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In this session we would like to:

• Give some background 

information about our (Dutch) 

property tax system

• Explain why we have a higher risk 

of “sales price chasing”

• Provide insight into the solutions 

we have come up with



Our perspective: oversight agency



Program of this session

Introduction to the Dutch real estate assessment practice

Risk of sales price chasing in the Netherlands

Solution 1: Valuation audits at municipal level

Solution 2: Countrywide analysis

Q&A



Introduction to the 
Dutch real estate 

assessment practice



Some facts

Government type: ??

?? inhabitants

Area: 41,526 km² (16,221 sq mi)

?? real estate properties

Total value: $3,000 billion

Sale price of average house: ??

More than € 11 billion tax revenues based on the 

assessed value

Total annual costs for appraisal and assessment: 

$213 million
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Some facts

Government type: Constitutional monarchy

17.5 million inhabitants

Area: 41,526 km² (16,221 sq mi)

9.3 million real estate properties

Total value: $3,000 billion

Sale price of average house: $450,000

More than € 11 billion tax revenues based on the 

assessed value

Total annual costs for appraisal and assessment: 

$213 million



Our property tax system in short

Municipalities, polderboards and national government levy property taxes

Municipalities responsible for the annual valuation (formal assessment) of all real estate properties

▪ All other organizations are obliged to use these assessed values for taxation purposes

Assessed values are used for property taxes

▪ Municipalities (342)

▪ Polderboards (21)

▪ Central government (1)

▪ Imputed income for owner occupied houses (Income tax)

▪ Limits fiscal depreciation of real estate (Corporation tax)

▪ Inheritance tax



Our property tax system in short

Annual valuation

Tax base: full market value

Municipalities responsible

▪ But many municipalities cooperate in shared service centers

Central oversight

▪ Netherlands Council for Real Estate Assessment

▪ NCREA



Netherlands Council for Real Estate Assessment (NCREA)

Independent governing body

▪ Minister of Finance is responsible

Main task: quality control of mass valuation

Advisory body for mass valuation

Involved parties

▪ municipalities

▪ polderboards

▪ central government 

▪ Tax and Customs administration

Council board has 11 members 

▪ Staff 23 persons



Our “products”

Audits at municipal level

▪ Process audits

▪ Data audits

▪ Valuation audits

Guidelines

▪ How to execute the valuation process

▪ How to deal with recent case law

Knowledge and expertise center

▪ Questions from Ministry of Finance or parliament

▪ Questions from taxpayers



Risk of Sales Price 
Chasing in the 
Netherlands



Supreme Court, 2000
“If the property was sold close to the valuation date, the general 
assumption is that the value equals the price that has been paid, 
unless one of the involved parties (taxpayer or municipality, 
red.) invokes, and proves, facts and circumstances that imply 
that the paid prices does not reflect the value.”
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International Valuation Standards (IVS)

Market Value is defined in IVS as: “estimated amount 
for which an asset or liability should exchange on the 
valuation date between a willing buyer and a willing 
seller in an arm’s length transaction, after proper 
marketing and where the parties had each acted 
knowledgeably, prudently and without compulsion”



Sales Price  Market Value (schematic)

Sales
price

Market 
value

Sales price has a 
negotiation range 

Market value estimate
has a confidence interval

Concepts have different 
definitions



Background: objection and appeal procedures

Municipality sends assessed value to taxpayer

▪ Within eight weeks after January 1st

Six weeks objection period

▪ Informal contact between municipality and taxpayer

Taxpayer can object against the value at the municipality

▪ Or taxpayer hires a legal-fee-company to do this

A formal hearing is part of the procedure, if requested by the taxpayer

▪ Or by legal-fee-company

Municipality decides whether or not to change the value (within tax year)

Taxpayer can decide to go to court => appeal procedure



Schematic

Assessment notice

Objection

Request for hearing No request for hearing

Hearing

Decision on assessed value

Assessment is final Appeal procedure



Appeal procedures

Appeal procedure starts at court

▪ Administrative judge makes the ruling

Second level of escalation

▪ Court of justice makes the ruling

Final level of escalation

▪ The Supreme Court makes the ruling

LFCs focus on the objection procedure, appeal procedure 

is too costly



Legal fee companies (LFCs)

If objection leads to change of assessment:

Municipality pay a fee to the legal fee company

▪ $325 for the objection

▪ $325 for the hearing

▪ Extra for a valuation report

▪ Extra for an appeal procedure

So, for taxpayer hiring a legal fee company is “free”

Costs for legal fee company are lower than these 

amounts

For municipalities losing appeals are very expensive 

because of high costs (> $1000)

Development number of objections



Search for “eerlijke WOZ” on Youtube, or
https://www.youtube.com/watch?v=_SAEa1DQuho

https://www.youtube.com/watch?v=_SAEa1DQuho


Result of Supreme Court ruling and Legal Fee Companies

1. Municipalities have de tendency to “follow” the sales prices

2. Therefore, they apply manual corrections to the model values

▪ Huge impact on ratio studies

▪ IAAO ranges not always optimal

3. For NCREA it is difficult to stick to market value

▪ Risk of unexplainable differences between valuations of sold and unsold properties

▪ Risk of inadequate horizontal equity
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$470,000 $450,000 $450,000 $450,000 $470,000

SOLD
$420,000



Model value: 
$510,000

Model value: 
$500,000

Model value: 
$500,000

Model value: 
$510,000

Manual adj.: 
$420,000

Model value: 
$500,000



+8,5% -5% +11% +11% +8,5%



All assessed values publicly available



Our approach

Valuation Audits at 
municipal level

Countrywide Analysis

Comparison of average value 
changes (sold/unsold properties)

Regular part of our annual audits Five years cycle

Comparison of average unit 
values (sold/unsold properties)

Regular part of our annual audits Five years cycle

Comparison of assessed values 
with results of a control model 

Pilot phase Pilot phase



Solution 1: 
Valuation Audits at 

municipal level



Valuation Audits at Municipal Level

Goal: evaluation of the quality of the appraisals

▪ Before they are sent to the taxpayer

▪ Necessary to get permission to send assessed values (and tax
bill) to the taxpayer

In the period before sending out the tax notices

▪ December – February

Risk based selection of approximately 25% of the municipalities

▪ We visit organizations that are responsible for ±75% of the
assessments

Comply or explain principle



Valuation Audits at Municipal Level, three steps

Step 1

Step 3

Step 2

All municipalities send results of ratio studies to NCREA 
(online form)

Valuation audit at 25% of 
municipalities

Final judgement NRCEA if municipality can send out 
assessed values

75% municipalities



Step 1: Results of Ratio Studies 

All municipalities send information about revaluation to NCREA

▪ Municipalities must do total revaluation of all properties

▪ Online form in a digitally protected environment to present valuation results (ratio studies)

▪ Municipality must be satisfied by its own ratio studies

Information about:

▪ Quality of revaluation

Information more and more in line with Standard on Ratio Studies



Step 2: Valuation Audit at Municipal Level

25% of municipalities are selected for audit

▪ 50% risk-based, 50% random selection

Municipality sends a digital copy of their valuation database to the NCREA

▪ Data files according to national standard

▪ Data is analyzed by data-analyst at NCREA

▪ Results are sent to inspector of NCREA

Inspector performs audit at municipality

▪ Comply or explain principle

▪ Audit contains:

▪ Discussion of the results of ratio studies

▪ Random checks (also of object characteristics)



Step 3: Final judgement NRCEA 

For municipalities that are not selected for an audit

▪ Unconvincing results of ratio studies can lead to an individual audit

Approval formally confirmed in letter

▪ Letter send to municipal board

▪ Approval also published on website NCREA



General judgement

Judgement revaluation







Comparison of average value changes (sold/unsold properties)

Categories Sold
properties

Unsold
properties

Value change 
sold properties

Value change 
unsold
properties



Comparison of average unit values (sold/unsold properties)

Unit 
values sold

Unit 
values
unsold



Comparison of assessed values with results of a control model

What is a validation model?



Comparison of assessed values with results of a control model

How do we use it?

▪ Assessment to Sale price ratio = assessment / sale price (ASR)

▪ Assessment to model value ratio = assessment / validation model (AMR) 



Description
Assessed value

Validation
model value

Sales price AMR ASR

1. Unsold and AMR lower bandwith
violation

200,000 240,000 X 0.83 X

2. Unsold and AMR upper bandwith
violation

200,000 160,000 X 1.25 X

3. Unsold and AMR within bandwith 200,000 195,000 X 1.03 X

4. ASR and AMR lower bandwith
violation

200,000 240,000 250,000 0.83 0.80

5. ASR and AMR upper bandwith
violation

200,000 170,000 160,000 1.18 1.25

6. ASR and AMR within bandwith 200,000 195,000 205,000 1.03 0.97

7. ASR lower bandwith violation and
AMR upper bandwith violation

200,000 160,000 240,000 1.25 0.83

8. ASR upper bandwith violation and
AMR lower bandwith violation

200,000 240,000 160,000 0.83 1.25

9. ASR lower bandwith violation and
AMR within bandwith

200,000 205,000 240,000 0.98 0.83

10. ASR upper bandwith violation and
AMR within bandwith

200,000 205,000 160,000 0.98 1.25

11. ASR within bandwith and AMR 
lower bandwith violation

200,000 240,000 195,000 0.83 1.03

12. ASR within bandwith and AMR 
upper bandwith violation

200,000 160,000 195,000 1.25 1.03

Risk of sales price chasing



Solution 2: 
Countrywide analysis



Countrywide thematic analysis

Components:

▪ Ratio studies

▪ Comparative regression model 
(Early form of validation model)

▪ Comparison of average value changes 
(sold/unsold properties)

Five years per period:

▪ 2012-2017

▪ 2018-2023



Countrywide thematic analysis (2023)

New partnering organization: University of Twente

Components:

▪ Ratio studies

▪ Comparative validation model

▪ Comparison of average value changes
(sold/unsold properties)



Contact information

Luc Hermans luc.hermans@waarderingskamer.nl

Marco Kuijper marco.kuijper@waarderingskamer.nl
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