(1905 001X 19 - 1825 130211 30) 1793 l']'?TfN-DN"?’I%

M/ R
William - .////(e//)///' Douguereau
(30 novembre 1825 — 19 avit 1905)

Fr————

2026 ,vonix 19 :472 92
Issue 472: August 19, 2026

,CQ) N ['VQ)/(
A Fik

ﬁ News
(1ML [T 1Y, NIYI P'OX 7Y 'WiIAW 1T WIXpNRn |I'7'an
The Bi-Weekly Professional Magazine of Afik & Co, Attorneys and Notary

03-609.5.609 opo 03-609.3.609 1970 ,6120101 19*-2'ax 7n 20144 7.0 ,103 no'xamwnn
103 Ha’Hashmonaim St., POB 20144, Tel Aviv 6120101, Israel, Telephone: +972-3-609.3.609

Afik & Co. marque l'anniversaire du déces de peintre frangais William-Adolphe Bouguereau (30 novembre 1825 - 19 ao(t

1905) célebre pour ses ceuvres réalistes et ses thémes mythologiques, reconnu comme I'une des figures majeures de l'art

académique du XIXe siecle.
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Afik & Co. marks the date of demise of French painter William-Adolphe Bouguereau (November 30, 1825 - August 19, 1905),

famous for his realistic works and mythological themes, recognized as one of the major figures of 19th-century academic art.

21X WY TY [ 2T WA iR X P 2t Ik roop 1

Cyprus or Greece? Where should an Israeli buy an apartment / Eran Orzel
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http://he.afiklaw.com/articles/a472
An article comparing Cyprus and Greece as real estate

- investment destinations for Israelis. The article was
- -y \ Al & =& written by Adv. Eran Orzel of Afik & Co. The article in English
4= A 3 — 0 12 7 may be found at the link: https:/www.afiklaw.com/articles/a472
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Publication on the Boks-International website regarding the merger of the Ronit Amir-Yaniv
Law Firm into Afik & Co.
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On the website of the_international network of lawyers

and accountants, to which Afik & Co. belongs, an article

—|— —I— was published regarding the merger. The publication in English
| N E R N A | O N A I_ and Spanish may be found at the link: https://www.afiklaw.com/press/p472
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Amendment to the Annual Leave Law: A relative's memorial day is added to the list of statutory
optional leave days. Read more at: https://www.afiklaw.com/updates/22613
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The Israeli Court is the proper forum to adjudicate a restrictive arrangement, even when all parties
to it are foreign corporations. read more at: https:/www.afiklaw.com/updates/225615
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The Maritime Court in Israel has the jurisdiction to arrest any vessel anchored in Israel and to hear
in rem claims against it. Read more at: https://www.afiklaw.com/updates/22617
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A Broker may be entitled to brokerage fees from related parties in the event that it served as an
“effective cause” for the transaction. Read more at: https:/www.afiklaw.com/updates/22622
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One cannot deduct from an employee's salary to cover future expenses. Read more at:
https://www.afiklaw.com/updates/22624
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A seller who conceals material information regarding a property may be liable to compensate the
purchaser for resulting delays and expenses. Read more at: https:/www.afiklaw.com/updates/22626
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Afik News is the bi-weekly legal and business Israel news bulletin published by Afik & Co. (www.afiklaw.com). Afik News is sent every second week to an
audience of thousands of subscribers worldwide and includes concise professional data on legal and business Israeli related issues of interest to the business
community in areas in which the Afik & Co. firm advises. For removal (or joining) the mailing list please send an email to newsletter@afiklaw.com with the title
“Please remove from mailing list” or “Please add me to the mailing list.” The Afik News bulletin is copyrighted but may be freely transferred provided it is sent as
a whole and without any changes. Nothing contained in the Afik News may be treated as a legal advice. Please contact an attorney for a specific advice with
any legal issue you may have. For previous Afik News publication see http://www.afiklaw.com



https://boks-international.com/strategic-consolidation-within-the-legal-sector-the-ronit-amir-yaniv-law-firm-merges-into-afik-co/
https://boks-international.com/strategic-consolidation-within-the-legal-sector-the-ronit-amir-yaniv-law-firm-merges-into-afik-co/
https://he.afiklaw.com/press/p472
https://boks-international.com/strategic-consolidation-within-the-legal-sector-the-ronit-amir-yaniv-law-firm-merges-into-afik-co/
https://boks-international.com/strategic-consolidation-within-the-legal-sector-the-ronit-amir-yaniv-law-firm-merges-into-afik-co/
https://www.afiklaw.com/press/p472
https://www.afiklaw.com/updates/22612
https://www.afiklaw.com/updates/22613
http://he.afiklaw.com/updates/22614
https://www.afiklaw.com/updates/225615
https://he.afiklaw.com/updates/22616
https://www.afiklaw.com/updates/22617
https://www.afiklaw.com/updates/22620
https://www.afiklaw.com/updates/22622
https://www.afiklaw.com/updates/22623
https://www.afiklaw.com/updates/22624
https://www.afiklaw.com/updates/22625
https://www.afiklaw.com/updates/22626
mailto:newsletter@afiklaw.com%20
http://www.afiklaw.com/
http://www.afiklaw.com/
mailto:newsletter@afiklaw.com
http://www.afiklaw.com/

21X W TV / 0T w7 "It IR D ?0 IX 'oMof ‘

Cyprus or Greece? Where should an Israeli buy an apartment / Eran Orzel ‘
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An article comparing Cyprus and Greece as real estate investment destinations for Israelis. The article was
written by Adv. Eran Orzel of Afik & Co. Eran Orzel, Adv. is a partner in the office of Afik & Co.
(www.afiklaw.com), which is part of BOKS International (www.boks-international.com) and focuses on real estate,
commercial law and international transactions. Prior to joining the firm, Eran worked for 4 years at Yigal Arnon &
Co., where he accumulated extensive professional experience and accompanied clients and various entities in a

wide range of complex commercial transactions in Israel and abroad, and before that in other firms in the field. The
article in English may be found at the link: https://www.afiklaw.com/articles/a472
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Publication on the Boks-International website regarding the merger of the Ronit Amir-Yaniv Law Firm
into Afik & Co.
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On the website of the_international network of lawyers and accountants, to which Afik & Co. belongs, an

article was published regarding the merger. The publication in English and Spanish may be found at the link:
https://www.afiklaw.com/press/p472
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Amendment to the Annual Leave Law: A relative's memorial day is added to the list
of statutory optional leave days

In July, 2026, an amendment to the Israeli Annual Leave Law was legislated, adding the Memorial Day of a
first-degree relative (parent, child, spouse, or sibling) to the list of statutory optional leave days.

Accordingly, an employee is entitled to take this optional leave day out of their annual leave quota on the
memorial day and the employer may not refuse the request. This entitlement is conditional upon giving the
employer at least 30 days' advance notice, preserving the continuity of annual leave as required by law and
deducting the day from the employee's annual leave quota (unless a more favourable arrangement applies
at the workplace).
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The Israeli Court is the proper forum to adjudicate a restrictive arrangement, even
when all parties to it are foreign corporations

Foreign corporations were sued for damage caused to Israeli consumers due to a restrictive arrangement
to which they were parties. Within this framework, they coordinated prices, quantities and bids in the
manufacturing of a component integrated into hard drives.

The Court held that the Israeli Court is the proper forum to adjudicate the lawsuit. To decide on the issue
of the proper forum, the Court must address the following three questions: (a) which legal forum has the
most significant connection to the dispute; (b) what are the reasonable expectations of the parties regarding
the place of litigation; and (c) public policy considerations, including which forum has a "genuine interest" in
adjudicating the lawsuit. In the context of international restrictive arrangements, the Israeli Court is the
proper forum to hear motions to certify class actions for damages caused as a result thereof. This is both
due to the Israeli Court being the forum with the most significant connection to the dispute, and in light of
public considerations, by virtue of which the Israeli Court has a genuine interest in adjudicating the right of
Israeli consumers to receive compensation for damages caused to them in Israel. Furthermore, the
reasonable expectations test supports this conclusion as well, as a party to a restrictive arrangement should
expect that a lawsuit against it will be litigated in the country where the damage was caused. Here, although
there are several forums with ties to the matter, it is not possible to point to a single foreign forum to which
the majority of contacts incline. Furthermore, the expectations and public considerations tests are also
satisfied due to the harm caused to consumers in Israel. Hence, the Israeli Court is the proper forum to
adjudicate the lawsuit.
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The Maritime Court in Israel has the jurisdiction to arrest any vessel anchored in
Israel and to hear in rem claims against it

A fuel supplier from Dubai, United Arab Emirates, supplied fuel in Turkey and Malta to a Russian-registered
cargo ship and sought to enforce a maritime lien against the vessel in Haifa in respect of a debt. Meanwhile,
the ship was sold to another owner who repudiated the fuel supplier's maritime lien.

The Court dismissed the motion for summary dismissal of the claim. In order to allow ships to navigate
worldwide and receive services anywhere, and given the broad public interest in facilitating the movement
of ships in ports, legislatures across most of the world have recognized special rights granted to a ship's
various creditors. Therefore, these creditors have been provided with security interests in the form of a
maritime lien and in rem causes of action - the ability to sue the ship itself without the need to chase down
and locate its owners. The maritime lien follows the ship wherever it sails and continues to apply even if the
vessel changes hands, and even if the new owners were unaware of the lien's existence. To enable the
realization of these special rights, a ship arrest can be executed in any port, which is intended to allow its
creditors to recover the debt from the vessel itself. Once the ship is arrested, the Court acquires jurisdiction
to hear the in rem claim against the vessel. If the claim is accepted, the Court may order the sale of the ship
and the settlement of the debt from the sale proceeds. Therefore, there are no grounds to dismiss the
lawsuit outright; rather, it will be heard on its merits, allowing for all issues related to the case to be thoroughly
examined.
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A Broker may be entitled to brokerage fees from related parties in the event that it
served as an “effective cause” for the transaction

A middleman entered into an agreement with parties to an acquisition transaction, under which it was
intended to receive brokerage fees. After the deal fell through, some of the involved parties established a
new company that ultimately executed the deal and made the acquisition, without paying the brokerage
fees.

The Court held that the middleman is entitled to brokerage fees for the transaction. A party claiming
entitlement to brokerage fees must prove two cumulative conditions: first, that a brokerage contract was
formed between such and one of the parties to the transaction, and second, that it was the “effective cause”
of the transaction. Regarding the “effective cause”, it is not enough for the broker to show that it was a factor
in the chain of causation; rather, it must have actively assisted and advanced the transaction. When a
related party makes use of information provided by the broker, outside the framework of the engagement
with the broker and in order to bypass it, this constitutes unjust enrichment at the broker's expense, which
gives rise to restitution. Here, the middleman and the original purchasing company had a valid agreement,
which was known to the purchaser's board of directors, and no objections or disputes were raised regarding
it. In addition, the middleman acted in accordance with its obligations under the agreement, established the
initial contact between the parties and assisted in managing the negotiations. The related parties in the
purchasing company were exposed to the business opportunity as part of the original transaction, and were
also exposed to material confidential information which they used to advance the actual acquisition through
the new company they established. By doing so, they enriched themselves at the expense of the middleman
and are therefore obligated to pay brokerage fees, or at least part thereof.
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One cannot deduct from an employee's salary to cover future expenses

Wage deductions under the component of a "deposit" were made from the salary of a brazilian football
player who played for the Maccabi Haifa football club during his final months of employment. The said
deductions were intended to secure the payment of the player's future expenses, such as debts for traffic
fines, housing bills, and personal expenses, which might be discovered after the termination of his
employment and his departure from the country.

The Labor Court held that the deduction made under the deposit component was unlawfully made.
Deducting monetary amounts as a general deposit to secure the coverage of future expenses, which have
not yet been incurred or proven, is not included in the closed list of permitted deductions from an employee's
salary and is therefore prohibited by law. Here, a total of ILS 30,000 was deducted from the player's salary
under the deposit component to secure the payment of future expenses, inter alia, without the deduction




being explicitly anchored in the employment contract. Furthermore, also on the merits, the employer did not
incur actual expenses justifying the expropriation of the funds and the failure to repay them to the player.
Consequently, the club shall compensate the player.
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A seller who conceals material information regarding a property may be liable to
compensate the purchaser for resulting delays and expenses

Purchasers entered into a transaction to acquire real estate for the establishment of a gas station based on
a presented building permit, but in practice the seller agreed with the authorities to postpone a required
environmental soil survey without disclosing this upon the execution of the transaction, resulting in
construction delays and the purchasers bearing expenses to complete the survey and financing costs.

The Court held that the seller must compensate the purchasers for breaching the duty of disclosure and
acting in bad faith. Generally, Israeli law imposes an active duty of disclosure on a seller regarding a non-
conformity arising from facts known to them at the time the contract is formed, and concealing material
information regarding transaction conditions constitutes performing a contract in bad faith. Here, the seller
committed to fulfilling the conditions for the approval in principle but concealed the agreement with the
authorities to delay the soil survey, thereby creating a non-conformity that caused a delay. Therefore, the
seller was ordered to pay the direct expenses for completing the survey and the financing costs during the
delay period.
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Cyprus or Greece? Where should an Israeli buy an apartment / Eran Orzel”

In recent years, we have been witnessing a growing trend of Israeli investors directing their gaze and capital
towards real estate markets in the Mediterranean basin countries, primarily Cyprus and Greece. However, all too
often, these investors are blinded by the attractive apartment price or the guaranteed yield presented to them by
marketing companies, and forget to deeply examine the legal and tax infrastructure! upon which the transaction
is based (and to the extent they do check it, they do so without an experienced international firm).

When it comes to the Western world, it is generally divided into two legal systems and legal concepts - the
"Common Law" versus the "Civil Law" (Continental Law). Similar to Israel, the legal system in Cyprus is largely
based on the Common Law, which places a strong emphasis on contractual stability, legal precedents, and rigid
protection of property and buyer rights. Similar to Israel, Cyprus also has an Ottoman history and therefore there is
an organized government land registry, where the transfer of rights is done by an agreement in which the lawyers
who carry out the registration in the land registry act. The concept is that a "contract must be fulfilled" strictly, and
contracts are written in depth and detail many scenarios, which reduces the courts' room for interpretation. In
contrast, in Greece the legal system is the Continental system, based on Roman codification - a comprehensive
system of written and codified laws similar to the legal system in Germany, Italy and other European countries. The
courts rely mainly on analyzing the language of the law and the civil code, and not on precedents. This may create
more complex bureaucratic processes, but it provides a uniform and clear legal framework. There is a central land
registry, but the transfer of real estate rights in Greece must be done through a public agreement signed before a
notary (Public Deed).

In Cyprus, after signing a real estate purchase contract, the contract is deposited in the land registry of the
appropriate district and the very act of its deposit creates protection for the buyer, since the seller is completely
blocked from performing conflicting transactions, resale or mortgaging the property in favor of a third party, and
any note/pledge/lien will be subordinate to the deposit of the agreement if registered afterwards. If the seller refuses
to complete the transaction, the court can issue a specific performance order which directs the transfer of ownership
in the registry even without cooperation from the seller. However, in cases of new construction, the issue is more
complex since there is still no Title Deed and the issue of completing the construction must be settled. In contrast,
Greece has been in recent years in the midst of a national project for the digital registration of properties, but until
its full completion, there are properties (mainly outside the cities) that are still registered in the old registries
requiring extremely rigorous due diligence by the lawyer regarding the chain of ownerships and the absence of
historical debts/attachments. The transfer of ownership requires the involvement of a public notary, who acts on
behalf of the state and checks the validity of the transaction and the taxation. The parties to the transaction convene
at the notary's office to sign a notarial agreement which constitutes an act of transfer of ownership after each party
has paid its taxes and met its obligations. The agreement constitutes only a contractual right and can easily be
breached by the seller without significant penalties. In such cases, many buyers choose to execute a pre-notarial
agreement, or a preliminary notarial agreement which anchors their right to the property before the transaction is
completed and prevents the seller from backing out.

As stated, the nature of the investment in each and every place is different, and it is important that beyond a deep
analysis of costs and yield and of the appropriate investment structure?, there will be accompaniment by a lawyer
with experience in the local culture and law (and also not to settle for only a local lawyer),” while it is
recommended that the accompaniment be through an international firm with a presence in Israel, which is
accustomed to working in the countries where one plans to invest.

*“ Adv. Eran Orzel is a partner at Afik & Co. (www.afiklaw.com), which is part of the BOKS International (www.boks-international.com) chain of offices and
focuses on real estate, commercial law and international transactions. Prior to joining the firm, Eran worked for 4 years at Yigal Arnon & Co., where he
accumulated extensive professional experience and accompanied clients and various entities in a wide range of complex commercial transactions in Israel and
abroad, and before that in other firms in the field. This overview does not constitute any legal advice and it is recommended to consult with an attorney
who specializes in this field before making any decision on the issues described in this review. For more information: 03-6093609, or by e-mail:

afiklaw@afiklaw.com.

! See: Taxation of Property Investments in the United States/Adv. Yuval Oren, CPA Eli Ellis, published in Afik Law 099 11.04.2012 - https://www.afiklaw.com/articles/a099
2 See: Purchasing Real Estate Abroad: A Good Investment or a Trap?/Adv. Ronit Amir-Yaniv, Published in Afik News 467 10.06.2026 - https://www.afiklaw.com/articles/a467

* See On insanity and purchasing an apartment .../Doron Afik, Esq., Published in Afik News 325 30.12.2020 - https:/www.afiklaw.com/articles/a325
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;Chipre o Grecia? Donde deberia comprar un apartamento un israeli/ Abg. Eran Orzel”

En los ultimos afios, somos testigos de una tendencia creciente de inversores israclies que dirigen su mirada y su capital
hacia los mercados inmobiliarios de los paises de la cuenca mediterranea, principalmente Chipre y Grecia. Sin embargo,
con demasiada frecuencia, estos inversores se dejan cegar por el atractivo precio del apartamento o por el rendimiento
garantizado que les presentan las empresas de comercializacion, y olvidan examinar en profundidad la infraestructura legal
y fiscal! en la que se basa la transaccion (y en la medida en que la comprueban, lo hacen sin un bufete internacional con
experiencia).

Cuando se trata del mundo occidental, generalmente se divide en dos sistemas juridicos y conceptos legales: el "Common
Law" (Derecho anglosajon) frente al "Civil Law" (Derecho continental). Al igual que en Israel, el sistema legal en Chipre se
basa en gran medida en el Common Law, que pone un fuerte énfasis en la estabilidad contractual, los precedentes legales y
una rigida proteccion de la propiedad y los derechos del comprador. Al igual que en Israel, Chipre también tiene un pasado
otomano y, por lo tanto, existe un registro de la propiedad gubernamental organizado, donde la transferencia de derechos se
realiza mediante un acuerdo en el que actian los abogados que llevan a cabo el registro en el registro de la propiedad. El
concepto es que un "contrato debe cumplirse” estrictamente, y los contratos se redactan en profundidad y detallan muchos
escenarios, lo que reduce el margen de interpretacion de los tribunales. Por el contrario, en Grecia el sistema legal es el sistema
Continental, basado en la codificacion romana: un sistema integral de leyes escritas y codificadas similar al sistema legal en
Alemania, Italia y otros paises europeos. Los tribunales se basan principalmente en el analisis del lenguaje de la ley y el codigo
civil, y no en precedentes. Esto puede crear procesos burocraticos mas complejos, pero proporciona un marco legal uniforme
y claro. Existe un registro central de la propiedad, pero la transferencia de derechos inmobiliarios en Grecia debe realizarse a
través de un acuerdo publico firmado ante notario (Escritura Publica).

En Chipre, tras la firma de un contrato de compraventa de bienes inmuebles, el contrato se deposita en el registro de la
propiedad del distrito correspondiente y el mero hecho de su deposito crea una proteccion para el comprador, ya que el
vendedor queda completamente bloqueado para ejecutar transacciones conflictivas, revender o hipotecar la propiedad a
favor de un tercero, y cualquier nota/prenda/gravamen estard subordinado al depdsito del acuerdo si se registra con
posterioridad. Si el vendedor se niega a completar la transaccion, el tribunal puede emitir una orden de cumplimiento
especifico que ordena la transferencia de propiedad en el registro incluso sin la cooperacion del vendedor. Sin embargo, en
los casos de nueva construccion, la cuestion es mas compleja ya que todavia no existe un Titulo de Propiedad (Title Deed)
y debe regularse la cuestion de la finalizacion de la construccion. Por el contrario, Grecia ha estado en los tltimos afos
inmersa en un proyecto nacional para el registro digital de propiedades, pero hasta su finalizacion total, hay propiedades
(principalmente fuera de las ciudades) que todavia estan registradas en los antiguos registros, lo que requiere una debida
diligencia extremadamente rigurosa por parte del abogado con respecto a la cadena de propiedad y la ausencia de
deudas/embargos historicos. La transferencia de propiedad requiere la participacion de un notario publico, que actua en
nombre del Estado y comprueba la validez de la transaccién y la fiscalidad. Las partes de la transaccion se retinen en la
notaria para firmar un acuerdo notarial que constituye un acto de transferencia de propiedad después de que cada parte haya
pagado sus impuestos y cumplido con sus obligaciones. El acuerdo constituye solo un derecho contractual y puede ser
incumplido facilmente por el vendedor sin sanciones significativas. En tales casos, muchos compradores optan por ejecutar
un acuerdo pre-notarial, o un acuerdo notarial preliminar que ancla su derecho a la propiedad antes de que se complete la
transaccion y evita que el vendedor se eche atras.

Como se ha indicado, la naturaleza de la inversion en cada lugar es diferente, y es importante que mas alld de un analisis
profundo de los costos y el rendimiento y de la estructura de inversion adecuada?, se cuente con el acompafiamiento de un
abogado con experiencia en la cultura y el derecho locales (y tampoco conformarse solo con un abogado local),? siendo
recomendable que el acompafiamiento sea a través de un bufete internacional con presencia en Israel, que esté acostumbrado
a trabajar en los paises donde se planea invertir.

* Eran Orzel, Abg. es socio en Afik & Co. (www.afiklaw.com), que forma parte de la cadena de oficinas BOKS International (www.boks-international.com)
y se especializa en bienes raices, derecho mercantil y transacciones internacionales. Antes de incorporarse a la firma, Eran trabaj6 durante 4 afios en Yigal
Arnon & Co., donde acumuld amplia experiencia profesional y acompaiio a clientes y diversas entidades en una amplia gama de transacciones comerciales
complejas en Israel y en el extranjero, y antes de eso en otras firmas del sector. Esta vision general no constituye asesoramiento legal y se recomienda consultar
con un abogado especializado en este campo antes de tomar cualquier decision sobre los asuntos descritos en esta revision. Para mas informacion: 03-6093609,

o por correo electronico: afiklaw@afiklaw.com.

! Ver: Tributacién de las inversiones inmobiliarias en los Estados Unidos/Abogado Yuval Oren, CPA Eli Ellis, publicado en la Afik News 099 11.04.2012 - https://es.afiklaw.com/articles/a099

2 Ver: Compra de bienes raices en el extranjero: ;Una buena inversién o una trampa? Abogada Ronit Amir-yaniv, publicado en Afik News 467 10.06.2026 - https:/es.afiklaw.com/articles/a467

3 Ver: Sobre la locura y la compra de un apartamento.../Doron Afik, Esq. publicado en Afik News 325 30.12.2020 - https:/es.afiklaw.com/articles/a325
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Chipre ou Grécia? Onde um israelense deve comprar um apartamento/Adv. Eran Orzel’

Nos ultimos anos, temos testemunhado uma tendéncia crescente de investidores israelenses direcionando seu olhar e capital
para os mercados imobilidrios nos paises da bacia do Mediterraneo, principalmente Chipre e Grécia. No entanto, com muita
frequéncia, esses investidores sdo cegados pelo preco atraente do apartamento ou pelo rendimento garantido apresentado a
eles por empresas de marketing, e se esquecem de examinar profundamente a infraestrutura legal e tributaria ! sobre a qual
a transacao se baseia (e na medida em que a verificam, o fazem sem um escritorio internacional experiente).

Quando se trata do mundo ocidental, ele ¢ geralmente dividido em dois sistemas juridicos e conceitos legais: a "Common
Law" (Direito Comum) versus a "Civil Law" (Direito Civil/Continental). Semelhante a Israel, o sistema juridico em Chipre é
amplamente baseado na Common Law, que coloca uma forte énfase na estabilidade contratual, precedentes juridicos e
protegdo rigida da propriedade e dos direitos do comprador. Semelhante a Israel, Chipre também tem uma historia otomana e,
portanto, ha um registro oficial de terras do governo organizado, onde a transferéncia de direitos € feita por um acordo no qual
atuam os advogados que realizam o registro no registro de imdveis. O conceito ¢ que um "contrato deve ser cumprido”
estritamente, e os contratos sao redigidos em profundidade e detalham muitos cendrios, o que reduz a margem de interpretagio
dos tribunais. Em contraste, na Grécia o sistema juridico € o sistema Continental, baseado na codificagdo romana - um sistema
abrangente de leis escritas e codificadas, semelhante ao sistema juridico na Alemanha, Itdlia e outros paises europeus. Os
tribunais confiam principalmente na analise da linguagem da lei e do codigo civil, e ndo em precedentes. Isso pode criar
processos burocraticos mais complexos, mas fornece uma estrutura legal uniforme e clara. Existe um registro central de
imdveis, mas a transferéncia de direitos imobiliarios na Grécia deve ser feita por meio de um acordo publico assinado perante
um notario (Escritura Publica).

Em Chipre, ap6s a assinatura de um contrato de compra e venda de imoveis, o contrato € depositado no registro de imoveis
do distrito apropriado e o simples ato de seu deposito cria protegdo para o comprador, uma vez que o vendedor fica
totalmente bloqueado de realizar transagdes conflitantes, revenda ou hipotecar a propriedade em favor de um terceiro, e
qualquer nota/penhor/6nus estara subordinado ao deposito do acordo se registrado posteriormente. Se o vendedor se recusar
a concluir a transa¢do, o tribunal pode emitir uma ordem de execucdo especifica que determina a transferéncia de
propriedade no registro, mesmo sem a cooperagao do vendedor. No entanto, em casos de constru¢ao nova, a questao € mais
complexa, uma vez que ainda ndo existe um Titulo de Propriedade (Title Deed) e a questdo da conclusdo da construcao
deve ser regulamentada. Em contraste, a Grécia tem estado nos tlltimos anos no meio de um projeto nacional para o registro
digital de propriedades, mas até a sua conclusao total, existem propriedades (principalmente fora das cidades) que ainda
estdo registradas nos registros antigos exigindo uma devida diligéncia extremamente rigorosa por parte do advogado em
relagdio a cadeia de propriedade e a auséncia de dividas/penhoras historicas. A transferéncia de propriedade requer o
envolvimento de um notario publico, que atua em nome do Estado e verifica a validade da transacdo e da tributacdo. As
partes da transacdo relinem-se no cartdrio para assinar um acordo notarial que constitui um ato de transferéncia de
propriedade apos cada parte ter pago os seus impostos ¢ cumprido as suas obrigagdes. O acordo constitui apenas um direito
contratual e pode ser facilmente violado pelo vendedor sem penalidades significativas. Nesses casos, muitos compradores
optam por executar um acordo pré-notarial, ou um acordo notarial preliminar que ancora o seu direito a propriedade antes
da conclusédo da transagéo e impede que o vendedor desista.

Como afirmado, a natureza do investimento em cada lugar é diferente, e ¢ importante que, além de uma analise profunda
de custos e rendimentos e da estrutura de investimento apropriada %, haja o acompanhamento de um advogado com
experiéncia na cultura e na lei locais (e também ndo se contentar apenas com um advogado local) * sendo recomendavel que
0 acompanhamento seja através de um escritorio internacional com presenca em Israel, que esteja acostumado a trabalhar
nos paises onde se planeja investir.

“Eran Orzel, Abe. ele ¢ socio da Afik & Co. (www.afiklaw.com), que faz parte da rede de escritorios BOKS International (www.boks-international.com) e
¢ especializada em imoveis, direito comercial e transagdes internacionais. Antes de ingressar na empresa, Eran trabalhou por 4 anos na Yigal Armon & Co.,
onde acumulou ampla experiéncia profissional e acompanhou clientes e diversas entidades em uma ampla gama de transagdes empresariais complexas em
Israel e no exterior, e antes disso em outras empresas do setor. Esta visdo geral ndo constitui aconselhamento juridico e recomenda-se que vocé consulte um
advogado especializado nessa area antes de tomar qualquer decis@o sobre os assuntos descritos nesta analise. Para mais informagdes: 03-6093609, ou por e-

mail: afiklaw@afiklaw.com.

! Veja: Tributagdo de Investimentos Imobiliarios nos Estados Unidos /Adv. Yuval Oren, CPA Eli Ellis, publicado no Afik News 099 11.04.2012 - https://pt.afiklaw.com/articles/a099

2 Veja: Compra de Iméveis no Exterior: Um Bom Investimento ou uma Armadilha? /Advogadode Ronit Amir-yaniv, publicado no Afik News 467 10.06.2026 - https://pt.afiklaw.com/articles/a467

3 Veja: Sobre a loucura e a compra de um apartamento... /Doron Afik, Esq. publicado no Afik News 325 30.12.2020 - https:/pt.afiklaw.com/articles/a325
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Chypre ou Gréce ? Ou un Israélien devrait-il acheter un appartement /Eran Orzel, Adv."

Ces derniéres années, nous assistons a une tendance croissante des investisseurs israéliens a tourner leur regard et leurs
capitaux vers les marchés immobiliers des pays du bassin méditerranéen, principalement Chypre et la Gréce. Cependant,
bien trop souvent, ces investisseurs sont aveuglés par le prix attractif de l'appartement ou le rendement garanti qui leur est
présenté par les sociétés de marketing, et oublient d'examiner en profondeur l'infrastructure juridique et fiscale* sur laquelle
repose la transaction (et dans la mesure ou ils la vérifient, ils le font sans l'aide d'un cabinet international expérimenté).

Lorsqu'il s'agit du monde occidental, il est généralement divisé en deux systémes juridiques et concepts légaux : la "Common
Law" (droit coutumier) par opposition au "Civil Law" (droit continental). A l'instar d'Israél, le systéme juridique de Chypre
est largement basé sur la Common Law, qui met fortement I'accent sur la stabilité contractuelle, les précédents juridiques et la
protection rigide de la propriété et des droits de 1'acheteur. Comme en Israél, Chypre a également un passé ottoman et, par
conséquent, il existe un registre foncier gouvernemental organisé, ou le transfert des droits se fait par un accord dans lequel
agissent les avocats qui effectuent l'enregistrement au registre foncier. Le concept est qu'un "contrat doit étre respecté”
strictement, et les contrats sont rédigés en profondeur et détaillent de nombreux scénarios, ce qui réduit la marge
d'interprétation des tribunaux. En revanche, en Gréce, le systéme juridique est le systéme continental, basé sur la codification
romaine - un systéme complet de lois écrites et codifiées semblable au systéme juridique en Allemagne, en Italie et dans
d'autres pays européens. Les tribunaux s'appuient principalement sur l'analyse de la lettre de la loi et du code civil, et non sur
des précédents. Cela peut engendrer des processus bureaucratiques plus complexes, mais offre un cadre juridique uniforme et
clair. Il existe un registre foncier central, mais le transfert des droits immobiliers en Gréce doit se faire par le biais d'un acte
public signé devant un notaire (Acte public).

A Chypre, aprés la signature d'un contrat d'achat immobilier, le contrat est déposé au registre foncier du district concerné
et le simple fait de son dépdt crée une protection pour l'acheteur, car le vendeur est totalement empéché d'exécuter des
transactions conflictuelles, de revendre ou d'hypothéquer la propriété au profit d'un tiers, et toute note/gage/privilege sera
subordonné au dépot de 1'accord s'il est enregistré par la suite. Si le vendeur refuse de conclure la transaction, le tribunal
peut émettre une ordonnance d'exécution spécifique qui ordonne le transfert de propriété dans le registre méme sans la
coopération du vendeur. Toutefois, dans les cas de constructions neuves, la question est plus complexe car il n'y a pas
encore de titre de propriété (Title Deed) et la question de I'achévement de la construction doit étre réglée. En revanche, la
Grece est depuis quelques années au cceur d'un projet national d'enregistrement numérique des propriétés, mais jusqu'a son
achévement complet, il existe des propriétés (principalement en dehors des villes) qui sont encore enregistrées dans les
anciens registres exigeant une diligence raisonnable extrémement rigoureuse de la part de I'avocat concernant la chaine de
propriété et 1'absence de dettes/saisies historiques. Le transfert de propriété requiert l'intervention d'un notaire public, qui
agit au nom de 1'Etat et vérifie la validité de la transaction et de la fiscalité. Les parties a la transaction se réunissent & I'é¢tude
du notaire pour signer un accord notari¢ qui constitue un acte de transfert de propriété une fois que chaque partie a payé ses
impots et rempli ses obligations. L'accord ne constitue qu'un droit contractuel et peut facilement étre rompu par le vendeur
sans pénalités importantes. Dans de tels cas, de nombreux acheteurs choisissent de conclure un accord pré-notarié, ou un
accord notari¢ préliminaire qui ancre leur droit sur la propriété avant la conclusion de la transaction et empéche le vendeur
de se rétracter.

Comme indiqué, la nature de l'investissement dans chaque lieu est différente, et il est important qu'au-dela d'une analyse
approfondie des colits et des rendements et de la structure d'investissement appropriée?, il y ait I'accompagnement d'un
avocat ayant I'expérience de la culture et du droit locaux (et ne pas se contenter d'un avocat local uniquement),’ sachant qu'il
est recommandé que cet accompagnement soit assuré par un cabinet international ayant une présence en Israé€l, habitué a travailler dans les
pays ou l'on prévoit d'investir.

“ Eran Orzel, Adv. il est associé chez Afik & Co. (www.afiklaw.com), qui fait partic de la chaine de bureaux BOKS International (www.boks-
international.com) et se spécialise dans l'immobilier, le droit commercial et les transactions internationales. Avant de rejoindre le cabinet, Eran a travaillé
pendant 4 ans chez Yigal Arnon & Co., ou il a acquis une vaste expérience professionnelle et accompagné des clients et diverses entités dans un large éventail
de transactions commerciales complexes en Israél et a I'étranger, et auparavant dans d'autres cabinets du secteur. Cette présentation ne constitue pas un conseil
juridique et il est recommandé de consulter un avocat spécialisé dans ce domaine avant de prendre toute décision concernant les questions décrites dans cet
avis. Pour plus d'informations : 03-6093609, ou par email : afiklaw@afiklaw.com.

! Voir : Fiscalité des investissements immobiliers aux Etats-Unis/Adv. Yuval Oren, CPA Eli Ellis, publié¢ dans Afik News 099 11.04.2012 - https://fr.afiklaw.com/articles/a099

2 Voir : Achat de biens immobiliers a I’étranger : un bon investissement ou un piége ?Avocatde Ronit Amir-yaniv, publié dans Afik News 467 10.06.2026 - https:/fr.afiklaw.com/articles/a467

3 Voir : De la folie et de I’achat d’un appartement.../Doron Afik, Esq. publié dans Afik News 325 30.12.2020 - https:/fr.afiklaw.com/articles/a325
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17/08/2026, 18:23 Strategic Consolidation within the Legal Sector: The Ronit Amir-Yaniv Law Firm Merges into Afik & Co.

BENS 2 oo

INTERNATIONAL

The international law firm (a member of the BOKS International alliance) is delighted to announce the successful
completion of a merger with the Ronit Amir-Yaniv Law Firm. This strategic endeavour significantly broadens the firm’s
managerial echelon and expands its diverse areas of practice. Afik & Co. serves as the Israeli representative of Boks
International, a premier global alliance of legal and accountancy professionals.

New Leadership and Expanded Expertise

Upon the merger taking effect, three highly regarded new partners - each possessing a wealth of legal and commercial
acumen - joined the ranks of Afik & Co. They integrated seamlessly into the firm’s leadership and spearhead key
departments, thereby enhancing the comprehensive suite of services provided to our clientele, both domestically and
internationally.

e Ronit Amir-Yaniv, Adv. (Senior Partner): Brings decades of distinguished experience in providing legal, strategic, and
commercial counsel to leading corporations within the Israeli economy and the global arena. Her primary areas of
practice encompass securities, competition law (antitrust), Sports Technology (SportTech), Mergers and Acquisitions
(M&A), franchising and retail, commercial law, and overseas real estate.

* Niv Feingold, Adv. (Partner): Focuses predominantly on domestic real estate transactions within Israel, retail, and
broader commercial law.

e Eran Orzel, Adv. (Partner): Concentrates primarily on overseas real estate ventures, with a particular emphasis on
transactions within Cyprus, Greece, Italy, and Portugal.

Additionally, the firm has welcomed a number of legal professionals to assist in client service, whilst concurrently undertaking
further recruitment drives.

Doron Afik, Adv., Managing Partner of Afik & Co., remarked on the occasion:
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“This current merger constitutes a further milestone in realising the vision of Afik & Co.: to furnish our clients with a
comprehensive, bespoke legal and commercial framework under a single roof.

The synergy between the international footprint and commercial expertise of Afik & Co.- which includes overseas public
offerings and M&A - and the unique proficiency of our incoming partners in fields such as Israeli securities and flotations,
competition law, high-tech, and real estate, generates a substantial force multiplier for the firm.

We warmly welcome our new partners, who are professionals of the highest calibre. Their professional ethos-
uncompromising excellence, thoroughness, and acute commercial insight-perfectly aligns with the very DNA of our firm.,
Together, we shall continue to set a pre-eminent benchmark for legal services and guide our clients toward success amidst
the most complex and significant commercial challenges.”
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e +44(0)20 3603 7678

% enquiries@boks-international.com
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