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Welcome
Purchasing a property abroad is potentially one 
of the most exciting things you’ll ever do. 

At Kyero, we feel privileged to be a part of your journey.

As an online property portal, we share properties 
that are available to buy and rent from estate agents 
throughout Spain. We are entirely independent. Our aim 
is to give buyers the most straightforward experience, 
to help them find the right agent and get them a step 
closer to their new life. 

Browse stunning properties online, listen to stories from 
people who’ve recently bought in Spain, and look out 
for our new location guides to help you work out which 
part of this beautiful country is right for you.

Whether you’re longing for a holiday home in the sun, 
a new life in the mountains or a building project in the 
Balearics, this guide is designed to support you with the 
process.  

We’re here to help.

Kyero
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There’s a reason why people talk about sunny Spain. 
The country’s Mediterranean coastline enjoys more 
than 300 days of sunshine each year.

03
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Living the 
Spanish dream
Why would you want to buy a property in Spain? The 
question should rather be why wouldn’t you! Here are 10 
reasons that will have you grabbing your passport and 
saying farewell to your relatives in no time.

Sunshine Al fresco lifestyle

There are 2.9 million acres of vineyards in 
Spain, so if you like a glass of Rioja, Tempranillo 
or Albariño then you’ll be very happy here.

Compared to many parts of Europe, Spain is a very 
reasonable place to live so you can enjoy all the best 
things in life, from food and drink to entertainment.

Great WineCost of living

With all that sunshine, it’s no surprise that 
much of life in Spain takes place outside, 
whether that’s on the beach, in the park or on 
the terrace with a glass of something.
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01 Tapas, paella, chorizo, pisto, patatas bravas, 
croquettes… is there any end to the culinary 
wonders of this Mediterranean nation?

Great Food
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With more than 5,000 miles of coastline, you’re 
bound to find dozens of beaches that suit you, 
from private alcoves to surf spots and family 
friendly strips.

Stunning beaches

Read more about Costa Brava:

Whether you’re travelling internally, within 
Europe or further afield it really is very easy 
indeed to get from one place to another if 
you’re based in Spain.

Yes, it might feel strange to start with, but once you 
get used to taking it easy in the heat of the day and 
staying up later in the evening, you’ll love it.

If there’s one nation that knows how to 
party it’s the Spanish. From the crazy, messy 
La Tomatina to Seville’s April Fair, there’s 
always a fiesta happening somewhere.

In 2000 the World Health Organisation listed 
Spain as being 7th in the world, with modern 
hospitals and skilled medical staff. 

Great transport Siestas

Fiestas Healthcare06 07
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Photo : Costa Brava

Properties  Location guide
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The buying 
process
Purchasing a property doesn’t have to be a stressful exercise. Just make sure you plan 
carefully and be prepared for the intricacies of the Spanish buying process.
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Getting ready to buy

• Apply for your NIE number 
This can take time, so do it as soon as possible

• Open a bank account
• Choose an independent solicitor  

Make sure they speak your language.

The formalities
 
• Check the legal status of the property  

Make sure it has the correct permissions 

for sale, no charges against it and that the 

person selling it is the legal owner - this is 

why you got that solicitor!

• Agree a price
• Agree who pays which taxes & fees 

Sometimes it’s not obvious, so pay close 

attention.

How to buy a 
property in Spain

Remember to factor in fees and 
taxes when working out how much 
you can afford. We  recommend 
allowing 10-12% on top of the sale 
price for this.

You can use this affordablity 
calculator:
Kyero.com/budget

The Spanish word for solicitor is Abogado.

The search

• Start your search online 
Sites like kyero.com can be helpful for seeing 

what is available & getting in touch with 

estate agents. See pg 10 Finding the perfect 

property

• Go property hunting 

Keep an open mind & make notes – you’ll 

quickly forget what you’ve seen.

01

02

03
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…And pay your deposit. 

Sign the contract 

Agree a date of completion
Put the champagne on ice!

Completion day

• Go to the notary  
You will need to sign the title 

deed and pay the rest of the 

money.

• Pay taxes
• Register the purchase with the 

land registry

What else will you need to do?
You can apply for citizenship at the local town hall. 

Sort your tax status   

Check with the tax authorities in your 

home country to see what - if anything 

- you need to inform them of.

Consider making a will    

Spanish laws are different from those 

of other countries so make sure that, 

if the worst happens, your family and 

assets are protected.

Your deposit is there to protect you too. It 
will be lost if you don’t proceed, but you 
should get double back if the seller pulls out.

If you live in Spain for more than 

six months you should become a 

resident, but you don’t have to.

The notary (notario) is a public 

servant who checks everything is 

legal with the sale.
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Getting started

Learn what to expect from the buying 
process in Spain

The Search

Work out your budget 
    Try this budget calculator: kyero.com/budget

Research suitable locations in Spain
    Browse these helpful location guides

Make a property alert for locations you 
like so you don’t miss new properties
    Click the ‘create alert’ button on Kyero.com

Create a shortlist of properties
    Create a list by pressing ‘Add to favourites’ 

Contact the agents of properties you 
like to learn more & arrange viewings         
    Find a property you like & ‘send an enquiry’ at 
Kyero.com

Visit the area you want to buy & view 
several properties

Getting ready to buy

Apply for your NIE number

Open a bank account

Find an independent solicitor

The formalities

Check the property has the correct 
permissions for sale

Check there are no charges against the 
property

Check the person selling the property 
is the legal owner

Agree who pays which taxes

Sign the deposit contract

Agree a date of completion

Completion day

Sign the title of the deed at the notary

Pay the rest of the money

Pay property taxes

Register the purchase with the land 
registry

Others

Consider making a will

Sort out your tax status - in Spain & at 
home

A PRINTABLE CHECKLIST 

Step-by-step 
how to buy

Printing tip: 
Choose page 9 to print 
only this page

Kyero.com is here to help
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Finding the 
perfect property
From modern coastal apartments and 
luxury condos to rural farmhouse 
renovations, Spain offers something to 
suit every style and budget. 

Before looking for property you will 
need to work out where you want to 
live. This can depend on a number of 
factors including the type of property 
you’d like to live in and how you 
envisage spending your time.
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MADRID

MURCIA COSTA BLANCA

COSTA DEL SO L

COSTA BRAV A

ANDALUCIA

ALICANTE IBIZA

BALEARIC 
ISLANDS

MALLORCA
MENORCA

CANARY ISLAND S

VALENCIA

BARCELONA

MALAGA

GRANADA

TENERIFE

GRAN CANARIA

MARBELLA

POPULATION: 
46.57 million (2017)

CURRENCY: 
Euro

LANGUAGE: 
The main language in Spain is 
Castellano, but there are also 7 
recognised provincial languages. 

Spain  

Take our advice…
If you’re buying with a partner, make sure you’re both on the same page when 
it comes to what you’re looking for. Talk about the things you would like from 
your new home and the things you don’t feel you can compromise on.
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Perhaps the most important thing to do before you begin your search in earnest 
is to think about exactly what you are looking for from your Spanish property. 
Obviously this will vary depending on whether you are buying a holiday home or 
a forever home, but these are a few questions you should be thinking about and 
discussing with your other half:

This can make a huge difference to where 

you buy. Quaint Spanish towns can offer 

a peaceful, traditional life where hardly 

a foreigner sets foot. Whereas the more 

popular expat resorts around the south-

east coast and the islands will provide a 

convenient social scene and often locals who 

speak your language, making the process of 

adjustment easier. 

Do you want to live near a beach or do you 

yearn for the fresh, cooler air and stunning 

views in the mountains? Does the idea of 

living in a resort location that fills up with 

tourists come the summer months fill you 

with dread? Or is that exactly the kind of 

atmosphere you’re after? Does a buzzing 

cosmopolitan city lifestyle await? Or is it a 

rural retreat complete with vineyards and 

acres of sunny hillside that is attracting you 

to Spain? 

Do you fancy a traditional 
Spanish existence or a 
buzzing expat community?

Which kind of 
environment do you 
want to live in?

Lifestyle 
considerations

Q Q 

Photo : Marbella, Costa del Sol Read more about Marbella:
Properties  Location guide
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Photo : Tenerife, Canary Islands

From golf to water sports, and fine dining to 

markets, which local activities do you feel 

you would like on your doorstep? Or does 

it not bother you if you have to travel a 

little way so long as the property is right? Is 

public transport a must? Do you need to be 

near to the international airport for incoming 

friends and family, or is it a case of the more 

remote the better? Tools like Skyscanner will 

help you figure out where they can fly to 

directly from your local airport or airports.

Spain has a wealth of different styles of 

property, from traditional farmhouses 

to modern apartments in stunningly 

landscaped grounds. Do you like the idea 

of an apartment in a complex surrounding 

a shared pool and communal areas, or 

would you prefer the quiet life tucked away 

in your own villa? Spanish cities offer an 

eclectic mix of original town houses and 

refurbished apartments so whatever your 

taste you’ll find something to suit. 

Which amenities or 
leisure pursuits would 
you like nearby?

What type of property 
are you interested in? 

Take our advice…

If you choose to live off the beaten track in a traditional Spanish 
village or town such as Cudillero in Asturias or Casares in 
Andalucia, you will need to brush up on those Spanish language 
skills to carry out even the most regular of daily tasks.

Q Q 

Read more about Tenerife:
Properties  Location guide
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Photo : Olvera in Cadiz, Andalucia
     See properties in Olvera →

“

After seeing her brother get married in Spain, Catherine 

was inspired to buy a Spanish property so she could spend 

more time out there. She purchased a house in Olvera in 

2008 having seen the town advertised in a magazine and is 

now enjoying what she calls “the greatest love affair”.

Catherine was keen to buy a place in “real” Spain rather 

than a resort town and loves the fact that she knows all her 

Spanish neighbours so well, even having dinner with them 

when she’s visiting. For the last decade she’s flown out five 

times a year for at least a week, but now that she’s retired 

she’s planning on spending three months at a time in her 

dream house.

I wanted a 
house that I 
could escape 
to

REAL STORIES

Catherine
Relocated from Cork to Olvera, Cádiz

Spanish property podcast
Hear about Catherine’s experience of living 

in the inland Spanish town of Olvera in 

episode 18 of our podcast:

kyero.com/podcast →

#18
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House price figures for Q3, 2018 showed a rise of 
7.2% year on year, registering their 18th consecutive 
month of growth.

The fastest risers in the year were Madrid, with 
an average price increase of over 10%, Catalonia, 
The Canary Islands and La Rioja in the north of the 
country.  

House prices are continuing to recover well from 
the 2008 crash, with many regions, particularly the 
islands and larger cities reaching over 75% of their 
pre-crash peak.

While it is difficult to predict the future, signs are 
generally positive for the Spanish housing market 
over the short term.

According to Kyero website data the majority of 
those searching for Spanish property are from the 
UK, Spain, France and Germany. However, we are 
seeing growing interest from countries such as the 
USA (up 46.8% year on year), Ireland (up 6.5%) and 
Portugal (up 142.9%).

Recent enquiries from international buyers have 
focused mainly on apartments and villas in various 
locations throughout Alicante, Gran Canaria and 
Valencia among others. 

Looking to buy in places popular with overseas 
buyers will mean a ready-made community of 
friendly expats to help show you the ropes. 

What are Spanish house 
prices doing now?

House prices in Spain

Where do international 
buyers buy?

The property 
market

Average Euros per square m
etre
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Peter and Sharon discussed what was important to them 

in their property search but when they got to Spain they 

found out it wasn’t necessarily the things they thought.

Having come to the conclusion they didn’t need a beach on 

their doorstep and they wanted access to a pool (though 

not necessarily a private one) Peter and Sharon thought the 

most important thing was having two bedrooms and two 

bathrooms with plenty of outdoor space. 

Once they arrived in Spain and started looking around, 

however, they found that the key thing for them was 

actually being able to walk to local amenities, be in a place 

they felt comfortable and to make sure there was a little bit 

of greenery around.

Peter and Sharon purchased a villa in Villamartin, Alicante. 

“

Spanish property podcast
Hear more about their experience in 

episode 13 of the Kyero podcast.

kyero.com/podcast →

#13

We learned 
to keep an 
open mind

Peter & Sharon
Relocated from Milton Keynes to Alicante

REAL STORIES

Photo : Alicante
Read more about Alicante:

Properties  Location guide
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Photo : Majorca, Balearic Islands

Work out your budget
Find out what you can afford to buy or rent with 

the Kyero calculator:

Budget calculator →

Be inspired
Get weekly inspiration to you inbox with the 

newsletter:

Newsletter signup → 

Browse Spanish properties. 
From buzzing Barcelona to laid back Olvera see 

properties all over Spain:

Start your property search →
 

Or need some help?
Our team have lived in Spain for many years so have the 

experience to help you.  Send the team an email with a few 

details of what you are looking for:

help@kyero.com

3 ways to 
get started

Read more about Majorca:
Properties  Location guide
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Moving to a different country is one thing but taking your family along with you adds extra 
pressures to the whole process, giving you far more to consider than if you were making 
the move alone.

When considering location, you’ll need to think about the kinds of things your children 
enjoy, the availability of playmates and access to sandy beaches and outdoor activities. The 
Spanish way of life can offer many health benefits to children growing up in the fresh air 
and warm sunshine.

Relocating your 
family to Spain
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Henry and his wife originally planned to split their time 

between the UK and Spain, but when they took over the 

care of their 5-year old granddaughter they realised they 

would need to make the move a more permanent one.

The couple agreed that schooling was the most important 

factor in their property search but making sure they got it 

right was daunting. When they met their agent Easyads, 

however, their worries were over. The team welcomed 

Henry and his wife into the community and did everything 

they could to help find the perfect school for their 

granddaughter.

What more could a 5-year old want than fabulous weather, 

a friendly society, and the opportunity to grow up bilingual?

Peter and Sharon purchased in Playa Flamenca, Alicante. 

“

Spanish property podcast
Hear more of Henry’s story on 

episode 12 of our podcast.

kyero.com/podcast →

#12

Moving with 
our grand-
daughter 
changed our 
priorities

Henry & his wife
Relocated from Scotland to Alicante

REAL STORIES
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If you’re making a move to Spain with children in tow, 

the availability of good local schools is likely to be an 

important factor. Entrance to Spanish state schools 

is generally dependent on catchment area so it is 

worth discussing local schools with your agent when 

viewing properties. 

The first step of applying is to register at your 

local town hall to get the document known as 

empadronamiento – this proves that you are resident 

in the area. The enrolment process varies by region 

and by school but may involve interviews, proof of 

ID and proficiency tests. Before leaving your home 

country you are advised to contact the school and 

Spanish embassy for details of enrolment processes 

as they are prone to change regularly.

State schools in Spain are thought to be of a 

reasonable quality, although the teaching language 

will be Spanish. If you have young children or you 

plan to stay in Spain for a long time this can be a 

great way for children to become immersed in the 

language, but for older children an international 

school may be preferable - you can find out more 

from the International Schools Service. 

You’ll find that most urban centres have a good 

selection of international schools although fees may 

be high and they are often located on the outskirts 

of cities. Make sure you factor this into purchase and 

budget decisions.

You will be able to drive in Spain using your driving 

licence as long as it remains valid. However, once it 

expires, is lost or stolen, you should renew it in Spain. 

If you commit a traffic offence in Spain you will be 

required to exchange your licence at that point. 

You can find out how to do this from the Dirección 

General de Trafico website, available in Spanish only.

If your car is registered in your home country and 

you spend more than six months of the year with it 

in Spain, you will need to register it with the Spanish 

authorities. This will involve changing the licence 

plates, as well as the headlights and possibly tail-

lights. You may be liable for any or all of registration 

tax, road traffic tax or VAT.

Cars can be expensive in Spain so it is worth doing 

the figures and working out what works best for you. 

Schools

Driving in Spain Importing your car

• Spanish schools take children from the age 
of two to sixteen.

• The school year typically lasts from mid-
September until the end of June.

• You will need to apply by January for the 
following autumn’s intake.

Kyero facts
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Schools
In order to take your pets with you to Spain they 

will need their own passport, which can take up to 

eight months to process due to strict rules around 

medical conditions. Once they reach Spain, your pet 

will need to be microchipped so it can be returned 

to you if lost.

 

Local vets are easy to find and will be able to request 

medical records from your home country so that any 

treatment / vaccinations etc. can be continued. 

Taking your pets with you

If you are moving from a country that is part of the 

EU you will be able to live and work in Spain without 

needing a permit or visa. You will have the same 

rights as Spanish nationals when it comes to pay, 

working conditions and benefits.

If you are from outside the EU you will, in most 

cases, need a work permit to be able to work in 

Spain. When you have found a job, your employer 

should apply for a work permit for you. Once this has 

been authorised you will be able to apply for a visa, 

which will be issued by your embassy or consulate.

If you are a Spanish resident you will pay tax in Spain 

on all your worldwide income, whereas if you’re not 

resident, you will only pay tax on income arising in 

Spain. As a resident you will be required to fill in an 

annual tax return as well as an annual declaration of 

overseas assets if necessary. 

For more on money and tax issues see our Finances 

section on page 38.

Make sure you are happy that local health care 

provision meets your family’s needs both now and in 

the future. See our Healthcare section on page 30 

for more.

Keep stress down by using a reliable international 

removals company to help with packing, moving 

and, if necessary, storage of your belongings. Ask 

your estate agent, friends and other expats for 

recommendations and try to make contact with 

prospective removal companies at least three 

months prior to your move date.

Working in Spain

Other considerations

There are lots of customs regulations that 
you will need to adhere to during your 
move:

• Soil must not be taken into Spain. 
Clean all items of garden furniture and 
tools. 

• To comply with fire regulations, petrol 
and oil must be drained from any 
machinery in transit.

• Batteries should be removed from all 
items to prevent corrosion.

Kyero facts
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Retiring in Spain
Spain is a wonderful place to move to after retirement. 
With its warm climate and lively expat communities you’ll 
find fun in the sun all year round. 

22

www.kyero.comwww.kyero.com

https://www.kyero.com?utm_source=HowtoBuy&utm_medium=PDFGuide&utm_content=FooterLink
https://www.kyero.com?utm_source=HowtoBuy&utm_medium=PDFGuide&utm_content=FooterLink


Spanish pension
If you have worked and paid social security 

contributions in Spain for more than 15 years 

you may be entitled to at least the minimum 

state pension. You may even be able to count 

contributions made in other EU member states as 

well as transfer private pensions earnings through an 

overseas pension scheme. Pension age is currently 

65 years although it is set to rise. To apply for your 

Spanish pension you will need to visit your local INSS 

(Instituto Nacional de la Seguridad Social).

Home pension
You will need to check with the tax authorities in 

your home country to see how moving abroad will 

affect your state pension and how to draw any 

income you are entitled to. Likewise, contact any 

private pension providers to update them on your 

new arrangements and see whether moving will 

affect it.

Private nursing homes come at a cost. This can range 

from €1,500 - €4,000 per month. Occasionally there 

may be a state-funded nursing home available in your 

area. These are available to EU citizens, although 

Spanish nationals do get priority and you would be 

expected to contribute towards costs. 

Until recently we saw a trend for the elderly to return 

to their home country if they felt they needed care. 

Spanish families tended to care for their own relatives 

meaning that provision for elderly living was not 

a priority. As times have changed, however, we’re 

seeing the building of more retirement homes and 

communities particularly aimed at expats, meaning 

there is likely to be more choice in the future.   

If you need a carer it may be possible to find one, 

although resources are limited. A local carer is likely 

to be unqualified and only visit for a small amount of 

time each day.

In order to qualify you will need to be on the padron 

(list of residents) of a town that has at least 20,000 

people living there. 

The Spanish healthcare system operates with a 

combination of private and public options. The 

Spanish National Health Service (or Sistema Nacional 

de Salud – SNS) controls around 40% of hospitals. 

These can be accessed via payments you make into 

the social security system as part of your taxes.

For more information about healthcare see our 

Healthcare section on page 30.

Getting your pension

Nursing homes

Social services

Primary care

Remember – when you’re working out 
where to buy you should consider your 
needs not just now, but in the future.

 The services you need and your ability to 
get around, may change over the next 20 
years. 

Take our advice
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When Nikki stayed at sister’s cave house in Spain, she and 

her husband just fell in love with it. So when they had the 

opportunity to buy a similar property in Galera, Granada for 

a tenth of the cost of their English home, they jumped at 

the chance. 

In episode 23 of the Kyero podcast, Nikki talks about why 

making the bold move to up sticks and retire to Spain was 

the best decision she could have made.

“

Spanish property podcast
Hear more about their experience in 

episode 23 of the Kyero podcast.

kyero.com/podcast →

#23

Why we 
recommend 
retiring to 
Spain 

Nikki & her husband
Relocated from Braintree to Granada

REAL STORIES

Photo : Granada
Read more about Granada:

Properties  Location guide
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If you’re after a home away from home to visit for a dose of sunshine when 
you need it, there’s a good chance you’ll be searching for something slightly 
different than if you were looking for your forever home. 

Buying a holiday 
home in Spain
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If you are considering buying an old building in need 

of renovation, we say proceed with caution. Often 

ruined buildings can be bought extremely cheaply as 

Spanish natives tend to favour newer apartments and 

villas. The downside of this is the price the property 

will fetch after the work has been done is unlikely to 

reflect the time and money that has gone into it. 

That said, local builders will often work for a very 

reasonable cost so if you have your heart set on a 

project and will enjoy it then go for it - just do your 

research first and have a clear budget to stick to.

Get estimates of work required before proceeding 

with the purchase and add a contingency of 10% to 

the figures you receive as it is not unusual for costs 

(and timescales) to escalate.

If you will be making alterations externally on the 

building you will need to obtain planning permission 

and the right building licence (licencia de obra) from 

your town hall, depending on the type of work you 

want to do. Once they have the details, the town 

hall will work out the tax payable to carry out the 

renovation. This will usually be 2-6% of the cost of 

the project. If you make large scale improvements, be 

aware that you need to declare these or face a large 

capital gains tax bill when you come to sell.

If you will not be around to oversee the work, make 

sure you employ an architectural engineer, or similar, 

to oversee the project to prevent it dragging on or 

remaining unfinished. This may cost around 10% more 

but will be ultimately worth it.

Investing in Spanish property 

Renovation costs

If you plan to rent out your property while 
you’re away consider the kinds of things 
people look for in a holiday let. This will 
help you increase both the amount you can 
ask in rent as well as the amount of time 
you are able to fill the rental.

Be aware that renting your property via 
AirBnB is illegal in some parts of the 
country and laws change quickly so be sure 
to check with local authorities about what 
you can and can’t do.

Take our advice

Popular with holidaymakers:
• Areas with a pleasant climate year-round

• Availability of public transport

• Distance to an airport that supports regular 
scheduled and charter flights

• Access to a swimming pool

• Nearby tourist attractions
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When Erik from Holland bought his chalet in Javea, 

Alicante, there was plenty of work that needed doing. 

But trying to get it done quickly was difficult, particularly 

when it came to getting workers there on time and with the 

products that had been bought. In fact, Erik cites this as 

the most challenging part of his whole move saying that in 

Spain “mañana is never mañana”.

“

Spanish property podcast
Hear more from Erik on episode 6 of 

the Kyero podcast.

kyero.com/podcast →

#6

When it 
comes to re-
furbishment, 
“mañana is 
never 
mañana”

Erik
Relocated from Holland to Javea, Alicante

REAL STORIES

Photo : Javea, Alicante
Read more about Javea:

Properties  Location guide
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Ask around for recommendations 
before approaching local builders and 
tradespeople and always get at least 
two quotes in writing.

Take our advice

Land in Spain can be categorised as urbano and 

rustico. Urbano land is set aside for development, 

rustico isn’t. But that doesn’t mean it’s impossible 

to get permission to build on it. The decision of 

planning permission ultimately sits with the town 

hall.

The town hall will issue a Town Planning Certificate, 

cédula urbanística or certificado urbanistico specifying 

building use and type allowed and also stating what 

percentage of the plot you are allowed to build on. 

You will need to check the local area for examples of 

normal building heights, colours and styles and will 

be expected to stay in keeping with these. 

Planning permission on land

If you are considering renting out your property for 

periods of the year, you’ll need to consider who will 

look after it while you’re not there. Finding a reliable 

local agent to manage the property for you will be 

vital to make sure those staying in your holiday let 

have a good experience. 

A property management company can offer a number 

of services including:

• Holding a key

• Responding to problems from those staying at 

the property

• Maintaining the outdoor areas such as the 

garden and / or pool

• Arranging changeovers and cleaning

• And even taking care of utilities bills

Ask friends, neighbours and other expats for 

recommendations – a good property management 

company is worth its weight in gold.

And remember that there are issues around the legal 

status of holiday lets that you’ll need to be aware of. 

Take a look at our legal section on page 34.

Renting out your holiday home

It is always worth asking a dual-language 

solicitor to advise you in matter of planning 

permission.“
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When Phil and Vickie found their dream house in Alicante, 

they realised they had a daunting task on their hands as the 

property had not yet been built. 

The first step was to purchase the land – a very different 

process than they would have expected in England. They 

carried out due diligence on the builder, a local man with 

30 years’ experience, and then entered a nerve-wracking 

agreement based on stage payments.

But building their own home has given Phil and Vickie the 

chance to get exactly what they were after – the perfect 

home that was also great value for money.

And what do they believe were the three most important 

things that made the project a success? “Find yourself a 
good agent, a good builder and a good lawyer”.

“

Spanish property podcast
Find out more in episode 7 of the Kyero 

podcast.

kyero.com/podcast →

#7

The three most 
important 
things if you’re 
building in 
Spain

Phil & Vickie
Relocated from Worcestershire to Pinoso, Alicante

REAL STORIES

Photo :  Alicante
     See properties in Pinoso →
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Healthcare
It’s hard to imagine ever feeling under the weather in beautiful Spain, but if you should 
need to access the healthcare system you’ll find it more than meets your expectations.
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If you are moving from an EU country you should 
apply for a European Health Insurance Card (EHIC) 
which will be free and easy to get in your home 
country. This will cover you for immediate medical 
treatment for the first 3 months (anything that is not 
required immediately will be chargeable). 

When you become a Spanish resident the EHIC no 
longer applies so it is worth looking into the various 
paid plans available. As with most health or life 
insurance policies the premium will increase the later 
in life you take it out, so bear this in mind.

For UK nationals
There is currently an agreement between Spain 

and the UK that entitles Brits to free healthcare 

once they reach retirement age. As of 2019, it is 

unknown whether Brexit will impact this. For more 

information, the NHS has a guide to healthcare in 

Spain.

Your rights to 
healthcare

From the age of 16 and above, you will need to 

pay for all dental work in Spain. However prices are 

generally cheaper than other Northern European 

countries. Dental work is not included as part of 

Spain’s National Health Service so you will either 

need to pay for it or claim on your private health 

insurance.

Dentists who speak other languages can be found 

relatively easily, particularly in popular expat areas.

Emergency medical care is freely available in all EU 

member states. Request a public ambulance and ask 

to be taken to the nearest state-run hospital. This will 

ensure your journey and treatment are covered by 

your EHIC card or insurance policy.

In private hospitals you will find English speaking staff 

and perhaps those who speak other international 

languages, however in public hospitals this will not 

always be the case. Often an interpreter will be 

available at a charge to you of around €12 per hour. 

You should be aware that in some states this is a 

requirement as it can help ensure a quick diagnosis. 

Dental health options In case of emergency

 “If you find yourself in a healthcare emergency dial 112.” 
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Pharmacies (or farmacias in Spanish) are easy to spot 

thanks to their neon green crosses, and you’ll never 

have to walk too far until you reach one, even in the 

smallest of towns. Although be aware that they tend 

to close for a siesta between around 2 and 5pm. 

Farmacias take turns providing an out of hours 

service for emergencies, you can usually find out 

which one is on duty from a sign on the Farmacia’s 

door.

In Spain all medicines will need to be purchased from 

the pharmacy - you can’t pick up headache tablets at 

the supermarket as you might be able to do in your 

home country. In fact, you will find that Farmacias 

stock a much wider range of medicines that you 

might be used to, including antibiotics and inhalers 

that you might require a prescription for back home. 

It’s often worth visiting your local pharmacy before 

booking an appointment with your GP. 

When it comes to cost, Spain operates a co-payment 

system. You’ll pay a percentage of the price of a 

prescription - from 10% to 60% - based on your 

income and whether you’re of working age or state 

pension age.

The World Health Organisation 
places Spain among the healthiest 

countries in the world.

Kyero facts

What to expect at the pharmacy

If you need to use the NHS when you are in the UK 

visiting family, you will be able to do so depending on 

your situation. If you are a UK state pensioner with 

an S1-form you will be entitled to visit your GP or 

use other NHS services. However, if you are under 

retirement age you will need to make sure you have 

a Spanish-issued EHIC card or health insurance in 

place before you travel. 

Access to NHS on 
returning to the UK
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Denise suffers from allergy-triggered asthma, meaning 

dust and pollens can cause her to have asthma attacks. 

However, since buying a holiday home in Entre Naranjos, 

Alicante she’s seen a marked improvement in symptoms 

thanks to the sun and outdoor living.

“

Spanish property podcast
Listen to episode 9 of the Kyero 

podcast for more of Denise’s story.

kyero.com/podcast →

#9

Living in 
Spain helps 
my health

Denise
Relocated from Tyne  & Wear to Alicante

REAL STORIES

Photo : Alicante
Read more about Alicante:

Properties  Location guide
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Legal 
considerations
Buying in Spain doesn’t have to be 
complicated but it can often be confusing 
to foreigners due to the differences in 
their legal and tax systems. Finding the 
right lawyer can make the whole process 

a lot easier. It is worth asking around for 
recommendations. Ideally you need a 
lawyer who speaks both Spanish and your 
native language, and who is familiar with 
the requirements of international buyers. 
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Paperwork associated with 
buying a house in Spain

Put simply this is an identification number for 

foreigners. You will need it for anything that involves 

an official process in Spain so it’s worth applying as 

soon as possible to avoid delays. You will need the 

NIE number before signing the Title Deed for your 

property, which in practice means applying at least 

one month before you expect this to happen.

Once all checks have been completed and details 

of the sale have been finalised, a Private Purchase 

Contract will be drawn up. By signing this and 

paying a more substantial deposit you will commit 

to purchasing the property. If the buyer pulls out 

after this stage they will be liable to return twice the 

deposit you paid.

This gives your legal representative permission to 

act on your behalf in terms of making payments 

and singing deeds. This is particularly useful if you 

currently live in a different country.

At the point you make an offer on a property you 

may be asked to sign a Reservation Contract. This will 

mean the property is taken off the market and the 

buyer is bound to sell it to you at the stated price. 

You will be asked to pay a deposit which you will 

lose if you pull out of the sale, unless the sale cannot 

proceed for legal reasons.

The signing of the Escritura completes the sale 

and must be done in front of a notary. This will 

include the payment process and details of all final 

arrangements. After making this payment you will 

receive the keys to your new property.

The Land Registry must be informed of the change of 

ownership within 10 days. Your notary will be able to 

arrange this if you request it.

Número de Identidad de Ex-
tranjero (NIE)

Private Purchase Contract 
(Arras)

Power of attorney 
(Poder Notarial) 

Reservation Contract 
(Documenta Reserva) 

The Title Deed (Escritura) 

Here’s a thought...
Ask an independent lawyer to check all contracts for you. Even 
if your Spanish is fluent, legal terms can get lost in translation.

This is a simplified version of the Title Deed outlining 

what is registered at the Land Registry, who owns the 

property and whether there are any monies owing 

on it. The Nota Simple should be available from your 

estate agent, and you (or your solicitor) must review it 

before signing a Reservation Contract and paying the 

associated fee.

Nota Simple
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As the purchaser you have the right to choose which 

notary you will use but it is worth making sure they are 

local as you will need to visit in person unless you rely 

on Power of Attorney.  

A notary is employed by the Spanish government to 

certify legal documents, in this case those associated 

with the property sale. The notary will not normally 

get involved until the end when he will carry out a few 

basic checks, arrange the signature of the title deed (or 

Escritura) and sometimes register the property. 

If you plan to let out your home on a short-term basis 

you must make sure that you are acting in accordance 

with Spanish laws. There are restrictions in many areas, 

not just on letting a private residential property but 

also marketing it to tourists. Rules will vary depending 

on the region in which the property is located and 

fines can be significant if you are found to be acting 

illegally. 

You will need to bear in mind the cost of insuring your 

property in Spain on an ongoing basis. The cost of this 

will vary greatly depending on the type of property 

and what you plan to use it for.

Appointing a notary

Legal status of holiday lets

Insurance

A notary is not there to advise what is in 
your best interests, simply to check that 
the documentation is legally binding. 
Finding a reliable dual-language solicitor is 
vital.

You can find out from the local town hall 
or tourist department of the regional 
government what the laws are for short-
term lets in your particular area. If in doubt 
it is always worth seeking independent 
legal advice. Spain-Holiday.com is another 
helpful resource.

Take our advice

Take our advice

If you plan to buy a community property, make sure you 

check whether there are any rules that might stop you 

from letting the property out. 

Things to remember: 

• You are required by law to obtain an energy 

efficiency certificate.

• You should notify your insurance company of your 

intention to let the property.

• You must declare your rental income to the Spanish 

authorities.
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Making a legally binding will in both your home 

country and the country you’re living in will protect 

your family and your assets. According to current EU 

laws you can choose between the laws of the two 

countries when it comes to dividing up your estate. 

You should seek legal advice as rules can change 

frequently. 

Legally you do not have to appoint a solicitor when 

buying property in Spain. However, for a relatively 

small fee it can be worth it to save the headaches of 

bureaucracy in a foreign country. A solicitor can save 

you money, time and stress.

These questions are not as scary as they sound – you, 

your agent, or most likely your lawyer can get all this 

information from the Land Registry.

1. Does the person that owns this property have the 

right to sell it?

2. Are all planning permissions in order, particularly 

if this is a new build?

3. Are there sitting tenants in the property?

4. Are there any building restrictions on the plot?

5. What’s the cadastral value (the council’s valuation) 

of the property? This will inform the purchase tax 

you will need to pay.

6. If the home is new or off-plan, is there insurance 

in place in case of structural defects?

7. Is there any money owing against the property, 

i.e.  

- Mortgage 

- Court judgements or legal proceedings 

- Annual real estate tax

Making a local will

Appointing an independent 
solicitor

7 questions to ask BEFORE 
handing over any money

1) The man who paid a 10% 
deposit in cash but didn’t 
know what country he was 
buying in

5) The truth behind 
guaranteed rentals and how 
sometimes you are just 
getting your money back

3) The seller that removed 
the stained glass windows 
the day before completion

4) The person who bought a 
property and only when they 
came to sell found that they 
didn’t actually own the land 
at all

6) The seller who 
removed the solar 
panels and inverter 
the day before 
completion

2) The property that had 
wonderful views over the 
valley - for one sinister reason...

6 true stories from people who 
didn’t use an independent solicitor

Listen to the podcast
kyero.com/podcast →

#26
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Finance
The total cost of buying in Spain will be higher than 
in other countries due to the different fees and 
taxes involved. Make sure you factor these into 
your budget at the very beginning of the process.

“
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Working out how much you have available to you has 

to be the first consideration when you’re planning to 

purchase a new property. To get started, have a look 

at our budget calculator: kyero.com/budget

Once you know what you can afford, you can 

disregard any areas or properties that are too 

expensive to save yourself the pain of falling in love 

with a place that is out of your price range. 

Think about the total amount you have at your 

disposal and then reduce it by an estimated 10-15% 

for taxes and fees (discussed on the next page). If 

you will be opting for a mortgage, make sure you 

have the cash available for monthly repayments as 

well as other ongoing costs of maintaining a property 

in Spain.

You will need to open a Spanish bank account if you 

plan to take out a mortgage from a Spanish lender, as 

well as to pay water and electricity bills, community 

fees and council tax. 

This can be done through any of the banks but make 

sure you do your research as charges and services 

can vary greatly. 

Living in another country can be confusing when 

it comes to financial affairs. You may be entitled to 

tax free allowances so should make sure you’re not 

paying more than you should be. 

It could be beneficial to find an accountant or Gestor 

who can help you deal with any bureaucracy and 

apply for NIE as well as doing your annual tax return. 

Tell the correct government department in your 

home country that you’re moving abroad. You’ll need 

to understand where you stand in relation to taxation 

rules for pensions and other income. 

Tax residence (i.e whether you are a resident in Spain 

for the purposes of paying certain taxes) is a large, 

complicated subject. Rest assured though: while you 

may be required to declare tax in both Spain and 

your home country, due to Double Taxation Treaties 

you will usually be able to offset one payment 

against the other meaning you should not be taxed 

twice.

How to calculate your budget

Opening a bank account

Tax issues

To open a bank account, you must be over 18 
years of age. You will also need the correct 
paperwork:

• Proof of ID

• Proof of employment status (eg. employment 
contract, pension payment confirmation, 
unemployment documentation)

• Proof of address within the last 3 months

• Your Número de Identificación de Extranjeros 
(NIE) number

What you will need to open 
a bank account in Spain

In matters of tax we always advise that 

you take specialist advice.“

Work out your budget
Find out what you can afford to buy or rent with 
the Kyero calculator: kyero.com/budget
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Don’t underestimate the impact that the exchange rate 

can have on your property purchase. Fluctuating fx 

rates can affect the price you will pay for the property 

almost by the minute. 

We advise that you contact a currency exchange 

specialist for advice. They will be able to help you lock 

in an exchange rate for a future date, meaning you 

know exactly what you’ll pay for your purchase. 

Currency exchange

Once you’ve found the property of your dreams, you 

may be asked to pay a small deposit – usually around 

€5,000. At this point you will sign a ‘Reservation 

Contract’. Make sure your solicitor checks this over 

before you sign. You are not committing to buying 

the property at this point, simply taking it off the 

market. 

Once a full purchase contract has been arranged, you 

will be liable for around 10% of the cost as a deposit 

making clear your intention to purchase. You are now 

committed to buying the property.

You will be liable for a number of taxes and fees 

on completion of your property purchase, many of 

which vary from region to region. You should factor 

at least 10-12% of the value of the property into 

your budget to pay fees and taxes.

1. Notary fees (including title deed tax and land 

registry fees) (1-2.5%)

2. ITP or transfer tax (8-10%) – For property 

resales only. This has to be paid within 30 days 

of signing the title deed.

3. Stamp duty (1.5%) and VAT (10%) – This will 

apply where the property is being sold for the 

first time, or for the sale of a plot of land, in 

which case VAT would be 21%. 

4. Municipal plusvalía tax – A tax based on the 

increase in land value since the property was 

last sold. This is usually paid by the vendor 

but can be negotiated to become the buyer’s 

responsibility. 

You can also expect to pay around 1-2% (including 

VAT) of the property cost in legal fees.

It’s worth noting that estate agent’s fees are usually 

paid by the seller.

Deposit

Additional costs of 
buying property
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When Thomas and his wife were looking to make the 

6,000-mile move from their home in the USA to Almuñecar 

in Granada they enlisted the help of a real estate agent 

through Kyero. The process went according to plan but 

having purchased plenty of properties in the USA they had 

not expected to have to pay a ‘buyer’s tax’ or transfer tax. 

This cost hit them unexpectedly towards the end of the 

process. Luckily, they were able to find the money, but it 

was an expensive surprise.

“

Spanish property podcast
Listen to their story on episode 19 of 

the Kyero podcast.

kyero.com/podcast →

#19

Being unaware 
of your tax 
liabilities can 
be costly

Thomas
Relocated from USA to Almuñecar, Granada

CASESTUDY

Photo : Almunecar, Granada
     See properties in Almunecar →
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You can choose to take out an overseas mortgage 

through a lender in your home country, or you can 

arrange this directly through a Spanish bank.

If you are a non-resident who pays taxes outside the 

country, the maximum amount of mortgage you will 

be able to obtain is 60-70% of the purchase price. 

Most commonly banks will offer variable or fixed 

term contracts for a maximum term of 20-25 years. 

Interest only mortgages are rare. 

The mortgage application process is similar to 

many other countries, usually taking 6-8 weeks. It 

is advisable to talk to a broker who will arrange a 

mortgage quote. You will be required to ‘sign up’ to 

this by paying a refundable fee. Following this the 

broker will support you to complete the application 

form and you will await the lender’s decision. Once 

the broker confirms that the mortgage is approved 

you will need to arrange the valuation and as long 

as this comes back lower than the purchase price 

completion arrangements can begin. 

The set-up cost of a mortgage will be around 4-5% 

of the amount borrowed.

It is also possible to mortgage a property in your 

home country in order to raise funds for a purchase 

in Spain.

You can choose to take out an overseas mortgage through a lender in your home country, or 
you can arrange this directly through a Spanish bank.

Arranging a mortgage in Spain

How to arrange 
a mortgage
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When James and Juliet purchased their apartment in 

Barcelona, they knew they wanted to fund it through a 

dual mortgage. The paperwork involved in this was the 

most challenging part of the buying process for the couple, 

but with the help of good legal representatives in both 

countries and a very supportive agent they got there in the 

end.

“

Spanish property podcast
Listen to episode 16 of the Kyero 

podcast to hear James and Juliet’s story.

kyero.com/podcast →

#16

The challenges 
of applying for a 
dual UK / Span-
ish mortgage

Juliet and James
Relocated from London to Barcelona

REAL STORIES

Photo : Barcelona
Read more about Barcelona:

Properties  Location guide
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If your seller is a non-resident of Spain, you as the 

buyer will be required to pay 3% of the purchase 

price to the tax office to cover their tax liabilities. 

This will not affect the price you pay, it will simply 

mean that the seller receives 97% of the money.

If the property you purchase is part of a development 

with communal areas, you will be liable for 

community fees. These charges will be determined by 

the Community of Owners and could cover anything 

from upkeep of green spaces to water charges for 

the swimming pool and sometimes even satellite TV 

charges. You will need to check that these have been 

paid up to date before you make your purchase.

The cost of living in Spain has increased in recent 

years. Common expenses will vary greatly depending 

on things like whereabouts in the country you plan 

to live, whether you have school age children and 

whether you prefer to shop in supermarkets or small 

local shops.

Numbeo.com is a good place to find up-to-date 

figures for all your basics, from a loaf of fresh white 

bread (€0.96) to a cappuccino (€1.54) to household 

utilities (average €114.82 for electric, heating, 

cooling, water and garbage for an 85m2 apartment).

Seller’s tax

Community charges

Cost of living

Check what’s included in the community fees 
for your building and establish what you’re 
likely to need to pay before agreeing to the 
purchase.

 If you are purchasing a holiday home that you 
will only occupy for part of the year, be aware 
of shared costs for things like heating that may 
mean you’re having to pay more than your fair 
share. 

Take our advice

Prices of petrol and diesel are lower in Spain 
than in many other countries, where taxes on 

fuels are much higher. 

Kyero facts
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Seller’s tax

So, are you feeling even more excited about buying in 

Spain? With this guide at your fingertips, it should be a 

breeze. For more insight designed to guide you through 

the process of buying property in Spain:

Can we help? 
Ask the team any questions help@kyero.com

Over to you

Kyero

This guide contains a wide range of information and advice, but it is not a legal document and may not 
cover every eventuality. Figures are also liable to change so although we’ve checked that they are correct 
at the time of publication, and will do our best to update this document, it is worth double checking where 
it’s important. If you’re planning on buying a property in Spain it is vital that you consult with experts 
including a solicitor to make sure your purchase goes smoothly.

Browse properties in Spain

Subscribe to the Kyero newsletter

And if you’re ready to start your search, have a look at 

our incredible range of properties:
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Share this 
guide

kyero.com/spain-guide

Photo : Calella, Barcelona Province

Know someone who’s thinking 
about buying in Spain? 

If you think a family member or friend 
would find this guide useful why not 
send it to them by sharing this link:

Read more about Barcelona Province:
Properties  Location guide
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