The Gap Between the
Dream and the Deed

Israeli Real Estate Through the Eyes of the People Who Live in It



The Exhaustion is the Story

“** The global narrative of Israeli real estate often focuses on record-breaking
= prices and investment opportunities. But for those on the ground—

. renters, families, and new immigrants—the reality is a grueling,

-~ soul-crushing marathon.

Welcome to Israeli Renting, Where Everything
Is Expensive and Nothing Works.
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A Market of Million-Shekel Dreams

220 sgm plus 80 sgm 300 sgm plus 170 sgm 92 sgm, 4-room
of outdoor space registered garden apartment

9,000,000 NIS 18,000,000 NIS 4,400,000 NIS

Source: Data from real estate listings in Torah Tidbits, March 2024.




The Pitch

STAY AHEAD OF THE GAME.

Get Israel real estate news,
market updates and more.

We were able to complete
the deal to our clients’
delight.

The Reality

user8812 « bmo ago

just the absolute unreliability of pretty
much everyone and everything.

anon_renter « 6mo ago

The delivery that never comes.

fedup_expat « 6mo ago

The constant lying that is culturally
accepted...
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A Labyrinth of Bureaucracy and Broken Promises

The financial cost is just the beginning. The ‘exhaustion tax' is paid daily through navigating
a system that often feels designed to wear you down. Legal complexities, missed
appointments, and a culture of unaccountability are common complaints.

*The current framework is riddled with confusion requiring complex and
headache inducing zig zag reading...*

*...finding our way out of the legal maze involved in such a complex transaction...”
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“The Mold. In Almost o
Every House.” =+ .7 ""'
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For the prlce of a luxury apartment in many world capitals, E
renters in Israel often report a surprisingly low standard of living. &8s
Chronic issues like mold, poor ventilation, and disrepair are ™ SEass
accepted as normal. ™ ‘x, (g

*The lack of ventilation, no extractor fans in bathrooms. The general acceptanceh |
of mold as being ‘no big deal’ for locals... We eventually realized that this place was

was making us sick.* . | L
g ﬁ*ﬁ:- S ‘g ‘i-; ) uﬁ
*Our stove broke... to replace it is $4k for the stove alone. Why put lipstick on a pig."_,..%
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Walls of Paper, Neighbors of Glass

In a dense and high-stress envionment, the final frontier of exhaustion is often the people

next door. From noise complaints to cultural clashes, the struggle for peaceful coexistence
adds another layer of emotional labor to daily life.

“Loud raging parties all hours of the “They let the kid run in and out of the "l had a neighbor who harassed me
night with vomit and broken beer bottles apartment... the door slams behind her... because of me blowing my fucking nose.”
raining onto our patio.” she repeats this for hours (usually until

midnight or so).”
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This Isn’t Accidental. It's Structural.

The frustrations felt by individuals are symptoms of deep, systemic dysfunction. While
every market is unique, the root causes of poor housing outcomes are remarkably similar
globally. An analysis of the construction industry reveals a blueprint for stagnation.

Insights adapted from the Queensland Productivity Commission’s 2025 report on the construction industry.
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The Rest of the Economy Leapt Forward.
Construction Stood Still.

D165 productivity in the

Market Economy Productivity Queensland construction
industry today is only 5%
higher than it was in 1994-
95.

In comparison, productivity

in the market economy grew
0105 py 65%.

Construction Industry Productivity
1994-95 Today

Productivity Index (1994-35 = 100)

Implication: A stagnant industry cannot meet the demands of a dynamic, growing population.
The result is scarcity, rising costs, and falling quality.

Source: Queensland Productivity Commission. 2025.




Why Building is So Slow, So
Expensive, and So Complicated.
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Regulatory Gridlock

A fragmented and inconsistent

regulatory environment creates delays,

increases costs, and undermines

innovation. Inconsistencies between
planning and building codes lead to rising
regulation imposed at the local level.

i Y R [
source: Lueensian
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Land & Labor Scarcity

Restrictive land use regulation makes
it difficult and expensive to construct
housing where it's needed.
Meanwhile, critical labor shortages
prevent the efficient sequencing of
work, causing further delays.

A Fragmented Industry

Regulatory design and market
incentives keep the industry dominated
by smaller firms, who are less likely to
innovate, adopt modern methods of
construction (MMC), and tend to have
lower productivity.

% semerenkogroup.com



;;r_

When the System Falls
Who is Left Behind?

The ineﬁiciencies of the private market have a
devastating echo in the public sector. For the most

vulnerable members of Israeli society, the housing crisis
isn’t an inconvenience—it’s a permanent state of limbo.
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Data from “A decade since the protest: Israel’s housing crisis goes from bad to worse,” Shomrim - The Center for Media and Democracy.
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The State of Public Housing in Israel

>30,000 upto10years

People on the waiting list for public housing. The wait time for an apartment.
Housing units abandoned by the authorities. Public housing units occupied by synagogues

(800) or local authorities/NGOs (150), not families.



Hagit Meshulam’s Story

Hagit has been on the public housing waiting list in Bat Yam for 11 years. She and her
husband raise their children on a modest income and a disability allowance. They
receive 3,900 shekels in rent subsidy, but pay 5,500 shekels to their landlord. In public
housing, their rent would be a few hundred shekels.

“If I were oftered an apartment in
Dimona or Kiryat Shmona, it’s no use
to me. How can my husband find work
there? And if we’ve got no income,
what will we eat? Drywall?”

Source: Shomrim - The Center for Media and Democracy.
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Israeli Real Estate Through the Eyes of the People Who Live in It.
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