. It is, therefore, not the current rent (unless the current rent is
the initial rent).

	
  

	
  

	
  

Note: Please see end of document for diagram translation

	
  

	
  

	
  

If the agreement is deregulated, many of the mandatory statutory provisions are not
applicable and the landlord has more freedom in the matter of the rent and any rent
increases. Moreover, the landlord is not restricted to the annual maximum increase
percentages.
Disputes over rent, rent reductions and service costs cannot, in principle, be submitted to
the Rent Assessment Committee, but may be submitted to the courts.
There is one exception to this. You have the right to have the initial rent assessed by the
Rent Assessment Committee within six (6) months of entering into the rental agreement.
Rent deregulation does not apply to rental agreements with an all-in rent. This is because
it is not clear what the basic rent is with an all-in rent, so that it cannot be assessed.
CONTROLLED RENT
If the rental agreement is not deregulated, then the mandatory statutory provisions are
applicable and the tenant enjoys rent price protection. Assessment of basic rent that is
below the deregulation limit may be requested at any time.
Further information on rents, deregulation and services costs may be found on the Dutch
Ministry of Housing, Spatial Planning and the Environment (hereinafter referred to as
VROM) website www.vrom.nl.
DESIGNATED USE
The designated use of your residence will be stated in your rental agreement. This will
state where the residence is situated and what the space may be used for. It is important
that you realise that the designated use as stated in the agreement is the only reason
that you may use the residence that you have rented for living in. If the designated use
is other than for residence, the rental agreement may be terminated.
OBLIGATION TO PAY
The rent that you have agreed is stated in the rental agreement and split into basic rent
and other costs, if applicable, such as service costs and / or local authority taxes and
charges.
SUBLETTING
You are not authorised to sublet the residence, unless otherwise agreed. The tenant of a
self-contained residence (main residence) is, however, authorised to let another person
make use of part of the residence, without the landlord’s permission. This may also be
more than one other tenant. This right may be either limited or excluded in the
agreement.
Subletting is excluded as standard in the Cityhomes’ agreement; this requires the
landlord’s permission. This is why you should always discuss any sub-letting with the
landlord.
PROPERTY MANAGER
It is very often the case that the landlord does not manage his or her properties himself /
herself but engages a third party to carry out this work. If this is the case, the relevant
person or company will be stated in the rental agreement. In such cases you should
address all your questions / comments to the property manager and not the owner.
Should you, however, be of the opinion that the property manager is not carrying out the

	
  

	
  

	
  

work as it should be carried out, then you should put this in writing, with your reasons
for doing so, to your landlord. You will probably gain more by doing this and the landlord
will also be made aware of what is happening in his / her property.
SERVICE COSTS
Services costs refer to all the costs that are explicitly stated in the rental agreement that
are in addition to the (basic) rent and are charged to the tenant for the supply of
services. Costs that are not stated in the rental agreement cannot be passed on. Each
year, you may request an itemised list of the service costs from your landlord. The
landlord is required to provide you with this list and the period of time are legally
determined.
GAS WATER ELECTRICITY TELEPHONE TELEVISION AND INTERNET
If the provision and supply of gas, water, electricity, telephone, television and an
Internet connection are not included in the rental agreement, you should contact the
relevant companies to arrange for the supply. You must then pay the costs of these
services yourself.
LOCAL AUTHORITY TAXES AND CHARGES
In most cases, there is usually a provision in the rental agreement with regard to the
local authority taxes and charges. The Landlord may pass on certain of these costs to the
tenant if the landlord has received an assessment for these charges from the local
authority and the tenant has not paid any tax him or herself to the local authority. This
could be the case where the landlord has paid not only the owner’s portion of the local
authority tax but also the user’s portion. In most cases, you should take these costs into
account in addition to the rent and the service costs. For further information on local
authority taxes and charges you should seek information from the local authority in
which the residence is situated.
RENT INCREASES
The rent from most residences is adjusted every year on 1 July but, in principle, parties
are free to implement a rent increase at any other time.
However, the rent may only be increased once in any twelve-month period. Once the
government has established the rent increase percentage, the rent may then be
increased by this percentage (this is only applicable to controlled rental agreements).
The rent may be increased by means of a proposal from the landlord or by means of a
price indexation clause in the rental agreement.
If you, as the tenant, fail to respond to the landlord’s proposal in the form of an objection
and also do not pay the increase, the landlord may submit a request for assessment to
the Rent Assessment Committee within the six-week period after the rent increase has
come into force. The Landlord may also prefer to increase the rent with a fixed price
indexation clause. This must be declared separately in the rental agreement. This clause
replaces the standard rent increase method and is based on the consumer price index.
The rental agreement will state whether the rent increase will occur by means of a
proposal or an indexation clause.
For the complete view of the law and for further information, please go to the VROM
website (www.vrom.nl).

	
  

	
  

	
  

TERMINATION OF THE RENTAL AGREEMENT
The rental agreement can be terminated by giving notice, by mutual agreement or by
termination.
GIVING NOTICE: giving notice is required for both a fixed term rental agreement and a
rental agreement for an indefinite period of time. The notice must meet a number of
formal requirements that are stated in the rental agreement and/or the general
provisions.
The tenant’s period of notice amounts to a period of a minimum of one month (1) and a
maximum of (3) three months. Interim termination is not possible for the tenant in the
main, if a fixed term rental agreement has been entered into.
The tenant should take a period of at least three (3) months into consideration. For every
year that the tenant has occupied the residence, an extra month is added to the period
of notice up to a maximum of six (6) months.
MUTUAL AGREEMENT: a rental agreement may, of course, be terminated by mutual
agreement after the agreement has entered into force.
TERMINATION: the behaviour of a tenant or landlord could be considered as so
unacceptable that termination of the rental agreement is justified. If the agreement is
terminated, then there is no period of notice to be taken into consideration and the other
rules regarding giving notice do not apply.
A demand to have the agreement terminated may be submitted to the court. In a few
exceptional cases, extra-judicial termination may be possible. This is dependent on all
the facts and circumstances or whether the termination is justified. Cityhomes advises
you to seek independent advice where appropriate.
MAINTENANCE
As a tenant you are required to occupy the residence as a good tenant and in accordance
with the designated use. This includes the fact that a landlord has the duty to hand over
the residence in good order and to maintain it. You will have to reach some form of
cooperation with the landlord in this matter. In our opinion, the basic principle is that
both parties are willing to guarantee the maintenance of the residence together thus
increasing the enjoyment of living there. A tenant is obliged to report anything that has
to do with the maintenance and the landlord is obliged to respond to such reports. This
means that the landlord must investigate any complaints and carry out repairs. In
general, the landlord is responsible for the larger maintenance work. This means,
generally speaking, that everything to do with the exterior of the residence and
everything fitted or fixed inside the residence should be maintained by the landlord.
You should carry out any small maintenance tasks when it is a matter of limited and daily
repairs required during the normal usage of a rental property, in other words, the small
repairs. Examples include: the replacement of light bulbs (inside and out), fixing sills,
sockets, garden maintenance, painting the interior, replacing or renewing tap washers,
doorknobs, hinges and lock on doors and windows. Should it be necessary, it is possible
for you to remind the landlord of his or her duties. It is also, however, possible, for the
landlord to give you, as the tenant, notice to quit, if you do not act as a good tenant. If
there is no inspection at the time the rental agreement enters into force, we advise you
to assess the state of the residence before you move in and set this down in writing,
possibly with photographs that are date-stamped. By doing this, you will be able to
establish, at the end of the rental period, whether you are leaving the residence in the
same state as you accepted it.

	
  

	
  

	
  

For further information on landlords’ and tenant’s maintenance, please check the
following website. http://www.rijksoverheid.nl/onderwerpen/huurwoning/onderhoudhuurwoning
DEPOSITS
The landlord can demand a deposit from you, usually to the value of one (1) or two (2)
month’s rent. You will pay this amount at the start of the rental period. The deposit
serves as security for the landlord should you, as the tenant, cause any damage to the
residence or are in rent arrears. The deposit may not be unreasonably high. If the
landlord is demanding a higher deposit you can ask for an explanation for the amount of
the deposit.
The deposit remains in the landlord’s possession until you have handed over the
residence. In normal circumstances, the landlord should pay the deposit back to you at
the end of the rental period, and at the latest within three (3) months. Should this not be
the case for you and there is no reason for the landlord to keep the deposit, then it is
advisable to write to the landlord requesting that he or she return the deposit. If you
then do not get your deposit back and you have not been informed of a valid reason for
the failure to pay the deposit back, then you may demand your money back by taking
legal action.
FITTED OR FURNISHED RENTALS
Normally speaking, with fitted rentals, floor covering and optionally curtains will be fitted
in the residence as well as lighting and the essential kitchen appliances. If you rent a
fully furnished residence you may assume that all you need to bring with you is your
clothing and any personal items. If this is what you want, then please specify this in your
search instruction. Not every house that is offered as furnished is fully equipped and
decorated.
The Cityhomes staff are familiar with the ways in which residences are furnished and can
provide you with advice on this matter. If you rent a residence that is offered as
furnished then you will pay depreciation on the furnishings. This is included as part of the
service costs.
CONDITION OF THE RENTED PROPERTY AT THE START OF THE RENTAL AND AT
HANDOVER
It is generally considered sensible to conduct an inspection of the residence before you
move in and when you move out and to take photographs of the state of the residence
before and after. If an inspection report is prepared (in writing), then you must return
the property in the same state, with the exception of permitted alterations and normal
wear and tear. If there is no inspection report, then the assumption is that you, the
tenant, received the rented property in the same state as when the rental agreement
ends. The burden of proof that the property is not in the same state as it was when you
moved in lies with the landlord. It is, therefore, worthwhile to conduct a pre-inspection
and takes photographs.
COSTS OF FIXTURES, FITTINGS AND EQUIPMENT
In principle, no costs for fixtures, fittings and equipment for immoveable property
(anything that is fixed to the residence) such as a kitchen or a shower, may be
demanded. These become the property of the landlord if the tenant who fitted them
moves house. Therefore, these are part of the residence for which you pay a fee, which
is the rent. You do not have to pay the landlord any costs for fixtures, fittings and
equipment.

	
  

	
  

	
  

The landlord can request the departing tenant to remove any or all of the fixed
equipment or appliances that he or she fitted, and that the residence is returned to its
original state. In such cases, the departing tenant may ask you if you wish to take over
the fixed/fitted alterations made, such as a new kitchen or shower. You are not obliged
to do this. As stated above, and fixed/fitted alterations made to the residence, if not
removed, become part of the residence. If you do wish to take over the fixed/fitted
alterations made by the departing tenant, please seek further information and get some
legal advice. The reason for this is that, in most cases, the landlord will require that the
responsibility for the maintenance of any fixed/fitted alterations falls on the new tenant.
It is, moreover, possible that the fixed/fitted alterations that you have taken over will
have to be removed at the end of the rental period in order to return the residence to its
original state.
A departing tenant who has made fixed/fitted alteration can, under certain conditions,
ask the landlord for remuneration.
Costs for fixtures, fittings and equipment may be asked for moveable items such as floor
coverings or carpets. These costs may not be any higher than the actual value of the
fittings. In taking over these moveable items, the new tenant become the owner of these
items.
It is important that you save any evidence of payment such as a receipt or a bank
statement so that you can demonstrate that you have paid costs for fixtures, fittings and
equipment, and how much. If you have paid too much in costs for fixtures, fittings and
equipment you may be able to claim them back.
For further information on costs for fixtures, fittings and equipment, please check the
following website: http://www.rijksoverheid.nl/onderwerpen/huurwoning/vraag-enantwoord/wat-is-de-betekenis-van-sleutelgeld-overnamekosten-waarborgsom-enverhuurkosten.html.
WHAT ELSE SHOULD A (PRIVATE) TENANT TAKE INTO ACCOUNT?
INSURANCE
If you are renting a residence, you must either have or take out the following insurance
policies:
•   House contents insurance
•   Legally required third-party insurance
HOUSING PERMIT
Some local authorities have established Housing Regulations. The regulations state that
owners, landlords and/or tenants are not permitted to allow the use of certain stated
categories of residence by third parties without that third party being in possession of a
housing permit.
Cityhomes knows if you require a housing permit and/or can direct you to the relevant
local authority. It is your own responsibility if you enter into a rental agreement that
requires a housing permit. You must apply for and obtain the housing permit yourself,
providing the information required for this process. You can obtain further information on
the Housing Regulations and any requirement for a permit from the relevant local
authority.

	
  

	
  

PLACE OF RESIDENCE

	
  

The rental agreement will state that you, as the tenant, choose to reside in the rented
property. The landlord will send all post to this address. From a legal perspective, the
landlord may assume that you have received all the documents that he or she has sent
you.
PETS
The standard Cityhomes rental agreement states that pets are not permitted without the
landlord’s permission in any residence you may rent through Cityhomes. If you have a
pet that you wish to bring with you, please state this when you are making an
appointment to view.
LANDLORD’S WITHDRAWAL OF THE RESIDENCE
In a few, exceptional cases, a landlord may withdraw a residence at the point at which
the rental period was due to start. Once a residence has been offered to Cityhomes, we
assume that this residence is actually available for rent and all our activities are based on
this assumption. A rental agreement has been entered into even when the agreement
with the landlord is verbal and both parties are required to keep to their agreement.
Cityhomes rejects any liability for loss that may arise from a landlord not meeting his or
her responsibilities, as we are not party to the agreement.
MOVING CHECKLIST
YOU HAVE FOUND SOMEWHERE TO LIVE
But there is still so much to do! We have put together as complete a list as possible of all
the things to do.
AT LEAST A MONTH BEFORE MOVING DAY
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  

•  

Apply to the local authority for a residence permit
Apply to the local authority for a parking permit
Give notice on your current tenancy agreement and sort out the deposit
Request some time off at work
Transfer your telephone with your provider
Take measurements of your new residence and draw a floor plan
If necessary, order carpet and curtains
Check out information on removal allowances and grants from your employer and
any tax allowance for moving costs
Sort out any costs for fixtures, fittings and equipment with the new occupier
Request cable and internet connections/ or have them transferred to your new
address
Request a Moving Packet from the Post Office
http://www.postnl.nl/ontvangen/doorsturen-en-bewaren/verhuisservice/
Ask removal companies for offers and arrange the move
Order moving boxes
Buy stickers for the moving boxes. It is really helpful if you use these stickers to
state what is in each box and in which room the box should be placed in the new
house.
If necessary, look for a new GP and/or dentist

	
  

	
  

	
  

WHAT YOU NEED TO KNOW ABOUT YOUR NEW HOME IN ADVANCE
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  

Measurements for all rooms and other spaces
Height and width of all windows
Whether or not you may place an awning
Space available for the fridge
Space available for the gas oven
Where the Central Aerial System connection is and distance to where you want to
have your TV and radio
Number and location of sockets
House owner’s rules
Local authority regulations for placing aerials
When is the rubbish collected?
Is there a gas connection?
Is your house connected to district heating?
When was the chimney last swept?
Is there a special connection for an electric cooker?
Are pets allowed in your new residence?

A FEW WEEKS BEFORE MOVING DAY
•  
•  
•  
•  
•  
•  
•  
•  
•  

Send out change of address cards/ notifications
Inform the bank
Take out or amend house contents and third-party liability insurance
Inform the schools and any sports clubs
Have a name plate made
Save old boxes and newspapers
Arrange to have bulky waste collected
Start packing things that you do not use regularly
Amend or cancel any automatic bank transfers if necessary

ABOUT A WEEK BEFORE MOVING DAY
•  
•  
•  
•  

Arrange the key handover for both the old house and the new one
Have extra keys made if necessary
Inform the concierge
Keep important documents and other valuables separately

DAYS BEFORE MOVING DAY
•  
•  
•  
•  

Thaw out and clean the freezer and the fridge
Pack up the last few items
Take all demountable furniture apart and tape all of the pieces together
If using a removal van or lorry, reserve a space in front of your door

WHO NEEDS TO KNOW THAT YOU ARE MOVING

	
  

	
  

	
  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  

Family
Friends and acquaintances
Neighbours
Employer and colleagues
Business contacts
Local authorities
GP
Health specialists
Dentist
Health insurer
Home care provider
Church
Lawyer
Bank
Insurance companies

•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  
•  

	
  
Insurance agent
Garage / car dealer
Associations/clubs
Union
Schools and colleges
Mail order companies
Newspapers
Weeklies
Magazine
Book club
TV and Radio guide
Tax office
Central Bureau for Vehicle Tax
Loyalty programmes (such as Air Miles)

ON MOVING DAY
•  
•  
•  
•  
•  

Read the meters in the old and the new homes
Check the house for anything left behind
Hand over the key
Only switch the freezer and fridge on after 24 hours
Sort out the most important areas first, like the kitchen/dining room and the beds

AFTER MOVING DAY
•  
•  
•  
•  
•  
•  

Change your address at the Civil Affairs department of your (new) local authority
Check for any damage during moving
Send back any empty moving boxes
Get to know your neighbours and the neighbourhood
Put up your new nameplate
Check that all post is being sent on
Diagram translation:
Deregulated or controlled rent?

Did your rental agreement enter into force before 1 July 1989? ->Yes -> Your rental
agreement is not deregulated (controlled).
No -> Did your rental agreement enter into force before 1 July 1994? -> Yes -> Was the
residence inhabited before you lived there? -> Yes -> Your rental agreement is not
deregulated (controlled).
(Did your rental agreement enter into force before 1 July 1994? ->) No-> Was the initial
rent higher that the deregulation limit in force at the time (please see below)? -> Yes ->
Your rental agreement is deregulated.
(Was the initial rent higher that the deregulation limit in force at the time (please see
below)?) -> No -> Your rental agreement is not deregulated (controlled).
FOR THE COMPLETE CITYHOMES GENERAL TERMS AND CONDITIONS, WE REFER YOU TO OUR
WEBSITE WWW.CITYHOMES.NL

