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Evyopiotieg

H mopovoa epyacio exmoviOnke oto mAOIGL TOV UETOMTLYLOKOD TPOYPAUUOTOS
OTOVOMV «OIKOVOUIKNG Kot meptpepelakng avantuéng» TO.ITA tov mavemotuiov
g [avteiov, vd v enifieyn tov kabnynt| K. POBOAH ANTQNIOY. ®@a n6sha
va gvyopiomom tov K PofoAn yio v onuaviikny Pondeta tov kotd ™ Odpketa g
exmovnong. Emiong evyopiot® to vmoélouro PEAN TG TPUEAOVS EMITPOTNG, TOVG
kupiovg KAPAT'ANH ANAZTAZXIO ka1 AIAITH KQETANTINO, ywa v cvpufoin
TOVG GTNV OAOKANP®OT| TG TOPOLGAS EPYACiag KaBMG Kot OAOLG TOVG KAOMYNTEG TOV
TULOTOG Y10 TIG YVMGELS KOL TV EUTELPIO TOL LoV PETEPEPAY KT TNV SLAPKELL TOV

OTOVOMDV LLOV.

Tnv aplepdvw oTovg YoVeElg MOV .......
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INEPIAHYH

Méow avtig ¢ epyasiog Oa yiver mpoomdBeta va d00el pia e€nynon yuo o
TG Ol OIKOVOUIKOT KOKAOL GLVOEOVTAL e TOVG KOKAOLG OKIVATMV Kol oot gival ot
TPOGOIOPIOTIKOL TOPAYOVTEG TNG OKOVOUING TOV EMOPOVV GTNV ayopd oKiving
TEPLOVGING. AVOPEPETOL EMIONG TOC GLVOEOVTAL LETAED TOVS Ol TIUEG TOV OKIVATOV
kot ot tpanelikég Kpioelg kat yati cvpPaivouv. Tlpoxeévou va emtevytel Kahdtepn
avdAivon yio v oxéon HeTad TOV TIUOV TOV AKIVITOV Kol THG XPNHOTOTIGTOTIKNG

aotafe1og Kpidnke oKOMUOG 0 EMUEPIOUOG TNG TAPOVGUG EPYACING GE TPl KEQAAMLAL.

[Ipota efetdlovtar ot Bewpiec TOV OWKOVOUKAOV KOKA®V. AkoAovOmg
EPELVATOL 1| ONUOCIO TNG OYOPdC OKIVNTMV CE HUOKPOOIKOVOUIKO EMIMESO KOl M
enidpacn Tov TANOWPIGHOD GTNV AVTATOJOTIKOTNTO TOV OKIWVATOV. XTN GLVEXELN
dlepeuvdtar M €EEMEN TOV OYOPATOANGCIOV OKWWATOV Kot TS €EEAMOOETOL O
OOVEIGUOG TOV EMLXEPNCEMY KOl TOV VOIKOKLPIOV HEGA A0 TO WOMTIKO TOVG XPE£OG.
[MTapovcualeton M xotdotaon TG TOYKOOUWOG — KTNUOTOYopdS kol yivetal
TOPOAMAMOUOG pe TV eAAnvikn ktnpatoyopd. H moapdBeon pepikav mpdceatmv
TOPASELYUATOV AVENCEMV KOl TTOGEMV GTIG TIHEG TOV OKIVITMOV TOV GLVIEOM KAV pe
mv TpéYovca kpion mov Eexivinoe and tig HITA kou emmpéace oAdkANpo tov koGO,
BewpnOnke anapaitmro va avarlvBoidv yia va yivel chvoeon Bewpiag kon TpdEne. Ztnv
ocvvéyew €ETALOVIE KATA TOGO GTNV EAANVIKY TPOYUOTIKOTNTO VANPENY KATA TO
TEAEVTOIO £T1) PUIVOLEVOL «POVCKOAG» GTIS TYESG TOV OKIVITOV T OO0 EXNPEAGAV TO
YPNUOTOTIGTOTIKO GVGTNHA Kot TV dtadikacio Tov tect Avtoyng 2010 (stress tests)
ot omoio vroPANOnKav ot gvpomaikéc tpdmele. Avtiy N epyacio. OAOKANPOVETOL
dtvovtag éueoacn o€ UETPOL TEPLOPIGHOV TMV OIKOVOUK®V KOKA®V GTNV oyopd
KWV TOV Kol GTOVS TPOTOVS OTOUOVMOGCNG TOV XPNUOTOTIGTOTIKOV GUGTHOTOS OO

AVTES TIG OLUKVULAVOELS



SUMMARY
The subject of this thesis is the connection between the economic fluctuations

and property markets in theory and through international experience. | will attempt to
provide an explanation of how the economic cycles have been associated with real
estate cycles and as well as find economic determinants which affect the real estate
market.

| will also be investigating how these two systems associate with to each other,
house prices and banking crises, and why these association occurs. In order to achieve
better analysis | have divided this work into four chapters.

The first chapter considers the existing theories about economic cycles.
Secondly on the next chapter the importance of the real estate market at the
macroeconomic level is investigated alongside the effect of inflation on reciprocity
property. This thesis will also study the evolution of real estate transactions and how
evolves the private debt of business lending and households. This thesis illustrates the
state of the international real estate market and i will draw compare with the state of
the Greek real estate market. In order to trace the connections between theory and real
life, 1 have listed some examples of increases and decreases of property values
associated with the current crisis, which originated from the USA and affected the
entire world.

In addiction this thesis examines whether, in recent Greek reality " bubbler”
phenomena where observed in real estate process, which affected the financial system

during the process of stress tests of 2010, which were submitted in European banks.



EIZAT'QI'H

O topéog TG ayopdc oKWVNTOV amoTeLel TO KOPLO OVTIKEIUEVO HEAETNG TNG
epyaociag ovtng. IIpoxertor ovoueifora yia éva kAdOo mov omoteloVoE Kot
eCaxorlovBel va amotedel Pocikd KOUUATL TNG OWKOVOWING, 7OV EMOPA dApeca 1M
éupeca Kot o€ GALOVG TOUELS.

Ot mapdyovteg mov emnpedlovy TNV TOPEiD TOV OyOPUTOANGI®OV gival €va
0épa mov yxel peketnOet dreEodukd ta tedevtaia xpovia o€ debvég eminedo. O pOrOG
TV Tpanel®V, To O1EOVI] OIKOVOUIKA Kot TOALTIKE 0£00UEVA TOV OAAALOVV SLopKMS, M
veloTapévn  @opoloyia egival opopévol HOVO  GULVTEAEGTEG TOL  GLUPAAAOLV
kaboplotikd ot d1ebv ayopd.

Ta akivnro amotehovv 10 KUPLOTEPO TTEPLOVGIKO GTOLXEID TOV VOIKOKLPUDV
noykooping. O épevveg v v mpoomdfelo de&oywyng CLUTEPUCUATOV Yol TO
BloTikd Kot YEVIKOTEPU TO OIKOVOUIKO EMIMEDD HOG YDOPOG, UEAETOVV EKTEVAS TO
mnbog, v aflo kol TO YOPOKINPIOTIKA TOV OKWATOV ToV Volkokupltov. O
TapAyovtag avtog opiletl éva Pocikd GLVTEAEGT GUUTEPUGUATOV.

[dwitepa yio v EAAGSa, 1 ayopd akivitov amotelovoe Kot e&akoiovdel va
amotedel o aoceain enévovon. H Pabeid owovopk kpion Opmg mov mANTTEL TN

YOpa T TEAELTOL XPOVIA, EXEL EMPEPEL TAN00G PETAPOADY KOl OAANYT] OEGOUEVAV.
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KE®AAAIO 1: OEQPIEX OIKONOMIKQN KYKAQN

1.1 Evoayoyn otovg Owovopkovg Kvkiovg!

OMla o onpoavtikd peyédn e owovopiog , OTwg T0 EMIMESO TOL EIGOINLOTOG,
TOV TILAV, TNG amacyOAnons, Tov eEaymyayv, K.T.A. petafdAioviol ot SbpKeELR TOV
xPOVOL Kot Oev givarl ToTé otdoipa. H otkovopukn dpactnplotnTa Hog OtKovopiog yio
HEYAAES XPOVIKEG TTEPLOOOVGS, PaiveTol OTL petafdAletal, AALOTE YPYOopa Kol GALOTE
apyd. Ot petaPoréc avtég Oovopaloviolr OKOVOUIKEG OLOKVHAVGELS 1| OIKOVOULKOL
KOKAOL Kot mapoTL dev elvar dteg ®g mpog v évtacn N TN OdpKEWL TOVG
ToPOLGIALOVY U0 CLGTNUHOTIKY KukAkOTTO. To otddio amd To omoio mepvheL 1
owovopio Katd 1Tn OWPKE TOL KUKAOL €YOUV KOWG YOPOKTINPLOTIKE Kot
ovopalovTal @AGELC TOL OIKOVOUIKOD kVKAov. ‘Evog optopodc? Tov olkovoptkoD
KOKAOL  yevikd amodektdg otnv  owkovoulkn  Piproypagio  eivar  «mepiodot
dtkvpudvoemv Tov Kopaivovtot arnd 1,5 émg 8 xpovia, kot apopohv S1apopovs TouEic
Kot TTox€g NG  OWKOVOMKNG  Opactnprotntocy. Ot mepiodor  draxvpdveemv
LEYOADTEPOL TOV OKTM ETMV TPEMEL VAL a0didovTol o€ d1apBpwtikodg Adyous Kot Oyt
og ovykvplakovg (M.Pelagattti, 2004). H avdivomn tov otkovouikod KOKAOL UTOpEL va
amoTEAECEL YPNOO  gpyoreio Yoo TNV Katovonon kdbBe €ldovg OKOVOUIKADV
dwtapay®dv 1660 oe enimedo AEIL 6co kot e enimedo kAdoov. Kabe xrhadog sivar
LEPOG HOG GLUVOAKNG OlKOVOpiag Kol Vo outiv v évvolo emmpedletor amd 1o
owovoplkd wApa. To vo pmopéoovpe vo  avoADGOLUE TIS KATNYOPieS TMV
Owovopukov Kokiwv glval amapaitn 1n ovaeopd tov Beopntik®dv npoceyyicemv

TOVC.

! Pelagatti Matteo M., (2004 ), “Business cycle and sector cycles”, Department of Statistics.
Universita degli Studi di Milano-Bicocca. November

2 Tpravtapdiing Xpnotog, (1999), “Aegikd Owovopkdv Epmopicdv Tpamelikdv kot
Xpnuotomnprokav Opav”, Abnva



1.2 Opiopoi oikovopK@V KOKA®V:

Ot ovyypoveg owovopieg yapoktnpilovrar amd EALEWYN «OUOAOTNTOCH KOTO TNV
e€EMEN TOLG, TAPATNPOVVTIOL KKLUOTIGHOD», TOL HeTOPAALOVTOL GE ¥POVO KOl GE

néyebog. Ot otkovoutKol 1 emyelpnUaTIKol KOKAOL HEAETOLV oVTH TNV pHeTafAnToTnTO.

Q¢ owovopukog kKokhog (oopemva pe tov EOvikd ®opéa Owkovoukdv Epsvvov -
National Bureau of economic research), opiletal «o TOTOC TOV SLOKVUAVOEDY TOV
evtomileTal 6T GLVOAIKT] OIKOVOUIKT dpacTnpLOTNTa TOV €0vMV Kat ekppdleTtorl péca
amod TNV EMYEPNUATIKY Opdom: o KOKAOG amoteleitol omd OlGTOAEG Ol OTOiEg
ovpPaivovy TEPITov TV 1010 YPOVIKY| GTIYUN GE TOAAEG OUKOVOULKEG OPUCTNPLOTNTES
Kol Ol OTtoieC 0koAOVOOVVTOL OO TOPOUOIES YEVIKEG CLUOTOAEC, VOEGEIS KAOMG Kot
aval®OTUPOGCEIS, Ol OMOIEG CLYYMVEVOVTAL OTASIKA OTN (GACT TNG O0vVOOOoVL TOL

EMOIEVOD OLKOVOLLKOD KOKAOVL»,

O emyepnuoticodg kokAog vrohoyiletor pe Paon T «CLVOMKTN dpAcTNPLOTNTAY,
v omoia cvvnBwg petpape pe 1o axabapioto Eyydpro Ipoiov (AEID). Eriong , to
OTL Ol TTPUYUOTOTOIOVUEVEG GUOTOAEG GLUPAIVOVY «GYEGOV TAVTOYPOVO GE TOALEG
OLKOVOLKEG OpaoTNPLOTNTEG», CNUATOOOTEL 10l YEVIKOTEPT) SLAYVOT| TNG OIKOVOLIKNG
dpAaoNg GTOVG CNUAVTIKOTEPOVG TOUELG TNG OKOVOUING TO YEYOVOS aVTO LE TN GEPA
TOV €ival EVOEIKTIKO TOV OTL 0 OIKOVOIKOG KUKAOG OEV TEPIEXEL TANPOPOPIES YL TNV

akppn aplBunTikn ox€omn mov GLVOEEL LETAED TOVG TIG OIKOVOUIKES LETOPANTES.

H avagopd oe «pdoelg emavaloppavopeveg aAld Oyt TEPLOSIKES) Vol EVOEIKTIKN
TOV OTL Ol OIKOVOLIKOT KOKAOL €xouV optopévn Hopen ympic vt va eivar akpiPng
JLLPOVIKA, YEYOVOS OV 001 YEL GTO GUUTEPAGLLO OTL Ol SIUKVUAVGELS TOV AopBavouv
YOPO KOTé TN OPKEW TOL EKAGTOTE KVUKAOL, £ivol OMOTEAECUO. GLUTEPLPOPAS

Toyaiov emdpdoswv( Rau, 1974).

O Prescott kot Kydland (1946) axolovBdvtog v omtikn tov Lucas étot omwg v
egéppaoce péoa amd 10 £pyo tov «Understanding Business Cycles», mpoceyyilovv
TOVG EMYEPNUATIKOVS KUKAOVG O ATOKAIGELS TOL GLVOAMKOD TPAYUATIKOD TPOIOVTOG
amd TN YEVIKN TOL TAGM, UE TN XPNON YPOVoAoyk®V cepwv. Eumlovtilovtoc v ev

AOy® Gmoym, 6ivouv GLYKEKPIUEVO OPIGUO TNG YEVIKNG TAONG, enesepyaldpevor pia

3 Pelagatti Matteo M., (2004 ), “Business cycle and sector cycles”, Department of Statistics. Universita
degli Studi di Milano-Bicocca. November
4 http:/fwww.kepe.gr/

10



dldKacion VTOAOYIGHOD TNG KOl £QAPUOLOVTAG TN GE YPOVOAOYIKOA OTOLXEIQ TNG
OLUEPTKOAVIKNG OIKOVOpiag Yio TNV petd tov moAepo Kopéag meptddov (1954-1989)

O Dorbush «ot Fischer (1993) ocuvdvalovtag Tig empuépovg omoyels, opilovv g
OWKOVOUIKO KOKAO TNV «meplocdtepo N Ayotepo opodn €£EMEN TV emekTacE®V
(avaxauyemv) Kot TOV GUGTOADV (VPECEMV) TNG OIKOVOULKNG dPAcTNPLOTNTS YOP®

amd TN HoKpoypOVia. Taon HeYEBuVonG TG OIKOVOUTNGY.

1.3 Xpovuki] Atdxpion kot Katnyopicg Tov Owovokdv Kokhov®

Mo 918KP1oT TV OIKOVOLUK®V KOKA®V pmopel va yivel Bacel g meptodtkdtntd

TOVC KOl TNV EVTAGT TOLC .

a) Kokhot Kondradiev 11 Maxpoypoviot kokhiot. H cuvolikr tovg didpketo ivar
50 ¢t amod to omoia ta 20 €11 avTamOKpivovTal GTNY TEPI0G0 OIKOVOUIKNG OVATTUENG,
ot ovvéyewn akoAovBel pa mepiodog otabepdrog 10 etV (o LYNAG enimeda) Kot

10 TEAELTAO0 6TAO0 amoTedeitan amd 20 xpovia VOECTG.

B) Kovkhot Juglar 1 Meconpofeopol kokhot. O kdkhog owtdg dapkei mepimov 7
¢w¢ 10 ypdvia kot cuVNOMG avaPEPETOL MG «OIKOVOUIKOG KOKAOCH. Ot KUKAOL awTol
dwmotodnkav and tov Clement Juglar to 1951, eved péxpr tote €Bewpoivio o¢

LELOVOUEVO Kot ampOOnTO otkovoutkd eawvopevo (Tplavtaeoiing, 1999).

c) Kokiov Kitchin 1 Bpayvmpdbeopor kdxkrotr. Eivor yvowotol g «epmopikoi
KOKAOW Kol £xovv pKkpn dldpkewa, mepimov 3-4 ypdévia. Avamtoccoovior mopdAinia
pe peyohdtepng Odpkelog kOKAovg kot dgv givar toc0o PéPatot 660 ot paxpdg

dwapketag (Tpravrapviing, 1999).

M GAAN O1dKpIon TV OIKOVOUIKAOV KOKA®V Umopel va yivel BAcEL TG YPOVIKNG

ToVG O1dipkelag Kot empepilovion 6€ TEGGEPIS KATNYOPIES:
o) Ot koKhot Kitchin 1§ kOkhot amoBepdtov pe diapketa 3-5 €.
B) Ot xoxhot Juglar 1 kOKAol emevdLGE®V e dtbpketa 7-11 €.

v) Ot xdxror Kuznets 1 k0kAotl oikodounong pe srapketo 15-25 €.

5 Tpravtapoiing Xpnotog, (1999), “Ag&ikd Owovopkav Epropikdv Tpomelicdv kot
Xpnuotomnprokav Opav”, Abnva
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0) Ta paxpoypovia kopota 1 kokAot Kondratieff pe oidpreia 48-55 €.
O kVvkrot Kitchin.

Ovopdomkav £t and tov Joseph Kitchin®. Touemva pe tov cuyypapéa ot

KIVIGELS TOV OIKOVOUKADV CUVTEAEGTMV GuvTiBevTan omd:
o) EAdocoveg kikhovg duapketag 3 1/2 etdv katd péco 6po.

B) Meiloveg kdKAOLg N Omwg ovoudlovtar eumopikoi kOKAol (trade cycles) mov

nepthopPdvouy kupimg 600 Kot To oTavia TPELS EAAGGOVEG KOKAOVC.

v) Baowéc kivioelg 1 Taoelg mov gival Kupimg KIVIOELS KOTA UNKOG piag evbeiag.
AVTEG 01 YEVIKEG TTAPUTNPNGELS VITOGTNPIXONKAV ad UNVioio CTATIGTIKA GTOYELN Yo
TOVG TPOTECIKOVG CUUYNPIGUOVG, TIG THES ayofmv Kot to emtdkio otnv Meydan
Bpetavia kot tig HITA. H ovoposio toug ®g xokAot amofBepdtov opeiletor 6to
YEYOVOS OTL TPOKAAOVVTOL amtd TG dlakVIAvVeelS Tov anobepdtov. H katdotaon tov
amofepdtmv opeiletor otV acvppovia petad mopaywmyng kot {mong. Otav 1

Mnon mapapével otaciun to arofépata avEdvovtat Kot avticTpoPa.
O kvkhot Juglar’.

O1 kdKAol avtoi mapatnpnOnkav amd tov Juglar éxovv mepiodo 7-11 €. H
£PELVA TOL OV GTINPIXTNKE GE EMTOKLN, TWESG Kot AAAa Tpamelikd ototyeia, amd Tig
HIIA®, Taddia xon M. Bpetovio. Ot koxhot avtod 100 peyéBoug pordlovv va
avTamokpivovtol 6to KOKAO (®NG TV EMEVOLTIKOV ayabmv OTmS ot pnyovég Kot O

Bropmyovikog eEomMouog.
O kvkAor Kuznets.

Ot kOkhot Kuznets cuvdéoviar Le TNV KATOOKELAGTIKY] Opactnplotnta, 1ol
nepAapPaverl enevovoelg o€ VITOOOUES KaTolkiag 1 urn. Ot kbkhot avtol ovopdlovrtal
owkodopkoi kvxkiot (building cycles) ko Bewpovvrar "Apepikdvikor kdxior" yiori
pmopovv va mapatnpnbovv kabapdtepa oty ydpa avt. H epunveio tov Pacileton

ONUOVTIKE OTNV OAANAETIOPOOT] OKOVOUIKAOV Kot dNUOYpapk®Vv petofAntaov. H

6 Joseph Kitchin "Cycles and trends in economic factors", Review of Economics and Statistics, Vol
V, No 1, Jan 1923, pp 10-16 ovadnupocievpuévo otd John J. Clark - Morris Cohen (eds), "Business

fluctuations, growth and economic stabilization. A reader"”, New York, Random House, 1963.

7 Ciement Junglar, "Des aises commerciales et leur retour périodique en France, en Angleterre et aux
Etats Unis", Librairie Guillaumin et Cie, 1862
8 JJ Van Dufjn, " The long wave in economic life’, London.George Allen & Unwin,1983, p
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16Y0¢ TV TP 0td Tov B! morykOGHI0 TOAENO 0T0OIOETOL OTO HETAVAGTEVTIKO PEVLOL
and v Evpdnn oto Néo Kdopo. Ot pdoeig avodov 1861-1871, 1878-1892 ko 1898-

1912 cvumintovv OAEg pe TNV SNUAVTIKY peTavaotevon and v Evponn otic HITA.
O kvkhor Kondratieff®,

Or xokhot Kovtpdvtiep, omd 10 6vopo 100 Pdoov otkovopordyov NikoAdt
Kovtpavtiep (1892-1938) eivar otkovopukol KOKAOL pokpdg otdpketog (48-55 ypovia),
nov mephapPdvouy pio pokpd avodtkry eaon (25 €wg 30 ypdvwv) kou pio oyedov

160y povT KaBodIKN.

O Nikolai D. Kondratieff vroomnpilel 6ti: «vmdpyer mpdayuatt Adyog vo
vroBécovpe TV VTOPEN LAKPOYPOVIMV KUUATOV GTNV KOMITOAIGTIKE OUKOVOUioL LE
péon owdpkeln mepimov 50 €tn, éva yeEyovog MOV TEPUTAEKEL TEPLGGOTEPO TNG
duvapikng ¢ owovopiocy. YmootipiEe tv 0€om TOv UHEAETMOVTIOG OTOTICTIKG
otoyeia amd v M. Bpetavia, I'odiia kor HITA mod mepidapfoavay tipég yovopikng,
emtokia, Hobovg, otoyyeio eEmtepucod eumopiov, mopoy®YN Kol KATOVOAMGON
avOpoka kol yaAvPo, mopaywyn poOAvPoov. Katoairyovtag extiunce to tpio

HaKpoypoOvio KOpato ¢ ENG:

A’ kOkhog: 1.Avodikd kbpa: amd te téAn g dekoetiog Tov “90 tov 18% at. éwg to

1810-1817. 2. xaB001kd kopa: amd to 1810-1817 €wg to 1844-1851.

B’ xvkhog: 1.Avodikd kbpa: omd 1o 1844-1851 émg 1o 1870-1875. 2. kabBodukd kopa:
amo6 to 1870-1875 émg to 1890-1896.

I'" kokhog 1.Avodikd wopo: and to 1890-1896 fmwg to 1814-1920. 2. ITIBavod
KkaB0oduo kopa : omd o 1914-1920.

Ot avoodikoi KOkAol, cuvnBwg cuvodevovtal pe TV Gvodo N TV emPePaimon
WG YOPOSG N HOG OHAdHS YOPAOV MG TOVL EMKEVIPOV TNG KOAMITOMOTIKNG
GLGGMPELONG, KOUOMG KOl LHE TNV EMEKTACT] VEOV TEYVOALOYIKMOV KOVOTOUIDV, TOV
ocuvnBmg €xovv gpevpebel Katd TV mponyovuevn kabBodwkn edon. O Kovipaviiee
AVAYVOPICE TEGGEPLG OLOKPITES PAGELS Ol OTTOlEG O1adEYovTaL 1 pict TNV GAAN Kot TG

TEPLEYPAYE MG EENG:

® Nikolai D. Kondratieff, 'The long wave in economic life", Review of Economics and
Statistics, Vol XVII, No 6, Nov 1935, pp 105-115 avadnpoctevpévo otd John J. Clark
Monis Cohen (eds), "Business fluctuations, growth and economic stabilization. A reader",
New York, Random House, 1963, p 29
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o) mEP1000¢ TANB®PIoTIKNG adENong

B) mepiodog otaciponinfwpiopon

Y) TEPi0d0G AVTITANO®PLETIKNG ovENONG

d) N peydan voeon

O téooepic mpoavagepbeiceg mepiodor mapariniilovtol 00TOX0 OO TIG TECOEPLS

EMOYEC TOL YPOVOL e Ta avdAoya yopaktnpotikd: AvoiEn — Kolokaipt ko

DOwoOTmPO — Xepmvag.

AIATPAMMA 1: Kduazo Kovipartiep omo to 1800 uéypr onuepo. Kara ty Oewpia ppioxducote
oe ewoyn Y (bpeon, Xeyuwvos Kovipariep). I1dd kotd ) Oswpia, mpémel va mepuévovues 1io.

erwoyn A (avixouyn, Avoién Kovipatiep)

aTpORTX VR xoAuflog  nAMxTROpITMIE  TTEIpORIIARE  WANPOQORHOXT
puppan DROGppe, Xt auToxiveTo 1yvoAoyia

| Kovipameg 2 Kowipimeg 3 Kovipanep 4 Kovipamg 5 Kowr
1800 1850 1900 1950 19%0
£ = wppa K= xipyn Y= ugaom A = avixopyn

KANOKAIP DOINONCPO XEMONAL ANOIEH

[Mopatnpeitor 6Tl TO YOPAKTNPIOTIKO TOV SVTIKOV KOTITOAMOTIKOV OIKOVOUIDV
elvalr ot paxpoypovior owkovopkoi wokAot. Tig oitieg tov  KomTOAIGHOD O
Kovtpdvtiep t1g amodidel oto avBpdmvo ctoryeio kot vrootpilel 0Tt ot AvOpwmor
EMELON «KLPLEvOVTA omd amAnaotioo odnyodvtan oe vepPorés. Ta televtain ypdvia
OV OTIS OVLTIKEG OIKOVOUIEC VLINPYXE OWKOVOUIKY OKUY, LANPYE Hio LEEPUETPN
ao000&ion Kot aicBnomn OKOVOUIKNG OGQAAELNG £TGL MOTE Ol KOTOVOAWTEG VO

0d1yovvtal € LVIEPPOALS.
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Or mopamdve peAeTNTéG OLVESEGOV TO OVOUOL TOVG ME TIG KOTNYOpieg TmV
owovVopIKOV KOKA®V. ‘Eva mAnfog dAAmv epeuvntodv TPOTEIVE SOPOPETIKEG KoL
TOAEG POPEG AVTIKPOLOUEVES Bewpleg Yoo TNV KATOYPOPY] KoL TNV €pUNVEIR TOV
OWOVOIKAOV KOKA®V. Ot opiopoi kot ot €vvoleg mov €ivol OmopoitnTeg yo TNV
AVOIAVON TOV OIKOVOUIK®V KOKA®V TPOTAONKOV amd Spopovg EpELVNTEG KOTA TNV
dlapKel oYedOV €vOC VO GVOTNUATIKNG HEAETNG. TToAAEG Evvoleg katl BempnTikég
0éoe1g OV gUEAVIOTNKOV OTA €PYd TOV TPAOTOV UEAETNTOV 16XVOLV OKOUO Kot
onuepa. Av Kot ot S1apopeg GYOAEG OIKOVOLIKNG GKEYNG 0KOAOVON GOV TNV O1K1 TOVG
mopeio. MOTOG0 KATOES Omd aVTEG KOOME Kol CUOVTIKOL LEAETNTES OO OPIGUEVEG
OYOAEC GoKNnoay guplTeEPN EMPPON oTov Ydpo. Ilptv Tpoywpncovpe 610 KEQPAANLO

OV GLVOEEL TOVG OIKOVOLUKOVS KOKAOLG e TNV ayopd oKtV Kpidnke okdmun n

AVOPOPA GTIG OLTIEG TV OIKOVOLUKOV KOKA®V (evdoyeveic kot eEmyeveic)

1.4 Awrieg T®V 01KOVOUIKAOV KOKA@VP,

To emimedo ™G «mANPNG amacyOANoNc» givatl Eva 10aviKO EMMESO KOWMG OMOOEKTO
v v owovopio. I'evviétar Opwg to epOTNUA TL TOc0GTO avepyiog mepthapPdvel
«TAMPNG amacyOAnon». Ymhpyovv ddpopeg amOyelg GYeTIKA pe ta eminedo mov Oa

TPETEL VO KOUAIVETOL TO TOGOGTO OaoOANONC.

O James Tobin amodéyetar to 0% ocav mocootd avepyiag, o William Beveridge to
3%, evd o John Maynard Keynes vrootnpilet 01t 10 1060016 avepyiog Oo Tpénet va
Kopaiveron peta&d 3% -10%. Xto eminedo «wAnpovg amacydAnonc» 6Aot ot avOpwmot
mov givor og Béon kar elvar TpodBupol va gpyactodv pmopodv va Ppouvv o Béom
gpyaciog oto emikpotovv eminedo pobov. To emimedo tov mANOwpoGHoL &gival
otafepd Kol OAEG O1 EIGPOEG OV 1) OWKOVOio UTOPEL VO YPNGLLOTOCEL, TOPAYOLV
npoiév. To eminedo mAnpovg amacyoinong Bo avédvetar 6co o mAnBvoudg Oa
avéavetal, Kabmg kol Otav VIAPYoLVV VEEG TEXVOAOYIKES eEeMEe. Av timota Ogv
dwtapaéel v owovopia, dgv vmapyel Kavévag AOYog va Pyel amd 10 emimedo

TANPOLG amacYOANONG.

10 paper presented at the 8th Conference of the Pacific Rim Real Estate Society 21-23 January 2002
Christchurch, New Zealand
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Qo10060, 01 01KOVOUIKOT KOKAOL gpgavilovtol emedn daTapayEg oIV OlKovouio
®BovV TV owovopia v 1 K4T® omd 1o EXIMESO AVTO, TNG TANPOLS ATATYOANONG.
Ta aite T@v owovoukdv KOKA®V dtakpivovtal oe  gvdoyevn kot e€myevn. XTiC
eEmyeveic autieg, meprapPavovror petafAntég ot omoieg kabopilovtor exktdC TOL
OLKOVOULKOV GLGTNUATOC, OTMG TOAELOL KOl ETAVACTACELS, EKAOYES, HETAPBOAEG oV
TIUN TOV TETPEAOIOV, EMGTNUOVIKEG Ko  TEXVOAOYIKEG eEeMiEelc. XTI evOoyeveilg
atieg mepriapPfavovror petafintég mov mpocdlopilovior HEGH GTO  OWKOVOUIKO
OUGTNIO KO TPOKOAOVV O {O1EC TOVG OIKOVOUIKOVG KOKAOVS. Mepikég amd avtég eivar
Ol VOUIGHOTIKES TTOATIKEG TTOV ONUIOVPYOVV SIOKVUAVGELS LEGM TNG EMEKTOONG N TNG
ocvppikvoong g Tpoceopdc ypruatog (Milton Friedman), ot Oswpieg enévévong mov
Bacilovtar omv aAAnAemidopacn pHeTaED TNg ovéNong G TOPAYOYNG KOl TNG
enévovong (Paul Samuelson), ot Bempieg oyetikd pe v ayopd epyaciog, ot 0moieg
amodid0VV TIG OIKOVOUIKES SLOKVUAVGELS 0TV akopyic Tov Twov (] tov cdonv)
(Robert Lucas), ot petaforéc otnv KopmdAN TG GLVOMKNG (RTNONG Kot 01 HETABOAES

GTNV KOUTOAN TNG GUVOMKNG TPocspopdctt.

KE®AAAIO 2: OIKONOMIKEYX AIAKYMANZEIX XTHN AI'OPA
AKINHTQN

2.1 I®g o1 01KOVOpIKOL KOKAOL GuVdEovTon pue To. oKiviTal?

2t dekaetia tov 1970, pia dAAn Bswpio £ytve onuoeiing. Me Bdon tig puekéteg
NG GLUTEPLUPOPAS TNG YPNHUOATICTNPIOKNG AYOPas, 1 «umOHesN TG AMOTEAEGLATIKYG
ayopdc», LWOCTNPEE OTL Ol TIHEG TV  TEPLOVCIOKAOV OTOolEiwv Telvouv  va
avtikatontpilovv v tpé€yovca PEATIOTN mANpoopia oyetkd pe v afla evog

TEPLOVGLOKOV GTOLYELOV.

Otav o véo TANpo@opio. GYETIKA LE U0l LEULOVOUEVT] ETOUPELN EIGEPYETOL GTNV

ayopd, M TN TG UETOYNG TPOcapUOleTOnL TOAD YpMyopa, HEGO O o MUEPA M

dvo. Ot Tyég dev Kvohvtat apyd o€ daotNUaTo. ERSOUASOV 1) UNVOV.

1 Lucas Robert E. Jr, (1980), "Methods and Problems in Business Cycle Theory," Journal of Money,
Credit, kon Tpanelukn 12 (1980).

12 ju,H, Park, Y.W, and Zheng, S.(2002),The interaction between Housing Investment and Economic
Growth in China, international Real Estate Review, vol 5.
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Ot akadnuaikol KaTéEANEAY G610 GUUTEPACHO OTL 1 YPNUATICTNPLOKT 0yopd eivat
€vag TOAD amOTEAEGLOTIKOG UNYOVIGUOG Yo TNV OmoppOPNON VE®V OVTIKEUEVIKMV
mnpoeopldv. [pokettar yio po «tédetn ayopd». To didypappo ToV ™ HETOYNS
pog etapeiog £xetl €va o610 TOV OVOUAGTNKE «TLYO{0G TEPITOTOCH (TVYOIOC, EMELON
dev eivanr dvvatov va mpoPreebel). H vevpikn kivnon tov TIHOV TOV HETOYOV,
Bopiler Bvpopévo KouvoUTL, OVIOVOKADOVTOG TIG onupepwvés ewdnoeic. H ayopd
amopPPOPd TIC VEEC TANPOPOPieg 1000 KaAd oL givol oxeddv adVVATO KATOOL VOl
EMOEPEANB0VV TOV E0NGE®V Y10 VAL KAVOLV KEPOOPOPEG GLVOAAAYES Y10 TI LETOYN TNG

etoupeiag — tO6co TéAELQ €fvan 1| ayopd.

Q¢ ek TOVTOL dgv VEApPYovy TPOPAEYIHOL  pokpompdOeGHOl  KOKAOL TG
ypnuotiotnplokng ayopds. Iati av frav mpofAéyipot kokiot, n wAnpoopia (4Tt
etvar TpoPAEypor) Ba elye NN amoTLTOOEL OTIG TIHES, EEOHOADVOVTAG TUYOV KOKAOVG
(emedn N ayopd sivan télewa). ‘Etot, miotevov 0Tt | TpOPAEYT OIKOVOLIK®OV KOKA®V

elvat advvar.

[Tpokeipevou ot emeVOLTEG VO SIUCPOAGOVY TNV KEPOOPOPIN TOVG EMAEYOVTOG
T KV TA ©OC ETEVOLTIKA TTPOIOVTO, TOPATNPOVV Kol EAEYXOVV TIG AEIEG TOV OKIVITOV,
TS OVTEG SOUOPPAOVOVTAL Kol TG LETABAAAOVTAL 6T O1dpKELD TOV YPOHVOUL.

O S.E. Roulac avagépbnke otnv avalvon thg KUKAKOTNTOS TOV 0KIVITOV Kot
OTNV GYECN TNG UE TNV KEPOANLOYOPdL.

X10 egmopevo odypoppo amekoviCetar N GAANAEEAPTNON TOV VO OyOP®OV

KaOADG Ko 0 YPOVIKOS GUGYETIGUOG TOVC.
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AIATPAMMA 2

Cycles of Property Market and Capital Market Interclependente

High

&

Lo

Seurse: The Rouas Greup

‘Etol, amd v pia mhevpd £xovpe Toug KOKAOVS TOV SOUNUEVOD YDPOV, TOV
EVOIKIOV KOl TOV ETEVOLTIKMOV ATOdOGEMY Kol amd TNV GAAN TAEVPA TOVS KOKAOVG
TOV KEQUAONLK®OY POMV KOl TNG OVATTLENG TOV VEOL YMPOL, HeTalld TV omoimv
vrapyel oAAnAemidpacn. H oaxexkoppévn ypopun oto avoToTo onpeio TV
OVTIOTOY(WV KOUTOLAGV TEPYpaPel TN 0Tk €mMPpon T®V TPOCIOKIDV TV
EUTAEKOUEVOV POPEMV KO OO TIG OVO OYOPES. LT KOTMTATO CTUEIN TOV KOUTVADV

TOPOVGLALOVTOL Ol APVNTIKEG TPOGOOKIES TV EUTAEKOUEVMV POPEMV.
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[Mapanpeiton eniong 0t VYNAGTEPO EMMESO dOUNUEVOL YDPOV, EVOIKI®V Kol
EMEVOLTIKAOV OMO0OGEMY CUUTIMTEL LE TO YOAUNAOTEPO EMMEDO KEPAANLAKDV PODV KOl
avdntoéng véov yopov. Kabdg aflomoteiton o véog ydpog, avEdvovior ot
KEQUAALOKEG POEG VA amd TNV GAAN TAELPE LEWOVOVTOL TO €VOIKLM, TO EMimEdn
YPNONG SOUNUEVOL XDPOL Ko 01 EMEVOVTIKES amodoael; (Roulac, 1996)

O Roulac®® 610 endpevo Stdypapipo avolver TmG 1 KOKAKOTNTO TS 0yopac
AKWVNTOV EXNPEACETOL OO TN GUVOAIKT] OLKOVOLLID.

H {fton omv ayopd axivitov €uVoel TIg KOTOOKEVEG VEMV OIKOSOUNUEVOV
YOPOV. TNV avAAVOT TOV GLVOEEL TIG OIKOVOUKEG e€eMEEL otV akivitn Teplovaia
Kol TOPOLGLALEL TO TMG OAANAETIOPOVV 01 dVO 0yopEs Pacel Tmv e€eAiEemv TOVG.

e o TpAOTN PAcN avOd0L TG OIKOVOUING, 1 OIKOVOULIKT dpactnpldtnta £xet
tdoelg eméktaong kot M {Nmmon mpoidvtwv Kot vanpecidv givor avEnpévn, €tot
nopaTnpeitanl P adénon Tov evokiov otV ayopd TV oKWVHTOV Kot adénon ot
{Mnon véov ydpov 1 omoiac LEAVEL TNV KATAGKEVOGTIKT OPAGTNPLOTNTO KOl 0T LE
™ GEPA TNG 0ONYEL GE OLKOVOUIKN EMEKTOOT).

Emonpaivetonr 6t o Roulac (1996) avagéper 011 onuaviikd  poro
dwdpapatifel n memoidnon oyxeTikd pe v youyoloyia g ayopds, 01t dniadn v
vrepPolikn) a1c10d0&ior akolovBel M vIEPUETPN 0110005 i0 Kol AVTIGTPOQ®G, LE
anotélecpo TNV AavOAvoucsa EKTIUNGN TG EKAGTOTE OIKOVOLUKT KATAGTACTG.

Y€ GLVEYELN TNG TTEPLYPOUPTNG TOV KOKAOVL, OAN OUTN 1) ETEKTOCT TNG OIKOVOUTNG
onpovpyel Betikd kAo 6TV ayopd yio TG EMYEPNOELS KOl TOVS KOTOAVOAMTEG LE
AmOTEAEG O, VO dNUIoVpYEiTOL TAEGVOAGLLO. OIKOSOUNUEVOL YDPOV. ZE QVTO TO CNUELD
01 VEEG KATAOKEVEG EAATTOVOVTOL, TO EVOIKLO LELDVOVTAL, 1| ATOPPOPNCT VEDV YDPWV
emPpadvveror kot av&avoviar ot kevol ympot, £tol 1 {\Tnom g owovopiag yio
TPOTOVTA KOl VINPECIES LEIDVETAL GTAONKE, 1 WYLYoAoYio TV POpPEMY GTNV ayopd
apyilel va emdev@veTon Kol 1 owovopio gl€pyeTal 6 eAon Kpions-Heeons. Xto
KaT®TOTO onNueio TG owovopiog ot tpameleg avoypNUOTOd0TOVV TO EVLTOOINKA
davel, £101 T0 Kabopd OIKOVOUIKO AIOTEAEGLLO OTO TNV OVOLYPTLATOSOTNON TOVMVEL
T1¢ damdvec. H {Rmmon avokdumter ko apyiler va €xel avéntikn tdon Gpo Kot 1M

Mmon xdpov av&dvetar, M mopaymynq oapyilet va avédvel  dNUIOVPYOVLVTOL VEEG

13 Roulac ST., (1996), Real Estate Market Cycles, Tranformation Forces and

Structural Change, The Journal of Real Estate Portofolio Management.
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0éoelc epyaciag, ovtd pHe TN OEPA TOL TPOKOAEL avEnomn evolkiov kol ypron
OOUNUEVOL XDPOV LLE OTMOTEAEGUO 1) KATOOKEVAGTIKY] dPAGTNPLOTNTA VO EIGEPYETL
Eavd duvapkd oty otkovouikn dpactnptotnto. To oyfua avtd givar pio Teptypoen
TOV OGS CAANAETIOPOVV KOl TOG OAANAOEEAPTMOVTAL O OIKOVOUKOG KUKAOG HE TNV

ayopd ok tev eEetdlovtag To OEpa amd LOKPOOUKOVOULKT] GKOTLA.

AIATPAMMA 3

Impacts of Economic Events on Real Estate

Economic i
More hiring and

More hiring and
Events more proguction

New construction stimulates more production
further economic expansion

Supply of services, products, New construction stimulates
space exceeds demand further economic expansion

Escalating demand
and prices of
services, products,

More hiring and

capital availability Escalating demand

and prices of services, More hiri

space, money
rompt g
gu?’diﬁgmore products, space, and capita
Spending and new money availability
Ex New construct Rent purchases slow, pmrg?;%tu"dl
panding S l:tzi ;‘f ;“ increases stall growing inventory ng
pebigd tation of hgher Splusee New construction
Y rents and pgrices Expanding stimulates expecta-
Absorption of new zmm‘c tion of higher rents
Strong demand stimu- space slows; Y, and prices
lates new construction ~ Vacancies increase Strong demand stimulates
new construction

Reduced demand for Expanding economic
activity, higher pro

A Rents and occupancy

Rents and occupancy

increase services, products,
space, money duction and more increase
employment
Continued softening demand ety gy Demand rebound:
ontinued softening demand, and costs; ebounds: "
rents and occupancy reduced busi- services, products, ?g,‘,‘éﬁ;‘;{g;,;“’“e" oase
ness inventories  SPace, money
Vacancies increase and Proceeds from
rent declines continue mortgage refinancing Increased space demand;
stimulate spending lower vacancy, rents firm
Real Estate A
Consequences Mortgage refinancing

Note: This depiction of real estate consequences of economic events reflects general relationships and does not reflect anticipatory or lag timing effects.

Source: The Roulac Group

2.1.1.H ayopé axivijtov

H vrdbeon ™mg TEAELOG ayopag elye [IRT08 NYELOVIKY|
0éom otV aKadNUOIKT OIKOVOIIKT KOWvOTNTO KOTE TN OldpKelo TG OEKOETIOG TOL
1970 «xor Tov 1980. AkOpo Kol Ol EMOYYEAUOTIEG TOL OUEIGPNTOLGAV TN

Bewpia VTN OV HmopPoVGaV VO EKPPAGOLV TIG AUPPBOAIES TOVG o8 AEEELG.
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‘Evoc  amd6  1t0o0¢  kopuveaiovg g Bempiag g owovoupiog NG
ocvumepipopds, Robert Shiller, Egxivnoe v épevvd 1oL OTIC OYOPEC AKIVATOV. XTIC
ayopég akvTemv 1 Bewpla g «tédetog ayopdc», amid dev Aettovpyet. To ohvnOeg
TPOTLTTO TOV TPOUYUATIKOV LETAPBOADY TV TILOV OKWVNTOV Elval po
OULOAT KOUTTOAN, TPOG T, TAV® 1) TPOG T KAT®. O YpOPIKEG TOPUCTAGELS TV TULDV
TOV  OKWVATOV €ivoal  TOAD  SLOQOPETIKEC OO TIC YPOPIKES — TOPOUCTACELS TNG
YPNUOATIGTNPLOKNG OYOPAS.

270 TOPUKAT® SLAYPOUUO TEPLYPAPOVTOL Ol UETUPOAEC TV KOUTVADV TNg

ayopds aKviToV

AIATPAMMA 4 KAMITYAEX ATOPAX AKINHTQN,

Economic Cycle Of
Real Estate

| Unlucky Zone |

—_—

e

» Time | -

H.gh ‘ aua

The |
Market |

l Low EESNEEBEENEREEANES LA LR LR LR LR

| Why You Can't Time the Market! |

lnyn: bv-civics.wikispaces.com

Ymv mpoondbeln ovvBeong oG oMoTikhg Oewplag mepl KuKAIKOTNTOG OTNV
ayopd oxwhtov, €Eetaloviol TOPAUETPOL €VPVTEPOL EVOPEPOVTOS, TOGO OF
LLOKPOOTKOVOLIKO OGO KOl GE UIKPOOIKOVOULKO EMITESO.

Ot gpguvntég Tpocmafohv v SDOCOVV o EDPVTEPT] EPUNVEIN GTOVS OIKOVOLLKOVG

KOKAOVG TNG ayopds OKIVITOV Kol TOLG dtoympilovv 6Tig akdAovbeg Katnyopieg:
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Mokpootkovoutkdg Stoy®plopde @ aviumapoAALETOL 1) GUVOAIKY] KOTOOKEVAOGTIKN

dpacTNPOTNTA LE TOVG OeiKTEC avepyiog Yo va Ppedel n oxéon HeTaEDd KUKAMKOTNTOGC
TOV OKWVITOV KOl TOV GUVOESEUEVMV LLE VTN AYOPAOV.

XPNUOTOOIKOVOLIKOG StoY®PIoUOS  TOPATPOVVTOL YPTLOTOOIKOVOLIKEG LETAPANTES

OTMG EMTOKIN KOl AGPAAIOTPO KIVOVLVOU.

Enevovtikdg dwoympiopdg : e€etaleton TG Ol OKOVOMIKOT KOKAOL HITopovv va

EVeOUAT®OOVV 0TIV EMEVOLTIKY dtodikacio

>t Bphoypagia ot otkovopikoi KhkAot xwpiloviol 6€ TEGCEPIS SIUPOPETIKEG
YPOVIKEC TEPLOOOVE TTOV GLVOEOVTOL EITE UE T YEVIKT OIKOOOMIKT OpacTnploTnTO EitE
LE LTTO AYOPES AKIVITOV -
Kiokhov 4-5 grov : emdpodv ot 0leC TOV EUTOPIKAOV OKIVITOV KOl GTNV
KOTOGKELOGTIKTY OPAGTNPLOTNTOL.
Kvokior 9-10 erowv : eppaviCoviar mepliocdtepo 6TV ayopd OKWVATOV Tapd GTO
GUVOAO TNG OKOVOUTOG.
Kvkhotr 20-30 et@v : mpav 10 6vopa tov Kuznets o omolog £kave o épgvva to 190
awOvo Yoo TNV KoTtaokKevooTikn dpaoctnprotnta ot HITA. Ou xdxhor avtoi
vrootnpiCovronr  péypt M dekoetia Tov 607 AOY® TOV TWEPLOPIGUAOV OGN
petavaotevtikn mtoltikn twv HITA. Qotdéco gaivetar va epeavilovton LeTOTOAEUIKA
ne pkpotepn PéPata didpketa, oTIc TEPIOCOTEPES d1ebveic ayopés.
Kvklor 50 €Tdv : pokpoypovior KOKAOL Ol 0TO{0L APOLOIBVOLY KOUOTO TEXVOLOYING,
e€EMENG Ko kavotopiog

O Mueller (1995) ka1 o Laposa (1995) oe pioc perétn mov ékavov o€
TPLOVTOUIO. UNTPOTOMTIKEG OYOPES YPOPEWIKDOV YDPWV, TAPOTHPNCOV OTL 1 7O
ovvnOn duapkela BpayvTpdOecUNng KLKMKOTNTAG GTNV ayopd oKV T®V fTav 7,25 Kot
8 &m.

Ocov agopd ™V KoToypo®n HAKPOTPOOESU®V KUKA®V Ond €pEvVEG OV
&yovv yiver and tov Wenzlick (1980) kot Downs (1993) éyovv kataypdyet Tov 18,3
eT®V KOKAO Tig dekaetieg ‘50” kot ‘60°. ITapdia avtd apketol epgvvntéc Bewpodv OtL

ypewlovtor paxpoypovieg Bhoeig dedopévav yio v depedivnon g KUKAKOTNTOG

TNV AYOPd OKIVAT®V 01 OTTOIEG OEV LITAPYOLV.
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2.2 IIi0®PLopds Kot avTemodoTIKéTHTA TOV OKIVTOVY 1

O Hoesli (1994), avédeiEe peta&h dAlov, OtL To akiviTo TPOGEPEPOLV
ONUOVTIKN TPOoTOGia amd Tov TAN0mPIGHd Kot pdAoto o€ peyolvtepo Babud on’ ot
ol Kowég petoyéc. Opoimg, or Glascock kot Davidson (1995), katéin&av o6ti ot
OTOOOGELS TOV UETOYDV ETALPELDY AKIVITOV, VTEPKOADTTOVLY TOV TANOW0PIoUO, EVD OL
Quan kot Titman (1999), oyvpionKkav OTL TO EUTOPIKE OKIVNTA TPOGPEPOLV
KOVOTIOMTIKY LaKpompdOesun Tpootasio EvavTt Tov TANOMPIGHOV, YEYOVOS OU®MS TO
omoio doev emPefoarmveror og Ppoyvmpoddecpo eminedo.

Ot Liu k.. (1997), e&étacav delypoto entd yopov, kol KatéAnéov 0Tl o€
OPIGUEVES YDPEG Ol KOWEG UETOYES TPOGEPEPAV KAAVTEPT TPOCTUGIO EVOVTL TOV
mnBwpiopod, evd oe dAAeS, akivnTa Kot PETOXES cuUTEPLOEPONKAY opoiwg EvovTl
tov mAndwpiopod. Ot Rubens® k.a., (1998), katéypoyav OTL Ol KOTOIKIEG KOl Ta
EUTOPIKA aKivNTO TPOGPEPOLV AVAUPIGPTNTN TTPposTAcia £vVOvTL TOV TANOWPIGHOV,
evd mpocEhecav OTL Ta OQEAN YIVOVTOL EUPOVI] KOL OTNV TEPITTOOT HUKTOV
YOPTOPVAOKI®V, GTO OO0 LILAPYOVY KO OKIVNTAL.

Ocov apopd T1g slonypéveg starpeiec dopnc REITS, ta amoteléopara sivon
avtioTpoPa, KaODC aVTEG Ol ETOPEIEG CLUTEPIPEPOVTIUL TEPIGGOTEPO GOV LETOYES
napd oav axivnta. Koatd ocvvémeln epeoaviCovv eite pundevikn, eite opyntikn
ovoyétion pe tov mANBopiopd. Alyeg poOvo HEAETEG, OMMOC YloL TOPASELYUO TMV
Gyourko kot Linneman (1988), kot twv Chen kot Tzang (1988), katéypoyav peptkn

TPOoTUGio EVOVTL TOV TANOWPICLOV.

14 Balomenos, P. (2003) Analysis of the Athens Land Market, Organization of Economic
Co-operation and Development (OECD), Review Meeting, Athens

15 Rubens, J. H, Louson, D. A. and Yobaccio, E. J. (1998) Measuring the Significance
of Diversification Gains, Journal of Real Estate Research, 16:1, 73-86.

16 'Eva REIT (Real Estate Investment Trust) ivor éva £i80¢ ao@dAetog mov enevdiel og akivijta pécm
G 1010KTNGL0G 1} VTOONKES Ko GLUYVA EUTOPEVETAL GE LEYAAD ¥PNHOTIOTAPLA, 0TS £vo amdBepa. To
REIT mapéyet otovg emevouTég pe eEopetikd peuatd pepidio oty ayopd aktvitomv. Aopfavel 1dkd
@oporoyikd {nTApaTo Kot GLVHOMS TPOCPEPEL VYNAEG UEPIGUOTIKEG OTOOOGELS.
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2.2.1 H enidopaocn TS 0IKOVORINS KOl TPOGOLOPLOTIKOL TAPAYOVTES GTIS TIHES TOV

aKwitov’

Onwg 1oybdel Kot pe to GAAN TEPLOVGLUKE GTOLYEID, 1 OIKOVOUETPIKY| TPOCEYYIoN
TOV HETOPOADV TOV TILOV TOV KOTOKIOV, OTOOEIKVOETOL TG £lvol o SVCKOAN
vd0eon, OedoUEvVeV TOV TOADTAOK®V OAANAETIOPACEDV NG Oyopds uHE TNV
OKOVOLiO. YEVIKOTEPO KOL TNG ONUOGIOG TMV TPOCOOKIMV, O0UTEPO GE TEPLOSOVE
owovolkng avinong M Yveeonc. IMapdria avtd, cvvoyilovtag, VITAPYOVY KATOLN
Boaotkd yopaKTNPIoTIKA TOL avagépovtal ot debvn Piploypapia. Zvykekpipéva, ot
Baowol moapdyovteg mov emmpedlovy TNV TOPEiD TOV TIUOV TOV KOTOKIOV Eivar ot
egne:

e To e1600NNA TOV VOIKOKVPUDY

e To emroKio (To Tparyuatikd oAAd TOOVOS KOt TO OVOLOCTIKEL)

¢ H ovvBeon tov vokokvpudv, KaOdS Kot GALEG SNUOYPAPIKES LETAPANTES

o AlGpopeg HeTABANTEG TN TPOSPOPAS

e Ot cvVONKEG TOV YPNUOTOOIKOVOUKDY oyop®V Kot 1 Slafeciudmra TV

TIGTOGEDV
e Ot @opol, Ol €MOOTNOELS KOl GALEC TOMTIKEG OMUOGI®V OWKOVOUIK®DV OV
oyetiCoviot Le TNV ayopd Kotowkiog
Avtikepevikol mapdyovteg €Enyovv povo éva HEPOG amd TIS AVENGES Kol UELDOELS
TOV  TILOV TOV  oKvATeov. Meydho pEPOGCTNG VLIOAOINNG dPacTNPLOTNTAS Elval
KUKMKT, Ko e€nyeiton amd tnv idta TV 16Topia TG oyopag.

Avto mpokdAece €va Kevo oTnV Bewpla g TéAewog ayopdc. H ayopd
OKIWVINTOV KIVEITOL G€ KATL OOV (ol OHOAY]  KOUTOAN - T0  omoio  givor  awtd mov
TOIPVETE OTAV EPAPUOCETE EVOV KAVOVO OTTMOC: «oryopd otny mepiodo T, av n tiun €xet
avénbel og T-1»

MoKpOOIKOVOUIKOL TaPaYOVTES

AlMayég TV UAKPO-OIKOVOUUK®MV UHeTAPANTOV €yovv (emiong) tnv Tdom vo

emnpedlovV TIC TIHEG TOV KATOIKIOV

O o onuovtikoi Tapdyovteg eivar ot €ENG:

' A. Madapodmovrog, ‘Ot Tipéc Tov axwvitov oty EALGSa aviavakhoov to Ogpehiddn peyédn mg

ayopdc” Topog 11, Tevyog 8, 23 OktwPpiov 2007 , Eurobank research.
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o AvEnon tov £0vikoy eweodpatog (AEID). Xe o perém oe yopeg (HITA
Kovaod Hvopévo Baoiiero), pa avénon 1% tov AEIT oyetiotnke pe avénon
1-4% ot mpaypotkés TWEG TV Katowkidv petd omd tpie xpovie. H
emidpaon NTav peyarvtepn oty IpAavdia, Ayodtepo woyvpn| otig HITA.

e M:sioon tov emrokiov. Mw peioon kxotda 1% tov Bpoyvrpdbeopmv
emrokiov oyetiCetal pe %2 éog 1 V2 % adénon otig Tipég TV KaTOKIOV HEGH
oe éva ypdvo. H emidpaon Ntav ioyvpdtepn otov Kavadd kol otTig KAt
Y®pec, o advvaun otig HITA kot 1o Hvouévo Baoiietlo.

o AvENoEICTOV TIHAOV TOV  pETOY®V. Zt0 Hvopévo Baoilelo, ot
SWKVUAVOELS TOV TILAV TOV PeTOY®V gvdvvovtat yia o 35% tov GLVOLOL TG
aOENONG TOV TIHOV TOV KOTOKIOV Kotd Tn Odpkewo piag tpiletiog, evd ot
dwkvpdvoelg oto AEIT e&nyotv mepinov 10 20%. Ztig HITA, tov Kavadd, kot
mv IpAavdia, 10% avénon otig TYéG TV petoy®v mpoKaiel mepimov avénon

Katd 1% Tov TGOV TOV KATOKIOV 68 O1AGTNLO TPUDY ETOV.

Qo1660, Ol ayopoaotés Olvovv mpocoyn o€ OTL GAAOL OyopooTéS  ival
dratefeltévol va TANPOGOVV-Kot Ol GE KATOL0 EEMYEVT KAVTIKELEVIKA» GTOLYELOL.

'Eto, dev vmhpyel téleta ayopd mov odnyeitor omd eEMTEPIKEG «EONGEICH- AL
péAlov po mpoPAéyun oyopd, mov «TpEeeTon» amd Tov govtd G Ot ayopéc
aKWVTOV £(0LV TNV TACT Vo Kupoivovtol HETOED DTOTIUNONG Kol VIEPTIUNONG TNG
TPOYLOTIKNG a&iog.

To 1t givor «oymAd» yio v ayopd, kot Tt ivor «xaumAd» stvor o peyddlo Pobuo
Bépa TG 1oToplag, Kot TG CLYKPLONG LE GALN TEPLOVGIOKA CTOLXEL.

Or vepTiunpéveg ayopég akvnTov givol eE0PETIKE EAKVLOTIKES. Y TTdpyovv

oLYVE KOAOL AOYOL Y10 VO TIGTEWYOVLE OTL Ll GUYKEKPLULEVT] aryopd a&ilel vynAoTepng

amotipunong an’ 0t 6o mTapeABOV, 1| am’ Tt AhAeg ayopég a&ilovv.

MIiKpOOIKOVOULKOL TaPayOVTEG
H onuocic tov pkpoolkovopuk®v — mopayéviov  mov  emnpealovv v
EAICTIKOTNTO TNG TPOCPOPAS Yo VEES KaTtolkieg, otnv mpoomdbeia e&nynong twv
SPOPOV Gt UETARANTOHTNTO TOV TILDV KOTOIKIDV OO YDPO GE YOPO, Etvar LeEYAAn.
e H mpocgopd véov katowidv 610 Hvopévo Bacilelo avtidpd Aydtepo oTic

TIWES TOV KOTOKIDOV Kol avTdg etvar €vog amd Toug AOYoug Yo ToV 0moio ot
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Tinég oto Hvopévo Baociielo avédvovior meplocOTEpPO GTO YPOVO Kot
dtakvpaivovtol mo évrovo arn’ O0tL ot Hvopéveg TloAteiec. H evasOnoia
™G TPOGPOPAS VE®V KOTOKIOV eEaptdtal éviova oamd TO YPOVO TOL
amorteitonl yioo T oxedlaon Kor TNV KaTookevn oG Kotowkiog. E&aptdron
eMiong  omd  OKOVOMIKOUG KOl TOMTIKOUG — TOPAYOVTEG, Om®G TNV
OVTOYOVICTIKOTNTO GTOV KOTOOKELAOTIKO TOUEN, TN OlofesIdTTO. KOl TO
KOGTOg NG e&eldkevpévng epyaciog, TIC YOPOTOEIKEG Kol TOAEOOOMKESG
pLOUICELS, TOVG POPOVS KOl TIG EMOOTNOELS, EOIKA QVTOVG TOV AVOPEPOVTOL
o11g véeg Kartoikieg (O’ Sullivan, 2000).

"Evog GALOG LUKPOOTKOVOLUKOG TTapAYOVTOS TOV £xEl AAPEL TpocoyT| ivart

H dopn kot o Bgopoi Tov motOTIKOV ayop®dv H «pihedevBeponoinon»
TOV  YPNUOTOOIKOVOUIK®OV Kot eVOmOOnkwv ayopadv &xel avénoet v
evacnoio TOV THOV TOV KATOIKIOV oTIS HETAROAES TV emToKimV, KOODG
&xouv pewmbel or ddpopot motwTikoi mepopiopoi. Eivar pryokivovvo va
e€aybel ovumépoopa yuo to av M ovENpéVn SaBecIUOTNTO TICTOTIKAOV
KepaAaiov €yl Lo Eexmploty), emmpoOchetn enidpOoT OTIS TIUES KOTOIKIDV.
EmnpocHétmg, axdpo w1 av vmapyxer oxéon petald g avénong tov
evomodnkov yp€ovg Kol TOV TIHAOV KOTOWKI®V, €ivol pHAAAOV OVGKOAO Vo
amodeyfel n otdong katevBovvon g oxéong. H avénon tov evundbnkov
xpEovg umopel vo opeiketon otV emidpacn ¢ avsovopevng {nnong yuo
KOTOKIEG KOU/T| TIC AVEAVOUEVES TYLES KOTOIKIDV.

Evolloktikd, omoladnmote TauTdYpovn UETAKIVNOT OTIS TIHEG KATOIKIOV KO
010 Yp€og, umopel va opeidetar oe évav tpito mapdyovra,

OT®G TNV AENON TOV ELG0NMNOTOS, TO EMLTOKLA 1] KATOI0VG ONUOGIOVOUKOVG
TOPAYOVTEGS.

Téln,

Kol Opovg,

EMOOTNOELS KOl GAAAEG OMNUOGIES TOPEUPACELS £XOVV CNUOVTIKT EMIOPOACT OTIG

TIHEG KATOIKIADV, E01KE GE TEPLOOOVG LEYAA®Y AVALOPPDCEDV.
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2.3 H ayopd axivnng neprovoiog'®

Oleg T1g ovvarrayéc, mov mepthapPdvouy docoAnyieg dtkatopdtomv Evavtl
S ovvrovifovtar and Vv ayopd axivnng meplovciog. Q¢ docoinyio opiletor M
HETOPOPE EVOG OTKOLDOUOTOS TPOCMPIVOL 1 LOVILOL, OO £VOV GUUUETEXOVTO GE £VOV
GAAo, EvavTt apolPng, Tov cuvnBmg etvar xpHUOTOL.

O 6pog yn oV ayyAKN YADGGO ONUAIVEL TN «OKETN» Y1 EVO 0T vopobesio
0 6pog mepthopPavel kot OAa To oToLEln TOV Elval cLVOEdEUEVA UE T Y1), AKOUT KOt
To KTipla. Ymhpyovv apketol Opot mov umopodv va Bempnboldv cuvdvopol, Omwmg
«oxivnn meprovsion, N akdpa kot «weptovaion. [lapodtt 0 6pog meprovoia £xel pia
TOAD €upVTEPN Evvola amd TNV akivitn TePLovsio, N LEAETN TPAYUATELETOL UOVO LE
aKivnn meplovsio. TVVETMG 01 OPOL «OYOPA YNG», KKTNUATAYOPE, «Oyopd aKivnTng
TEPLOVGIAG» KOl «OYOPE TEPLOVLGLACH EIvaL EVOIALAKTIKNG YPNONC.

Enedn oto Hvopévo Bacilelo, o Baocildg 11 1 Baoilooa, sivor ot amdAvtor
1010KTNTEG M dNUoOGLa WokTnoia eivar 1 amdivtn Woktnoia yne. Katd cvvéneia, n
CUVOAAAYT] OKIVITNG TEPLOVGIOG QUPOPEL TN HETAPOPH SIKUOUAT®V €L TNG YNG KOt OYL
™G amoOALTNG WoKToiog TG YNNG Kabeowtng, N omoia Tapopével povipa ved v
Katoyn TG £6vikng Kuplapyiog Tov KpATOUG.

O 06pog «Freehold» otnv ayopd akivntov tov Hvouévov Bactieiov (kat oyt
HUOVO), €XEL GLYKEKPULEVT] £VVOLaL Y10 TNV «OYYAIKN» vopoBecio aALd eivor Kot evpeémg
KOTOVONTOG Y10 TNV TEPTYPUPY| TOL OIKOIMLOTOS Y10 OTOKAEIGTIKN Kol LOVIUN KOTOYT
NG XOPIS TEPLOSIKES TANPOUEG GE KATOOV WOOKTNTN LYNAOTEPOV «IGLOKTNGLOKOD
emmédovy. ‘Eva « Freehold», dwaiopo pmopel va petopepbel povipo pe dwped,
KANpovoud | mdANo™, 1] Tpocwpvd, Le evoikioon 1 adelodotnon. «Leasehold» givat
0 0pog mov ypnowomoleitar otV AyyAio yi TV TEPLYPAPT] €£VOG TPOSMPIVOD

SKAUDPOTOG XPNONG.

2.3.1 Owovopikoé mepipdirov kan dop TG ayopds axivintng meprovoiag®

Ta yopakploTikd Tov «ayafdv» Tov OlKVOOVIOL GTNV oyopd OKIWVATOV,
ONUIOVPYOVV CTUOVTIKO TPOPANLO GTNV OKOVOUIKY] avdAvon Tng 010G e ayopdc,

LG Kot oTd 0V ivan Ktipta 1 yn 0ALG T SIKOOUOTO TO, OTToio lvail GLVOEdEUEVQL

18 Berger-Thomson, L. and Ellis, L. (2004) Housing Construction Cycles and Interest
Rates, Reserve Bank of Australia, Research Discussion Paper 2004-08

19 Balomenos, P. (2003) Analysis of the Athens Land Market, Organization of Economic
Co-operation and Development (OECD), Review Meeting, Athens
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pe avtd (Lizieri, 1991). H moAlamAdtnto SiKaoUdToV €Nl TOV OKIVRTOV, ONpiovpyel
avopoloyévela ota ayafd mov SlakvovvTol 6TV ayopd axivntng meprovoiag. Avti
Aowmdv vo ovoivocovpe po kot poévo ayopd avoykalopoote vo eEETACOVUE Eval
Heydro aptOpud vd ayopamv.

Boo1kog dtoy@ptopog o¢ mpog T 0o TV aKvT®V YiveTon BAGEL TV EVVOLDV
g ayopdg (market), g tiung (price), g aiag (value) kar tov kdéoTOLG (COSt).
apykd 1 a&io dnuovpyeital PEG® TS OAANAETIOPOONG TEGGAPOV TAPUYOVIWV TOV
ouvdéovtal pe KaBe mpoidv, vanpeoia 1 ayadd. Avtol eivon | ypnowdtta (utility), n
onavidtnta (scarcity), n embopia (desire) ko m ayopaotikny dvvoun (purchasing
power) (Archer and Ling, 1997).

H apyn ™c¢ mpoogopdc kot {fnong amotummvel TV oAANAETidpacn TV
napandve topayodviev. H tpoceopd evog ayabov 1 piag vanpeciog ennpedleton amd
N ¥PNOOTNTA TOV Kot Kot OG0 etvar emBoupuntd. Tavtoypova 1 dtebecdTTA TOL,
empedletal omd TN GMOVIOTNTA TOL KOl TNV AyOpacTiK duvaun tev mhovov
ayopaotav. H {ftmon téhog nnydlet omd v ypnootra tov ayafod, aAld kot omd
TOVG OL0GONTOTE TEPLOPICUOVS GTIV OYOPUCTIKT SOVOLT.

Zmv ayopd oKivntng mePovciog, 1N TPOCEOPE OVTITPOGMOTEVEL TOV aplOud
CLYKEKPIUEVOV dtKaopdToV enl akvitov Tov eivar dwbéoipa og d1dpopeg TIPES, o€
po. dedopévn ayopd kol ypovikny mepiodo, Bewpdvtag To KOGTN epyaciag Kot
mpoioviov otabepd. Tavtoypovo mn (non aviwotontpilet tov aplBud TV
EVOLLPEPOLEVOV GE SLAPOPES TIUES KOt XPOVIKA OlaoTpat, BepdvTag 6Tafepong
TOVG VIOAOUWTOVS Tapdyovteg Omwg mANBvoud, €10ooMua, peAlovtikés aieg ko
oLVNOELEG TOV KATOVOADTOV.

Adyo g moAlamAOTNTOC TOV dkalwpdtwv, kabe avdivorn ompiletor oe
Aertovpykd mAaicla, €0dyoviag dVO HOVO VIO oyopég UEAETNG, avOAOyd WE TO
Backd kivntpo eEacPAAIoNG TOV SIKOIOUATOV TOL TPOCPEPEL EVAL OKIVITO.

["a 1o Aoyo avtd ompilovpe v kdbe avaivon oe kabapd Aertovpyikd Thoicia,
glodyovtag 000 pOvo vmd ayopéc peAétng, avdioyo pe 10 Pacikd Kivnrpo
e€aoPAMoNg TOV JIKU®UATOV TTov TPosPépel €va axivnto. Ot dvo Vo ayopéc
pelég eivar avtég g xpnons (occupation) ko g emévovong (investment) (Di

Pasquale ko Wheaton??, 1996).

20 \Wheaton, W.C. (1987) The cyclical behavior of the national office market, Journal of
the American Real Estate and Urban Economics Association, 15:4, 281-99.
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Ymv vrd ayopd TG ¥PNoNS, O KATOXOG TV SIKOI®MUAT®V TOL OKIVITOV,
xpnoomolel to okivnto yio vo eEuanpeTioel TV (PNOTIKOTNTA TNV omoin €&’
optopol avtd mpooeépel. Katoyor TV SIKOIOUATOV €VOC EUTOPIKOL OKLVITOL
YivovTol ot ETaPEIES, DOTE VO TO YPNCUYLOTOGOVY GTNV TOPAYMYIKN dtadikacial, yio
KOTOOKELT TPOIOVTMOV £vtOg owTov (Prounyaviesg), Yoo amobKevorn Kot dlavour| TV
mpoioviov (etorpeieg logistic), yi TOANON TOV TPOIOVI®V TOLG EVIOS OVTOV
(epmopucéc etaupeies-KataoTuata). AKOPO Kol GTNV KOTNYopid TV Un EUTOPIKOV
AKIVNTOV, OTMG OVTH TOV KOTOIKIAV, (o OKoyEVELd aglomotel Ta SIKOIOUOTO EVOG
GTLTION Y10 VO IKOWVOTIOGEL TIG OVAYKES TNG Y10l GTEYOON.

2y vd ayopd NG EXEVOLONG, ETOPEiEg EMevOVoE®V, BecuiKol EmevovTéG N

OKOMOL KOl VOIWKOKVLPLE, OmoKTOOV OWKOUMUATO €VOG OKIWVATOL HE OKOMO TNV
e€aoPAAIOT EIGOONIATOG-ATOS00N TNG EMEVOLOTC.
O1 000 avTéc VO ayopég (Tng XPNONG Kot TNG EMEVOVOTG) £ival AUECH GUVOEDEUEVEG
petald toug. o va éyel éva axivnto pio KepoAaiokn oio, mpémel vo dtabétet o
avtiotoyn a&io ypnons. [a mapddetypa pia etotpeio 1 évag 101G TPETEL Vo etvan
TPOOBLHOC VO TANPAOCEL TO €VOIKIO Y100 VO OTOAOVGEL TIG VANPECIES OV GLTO
apoocpéper. Katd cuvénela ol cuvOnkeg mov emkpatodv ot pia ayopd £xovv dueon
enintoon otnv GAAN (Baum kot Crosby, 1990).

H napandve anhovotevpévn mpocéyyion g oyopag axivintng mteplovsiag vro
TOVG OPOVG TNG YPNOMG KO TNG EMEVOLONG, ONUIOVPYEL Eva emumAéov TPOPANUA aVTO
mg «dlokmoiag-doyxpnoiacy (McKenzie? kor Betts, 2006). Ztnv cvykekpiuévn
nepintwon, dgv umopel va yiver avtiinmtd mowo eivar to Pacikd kivntpo NG
amOKTNONG TOV OIKOMOUATOV TOL OKWWNTOV, &V &ivar mbovod oviloyo pHE TIG
ovvOnkeg g ayopds 1o TPOTEVOV KiviTpo oTNV Topeia vo aAAdEEL.

A&iler va onuewwbdel 611 N TOPATAVE® OOUN OVAAVONG, EMIKEVIPAOVETOL GTO
KOUUATL TG ayopds mov avagépetor otn {nmon. Katd cvvéneio n avdivon €xet
BpoyvrpodBeopo opilovta, piog Kot 8 CLUTEPIAAUPAVEL GTOVS LITOAOYICHOVS TG TNV
EI0AYOYN VEOV OKIWVATOV oTNV ayopd (1 KOADTEPO SIKAIOUATOV €Tl VEOV OKIVITOV).
‘Etot Aomdv amorteiton po mo OAGTIKY] TPoogyyion, 1 omoia Oa mepthapPdverl
dradkacio Tapaywyng vEwv Tpoidvimy, ONAadn TNV avATTVEN OKIVITOV.

I'evvdte m avdykn peiétng pog tpitng vwd ayopds, avt g avdamruéng

akivnng meplovsiog (property development). ¥ oot v oayopd véa mpoidovo

21 McKenzie, D., Betts, R. (2006) Essentials of Real Estate Economics, Fifth Edition,
USA: Thomson South-Western.
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oNuovpyovvTol (KOTOOKEVEG), €V To ToAold &gite omaidvovior kol Pobpuaio
ayxpnotevovtar (obsolescence), eite oavoPabuilovion péom ¢ owdikaciog NG
mApovg avakotackevng ( redevelopment ) 1| avaroiaioong ( refurbishment ). Me
véOL 0LTH VO AYOpd PEAETNG EMTLYYAVETOL HOKPOTPOOEGUN OVAAVOT NG AyOpPag
akivne mepovciag, eved givol HEALOV TPOPOVIG 1) GLGYETION Kol aAANAEEAPTNON
™G VIO ayopds OVATTLENG OKivTNG TEPLOLGING, HE aLTEG TNG ¥PNONG Kol NG
emévovong (Geltner kon Miller, 2001).

EmumAéov mpofAiuata otnv avdAvon avokOTTouy OTav O Sloy®PIGHOG TG
ayopdc oaxkivnng meplovoiag yivel e OPOPETIKE kprtnplo (Y®PKd, TOUEOKA,
avaroyo pe To €100¢ Kot TN O1dpKeLn TOL GHMOUATOG K.AT.).

H Efvum Ztotiotikr Yanpeoio EALGSoc (EXYE) xdvel dudkpion petald
KOVOVIK®OV KoL 1T KOVOVIKOV KOTOIKIMV, OOV «KOVOVIKES) KATOIKIES elvat ot pdvipeg
KOl OUTOTEAELS KOTOOKEVEG, MOV OMOTEAOVVIOL OO TOVAJ(IOTOV £VO. KOVOVIKO
dopdtio kol wpoopilovtar Yo KOTOKIEG VOIKOKLPLDV, EVE Ol «UTN KOVOVIKEG» ivat
OmOlEcONTOTE AAAEG KOTOIKIEC, OMMG KOAVPEG, TapPAyKeES, TPOXOOTITO, OKNVEC,
KatovAMopot abiyyovav, K.o. AKOuUN, ¢ «GLAAOYIKN» Katowkio opileTon 1| GTEYAOTIKN
povada mov mpoopiletar va eEumnpeoel TOAAG dTopa, cuvNBmG opotoyevr). Tétoteg
povadeg etvar Egvodoyela, vocokopein, KAVIKEG, oppavotpogeie, ynpokoueia,
QLAOKEG, ®©C Kol TPocwpwvd katoldpoata (Katoedyw, epyotdélo, aifovceg
OEPOMUEVOV K.ATL). ZNUEIDOVETOL €TINS OTL KO T 0OKOTTES D dtoympilovTon avaioya

LLE TN (PNOM TOLG, N omoia pmopel va elvar OIKIGTIKY], Blopnyaviky, Ye®pYKY K.A.

2.4 O1 AerTovpYieg TOV ATOTELEGUUTIKAV AYOPOV OKIVITNG TEPLOVGING

H mo onupoavtiky cvpPoAr] omnv otKOVOpKY gunuepio OTIC OVOTTUYUEVES
owovopieg, etvar n Aettovpyio TG ayopds akivIng mTePLOVGiag, GTNV KOTAVOUN Kot
OVOKOLTOVOLLT] T®V TTOPWV YNG.

H ayopd eivar 10 péco mpoécPacng otnv akivintn meplovcio kKot Teivel va
dto@orcel OTL VILAPYEL €vo. €XPOG EMAOYDOV G€ WGOMTIKOVS cuuPatikodg Opove,
tonofeciog, TOTOVG KTIPI®V, OIKOVOUIKOD OVTOAAAYUATOG KOl YEVIKO OA®MV KEVOV

TOV TOUPAUETPMV TOV SIOUOPPDOVOVY U0 ETIAOYT AKIVITOV.
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e pio ayopd mov Aertovpyel AmOTEAEGLOTIKA, 1) T €VOC axvitov opileTan g
N mapovoa afio 2Tov ovaHEVOLEVOL HEALOVTIKOD £16081ANATOC (evOikio) TAEOV TNG
TEMKNG 0El0G TOL OKIVITOV.

KobBapr mapovoa a&ia (KITA) sivor to dOpoioua tov mapovc®dv aldv Tov
EIOEPYOUEVOV KOl EEEPYOUEVOV TOUEWKDOV POMV KOTA TN SLAPKELDL LIOG YPOVIKNG
TEPLOO0VL. MeTpdel T0 TAEOVAGHA N TNV EALELYT TAUELONKDV PODV, GE OPOLS TAPOVGUG
aiog, oe oyéomn pe to KO0T0G KePaiaionv (cost of funds) mov ypnoyomomnkay yia
{0 ETEVOVOT).

H xaBapn mapodoa A&ia (KITA) kabopilet av o emévdvon 1 éva €pyo kpivetat
ovueEPOV Yo vo. ypnupatodotnBel M Oy H moapovoa oo tov avapevopevov
TAUELOK®OV POV LIOAOYIleTal pe TNV TPOEEOPANGCT) TOLG YPNOCUYLOTOLOVINS TO
Kat@AANAo TpoeEoeAnTikd emttokio (discount rate).

O mpocdopiopds g a&lag evog oyediov eivar dVGKOAOG €mewdn LA OLV
dtpopot TpdmoL Yo Tn HETPNON TG 0EI0G TOV LEAAOVTIKMV TAUEWKOV podV. Ady®
™G XPOVIKNG a&lag Tov ¥puatog, £va evpd 6to HEAOV a&ilel MydTepo amd 060 Eval
evpo onuepa. To mpoeopAntikd emitokio otov Tomo KITA eivan évag tpdmog yia va
petpn et axpifog avtd.

O tomog vroroywopov g Kabaprng Iapovcag A&iog pog oelpds tapsiokov
POV, dEYETOL MG UETAPANTES TIG TAUEINKES POEG KAl EVA TPOEEOPANTIKO EMITOKIO KO
EXEL MG OMOTEALECLLOL LLOL TUUN.

H avtictpopn dradikacio mov d&yetot ®g LETAPANTES L0 GEPA TOUELOKDV PODV
kot v KITA kot Bydler og amotélecpa 10 mpoeLo@Antikd emtokio, ovoudleTon

amdO0GN Kot YPNOYLOTOLEITAL EVPEMS OTIC GUVOAANYEG OLOADYMV.

Tapelakeg Elopogg
K I_I A z - Apxikn Emevbuon

1+r)

t = Xpovikr) eplodog
N = Xpovikn dlapkeLla tneg emevouong
r = Npog€opAnTIKO ETUTOKLO

22 The Losses of Nations, Fred Harrison, Ed., Othila Press, London, 1998
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Xmv mepintmon NG ayopds TOV KATOKIDOV, TO VYOG TV EVOIKIOV 6e KAOE
YPOVIKN TtePiodo mpocdtopileTan amd v CHTNoM Kol TNV TPOSPOPE KATOIKIOV Yo
evolkioon kat yio iokatoiknon. Baoikol mpocdiopiotikol tapdyoviec e (Rmmong
KOTOWKI®OV €lvor ot PETABOAEG TOL TPOCMOMIKOV EIGOONUATOS, TOL TPAYLOTIKOD
emtokiov, TG Poporoyiog Kot GAA®V dopBpOTIKOV Tapaydvimv (T.y. LETOPOAN TwV
ONUOYPaPIKOV  otoryeimv-ynpavon  mAnbvuouod, eocmTepK] Kol €EOTEPIKN
LETAVAGTEVOT), UETOPOAEG TV YPNUATOOIKOVOUIKADV Oyop®dV K.o.). AmO v GAAn
peptd, o pLOUOS avENoNS TG TPOSPOPAS KATOKIMV TPOGOIopileTol GE ONUOVTIKO
Babuod amd ™ cvvnB®G TEPLOPIGUEVT] TPOGPOPA VEMV OIKOOOUNGIU®V OIKOTEO®V (N
omoio. aVEAVETOL HE GYETIKA 0pYoVuS puOuovc) Kot amd TOvg OYETIKE YOUNAODS
PLOLOVG 01KOOUNONG VEDV AKIVATOV. AVTO GNUOIVEL OTL 1] TUXOV ELGAVICT] DYNADV
pLOU®OV pETAPBOADY Gt (NTNON KOTOKIOV TPOGdlopilel 6 onpuavtikd Babud Kot Tic

petafolrés Tov Tpnev tov akwvintev (Miller ko Sklarz, 1986).

KE®AAAIO 3: H EEEAIZH AT'OPAIIQAHZIQN AKINHTQN

3.1 Ta kupLoTEPO YOPUKTNPLOTIKA TNG Oyopdc KaTokiog otnv Evponn og

GUYKPION B 0VTE TG EAAMVIKHG 0y0pag aKvTmvZS,

‘Eva amd 1o oMUovVTIKOTEPO. GLGTATIKA TNG OIKOVOUIKNG OPACTNPLOTNTIS TOV
YOPOV TNG EVPOTATKNG Evmong elvar 1 kotowkio. Ot erevovGES GE KOTOIKIEG TOV TO
2008 xoatd péco 6po 6,1%, ommg oty Iphavoio pe 8,6% 1N 1 lomavia pe 8,0%. X11c
dtec yopeg 10 2007 o tocootd NTav moAd vynAdtepa 12,6% kot 9,3% avtictorya.

Bdaocel epeuvv mpoxvmtovv kdmoleg dwapopéc petacL Boppd (Teppovio xon
Avotpia) kot Notov (Itaria, lonavia, EAAGSR). Me Tig TeAevTaiec vo TpoKOTTOVV pE
peyoAvtepo kabapd TAovTo.

Avto opeiletor oto YEYOVOG OTL T VOlKokLPld ot votie Evpdnn divouv
Wwitepn  ueacn oy omdktnon okiving mepovciog gite yo va TNV

KANPOOOTIGOLV GTOLG OOYOVOLG TOVG, €ITE Yo TNV TEPIOOO TOV YNPATELOV TOVG.

B Topmovidg XapdovBeing (2012). « H eAAnvikn ayopd oxivitov oto xpdvia g Kpiongy.
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Avrtifeta T votkokvpld otn Bopeta Evpdnn emevovovy ta teplovsilokd Tovg ototyeia
elte o€ Kotabéoelg elte 0€ PHETOYEG OE GYEON LLE TOVG KATOTKOVG TOV VOTOV.

Ymépyet eniong pia dtapopd ¢ mpog T wokatoiknon?t. Ttic Bopeiec ymdpeg
10 TOGOOTA TElVOLV Va givar pkpoTepa amd TV Yopov ¢ pecoyeiov. To 2004 to
T0G00TO avepydtay 6to 86,9% yia v Iomavia, oto 75,1% oty Itaiio kot o 51,2%
ot ['epuavia. Xtnv EALGO0 T0 mOC0GTO 1010KOTOIKNONG EVOVTIL T®V VTOAOUTW®V
YOPOV TG VpOTATKNG Eveoong ivat ToAd vynio Kot avEPYETOL GUEPD GE TOGOGTO
84,3 % kot poiota t0 Tocootd avtd ayyilel T0 97% otig aypotwkég meployés. EE
avtav to 77,4% katowel o€ 1010TKO axivnto To omoio eivar elebBepo Papdv Kot TO
VTOAOUTO KOTOIKEL 0 101WTIKO 0kivito To omoio Papvvetal amd ddveo. Emiong ot
Iomavoti, ot Itahoi kot ot 'EAAnveg tetvouv va éxovv emumpdcbetn akivnn meplovoio
TEPOV TNG TPATNG KATOKING 6 cLYKpIon pe toug ['eppovotg, yeyovdg mov apuPrvvel
nepeTaipm TG dtopopég Tovs. 'Exet mapatnpnbel eniong ot o1 xdpeg Tov Boppd dmog
n l'eppavia, n Zovndio, n OAAavoio, n Aavia kot n EABetia, evd £ovv katoikovg pe
VYNAG  elcodnuota, eueovifovv peydAo moocd o€ aveEOpAnTa JAveElD TPADTNG
KOTOKIOG 6€ avTioTOl(EG NAIKIES e KOTOIKOVG TOV YOPAOV TOL «PTyoL» Notov. To
eowvopevo ovtd pmopel PéPora vao opeidetor Kol GE  OLOPOPETIKY] TOALTIKN
OTEYACTIKAOV dovelmv mov akolovbeital g KaOe ymdpa.

Ot mapomdve dtoeopés otov kabapd TAoHTOo, 6TV UEYOADTEPT] TAGT WOOKTNTNG
TPAOTNG Kotowkiog kabd¢ emiong Kot 6To yeyovog vo Unv £xovv evomdinka davelo ot
VOTIO VPOTAIOL GE GUYKPLOT LE TOVG KATOIKOLG TOL «TAoVGI0v» Boppd, katappintet
™V dmoymn OTL 01 KATOIKOL TV Y®PV Tov NOTOL gival VITEPYPEOUEVOL KOt OTL KAVOLY

KoK O10(EIPIOT GTO OTKOVOLUK( TOVG.

3.2 H emidpaon 10V 1panelIK®OV KPiGEMV 6TV 0yOPa OKIVIITOV.

Ta voikokvpld dtav dev LIAPYEL XPNUATOTIGTOTIKY] oTafepoTnTa TEPLopilovv
TNV KOTOVAA®GT], TO EUTOPLO Kol TIS ENEVOLGELS. H mtdon tov TGV Tov oKiviTov
odnyel o peimwon n axodUn Kot 6€ SoKOTn NG Tapoyns daveimv amd Tig Tpdmeles Kot
Kot emEKTAON G€ Kpion. Awypovikd cuvéEPncav moALEG KPIGES OTIC Omoies apyLKa
vIpée Lo LEYOAN aOENCT TOV TILAV TOV OKIVATOV KOl GTI GLVEYELD U0l TTOGCT] TOV

Eemepvovoe Ta 3 €.

2 Tpémela g EAAGS0G (2012). «H ayopd oxivAT@V 6TV TpOGEOATT YPNUATOOIKOVOUIKT KpioT»
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H «xpion tov televtoiov €10V eanpéace Kot TNV PeLOTOTNTO KOL TNV

KEPOAOLOKT] ETAPKELN TOV TPUTECDV.

2tov axoiovbo wivaxa 4.1 mapovstalovtar (Yo OPIGUEVEG YDPES) TO OVMTATO

KOl KOTOTOTO onueion mov mepypdeovy ta Tpiunva oto omoia mopatnpnonke 1

aVOTOTN KOU KOTOTOTN TN TPV omd TV akoAovdn wtoon 1 dvodo. H ddpkela

TEPAAUPAVEL TOV 0PSO TOV TPIUNVOV HETAED OVAOTUTOV Kol KOTOTATOL GNUEIOL.

[Mivaxag 4.1 Kpiceig otnv ayopd axwitov (1970-2007)

AvoTato Kotorato Awapkera
Xopeg
onueio onueio (Tpipnva)
lanovia A’ tpipnvo 1991 A’ tpipmvo 2007 67
leppoavia A’ tpiunvo 1994 A’ tpipmvo 2007 52
ToAMa A’ tpipunvo 1981 I'" piunvo 1984 14
Itoia I’ tpiunvo 1992 B’ tpiunvo 1998 23
[omavia B’ tpiunvo 1978 I'" tpipmvo 1982 16
Kovaddg A’ tpipmvo 1989 [ piunvo 1998 35

IInyn: TE,2012.

H npdceatn kot peyardtepn tpanelikn| kpion dpyloe va vToywpel 6Tadlokd amod

70 2009. Avtd opeiretar ot akdAovBeG dvo TapepPacels:

o ypnuatoddtmon tov ANT amd toug G-20 pe 1 tproekatoppvplo. doAdpio

HITA

*  (VOKOIVOON TOV OmOTEAECUATOV ToV Stress tests 2, dniadh tov

AOKNCEMV TPOCOUOImoNG axpainv katactdcewv oe 19 tpamneleg tov

HIIA.

Ymv Evpdmn ta mpoavapepopeva stress tests koabvotépnoav vo yivovv. Xtnv

EMGda  mpaypatomomOnkav tov lovvio tov 2009 wor Mrav Oetikd yuoo TIg

neplocoTePeS Tpamelec.

% Tpomrelikd teot ovtoyng (Stress tests) eivar ovcLaoTIKG TPOCOUOIDGELS LEALOVTIKMV OLKOVOULKAOV YEYOVOT®MV,
7oL povTELOTO100V avtifoa okovopkd cevapla (Work-case scenarios), oxedlocpéva, yio vo, a&loAoy oouV av pio
Tpdmela N £va YPNUOTOTICTOTIKO {dpUuLLa £XEL ETAPKT KEPAAALN VIOl VO AVTEEEL TIG EMMTAOCELS SUVITIKMV
apynTIKOV eEeMEemv 6NV otkovopia.
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3.3 Awebvn} oedopéva.

To Kvp1dTEPO TEPIOVGLOKS GTOLXELD TNG TAELOYNPIOG TV VOIKOKVPLOV GE OAEG
TG xopeg etvor ta  axivnta. Xtov mivaka 4.2 moapovoidlovior To dedopEVO TOV
KaBopov TAOHTOL TOV VOIKOKLPI®OV KATOLmV Y®wpdv Yo To £1o¢ 2006-2007.

H otAn pe 10 yopaktnpiopd «25» dNAGOVEL To 0EG0UEVA TOL VOIKOKVPLOD TOV
Bpioketar oto 25% g KoTavoung, SnAadn pe Kabapd TAovTo vYNAdTEPO amd £KEIVO
10V 25% T0V TANBVLOUOV TOV OPY®Y VOIKOKLPLOV (MAtKiag 50+) kot xoumAdtepo amnd
Tov TAOVTO ToVv 75% 0vToL TOL TANBVLOUOD GTN GLYKEKPEVT XDPO KOl YPOVIKY|

ottyun). Ta apOuntikd dedopéva avtiototryovv o€ y1ladeg evpd tov 2015(TTE, 2012)

[Mivakog 4.2 KaBapdg thobtog Tmv votkokvpidv (2006-2007)

ADPES Ka0apog IThovTog KoaOap1 a&ia katowkiog

25 50 75 25 50 75%
I'sppavia | 21 136,20 287,50 0 95,3 219,3
Iomavie | 124,40 228,60 419,80 114,20 207,3 286,6
ToAria 91 234,30 433,40 32,70 200,3 310,7
Itahia 69,8 190,30 347,80 57,7 157,6 295,20
E)\AGda | 65,3 132 245,30 53,50 114 189,50
Bélyo 122,6 244,50 413,30 83,2 229,8 304,6
EApetio | 53,40 206,9 454,40 10,10 117,40 208,30
Avotpia | 30,5 130,50 252,20 2 79,20 205,6

IInyn: T<E,2012.

[Mapamnpeitor 6t1 o1 Notieg yopeg Oempovv TOAD onUAVTIKY TNV amdKTNOoN
akivnmg meplovciog. XopokTnplotikd, 10 EAANVIKO vowokvpld oto 25% ¢
Katavoung €xet kobopn a&io mpdtng Kotowkiog 53.500 gvpd, O6tav 10 GHVOLO
kaBapoh mAovTov ivar 65.300 gvpd. Xe avtiBeomn 10 yepUOVIKO VOIKOKVPLO QaiveTal
va punv obétel kopro kKatowkia ( TtE, 2012).

Ymv otAn «50» Kol T0 EAMANVIKO Kol TO YepUAVIKO VOolkokvupld dtabféTovy

TPMOTN KATOwKio, HE WO OPOpPd MG TPOS TO TOCOCTO emEvovong (to eAAnvikd
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vowkokvpld €xer emevovoel o avthv 114.000 evpd). Xto avdtepo onueio g
KOTOVOUNG, TO YEPLOVIKO VOIKOKLPLO £xEl VYNAOTEPT EMEVOVoN o€ katotkia (219,300
evpd). Ta dto copTEPAGUATO 1GYVOVLY KOl Y10 TO ITTOAK(A KOl IOTAVIKG VOIKOKVPLA,
dtvovtog por eviaio €KOva Tov gVPOTOiIKoy NOTOL 7OV TOPOLGLAlel 0EIOAOYES
dtapopég amd ekeiveg 1o v Boppd (TTE, 2012).

Mo onuavTikny Stpopd SIHOPPOVETAL HETAED TV Yop®dV Tov Boppd kot
0V NOTOL aVAPOPIKA LLE TNV OyOpd OKLVITOV 1 0moio, GYETICETOL UE TOL GTEYUOTIKA
JAVELDL TTOL XPNUATOSOTOVV TNV TPMTN KaTolkio kKabmg Kot T0 0PENOUEVO TOGH. ATt
T oTotyela Tov Tivako 4.3 TpokVTTEL OTL 01 YDOPES TOL Boppd pe vymAd eicodmpara,
EYouv peydrla aveEOQANTA TOGE (VITOAOUTA) GTA GTEYUOTIKA OAVELN TPMTNG KOTOIKIOGC.

Ta apOuntikd dedopéva avtioTolyovV o€ Y1Addes evpd tov 2005 (TTE, 2012).

[Mivakag 4.3 A&ia npd¢ Kotokiag Kol oTeyaoTikav daveimv (étog 2006-

2007)

ADPES Ka0apog IThovTog KoaOap1 a&ia katowkiog
25 50 75 25 50 75

I'eppavia 0 11,8 11,8 0 95,3 219,3
Iomavia 106 0 0 114,2 207,3 305,6
ToAria 0 9,7 9,7 32,7 211,8 357,50
Itahia 0 0 0 57,7 171,10 295,20
EALGda 3,5 0 0 59,4 124,6 209,7
Bélyo 12,4 2,9 2,9 93,2 229,8 304,6
Eipetia 37,3 120,40 120,40 19,4 117,40 396,20
Avotpia 0 0 0 2 79,6 205,6

IInyn: T<E,2012.

H dwpopetikn davelokn| copmepipopd tov xowpodv tov Boppd kot tov Notov
opeiletanr 1660 ot cvvnbela TV YOP®V ToL NOTOL VO, KANPOSOTOLV OKivITO GTA
OO0 TOVG, 0G0 KoL GTNV VYNAOTEPT KivnTikdTNTa TV Popeto evpomaionv. Eivar
emiong éva detypo Tov 0TL 0 Boppdg €xel mo aventuypévn ayopd daveiwv omd OtL 0
Notog (TzE, 2012).

Yopeova pe otoyeio e (TTE, 2012) and oyetikég ueréteg tov SHARE,
ELSA xot HRS, ta mocootd 1810katoiknong dtapépouvy moAd Hetald TV Ywpdv Tov

Boppd kot tov Notov, g Evpdnng cvvorikd kot tov HITA. [T cvykekpipéva ta
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nocootd Ntav : 77,3% yw tig HITA, 86,90% yw v lonavia, 84,3% ywo tnv EALGSQ
kol 51,2 5 yuo v 'eppovia. Ta dedopéva e SHARE deiyvouv g vynidtepa
T0G00TA W10KaToiknomNg akoun kot amd T HITA katéyovv 1 Iomavia , 1 EAAGSa kot
10 Békyo. Ta youniotepa mocootd iokatoiknong katéyovv 1 EABetia, n Avotpia
ka1 OAavoia (TTE, 2012).

INUOVTIKEG O10POPES TOPOLGLALOVTOL KOl MG TPOS TIC TIUEG TOV KOTOIKIMDV
petalld Tov yopov ot oebvég eninedo. Xt Ieppavio yio ToAAG xpdvia Ot TIHEG TV
axwvntov Ntav otabepéc. H aéio mpotng katowiog oty EAAGOa, v Iomavia kot tnv
ItoMa NTav pikpotepn amd v avtictoyn tov ['epuavdv. Ot I'epuovol pe 1010KT™
TPAOTN KOTOWKIO KAVOLV TEPIOCOTEPEG EMEVOVCEIS GE ALTNV CLYKPITIKA HE TIG GAAES
xopeg Tov NOTOL, €V oNUAVTIKO TOGOoTO Kot TV Itod®dv peyodolidlokTntov
TPOYWPA € avtioTolyeg emevovaels. Aieg mpmTNG Katowkiog vynAdtepng amd TG
I'eppaviag oto 25%, 50% wxor 75% g katavoung tov aludv mapovctdlovv 1

EABetia, n OAoavdia ko n Bpetavia (TTE, 2012).

3.4 IwTIKO YPE0G EMYEIPTCEMV KU1 VOIKOKVPLOV Kot 1) €EEMEN TOV dUVEIGHOV

TOV VOIKOKVPLOV.

[Ipoxeyévou va avarvcovpe v €EEMEN TOV SAVEIGHOD TOV VOIKOKLPLOV,
Kot TV €EEMEN TV ANEmPoBEcmY 0peldV €€ avTdV (glte GLVOMKA, gite YOPIOTA
Y0 TO OTEYOOTIKO KOL TO KOTOVOAMTIKG OOVELR), TPETEL TPMTAL VO, ODCOVUE EVOV
0p1od Y1 To TOTE £va Sévelo kpivetar ¢ emoparéc?®. ‘Etot Aowmdv:

Xoppova pe to apbpo 341 tov A.K «av ylo v EKTANP®ON TG TOPOLONG
ocopeovnOel oplopévn MUEPO, O OQPENETNG YIvETO VLREPNUEPOS E HOVN TNV
napérevon NG NUEPOS aVTAS». AV AneBel vTOYN 10 YEYOVOG OTL GTOL dAVELXL KOt
YEVIKA 6TIG CUUPACELS TIGTOCEWMVY, 0 XpOVOG eEumnpétnong opileTan pe axpifeta, ovTd
onpaivel 6tL og KaBvoTEPNomn VoeiToL 1 VITEPMUEPIN TOV TIGTOVYOV, CKOMUT KOL Y10l Lot
nuépa.  Xmv  tpomelikn  MPOKTIKN ©OTOG0, emkpatnoe vo  opifovior  ®g
kaBvotepnuéva ddveln povo ot AnEmpodbecueg opeég mov vrepPaivovv Tig 90
nuépec. 'Etor xobvotepnuéva vmoéAouwma doveiwv  pkpdtepa tov 90 muepav
Bempovvtor mg amAéc kabvotepnoelg, ddveld T Omoio EVIAGoOVTOL GTNV Katnyopia

v un e&umnpetoduevov doaveimv (Non Performing Loans).

2 K dvrog Tedpyiog (2010). « Aoyrotikhy Tpameldv ko etapeidv Leasing & Factoring» B’ éxdoon.
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Méypt mov E€omace M TOYKOGUIN YPNUOTOTIOTOTIKY Kpion to 2007-2008,
TopaTnpEital pot OpacTIK) avENon Tov AOYou TV un eEuanpetoVUEVOV daveimv
(NPL) og 1060010 TV GUVOMK®V daveimv aALd o¢ T0606T16 Tov AEIL.

YOopeova pe mpdoEaTn EUTEIPIKN HEAETN o€ delypa 75 Yopodv 0 KOPLOG
napdyovrag avénong tov (NPL) ¢ m10606td TV cuvolMkdV daveimv, eivorl 1) peimon
NG OKOVOUIKNG Opaoctnprotntag omAadn peimon tov AEIL Extég amd 1o AEII
VILAPYOVV Kot GAAOL TOPAYOVTEG Ol OTOiol EMOPOVV OPVNTIKA GTNV TOPATNPOVUEVT
avénon tov un eéummpetovpevov daveiov (NPL) o¢ m0606td TV GUVOAK®V
daveimv. Méow ¢ pehétng mpocdlopilovral ot akdAovOot EMTAEOV TOPBEYOVTES :

e H vrmotipnon g a&iog Tov vopicpatog og ympeg 6mov PeYAAO HEPOG TOV
davelakol yaptopuiakiov &xet xpnuotodotnel oe EEvo vopoua.

e H mtdon tov aldv TV HETOYOV GTO YPNUOTIGTAPLO 0EIDV, EWOIKE GE
YOPEG OmOL M KePoAoomoinon tov ypnuotiotnpiov eivar peydAn oe
oyéon pe to AEIL

e H avénon tov emrokiov yopnyncewv

e H avénon mg avepyiog

[MopdAinio  vmootnpiletor  OTL  €KTOG OO  TOLG  LOKPOOLKOVOUKOVG
TOPAYOVTEG VILAPYOLV Kol Topdyovteg ot omoiot cvoyetiCovror Oetikd pe ta un
e&ummpetodueva daveto (NPL) og 1060616 TV GUVOMK®OV daVEI®V TOL AVAPEPOVTOL
omv 10 1 Aettovpyia TV TpOmElIKOV WpLUATOV OTOG O AOYoS 1dimv
KEPAAAIV/ZOVOL0 gvepynTkoD, KEPOT/ 1010 KEPAAOLL.

[Tavtwg ot mapdyovteg avtol £xovv UIKPOTEPN EMIOPACT] GTN dNUOvPYio Un

eEumnpetodEVOV davel®V 0md TOVS LOKPOOTKOVOUIKOVS TOPEYOVTES.
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ATIATPAMMA 5

Figure 1. NPLs to total loans in the EU
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Sources: Bloomberg, EBA 90 SIFI Banks, September 2012.

Or emdpdoelc g ovyKekpyévng avénong eivar apvntikég yio 1o 100 to

Tpomelikd cvLOTNIA OAAL KOt Yio TV HEYEBLVOT TNG TPOUYUOTIKNG OUKOVOUTOG
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AIATPAMMA 6

Non-performing loans (as % of total loans)
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ATATPAMMA 7
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Source: Global Financial Stability Reports.

H oJvokoAia g omominpoung twv odaveiwv odnynce omnv  emPBoAn
LVTULOVIOK®V TOMTIKQOV, Ol omoieg  &lyav oav OmoTEAEGUO VO OLGYEPAVOLV
TEPICCOTEPO TNV OIKOVOUIKT] KOTAGTOON TOV OUVEWOANTTAOV ooy 0O0Myncov oe

OUKOVOULKT] VQEDT.

And 10 2000 ot tphmeleg viobBetovoov o mOMTIKY kEPOOQOpPiag mOv
omp1lotav ota oteyactikd davela. [lapammpnnke évag éviovog puBuodg avodov twv

daveimv toco otnv EALGSa 660 Kot 6To eEmTEPKO.

Xopupova pe emionua otoyyeio g T.E, amd to 2000 fwg to 2008
napanpeitar avénon tov oteyactikdv daveinv. To 2008 1o Tocootd eBdvel to 32%
tov AEII évavtt 28,5% tov avtictorygov peyéboug te evpmlmdvng. To 2008 ftav n
XPOVId OmOL GPYICE VO UEUOVETOL O WIOTIKOG OUVEICUOS (VOIKOKLPIDOV Kot

EMYEPNOEDV).

Y10 mopokate Swypdupoto epeoavifetor 1 €EEMEN TOL JUVEIGHOL TOV
VOKoKLPIOV Kot 1 e£EMEN TV An&umpobiopuwv opelldv €& avtov (gite cuvoAkd,

€lTe YOPIOTA Y100 TOL CTEYACTIKA KOl TOL KOTAVOAMTIKA OAvELD).
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ATAT'PAMMA 8

E&EMEN davelopod vowkokvpidv kot AnEmpobéopmv opel®dv  (OTEYOOTIKG —

KATOVOAOTIKA ddveln) meptodov 2005 — 2015

IInyn:www.antifonies.gr

EZEAIZH YTNOAOINQN LTETAZTIKON - KATANAAQTIKQN AANEIQN 2005 -

D" B KATANAADTIKA

/" A AHINPOBEIMA

2005 2006 2007 2008 2009 2010 2011 2012

2015

B A AHEINPOBEIMA
WA TTETAITICA

N B AHEINPOBEIMA
NE KATANAADTICA

B IYNOAD

ITnyn:www.antifonies.gr
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ATATPAMMA 9

EEEMEN ouvolkoD SOVEIGHOD VOIKOKVPLOV Kot ANEmpobiéoumv opelhdv Tepltdoov

2005-2015.

EZEAIZH AANEIEMOY NOIKOKYPIQN (2005-2015)

12000 _,,/ 103,14 10922 10838
10000 +~
80,00 -
_ B AHZINPOOEEMA
60,00 1 RIYNOAD

40,00

20,00 7 3
. a2 _.
2005 2006 2007 2006 2009 2010 2011 2012 2013 2014 2015

0,00 AHZINPOBEIMA

270 TOPOTAVE OLAYPOUL TOPATPEITOL KOPOO®OT TOV O0VEIGHOD HEYPL TO
2009 og mocootd 109,22 to1g exotd ko amd to 2010 apyilel va peidvetal oTadokd

®omov va dtopopembel ota 94,90t01¢ dioexatoppdpa evpd to 2015.

Ta An&umpdbeopa ddveln €xovv avtiotpoen mopeia. To 2008 mpv amd v
«kpion» to An&urpobeopa daveln £xovv T0G00TO 5,64 SIGEKATOUUDPLO ELPD KO LETH

7O pynuédvio mapotnpeiton paydaio avénon £mg 94 dicekaToppvplo TEPimov.

Y10 gmdpevo ddypoppa eoivetol n mopeio TV un eEummpetoduevev doveiwv

0€ GLGYETIOUO LE TIG ENUTAOGELS TG VOECSNG KO TNG avePYiog.
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AIATPAMMA 10

E€EALEN TV pn e€unnpeToUpEVWVY Saveiwv

(NPLs)
60,0%
E
(=]
50,0% &
1=
40,0% — 3
5
30,0% ;} B | &
20,0% - g
10,0% — __,,,_ —— H
0,0% J:ﬂ_ !
2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014
) KomovoAwTLkd 6,0% | B8,2% | 13,4%  20,5% | 28,8% | 38,8% | 47,2% | 49,5%
0 Freyaonikd 36% | 53% | 74% | 10,1% | 15,0% | 21,4% | 26,1% | 28,6%
B Eruyewprporied | 4,7% | 4,3% | 6,7% | 8,7% | 14,3% | 23.4% | 31,7% | 33,5%
— Fivoh0 NPLS 4,6% | 50% | 7,7% | 10,4% | 16,0% | 24,5% | 31.8% | 33,8%
— ——- Avepyia BA4% | 78% | 96% | 12,7% | 17,9% | 24,4% | 27,5% | 26,5%
IwpsuTikr Odeon| 0,0% | 0,3% | 4,6% | 9,8% | 18,1% | 24,1% | 26,5% | 26,0%

ITnyn:www.antifonies.gr

>t ovvéyeln, omekoviovTol To, TOGOoTA 1310KATOIKNONG HE dUVEICUO Kot
xopic dovelopd ce dapopes evpoTaikég ydpes. A&oonueiota gival To TOCOGTA
wokatoiknong oy EAAGSa, 6mov eivor amd to vymAdtepa tov pécov Opov TV
ALV YOpdV 0AAd etvar xopig davelopd. Avto 1o otoryeio emPePordvet T onpacio
™G aYopdg aKIVNTOV GTNV EAANVIKY] OIKOVOWIO, OTOL HETA TO OELTEPO TOYKOCULO

TOAEHO M POV EMEVOVOT OV ScPAMIE TG emevOVOELS £vavTl TOV TANOWOPIGHOV

Nrtav o€ axivinta (0dTEdQ KoL GTTiTiaL).
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AIATPAMMA 11

[Tocootd 18oKatoiknong pe davelopd kol Yopig davelsHd oe d1APopeg YDPES NG

Evponng.

MOZOZTO IAIOKATOIKHIHE (2012)

EABETIA

TEPMANIA
IOYHAIA

. 1

OMANAIA
HNOMENO BAZIAEID

n
FAMA ME AANEID

TANA W XOPIE AANEIQ
NOPTOrANA

IZMANIA

M.O. EYPOZONHE

M.0, EYPONAIKHI ENQEHE

EAAAAA

7
-1 T 1

0,00% 10,00% 20,00% 30,00% 40,00% 50,00% 60,00% 70,00% 20,00%

ITnyn:www.antifonies.gr

AxorovBel pia avopopd 6To T0G0oTA 110KATOIKNoNG KoTd TV Tepiodo 2009-
2010. Edd mopatnpeitor 6tL 1 xOpo pe T0 VYNAOTEPO TOGOGTH 1010KATOIKNONG Elvarl
n Povpoavio og 97,7 to1g ekatd Kot 1 xOPO PE YOUUNAOTEPO TOGOGTO 1310KATOTKNGNG

elval ) Avortpia.
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ATATPAMMA 12 Tlo606T6 1010KOTOIKNONG 0 SLAPOPES EVPMOTUIKES YDPES KL TNV
nepi0602009-2010

NOZOITO IAIOKATOIKHEHE (2009 - 2010)

DINAANAIA®
AYITPIA® -
INDBENIA®
TIEXIA*

NOAQNIA® -
OYITAPIA®
POYMANIA*
BOYATAPIA*
IPAANAIA*
BEAMNO*

MAATA*
y

L] 1 1 1 I

0,00% 20,00% 40,00% 60,00% 80,00% 100,00%

ITnyn:www.antifonies.gr

Y10 embuevo ddypoppe Topovctdloviol To TOGOGTAE 1010KATOIKNONG GF
SAPOPES ELPOTATKES YOPES KATA TO £T0¢ 2012 Ko yiveton cvykpion He 10 HEGO Opo

NG EVPOTAIKNG EVMONG Kot TNG EVPOLMYNG.

Ievikodtepa dev mapatnpeitar WOitepn OTOKMOT TOV TOGOGTOV TNG YDPOS
pog og oyxéomn pe T veorlouteg yopes. H EALGda €xel éva mocootd 1010K0TOIKNONG
010 75,9 to1g €kaTO VM 0 PECOG Opog TS evpwldvng gival oto 66,9 to1g ekatd. H
XOPO LE TO VYNAITEPO TOGOGTH W10Katoiknomng eivarl 1 loravia pe 79 toig exatd ko
N XOP LE TO YOUUNAOTEPO TOGOOTO 1010KaTOiKNoNG £lvon 1 EABetia pe mocooto 43,9

TO1G €KOTO.
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ATATPAMMA 13 1060616 1310K0TOTKNONG G€ SLAPOPES EVPOTATKES Ydpeg To 2012

MOXOZITO IAIOKATOIKHIHE (2012)

TEPMANIA

IOYHAIA

AAMNIA

OANANAIA
HNOMENO BAEIAEID

TAANA

ITAMNA
MNOPTOCAMA
IZNANIA

M.O. EYPOZONHE

M.O. EYPONAIKHE ENQEHE

EANAAA

ey

T T T T T

0,00% 10,00% 20,00% 30,00% 4000% 50,00% 60,00% 70,00% B80,00%

ITnyn:www.antifonies.gr

3.5 AleOvi|g epmerpio oyeTIKG pe Ty Kpion aKkviTov?' |

KaBe popd n otkovopio avtipetomilel O10POPETIKEG KATAGTACELS, TPOKANGELS
Kol TPOPANUOTO LE OATOTEAEGHO O POAOG TNG AYOPAS OKIVIITMV VO SLOPEPEL OO YDPOL
o€ YOpa. Xta aitio TG mTaykoOoulag kpiong, n ayopd akwntov énaiée Evav wdwitepo
poOLO apov oe avtnv TV ayopd Eexivnoe n kpion otic HITA mov petatpdmnke og
naykooua o odotnua 2007-2009 ennpedlovtag avamo@EVKTO KOl TIG OVETTUYUEVES
owovopies ¢ Evpomne. Apetpio amotédece n 1010iTEPT OyOPA TOV GTEYACTIKMOV
Saveiov yopming e€acedionc (subprime mortages?®) otic HITA. H «podokoy kot 1

GLUVOKOAOVON TTAOGT TOV TIUAV TOV OKIVATOV GE TOAAES QUEPIKAVIKES TOMTEIEG, O

2 Tooaroapmvne Kaotag zhu haibin (2007), o tyuég katoidv Aebvag kat 1 ypnpotodotnon
OTEYOOTIKOV daveiwv, Kepaiato 2 6to Nikoraog B. Kapapoding kot I'kikag A.XapdovPeing.
28 «subprime» vrodrKn givon évog TOTog davelov mov Yopnyeitol 6 GTONO [LE KOKT TIOTMTIKY 1oTOpia , IUE
OVETOPKN AELOAGYNO TNG TIGTOANTTIKNG IKAVOTNTOS TOVS, Ol omoiot dev Oa eivar og BEom va TAnpovv Tig
npovmobéaels yia to cupPatikég vrodnkes. Eneidn mapovsidlovy vyniotepo Kivouvo yio TouG SaVELSTES,
KvOHVOL TOVG YPEDVOLV EMTOKLO TAV® 0o TO POCIKO EMTOKIO SUVEIGHOV GTO, GTEYAGTIKA dEveLld VYNAOD
KvdOvou»
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oLVOLACUO HE TO TOAAATAG TOPAY®YO YPMHOTOOIKOVOUKG TPOTiOVIO Tov elyov
doundei og pop@1 avteSTPOUUEVNG TVPOUIdNG e PBAon TIG TIHES AVTES, Kol LAMOTO
eni davelwv youning e£oceaions, odNynoay ce £vo VIOUIVO TOVIKOD Kot EAAEYMC
PEVGTOTNTOG OTNV TPAMECIKN Oyopd, TOV GE GLVOLOCUO HE TNV LYNANR pdyAevon
(financial leverage) 2° mpofévnoe ™V TOpPOAiyo KOTUPPELSN TOL OUEPIKAVIKOD
YPNHOTOTGTMOTIKOD GUGTNUOTOG KOl TN LETEMELTO VOECT).

To okdoyo g «@obokac» oty ayopd akwvhitwv oty Iplavdia, odnynoe
o YpeoKomio. UEYOADTEP®V TPAMEL®V NG YOPOG, Ol Oomoieg MTav 1dtaitepa
extefeléveg 0N OTEYACTIKN TOTN OTTOV Yo TNV OAc®OoN TV PAAVIIKOV TpareldV
amontOnkav Kpatkd Kepdioia Dyovg 62,8 dioekatoppvpia Evpod 1 40,2% tov AEIT
péypt o péca tov 2011, Amotédecpa ovtod NTov vo ekto&evbel 1o dINUOGLO XPE0G TNG
Yopag o un Prootpa emineda. Eivar yapaktnpiotikd 6t 10 2007 10 ¥pE0G TNG YEVIKNG
KuPépvnong Mrav poig 24,8 % tov AEIl eved exeivip ) ypovid m yopa elyxe
dnpoctovopkd mieovacspo 90% tov AEIL Ze avidwnotoln, tpia ypdvia petd tnv
kpion, to 2010, ta peyédn ektwvaydnkav oto 92,5% xor 10 31,2% tov AEII
avtiotorya. H mpoopuyn ot Ponbeia and 1o ANT kot v EE ftav avamdeevk.

Yy mepintoon g lemaviag, n kpion dpynoe va KAVEL 0pATEG TIG EMATMOCELS
™G AOY® TOL OTL amd TI§ apyég TG dekaetiog Tov 2000 ot peydieg iomavikég Tpmeles
elyav egavaykaotel and v KevIpkn Tpdmela mTOL TOVG EMOMTEVE GE GNUOVTIKN
avénon tov mpoPAéyewv tOovg oe oyéon pe TNV VrEPPOAIKY] TOLG €kBeom o
oTeYAoTIKY ToTN. Q0TOGO APl TO YEYOVOS OTL Ta TPATO YPOVIA NG Kpiong dev
emnpedomkay ot gv Adym tpdmeleg amd TNV MTOCN NG Ayopds OKWNATOV To
TpoPfAUaTe TG CLYKEKPUEVNG ayopds £€Bscav ) ydpa og Tpoyd veeons. 'Etol n
«POVOKO» OKIVITOV 08V EMNPEACE AUECH TIG LEYAAES TTOPE LOVO TIG KPES TPATECES
10 2012, KaBdS 10 TPOPANUATIKO TAEOV SOVELNKO YOUPTOPLAAKIO TOVG awEAvOTOV
OTNV EMYEPNUOTIKY] OTEYACTIKN TOTN, 1 7opovoa ol TOL EVEPYNTIKOV TOLG
OLUVEYICE VO UEWOVETAL KOl 1  YPNUATOSOTNON TOL EVEPYNTIKOD aLTOV  Va
dvoyepaiveTal e OMOTEAEGHO, TOGO 1 CLPPIKVAOGCT TG PEVGTOTNTOS TOV TPATECDV
0G0 Kot M otadokn peiwon tov Wiov kepolaiov Tovg, o€ onueio mov vo pnv

KOADTTOVTOL TAEOV 01 EAAYIGTOL OEIKTEG EMOMTIKMV KEPAANIWV Y10 TOAAES TPpAmELES.

23 H ypypotoowkovopkn poyreven (financial leverage) etvon n Stoducasio avéinyng ypéoug pe okomd v
£vapén, GUVEYLION M| ETEKTACT] HI0G EMYEPTLATIKNG dpaoTtnpomTac. Mua emtyeipnon 1 opyaviopds Bewpodpe o1t
KGveL Waitepn xpnon XPNLATOOIKOVOLIKNG HOYAELONG OV ETOIOKEL XPNUATOSOTNON HEGH EEVMV KEQUAUImV
Evovtt 18iov kepatoiov (§kdoon opoldymv 1 GAAOL xpEong EvavTl £kdoong Letoydv-equity).
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Ymv lemavia kOplo TpOPANUA NTAV Kot vl N OUNAT AVTOYOVIGTIKOTNTO, 1)
omoio KOTEGTNGE TNV O1IKOVOUIN EVAAMTN GE EEMTEPIKES OPVNTIKES OUTAPAEELS , OTMC
apykd avtn g SEBvovg ¥PMNUOTOOIKOVOUIKNG KPiong kol akoAovOmg tng kpiong
xpEOVG TG evpl®dVNG. AA®OTE TO OMUOCIO YPEOC TNG YOPOS TPV OmO TNV
KopOewon g Kpiong Pprokdtav oe younia emineda 36,2 tov AEIT to 2007 (68,5%
10 2011) eved 10 dmuociovopkd eolvyo tov 2007 frav mieovacpoatko 1,9% tov
AEIT (-8,5% é\eypo to 2011).H yopmAr avtoy®vieTikOTNTo G€ GLVOVAGUO LE TV
OlEbv ¥PNUOTOOIKOVOUIKT KPIoT KOl TNV €yYOplo. Kpion TNV ayopd oKivinTov,
OMNUoVPYNGE PEYGAN TPOPANLATE GTNV IGTOVIKT OTKOVOUIO [LE OTOTEAEGLOL 1] OVEPYiDL
va ekto&evbet and 10 8,3% 10 2007 oto 23,1% oto téhog Tov 2011.

Ye ovtiBeon pe v IpAavdia kot v Iomavia, n ayopd okwhitov dgv
OAmOTEAECE TNV KOPLOL OLTiCt TOV OIKOVOUUK®OV TPOPANUATOV TOV OVIIUETOTIGOV Ol
VROAOIMES  OWKOovopies 1TNg evpmlmdvng mov Pplokoviar o©T0  €MIKEVIPO NG
eEeMoodpevng kpiong. Xvykekpuéva ot owkovopieg g EALadog, g Toptoyariog
Kot g lomaviag avTHETOMIGOV KUPImG TPOPALATA YOUUNANG OVTOY®VICTIKOTTOG.

>y Ioptoyairio, n d1ebvrg Kpion Pprke TV owkovopio 101 G GTAGILOTNTA.
H IToptoyohwn owovopio and Tic apyEg TG TPOTNYOVUEVNS deKOETIOG Kol TV £(6000
G OT0 €VPM Kwvovtav pe youniotvg pvBuodc avantuéng. To AEIL avéavotav oe
pécso opo katd 1,5% v mepiodo 2000-2007. To dnpdcio ypéog av Kot dev fTav omd
T0 LYNAOTEPQ TG EVPOLDOVNGS, av&avoTtay cuveyds, amd to 48,4% to 2000 se 68,3%
10 2007 (107,8% to 2011). H yopunAn oavioyovieTikdmto HTov To KuploTeEPO
TpOPANUa, to EAlepa 1ooluyiov TpeYoLS®V cuvoAAaydV EpBace o 12,6% to AEII
10 2008 (6,4% 710 2011). H oadvvapio aviipetdmong ¢ Kpiong Kot
QLTOYPNUATOOOTNONG TOL YpEovg odnynoe kot tnv [loptoyoria dmwg kot tnv EALGOQ
kot v IpAavdio oty tpocseuyn yia forifsia amd to ANT kon v EE.

H Itaiia n omola amotelel v tpitn peyoddTEPT OKOVOUi TNG EVPWIMOVNG,
To. TPOPALOTO AVIOYOVICTIKOTNTOG, OV KOl WKPOTEPU GE OGYECT HE OLTO TOV
vIoAOIT®VY YwPp®V Tov NOTOV, cuVdVLALovTan pe Eva TepdoTio dNUOGLo ypéog, 103,1%
tov AEIT 10 2007 (120,1% 10 2011) ov givar 10 de0TEPO PEYOAVTEPO GTNV EVPOLMOVT
petd and v EALGda. To péyebog tou talikov ypéovg 1,96 tpioekatoppdpla evpm
to 2011, n éAMewyn (emopkovg) eveMéiag oty eyyop ayopd epyacioc, o€
ocuvdvacud pe TOvg EOPoVE Yoo Veeon N Yo YopNAovg puOuohg avarnTvENG otV

evpoldvn ta endueva ypdvio mov Ba TAREOLY TNV YOUNANG OVTOY®VIGTIKOTNTOG

49



TaAKn otkovopia, etval ot autieg Tv TpoPAnudTov mov avtipetonilel n [toAio otig
debveig ayopéc.

Ymv EAAGda, ot advvopieg g owovouiag NG aviovokKAoOVIol oTo
onuovtikd  eAeippoto  Tov  wolvylov  TPEYOLGMY  GUVOAANYDV KOl  OTIG
ONUOCIOVOIKES avicoppomieg, dnAadn vyMAd onuocta eAleippoto kot ypéoc. Ot
KupLoTEPEG advvopiec Onwg Koug TV mepintmon g Itariog ko g I[Moptoyoriog
etvat n YounAn avtayovieTIKOTNTO TG EAANVIKNG OIKOVOUIaG OAAG KOl 1) OPYOVOTIKNY
OVETAPKELDL TOL EAANVIKOV Kpatovg. H ayopd axwntov dev €xel mpokaiéoel nv
Kpiom aAAG TATTETOL OO 0T G€ OAOL TO EMIMEDQ KO Y10 OAOVE TOVG EUTAEKO LLEVOLG,.
H eAMnvikn owovopia avtipetomilel onuepa éva ao1E£0d0 mov ogeiletal oTig ¥pOVIES
LOKPOOIKOVOLUKES OVIGOPPOTIEG KOl GTNV OVETAPKELXL TNG OCKOVUEVNC TOAMTIKNG €Tl
dexaetiec. Ta «idvpa» ¥ eddeiuporo g eMvikig owovopiac HTav amd To
peyoAvtepa otV evpwldvn. Avrtictoryo vynid vl kot to dMUOCIO Kol TO
e€OTEPIKO (P0G KAOMG OMOTEAOVV SLOYPOVIKY] GLUGGMOPEVLCT] TMV  OVTIIGTOL(®V
emoiov eMelppdtov. Befaing avtég dev eivar ot poveg d1apOpotikéc advuvapieg g
EMNVIKN G OKOVOpOG.

Mo mopdaderypa n avepyio otv EAAGOa mapépeve oe vynAd emineda, 10img
aVAUESO GTOVG VEOLG KOl TS YUVOUKEG, TOAD mpv omd TV Kpion kol wapd TOvg
vyniovg pvBuovg avamtvéng. H vymAn avepylo kor m younAn omacydAnon
ovpPadifouy Kot pe HEYIAN avicOTNTA G TTPOG TNV KOTavouUn Tov TAovtov. H avdrykn
SpHpoTIKOV peTappLOUice®Y 6TO OMNUOGIO TopEN YIVETOL ELPOVIG KOl Atd TO OTL Ol

KOW®VIKEG TOPOYES EMMOPOVY GTA TOGOGTA KIVOUVOL PTMOYELNS.

3.6. H 0¢on KTNHOTAYOPOV TOALADV (OPAV TOYKOGRIMG.

Xpnowonowwvtag ta teAevtaia dwabéoipua ototyein tov OOZA 10 2013, 1
éxBeom Global Opportunities ektipd ToG Ol EMOOCELS OTIS TYES TOV KOTOKIDV GE
OUYKPION HE TO EVOIKIOL KOL TO. EGOONLOTO, HOG EMITPEMEL VO, LETPT|COVUE TOLEC
ayYOpEC KOTOWKIMV givan vreptiunpéveg 1 vrotipunpeves. Tapakdtom vroypappilovion

10 faCIKA AmTOTEAEGUATA.

30 « To dnpoctovopikd EMAEWE Kot TO ENLELLLIO. TPEXOVTOV GUVOANOYGOVY
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AIATPAMMA 14 H 6é0om Ktnuotayopdv moAADV YOPp®OV ToYKOGUIWG.

FIGURE 1
Mainstream markets: Overvalued or undervalued?
Percent over- or undervalued relative to long-term average of mainstream housing market
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Source: Macrobond, OECD

O opovtiog aéovog oe 0% avmpocwnedel o Béomn O6mov m oyopd
OTOTULATOL COUPMOVO, LE TO PHOKPOYPOVIO LEco Opo Tov. Ot otieg v amd TV
oplovTIOL Yo OElXVOLV OTL VITAPYEL 0L OVIGOPPOTLQL LLE TIG TILEG TMV KOTOKUDY Ol
omoieg avEdvovtar mePLocOTEPO amd evoikla M ewcodnuata. Ot 6TNAES KOVTA o1
YPOUU VTOOEKVDOLY OTL 1 ayopd givar 1ooppomnuévn, Kot epeaviCet éva Prooio
enminedo avantuéng. Ot oTNAeg KAT® 0o TN YPOLUN OTHLATOO0TOVV OTL 1] ayopd eivan
VREPTIUNUEVT HE TNV adENON TOV EVOIKIOV KOl TOV €G00NUATOG VO EEMEPVAEL TIG
TIHEG TOV KATOIKIDV.

H NopPnyia, o Kovadds kot 1o Béhylo, 6mov or tpég e€axorovboiv va
avéavovtal (A katevBuvon Tov PEAOVS), AVTITPOCOTEVOVV EKEIVEG TI YDPES OV
KvouveLoUY TeEPLocdTEPO omd pio 010pOmon TV IOV, 10Img €0V T EMTOKIO TOV
OTEYUOTIKAOV Oaveimv avEdvovtor 1 to lcodnpata apyilovv va peidvovior. H tyun
LELOVETAL EPLOOVDOG € peydro puépog g Evpdnng, to Hvouévo Baciiero kot ot HITA.

Xopeg O6mwg n EAAGSa, m Iomovio, kor n Ioptoyodio, Omov ot Tiéc

eEaxorovBovv va méptovv givar mlavo va KaTaANEoLV ot 0S8 TOL YPAPTLOTOG,.
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H I'eppovia xor n larovia, Exovtag yaoel Ty adéNon TOV TGOV KOTA 0LO
povades, oe avtifeon pe Ot £xel mapotnpnOel o€ TOAAEG AVETTUYUEVES OTKOVOUIES
ot opyéc ¢ dexkoetiog tov 2000, mopapévouv oTobepd GTO  «UTOTIUNLEVOY
oTPATOTEDO.

Ot tyég Main stream ot [N'oAMa kot v OAlavoio @aivetor va €govv €val
apyd T060ooTd peimong Yo avtd Ppiokovtar mo de&1d 6TOV KOKAO 1010KTNG10G.

O1 cvykpicelg avTég, OTMS aVaPEPOVTOL GTOV Tivaka £yovv Yivel pe faon to
pnéco eBvikd emimedo €1GOOMUOTOC KOl TIG €OVIKEG TIHEC TOV KOTOWKIDV TTOV
GLYKOADTTTOVV SLOPOPETIKT SUVAULKT GE EMMESO TOANG.

e mMOAEG M| TOMIKEG QYOPEG E EVAL LUEYAAO TOCO TTAYKOGULOV OYOPUSTMV, M
avaroyio Tov omotelecpdtov Oo elval SlpopeTikny AdY® TOV VYNAOTEPOV

EIGOONUATOV KOl TOV EVOIKI®V.

3.6.1 H EAAnvuci] ktnpatoyopd.

Metd amd T HEAETN TOL JEIKTN TIUAV TOV KOTOIKIOV PO £V OVTIGTO(O
delkTn TYOV TV evotkiov pmopel va peietndel n e€€MEn g ayopds katotkiog otnv
EALGSa (MaAlaponovrog 2007). H Baon tov dewtdv givarl to 100 yio to 1€A0g oV
étovg 1995. H tyun awtod tov deiktn frav 168 oto téhog tov 2008, evd yevikd to
dwaotnua 1995-2008 ot tég onueiowcav avénon 68% mapondveo omd To EvoiKioL.
Ao Kot 0TV 610 EMTEPIKO EYVE AVTIANTTN N AEYOUEVT] «QPOVGKO» GTO. 0KV TA, O
TPOAVOPEPOUEVOS AOYOG Kupavdtay ota idta enimeda (XapdovPeing, 2009).

Meléteg yoo T1g TWEG KOTOWKI®OV TO Odtdotnua 1994-2007 ommv EAAGSa,
£0e1&av 0Tl pokpoypovia doev emnpedlovior amd 10 VYOG TV GTEYUCSTIKAOV J0VEIWV
(Brissimis and Vlassopoulos 2009). H é\letym awthg ¢ emidopacng onuaivel Tmg n
avENon TV TV PeTd To 1995 dev omnpiletor otV amelevBEP®ON NG GTEYOCTIKNG
wiotg, aAAd axolovBel TIg BepeMddelg petafAnTéc G EAANVIKNG OKOVOUOG.
AvtiBeta, Bpayvypdvia @aivetol TS OUUOPPAOVETOL Ul OUPIOpOUN GYECN UETOED
TOV TGOV TOV KOTOIKIDOV KOl TOL DYOVS TOV GTEYUSTIKMY O0VEI®V.

To 2008 amotérece avapgifora opdonpo otnv eEEMEN ™G 0yOpAS KOTOIKIDV
otV EALGSa. H ayopd xatowiog yapaktnpiotnke amd cvppikvoon. Avtd goiveton
amd ) peimon tov peptdiov TV KoToKIMV Kot Kataokev®mv 6to AEIL. M pétpnon

G TPOG TN CLUTEPLPOPE TV TIHMV, £0e1Ee OTL VIMPEE L AHENCT) TOV OVOLOGTIKMV
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TIHovV Kotd 2,6% kot tov evokiov katd 8,6%, Kavovtog tov AGY0 TW®V TPOG
gvotkiov vo netodei katd 5,5% (Xapdovpeing, 2009)%L,

Yopeova pe o omoteAécpota g épevvog g TTE, ot méielg otig omoieg
KOTOYPAENKAY Ol HEYOAVTEPEC MTMOGEIS TWMV glvar 1 AOva pe VTOYDPNON TOL
éptace éog Kot 10 32,2%, m Oeocarovikn pe 38,8% m XoAkida pe 35,4%, n
Koatepivn pe 36,5%, v Zavin to 15,1% xor v AleEavopovmoin pe 16,8%.ta
avTioTOU(0. OMOTEAECUATO, £PEVVOAG TMV KINUOTOUESITIKOV Ypageiov 6oy o
JVCUEVESTEPT KOTAGTAGT]. LG TPOG TO EVOIKLOL 1] TTMOOT TOV TIL®OV @Tdver To 11%-18%
10 e€eTalopevo ddotnua. I'evikd Bacet tg TTE, n ayopd akivitov 1o 2008 NTav 610
10%-20% t®v cuvarray®dv Tpo Kpione.

Y oyetikn pe ) perétn tov ANT 1o Mdawo tov 2014,510ypdpetor 6Tt ot TYHEG
TOV KatoKldv oty EAAGda ) onoia Bpioketal otn devtepn BEom vmoympohv pe oD
poouo.

210 4 tpipunvo tov 2013, n ttdon dwpopeddnke oto 7,25 %, ce cuyKpilon pe
10 avtiototyo Tpiunvo tov 2012. Bdoel tov ANT, n povadikny yopa mov €yel TV
VYNAOTEPN peimon TindV eivon ) Ivdia (Tocootd peiwong 9,1%).

H extipmon tov ANT ntav 01t n eAAnvikn ayopd mapovctdlel axoun to
eetalopevo ddotnua VIEPTIUNGON TV a&dV AdY® TOV OTL TAPA TO YEYOVOS TTMG Ol
TIWEG €YoV TEGEL, N UEION TOV EIC0OMUATOV TOV VOIKOKUPIOV 08V EKAVE TIC
KaTolKieg Mo mpoottéc. Amdoeln avtov eivol MG M AVOAOYID TOV TILOV TOV
KOTOWKI®MV TTPOG TO OBECIUO EIGOMUA TOV EAAMVIKAOV VOIKOKLPLOV givar eAdylota
VYNAOTEPN G TPOGS TO PEGO Opo dtaypovikd (Povcdvoyrov,2014).

Avtibeto ovupove pe otoyeio g Global Property Guide, n EAAGda to
terevtaio Tpiunvo tov 2013 onueimoe v tpitn peyardtepn peimon tipav pe 7,25%
petd v Ivdia ko ) Povpoavia. To m0coostd avtd apopd TG TIHES TOV KATOIKIDV UE
TNV EVOOUATOOT ToV TANBwpicpov. BéPata | arorAnbwpiopévn petafoin tov Tipov
delyvel mog N EALGSa €xel v tayhtepn TTdON. L& OVOUOOTIKEG TIHEG 1| pelmon TV
KATOIKIOV dtapopmvetal o 9,28% 10 4 tpiunvo tov 2013, evod n avtictoyn ywo to
2012 givan 12,8% (Povcdvoyrov,2014).

Tov Iovvio tov 2014 o oikog motoAnTTIKNG a&loAdynong Fitch, vrootpi&e
g ot Tég oty EAMGSa Oa peiwBodv mepetaipom petald 11%-16%. Me v

emPePaiwon avtod, N TTOGN CLVOAIKA TOV TILAOV TOV KOTOIKIOV OO TO OVAOTEPO

X apdovBerng,I.A.(2009) « 1 6rovdadTNTO, TG 0YOPAG KATOUKIAG GTNY OIKOVOpio»
http://.bankofgreece.gr
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onueio mov Ppédnkav 1o 2008, €MG TNV OAOKANP®OTN TNG MTOTIKNG TOPEiNG
avapévetor va tdoet 6to 45%. v avéAlvorn Tov 0 TPOoOvVAPEPOUEVOS 01KOGC
dkaoAoyel v ektiunon ¢ amotélecpa tng ocvveyllopevng Pabidg veeong g
EAMMMVIKNG OKOVOUTOG KOl TNG OVOCPAAELNS TTOV VITAPYEL Y10 TO POPOAOYIKO TAMIGLO
TOV KAGOOVL. 'l avTd KOl Ol AYOPOTOANGIEG KOTOIKI®DY OV £YVOV OTIS apPYEC TOV
2014 ntav eldyoteg e€attiag tov eOpov vmepaliog e tov omoio emPopdvetar o
110K THTNC.

H Alpha Bank cg pa oyetikr] avéivon tov 2014 gixe mpoPréyet 6T1 1 peiowon
TOV TILOV TOV KOTOWKIOV TEAIKA 0gv Ba Ntav peyorvtepn and to 5,3% (yapnAdtepo
1060010 and to 2013). Kot 6pwg n peiowon Pacet otoyeiov g TTE éptace to 10,3%
évavtt tov 2012.

Ievikd mapd v LYNAN TTOCN TOV TIUOV TOV OKIWVNTOV Kol ToOpAAANA TV
abENOT TOV KOTOKIDV TPOG TMOANGT, Ol GLVOAALYES Bpickovtal 6€ YOUNAL emineda.
O toAnTéc Bempov g dev Ba petwbel mepiocdtepo N adia g axivnng meprovsiog
TOVG KOl £T61 dpyroav oTadlokd vo d1oTalovy vo EEKIVGoUY dlodkacieg TOANGNG
akwftov. Ot ayopactéc eAmilovv o mepotépm mtoon Ttov Tov. Ailsr va
onuewdel mowg o PEGOC YPOVOG aVOUOVIG € TNV TAOANGT TOV TPOGPEPOUEVOV

KATOWKI®MV @Tavel toug 12 unveg (Povsdvoyiov,2014).

3.7 H Iqpoocia TS ayopdas oKV TOV 6TV EAANVIKI] OLKOVOuid.

[a toug 'EAAnvec ot omoiot petd 1o dg0TEPO TOYKOGUIO TOAEUO glyav
TEPLOPICUEVESG EMEVOVTIKEG EVKAPIES, TO aKivNTa (01KOTEdQ KOl OTTiTIOl) OTOTEAOVGOV
TO 7O ONUOVTIKO TEPLOVCIOKO oToryeio Kabdg Mtov N poévn €TEVOLOT TOL TOLG
dto@aMle évovtt Tov TANOWPIGHOV. ATOSEIEN TOL TAPOUTAV®D PALVOUEVOL OTOTEAET
10 YeYovog 01t 10 81,8% TV TEPLOVCIAK®V GTOYXEIMV TV EAMVOV givarl 6g akivnta,
10 17% o€ xotabéoelg ko 10 1,2% oe petoyés. Lt yopa pog 1o 2008 ot enevdovcelg
oe kotowkieg amoteAovoav 10 5,4 % tov AEIIl (evd o1 KaTOOGKELES GLVOMK(A GE
10,7%).

Ot anoddoelg Tov akwvntov giyav tputlacioctel and v 31/12/1995 éwg v
31/12/2008, téon mov dev aKoAoVONGOV KOl Ol LIWOAOITES LOPPEG TEPLOVGLOKDV
oToyEimv.

To dotua amd 1o 2003 £mg 10 2007, 01 ENEVOVCELS GE KATOIKIEG GTN YDPO. LLOG

aviABav og 7,7 % tov AEII kot 10 avtictolyo tov Katackev®dv 13,3% oe cuykpion
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HE TIG GAAEC YDPEG TNG ELVPOTOIKNG EVMOONG. ZTN YOPO HOG UEYAAO HEPOG TOL
EPYOTIKOV OLVOUIKOD aoyoAeitalr otov KAGd0o TG ayopds kotowkioc. To 2007 n
INropévn epyacio otov KAGOO TV KATOoKELOV aviAOe 610 8,7% TNng GUVOAMKNG
aracyoAnons. Boowkn oitic TG MOTOTIKNG EMEKTOONG OMOTEAEGE 1M TIMOY| TOV
EMTOKIMV TOV OTEYOOSTIKOV Oaveimv omov tov lavovdpio tov 2010 émecav oto
16TOPIKO YoUNAS emimedo tov 3,05%. Avti n pelwon tov emrokiov opsiheton otov
AVIOYOVIGHO oL ovortuyOnke avdpeco otig tpdmelec, oty amelevfépwon Tov
eEAMMVIKOV Tpameltkoh GLOTAUATOG, OTN UEI®ON TOV KOGTOLG ¥PNUOTOS eE0tTioG TNG
€100600v G yopog poc otmv ONE ko otn oiebvi) ovykvpia: oavamtvén, vynan
PELGTOTNTO KOl LEIMOT) EMTOKIWV.

H emupdtnon youniov emitokiov 6e GuvoLacHd pe TV avénon Tov dtabécton
gl600MpaTog 0dnynoe oe avénon g NTnong Yo oTeyacTikd davela, Kabmg oroéva
KOl TEPICCOTEPO. VOIKOKVPLL EMEAEYOV VO EMEVOVGOLV TIG OMOTUUIEVGELS TOVG OE
axtvnta kabhg mpdkettar yio pio ac@oin erévovon oA kot &attiog TG TPOTIiUNoNG
NG Y10 1010KATOIKN oM.

Yotepa Opwg and to Eéomacpo e Onpostovoltkng kpiong omv EAAGSa, N
Mnon 7w oteyaotikd ddveto petmdnke and to 2010. H peiwon ntav g 1dEng tov
(-0,09%) etnoimg kot ayyi&e 1o (-2,7%) 10 2011 ko awéndnke oto (-3,4%) tov Mdwo
tov 2012.
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ATATPAMMA 15

ZTEYAOTIKA Savela % eTAOIA HETARBOAR
PuOpoi mMoTWTIKAS EMEKTAONS 0t EAAGSa kail Evpwiwvn

E 50,0
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=
=
5 10,0
r
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g- 0,0
- :
-10,0 .
Mai
200120022003 2004 |2005(2006|2007 (2008 |2009|2010|2011| oc
'12
—EYPQOQZONH| 80 80 | 79 |98 12410 |70 |18 | 1,7 | -01|-2,7|-3,4
—FEANAAA 39,0 |35,7|26,3|27,3|33,5/259 (214 120/ 3,7 |-0,1|-2,7|-3,4

[Inyn: Idw enelepyacia .

Av1d opeileTon Kuplwg 6TOV TEPLOPIGUO ad TAELPAS TPOTECDV TNG TPOGPOPAS
tpomelikov daveiwv, egottiag g EALEWYNG PELGTOTNTOC TOV OVTILETOTILOVY OAAL
Kol NG avénomg tov eA&yyov kot v BEomion Mo avoTNPOV KPUImpiov Yo Tic
ypnuotodotoels.  Emiong, 1o vowokvpid-kotovolotés  elvar  ompoBopo  va
TPOYMPNOOLY GTN GUVOYN MG VENG davelokng couPaong eEottiog g UeYEANG
afeporotnrag mov emkpatel oty ayopd (Zapmoviomg & XopoovPeing 2012 «H
EAMVIKT 0yopd OKIVATMV OTaL Ypovia. TNG Kpiono» 2).

2oppova pe ta otoryein g TTE to vrdAowma TV oTEYOSTIKOV daveimv TOV
Aekéuppro tov 2012 elyav pewwbel xotd 4,8% oe emow Pdaom, £Evavit TOL
avtiototyov mocootoL 2,7% 1o Agképufpro tov 2011. Ta vrérowma avépyoviav Tov

Aexéuppro tov 2012 ota € 74,3 d16.

32 Topmovidc,®.(2013) «Greek Real Estate Market,: prices and activity decline escalates, uncertainly
increases» Greece Macro Monitor,Eurobank
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XYMIIEPAXMATA

2mv avdAivon mov £ywve Yo TN debvn epmelpio GYETIKA e TV Kpion oKtV ,
0€ KAMOlEG TEPUITAOGEIS TOPATNPOVVTOL OIKOVOUIKEG OlLUKVUAVGELS, Ol OTOieg
tavTilovtal Kol e TOLG OIKOVOUKOVG KOUKAoOvC. H mpodopatn ypnUaTomIoT®TIKY
KpioT EMECNUOVE CNUOVTIKEG EMTTAOCELS OTIS OYOPES OKLVIITOV KOL GTNV OWKOVOUia
YEVIKOTEPQL.

O KMadog towv axwvntev oyetiletolr dueco pe tov KAGOO NG OWKOVOpiag,
Slpopemvovtag pio apeidpourn oyéon HECH NG KATAVAAW®GONG, TOV ETEVOVCEMV Kol
0V davelspov. o moAAég dekoetieg M ayopd aKIVNT®OV OTOTEAOVGE Y10, TOAAOVG
avaykoldTnTo, Y100 GAAOVG EMEVOVTIKO GTOYO Kot Yo GAAOVG OTAG W0 «ETEVOLTIKN
napadoony. Ailel va emonuavlel mwog oe mOAAES yopeg (0nwg otnv EAAGSQ), M
AOKTNOY aKIWWNTOL omoteAovoe Kot e€akorovbel va amotelel eBvikn cvvnbela Ko
TapadooT mov £yl KAnpovounOet and yevid o yevid. AvtiBeta oe AAAEG EVPOMATKES
YOPEG M KATOYN OKWWNTOL amortel vynAod €cddnuo kot givar delypo 1dtaitepmv
KOW®OVIKOV KOl OLKOVOULKOV YOPOKTNPIGTIKAOV.

Avopoeifoia M velotdpevn otkovopkn kpion mov €yve daitepa acOnt
TayKoomG To  TeAevtoio.  ypovia, emnpéoce KATOALTIKG TNV e£EMEN NG
KInuotayopds. Amotélecpo Moy 1 oOENoTN TOV OKIWVATOV TPOG TOANGT KOl M
peimong {nong. H vynAn eopolroyia, n peioon tov picbmv Kot Tov 1600MUATOV,
N OKoTN TG YopNyNons dovelwv kot ta vynAd emtdkia, eivar opiopévor povo
TOPAYOVTEG TTOV EMEGPACAV OPVNTIKA GTOV KAGOO TV OyOPOTIMANGLOV OKIVITOV.

BéBata yio moAlog ovtd amotédece o EMEVOVTIKNY gvKoupio. Xe ydpeg Onwg
n EAGda avEndnke xotd modd o apBpdg tov axkvitov mov t€inkay mpog mmAnon
Kot avtioToryo Letmdnke onuoviikd 1 ol Toug, SOUOPEAOVOVTAS £TGL EMEVOVTIKEG
EVKALPIEG Y10 OGOVS EVOPEPOVTAV Y10, OLyOPd.

[TAn00g popémv cuvoyeTlOUEVOV HE TNV KINUOTAYOPE, GUVOEEL TO EMIMESO
Cong tov moAtdv pe tov Tpdmo Odlayeipong towv axkwvntov. o mapdaderypo
aVENUEVES TAGELS TOANONG TOV AKWVITOV (OTMG KoTaypdonKay o teAgvtaio ypdvia
omv EAAGOG) Oapumviovy otKovopkd TPOPANUATO TOV TOMTOV Kol OAA0yN
KOKETTIKOV» MG TPOG TN OLAXEIPION TOVG.

Kown mapadoyn sivar, aoyétwg pe v mpocéyyion tov Kovipdtiep oyetikd
LE TIC OIKOVOMIKEG OLOKVUAVOELS, OTL 01 avBpamives 1010tyTes ¢ mAcoveliag, s

aovoooiag Kol THG amAnotiog eivou ovtée mov evfdvoviar kol yio T GOYYpPoOvH
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(xpnuotomioTwTiKy) Kpion 00 cvatiuatog. IIEpav TG ENEVOLTIKNG POVOKAC KOl TNG
TEPACTIOG UOYAELONG, OVTEG Ol WOOTNTEG €ivol OV OMUIOVPYNOAY TOV LIEPUETPO
KatavoaA®Tiopd, g televtaiog 20 etiog, o omoiog vooTnPiyTNKE Ko emMSOTNONKE
amd 10 TAYKOGUO TPAnelKd GUGTNLOL.

H epapuoyn kowovikdv kpurmpiov péow pog pokporpdbesung puduong
TV doveiov, Bo UmopoLoE VO AVIWETOTICEL TNV LAEPYPEMON TOV AOLVAT®V

KOWOVIKOV GTPOUATOV.

Yroyeio piag tétotog pubuiong Ba propovce va eivar pog Lopeng oelcdybeia
mov Bo ompiletal 6 KOW®VIKE KPITHPLOL TOL UTOPOVV VO, OTOTEAEGOLV: o) M
dypagn TV TOK®V, TOVG OTOI0VE ONUOVPYOVV TO VYNAL EMITOKIO OTIG TIOTMTIKEG
KOPTEC Kol TO KOTAVOAW®TIKG Odveln B) TO TAYOUO TOV OQEIMOV GTO €VOTOOMKA
OAVEID. Y100 OyOpd OKWWATOV KOU O ETOVOTPOGOIOPIGUAS TOVG GUUG®VO UE TNV

Tpéxovoa a&io Tov aKviTOoL.

[Iépav tov mapandve pvOuicewv, amotteitol, £va véo vopoBetikd mAaictlo
®ote vo eEETACETOL LE AVTIKEUEVIKA KPLTHPLOL (E1GOOM 0L KO TTEPLOVGLOKT] KOTAGTOOT),
TOGOOTO AMOTANPOUNG 0QERDV, eE0c@AAOT a&lompemols emmédov dafimong KTh)
Eexoprotd 1 ke mepintwon vrepypémons. Avtd to mhaicto propet va meprhapPdvet
po yevikevpévn pvfuon tov dovelov yio ™ dac@diion g akivnng meplovciog
TOV  VIEPYPEOUEVOV  OOVEIOANTTAOV KOL TNV EVIGYLON WKPAOV KOl HECOI®V

EMYEPNOEDV KAODG KOl TOV QypOT®V , LE TEPLOPIGUO TNG EEOVTMTIKNG POPOAOYING .

Avtod mov amatteiton eivor €vag oTPATNYIKOG GYXEOWGUOS 1| EQOPLOYN TOL

omoiov B 0ONYNGEL TNV OIKOVOULN GTO TPOTEPQ EMITED L.
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