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How exciting!

You have decided to buy a house or apartment in Israel! 

The search can often be time-consuming and tiring. 

Most people are not adequately prepared (or not prepared at 

all…) and after the purchase, they realize that the apartment does 

not meet their needs. 

We often discover shortcomings that we did not notice before or 

that the renovation cost is higher than what we had calculated, or 

yet, we can’t make all the changes that we wanted (such as, for 

example, wall demolitions, the addition of  a terrace or an 

elevator). 

In this guide, I will teach you how to look for your dream 

apartment in Israel efficiently, so that you can find the right 

apartment without facing unpleasant surprises and without 

wasting time and money. 

Thanks to the precious advice that I will give you, the search for 

an apartment will be an easy and pleasant experience. You will be 

able to find a suitable apartment that will significantly reduce the 

risks of  future disappointments. 

INTRODUCTION
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Before starting the guidelines, I would like to tell you something 

alarming which happened to me when I was looking for a house 

for my family. 

I turned to a real estate agent to help me look for an apartment. 

During our first conversation, I clearly pointed out our needs to 

him:

- The apartment has to be in a building with an elevator. 

Otherwise, it should be on a lower floor, and it should have 

enough space at the entrance to “park” a stroller. 

- The apartment should have three bedrooms and two bathrooms. 

The real estate agent took me to an apartment where there was no 

elevator, and the entrance on the ground floor was so tight that 

there wouldn’t have been room even for a doll’s stroller.

The real estate agent apologized, adding that the apartment was 

so beautiful that it was worth visiting.

In fact, the apartment was beautiful but….it had only two 

bedrooms…

The owner explained me that it would have been effortless to 

move the kitchen to the living room and make a bedroom in the 

current kitchen. With a dazzling smile, he added that the cost of  

the whole job would not exceed 2,000/3,000 shekels!!!

MY STORY
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When I explained that I am an architect and that the work would 

not be so simple, his face changed color.

The simple “job” (according to him) would have involved 

demolishing the existing kitchen, transporting the pipes to the new 

room (including breaking part of  the floor) and purchasing a new 

kitchen. In the best case scenario, the necessary expenses would not 

have been less than 80,000 shekels!!! 

Quite a few people come to me after having been disappointed 

with the apartment they bought. 

They regrettably believed the sellers’ words, and they found out the 

sad truth when it was too late.  

Use a reputable real estate agent who comes recommended and 

puts your interests above all. 

This is the main reason that prompted me to write this guide. My 

goal is to give you all of  the necessary tools to choose an apartment 

that will truly satisfy your needs.  

___________

* I know many serious and honest real estate agent and I would be 

happy to give you their names. 
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LET’S BEGIN...

Tip 1: BE CLEAR!!

Even before starting to look at newspaper ads and contacting real 

estate agents, make a list of  what you’re looking for in an 

apartment and put them in order of  importance.

The list must include the following points: 

Location: which neighborhoods do you prefer? 

Building characteristics: do you prefer a historical or modern 

building, with how many floors? Should it have parking? A 

courtyard? 

Apartment details: size, the number of  bedrooms and bathrooms, 

the presence of  a balcony, the size of  the kitchen 

Budget

Making a list will help you focus on your wishes and to point them 

out clearly to your real estate agent. This will save you unnecessary 

trips to apartments that are not suitable for you. 
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I suggest going during the daytime. It’s not often possible, 

because of  working hours, but it’s worth trying. 

During the day, you can see which rooms are sufficiently lit by the 

sun. It will also be important that the street and the entrance be 

well lit also at night. If  you like the apartment, go back and view it 

at different times during the day as well as at night.

Try to arrive a few minutes before the real estate agent. Use this 

time to inspect the building from the outside.

Pay attention also to the 

presence of  power 

transformers that are 

sources of  dangerous 

electromagnetic radiation. 

Keep in mind, for example, 

the number of  air 

conditioners on this façade. 

If  you are in a city like 

Jerusalem, the presence of  

air conditioners on each side 

is an indication of  a poorly 

insulated building. 

Tip 2: WHEN SHOULD YOU VISIT THE PROPERTY?
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Having specialized in bioclimatic architecture, I cannot refrain 

from focusing on the orientation of  a building. Every smart phone 

can download a free application that indicates the northern 

position.

This way, you will be able to identify the exposure of  each room.

It is important to remember that the rooms facing west are the 

warmest in summer, the solar radiation level is very high, and the 

angle of  incidence is low. The best orientation is north-south with 

as many windows facing south and a few facing north to guarantee 

natural and optimal ventilation. 

This kind of  apartment will be naturally heated during winter by 

hot solar radiation and by low angles of  incidence.

You can see the levels of  solar radiation on different façades 

throughout the year in the chart.  

The chart reveals that during summer, most of  the solar 

radiation hits the roof. If  the apartment is on the last floor, it’s 

best to make sure that the roof  is insulated and sealed.

Tip 3: CHECK THE POSITIONING OF THE APARTMENT 
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If  the flat’s exposure isn’t the best or if  it isn’t adequately insulated, 

or if  the roof  is poorly waterproofed, there’s no need to worry.

A layer of  thermal insulation and solar shading systems can be 

added to an apartment or an existing house, thus considerably 

improving the situation.

An example of  thermal insulation that has been added to an 

existing wall can be seen in this photograph.

Furthermore, there are highly insulated windows that have 

particular glazing systems available in the market today, which 

keeps solar radiation from entering the house. This kind of  

window is especially suitable for a house that faces the west. 
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Many people settle for a quick tour of  the apartment, and they don’t 

notice essential details.

It’s a good idea to check:

The condition of  the floors and the baseboard. Is the pavement 

new? Is the filling of  the grout joints intact and clean?

What is the condition of  the doors? Do the windows have 

insulated glazing (if  this is the case, will the degree of  insulation 

be good?) Do the roller shutters work? Try to open and close the 

windows and lift and lower the roller shutters. 

All of  these checks might seem negligible. We shouldn’t forget 

that these little things that are seemingly minor could lead to 

spending thousands of  shekels. 

In this image, we can see evident signs of  

dampness above the baseboard. There has 

probably been an underfloor leak. It’s 

advisable to check that the flooring isn’t 

damaged. 

Tip 4: WHICH ELEMENTS SHOULD BE DWELLED UPON 

WHEN VISITING AN APARTMENT? 
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Bathrooms: is the condition of  the sanitary ware acceptable or 

do they need to be replaced? Ask how old the are pipings? Open 

the closets below the sinks and check for any signs of  leakage. 

Are there any built in cabinets? If  yes, find out if  they will be left 

in the apartment. You can thus, save a considerable amount of  

money and replace them at a later stage. 

Kitchen: what is the condition of  the cupboards and the 

countertop? Ask if  you can open the cabinets and drawers and 

check the status of  the interiors. If  they are in good shape, you 

can just replace the front and keep the structure of  the 

cupboards. 

Check for any signs of  dampness on the walls and the ceiling. If  

there are any, try to find out the source. For example, if  the 

apartment is on the last floor, below the roof, the waterproof  

layer could be damaged. Otherwise, there could be leakage from 

the flat of  one of  the neighbors. It is advisable to seek advice 

from a professional who can pinpoint the exact source of  

leakage. 
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Is there heating? Is it centralized or private?

How much is the total of  the condominium fees (Vaad bait) 

and the municipal tax (Arnona)? 

Is there a solar collector for heating the sanitary water? If  yes, 

this will save you a lot of  money on gas or electricity bills. 

Is the electrical system three-phase? If  not, a qualified 

electrician will be required as well as an expenditure of  several 

thousand shekels. 

If  there is a courtyard, a basement or a garage, make sure that 

they are registered at the land registry. 

Tip 5: QUESTIONS TO ASK THE REAL ESTATE AGENT 

OR THE OWNER
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If  you’ve decided that a couple of  apartments are to your liking, 

after you’ve visited a certain number of  houses, I suggest you ask 

for the opinions of  a few professionals who will check the quality 

of  the specified apartment 

A lawyer who is a real estate expert will help you verify everything 

regarding the legal aspects

Tip 6: SEEK ADVICE FROM A PROFESSIONAL! 

An appraiser will be able to evaluate the actual value of  the apartment 

and check that the amount they are asking for you is appropriate.

The architect will evaluate the approximate cost of  the renovation and 

will give her opinion regarding the possibilities of  making future 

changes in the planimetry. The architect can also check if  there are any 

unused construction rights, which could enable you to add space to 

your apartment in the future. He/she will also ensure that 

modifications made by previous tenants are according to standard 

building permits. 
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It is fundamental to check if  there are 

future projects in the neighborhood 

that could somehow lower the quality 

of  the lifestyle of  the residents or 

diminish the value of  the apartment. 

This is the case when for example a 

multi-storey building hides part of  the 

scenery and leads to an increase in 

traffic in the area. 

In particular cases, it’s a good idea to 

ask for the opinion of  a building 

engineer who will ensure the quality 

of  the building.   
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If  a building permit for any modification or addition exists, double 

check its expiration date. After a certain amount of  time, thepermit

expires, and all of  the procedures will have to be redone from scratch, 

resulting in a loss of  time and money. It happened to one of  my clients 

who believed the seller (and didn’t consult with anybody before signing 

the contract), and in fact, there was indeed a building permit, but it had 

expired 12 years ago…

If  changes have been made to the apartment, check that they have been 

implemented according to the law. Otherwise, you will risk paying a fine 

or worse, asking for a retroactive building permit or even worse; you will 

have to bring the apartment back to its original state before the 

modifications.
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Don’t believe the stories they tell you.

If  there is no elevator in the building and the seller tells you that they’re 

going to build one soon, don’t trust them!

Check with the town hall to make sure that the building permit was 

granted for building the elevator and ask the owner when the 

construction work will take place. 

The same goes for the construction of  eventual balconies.

Tip 7: TRUSTING IS GOOD, NOT TRUSTING IS BETTER…



Our house is the place where we spend a good portion of  our day with 

our families and our children. It is therefore important to ensure that the 

concerned building complies with the standards of  the ministry of  

environment and that there are no health risks for its residents. 

For example, it is important to check:

-That the walls of  the living room (or worse, of  the bedroom) don’t 

border with the electric panel that supplies electricity to the entire floor 

and creates a magnetic field inside the apartment.

- That the building isn’t near a cell site that emits high levels of  radiation

There are specialized companies that check for radiation, and it’s 

certainly worth turning to one of  them for a consultation.

Tip 8: CHECK FOR  ELECTROMAGNETIC RADIATION
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Do you want to see how the apartment that you are about to buy 

will look like after the renovation work?

For many people, it’s difficult to imagine and picture the apartment after 

changes, and it’s equally difficult to decide which changes will bring out 

the most of  its potential.

I advise you to ask your architect to show you some 3D architectural 

renderings of  at least two options to be able to decide if  it’s the home 

of  your dreams. This way, it will also be easier to calculate the 

renovation expenditures.

Tip 9: HOW WILL THE APARTMENT LOOK LIKE AFTER 

THE RENOVATION?
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We have reached the end of  this short guide. If  you take action 

following what’s written, you will be able to find and buy an apartment 

that is most suitable for your needs, avoiding unpleasant 

disappointments after the purchase. Last but not least…the procedure 

will be quick and fun!

Before ending, I would like to give you some further tips that will help 

you put the items mentioned above into action:

Write down everything!!! 

When you start your search, you will end up checking out some different 

apartments a day, and it will be difficult to remember all of  the details. I 

suggest you buy a notebook that will be used solely for the search of  a 

house where you will note everything down. 

Another option is to create an excel table and fill it in directly on your 

tablet or phone. In both cases, it will be easy to go back and look at 

important details at a later date.
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Ask for permission to take 

photos 

Photos will help you recall the 

smallest details.

One more tip! Bring a tape measure with you and measure the rooms 

and the corridors. Also, jot everything down in your chart. 

This simple act will be of  real use to check if  your furniture can fit and 

be placed in the new apartment.

Good luck in your search! 
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AND NOW, A FEW WORDS 

ABOUT MYSELF

My name is Debby Schor Elyasy, and I’m an 

architect, a graduate of  the Polytechnic University 

of  Milan, with a Master’s degree with high honors 

(summa cum laude).  I have accumulated 

international experience in the field of  green 

architecture from my work in design firms in 

Barcelona, Milan, and Jerusalem.  

I hold an Israeli architect’s license, and my office deals with planning private 

homes, deluxe apartments, and offices, beginning with the initial planning stages 

down to the final details.

My planning concept is based on incorporating the client’s needs along with 

ecological considerations of  adapting the building to the environment from the 

perspective of  climate, airflow directions, solar radiation, winds, and integration 

with the environment. My clients are primarily non-Israelis (speaking Italian, 

English, and Spanish) who love a style and aesthetic that’s European in general 

and Italian in specific, the precision in project completion, and the shared 

language.

I believe that the client needs to be an inseparable part of  the building process.  

My role is to turn the customer’s dream into reality in the field.
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For any questions, please write me:

debby@dsearc.com

If  you have seen an apartment that 

seems suitable for you, I will be happy 

to give you advice before the final 

decision.

To schedule an appointment please call 

me: +972 (52) 6452002

I invite you to visit my website and find lots of material (articles, 

videos, guides) about renovation in Israel, 

bioclimatic architecture and much more.

http://www.dsearc.co.il

Let’s keep in touch!

Good luck!

Debby Schor Elyasy
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