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Conducting Real Estate
Transactions in Israel is
Now Easier Than Ever
The World Bank’s annual Doing Business report examines the ease of conducting
business in 190 economies around the world. The report provides comparative
ranking of the processes of doing business in several different areas.
One area examined and ranked in the report is "Registering property." In the 2010
report, Israel ranked relatively low. In recent years, the Israeli authorities have
introduced various new processes and methods to simplify, speed up and streamline
the process of registering real estate. Thanks to these efforts, Israel has moved up
21 places in the 2017 ranking.
In Israel, real estate rights are registered with the Land Registrar. To transfer property
rights from the seller's name to that of the buyer, the parties must sign a deed of
transfer, submit tax certificates issued by the Israel Tax Authority (ITA) and provide
clearance from the municipal authorities confirming there are no outstanding debts
on the property.

Israel may be the "Start-up Nation" and a world-renowned center of
technological innovation, but until recently, government bureaucracy was
lagging.
If any of the parties is a registered company, it must also submit a copy of its
Certificate of Association, certified by the Companies Registrar, and corporate
resolutions authorizing the transaction.
This list of requirements, which involve various authorities and processes, have in
previous years made the registration of rights in real estate in Israel a long and arduous
process. To facilitate a simpler and easier process, several regulatory changes have
been introduced, as described below.

Tax Certificates – The Land Tax Authority
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could the parties get the tax certificates they needed to register the transaction in
the Land Registry.
Following the conclusions of a committee chaired by the Director General of the
Treasury, some important amendments to the Land Tax Law were introduced in 2010,
including a new mechanism for obtaining the tax certificates required for registration
of rights.
To date, subject to certain circumstances that are generally satisfied in most cases,
tax certificates are obtained even before the full consideration has been paid and
before the transaction has been completed. This has removed a major delay for
registration of many transactions.
Israel may be the "Start-up Nation" and a world-renowned center of technological
innovation, but until recently, government bureaucracy was lagging. Having
understood the need to ease the performance of real estate transactions and
to make the interface with the Land Tax Authority as smooth as possible, the
government recently introduced an online land-tax reporting system that expedites
the processing of self-assessments.

Certificate of Association from the Companies Registrar
As mentioned above, where one or more of the parties is a company, the party must
submit a certificate of association certified by the Companies Registrar as a true copy.
Until recently, to get a true copy, the company had to apply and retrieve the files
from the central archive of the Companies Registrar. Only once the physical copy
was at the office of the Companies Registrar could the company copy the certificate
of association and, against further payment, obtain a "true copy" stamp from the
Companies Registrar.
Now, company files can be downloaded online and printed with a Companies Registrar
electronic "true copy" stamp, which saves time and money for all involved.

Clearance Certificate from the Local Authority
To receive confirmation from the local authority that there are no outstanding debts
on the property, the parties must first send the local authority an application form,
a copy of the sale agreement, a copy of the buyer’s ID and documents certifying the
date in which possession is delivered to the buyer.
In the past year, large local authorities, such as Tel Aviv, have introduced a new
system enabling parties to submit all these documents by email. Hopefully, other
local authorities will follow in their footsteps and allow for faster processing of real
estate rights transfers.

The Land Registrar

According to Israeli law, the responsibility for reporting real estate transactions
and their tax results is incumbent upon the parties with the tax authorities having
eight months to audit the report. Often, the Land Tax Authority did not approve the
parties’ self-assessments and instead assessed a higher tax duty.

Once the parties have obtained all the documents required to register the transfer
rights, they must submit them to the Land Registrar. Until recently, many applications
were rejected because of formalities that the parties had to correct and resubmit.
In the past few years, the Land Registrar has undergone a sweeping reform whose
purpose is to make registration fast and more efficient.

To fight such a decision, the parties had to conduct long appeal processes with the
tax authorities. Only once this process was completed and the full tax levied paid,

For example, many new procedures relaxing the strict requirements previously in place
have been published over the last two years. Registration procedures are published
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regularly on the website of the Land Registry and Settlement of Rights Department.
The Department staff reviews all transfer documents submitted and does its best to
return all comments in a single reply. Concurrently, the number of people working at
the Land Registration Bureaus has been increased, which has shortened processing
time.
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Recently, an online registration system was launched that allows for online transfer
of rights in certain properties. While this is still in pilot stage, it indicates the future
aim of being an online system connecting between the Land Registration Bureau, the
local authority and the Land Tax Authority – sparing the parties the need to apply for
individual clearances.

Pretty soon, almost all transactions that require registration will be
accomplished through a handful of simple online commands.
The results speak for themselves. According to the Land Registrar’s data, the
Nationwide average registration time has been reduced from 45 to 13 days. In most
cases, registration takes only a few days.
In 2010 Israel defined a clear aim: To simplify, expedite and streamline the process of
registering real estate rights. Various actions that the government has implemented
have since changed the situation in this field for the better.
The Justice Ministry is working on more improvements to the service, including
direct interfaces between the Land Registrar’s computers and those of the other
government agencies that generate documents or certificates that are required by
the Land Registrar.
A direct connection between the Land Registrar, the Tax Authority and the local
authorities would obviate the need for submission of physical certificates. The
interface is planned so that the Land Registrar’s online system, which will be
connected to those of the Tax Authority and local authorities, will automatically
identify whether the necessary tax and municipal duties have been paid, allowing for
a transfer of rights.
A direct interface between the Land Registrar and the banks, which is currently under
the initial stages of implementation, will enable removal of paid-up mortgages without
the parties having to proactively apply to the bank or the Land Registrar to do so.
Until recently, original documents were considered a critical condition for registration
of rights in real estate, which naturally resulted in massive amounts of printed
materials. The technological improvements described above reflect nothing short of
a revolution in this field. Pretty soon, almost all transactions that require registration
will be accomplished through a handful of simple online commands. This revolution
will possibly not only shorten the process of registering rights in real estate, but it
will also simplify and shorten negotiations in real estate transactions, thus facilitating
and expediting the doing of business in Israel and saving a lot of money for all sides
and the economy as a whole.
Israel is not resting on its laurels and we expect further changes that will make
registration of real estate rights – and doing business – much easier.
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Lee Maor, Partner
Yigal Arnon & Co. boasts one of the largest, most professional, experienced and reputable real estate practices
in Israel, with over 40 lawyers operating in our firm’s offices in Tel Aviv and Jerusalem. The firm has unique and
unparalleled expertise gained from 60 years of involvement in Israel's most significant real estate projects, including
commercial, residential, industrial, infrastructure, office, shopping center, hotel, resort, residential and mixed-use real
estate projects. We represent all classes of parties in real estate projects, including companies, contractors, sellers
and buyers, financial institutions, tenants and owners. Our clients include major Israeli and international real estate
companies, investment companies, construction companies, holding companies, domestic and international banks,
real estate developers and individual entrepreneurs.
The firm engages in a wide range of real estate matters, from huge multi-use projects to transactions involving single
apartments, and is able to provide all of the required services to meet its clients' needs. These include: sale purchase
agreements, partnership agreements, management agreements, financing arrangements, planning procedures, due
diligence/property searches, tax planning, tax procedures, urban renewal projects, real estate litigation, bond issuances
and public offerings relating to real estate projects and companies. We provide a wide range of services in planning
and construction. We assist our clients, including some of Israel’s leading real estate development companies, at
each stage of the planning and construction process, from property re-zoning and conversion, planning committees,
through building plan approvals, building permits and completion certificates. The firm's Real Estate practice is ranked
by international and Israeli guides as a Tier 1 firm, and as an elite practice.

Lee Maor, Partner at Yigal Arnon & Co. law firm, represents clients in a broad range of issues involving real estate
transactions, land registration, construction and management agreements and ongoing legal advice to real estate
companies.
Lee joined Yigal Arnon & Co. in 2010 and became a partner in 2016. Since then, she has assisted contractors with various
development projects for the construction of roughly 765 residential units that were sold for more than NIS 1.2 billion (~
US$340 million). In addition, she has closed on residential and commercial deals worth millions –among them, the fourth
most expensive deal in Israel in 2011, according to The Marker – facilitated property financing, negotiated complex loan
agreements in front of numerous banks, taken active roles in significant urban renewal deals and also provided legal advice
regarding the sale and purchase of building rights promulgated under the Tel Aviv`s preservation plan.
Lee is a leading individual in her field. She is involved in many challenging and precedential transactions, and is respected for
her innovative and multidisciplinary approach to all aspects of legal representation, including her familiarity with tax issues
that often coincide with real estate transactions. Lee received her LLB, at the Hebrew University in Jerusalem in 2006 and
was admitted to the Israel Bar in 2007.
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