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ATayopeveTal 1 OvVILYpaQY], OTOONKEVON Kol SlVOU TNG TOPOVCAS EPyaciog, €&
OAOKANPOL M TUAUOTOG OVTNG, Yo gUmopkd okomd. Emtpémetor m avordmoon,
amofnKeELON Kol OLVOUT Y10 OKOTO U1 KEPOOGKOTIKO, EKTOOEVTIKNG 1| EPEVVNTIKNG
@OOMNG, VIO TNV TPOLHTOHESN VAL OVOPEPETAL 1] TNYT TPOEAEVLONG Ko VoL dlaTnpeiTan To
mopdv pvopa. Epotiuota mov agopovv T ¥pfon e pYaciog Yo, KEPOOGKOTIKO
oKomd TPEMEL VoL amevBHVOVTOL TPOG TO GLYYPAPEL.

Ot amOYELS KoL TOL GUUTEPACLOTO TTOV TEPLEXOVTOL GE ALTO TO £YYPOPO EKPPAlovV TO
ovyypagéa Kot 0gv TPEMEL v, pUNVELDEL OTL avTImtpoowneVoLVV TG enionues Béoelg
tov [Tavteiov [Mavemotnpuiov.






INEPIAHYH

AVTIKEILEVO TNG TOPOVGOG JIMAMUOTIKNG epyaciog elvar n peAétn tov OKovoUKOV
Awkvpdvoeov ot Ayopéc Axwvntov kot 1 g€étacn TuxdV GLGKETIONG TNG
KUKMKOTNTOG TOV OKIWWATOV HE TOV OKOVOUIKO KOKAO. Ot kOKAOL NG ayopdg
aKIVNTOV TOKIAOLV G€ 0, TL aQOPd TO €VPOG TOVE, TNV TEPLOOIKOTNTO KOl TNV
EMOPOON TOL OACKOLV oIV gupvTeEPN owkovopia. Ot dukvpdvoelg oty ayopd
aKIVATOV ivar TOAD 7o mOAVEG OTOV Ol YPOVIKEC VOTEPNOELS TNG KOTAGKEVAGTIKNG
dpaoTnPrOTNTAG Elvon Peydang ddpketog Kt étav 1 otdpkela Long ToV aKviToVy givorl
pipn. Katd to dtotnua 2007-2009, n kpion mov oyetildOTav He TOVE TITAOLG TOV
ntav eEAcPUAMGUEVOL e OTEYAOTIKA gvomodnka ddaveln eEeliybnke oe pia gvupeiog
KAMPOKoG YpNUATOTIOTOTIKY Kot otkovopukn kpion otig Hvouéveg TMoAteieg g
Apepweng. H peyddn ypnuUotomotoTiky kpion emnpéace €kT0¢ omd v oyopd
katokiog tov Hvopévov Tolteidv kol T1g evpomaikéc ayopés Kupimg ovTéG TG
Notwag Evpanng. Ot veéoeig mov €yovv onpewwbel o€ mOMES avemTuypEVES Kl
AVOOVOUEVES AYOPEG GLVOOEVOVTAY OO SLAPOPOLS THTOVS OIKOVOUKADV OLOLTAPOYDV,
0TS GLPPIKVOOT TNG TPOCPOPES TIGTOCEMV KL OTOTOUN TTOGCT TOV TIUOV TOV
TEPOVGOKAOV oTolyeimv. H évvolr tov owkovopkod wOkAov pmopel va yivel
KOTOVONTY HLECH TOV SLOKVUAVOEDV EMAEYUEVOV OIKOVOUKOV HETOPANTOV OTmC Ot
Tipég kotowkiog. Idwaitepn ovoeopd yivetor oTIS OMUOYPOPIKEC OAAMYEC TOL
amoTEAOVV KOOOPIOTIKO TAPAYOVTA TNG OLKOVOUIKNG avAnTTLENG Kat TG {tnong oty
ayopd akwvitwv. H oxéon petodd Tiudv Katowkiog Kot SnUoypaeik®V GToElwY, o8
0, TL agopd T doun G nMAkiog kot TV oAAayr tov TANBLGHOV, TaPOLGLALEL
emopévag Witepo evolapépov (baby-boomers, ynpaven minbvcsuov, petavioctevon).
[Tépav g Be@pNTIKNG TPOGEYYIONG TOL OVTIKEWEVOD, GTO TEAELTOIO HEPOG TNG
gpyooiag, mapovsialovtat To dedopéva oe €8vikd eminedo moOv PN GIULOTOMONKAY Vi
™ ovykptikny avaivon g Evponaikng Eumrepiog, ta omoion AMednkav amd tov
Opyaviopd Owovopikng Zvvepyoociog kot Avamtuéng — OOXZA. Xvykekpyéva,
UEAETOVTOL KO TEPLYPAPOVTOL O OEIKTNG TPOYUATIKAOV TILADV KOTOIKIOS, 0 OikTNg TOV
AOYoL TIUNG KOTOKiOG TTPOG €VOTKIO Ko 0 OEiKTNG TOL AOYOL TUNG KOTOWKIOG TPOG
glooonpua. AxorovBwc, tifevionr mpog cHyKkplon SypAUUOTO TOV TEPLYPAPOVY TN
Swypovikt| e£EMEN TV e€eTaldevav dekT®V Yo €61 xdpeg Tov OOZA MOV OviKOLV
o (ovn tov gupd, Yo ™ eppavia, ™ Foddia, v Itoria, v OAhavoia, v
Iomavia kow v EArada. Télog, to omoteAéopoto TG EUREPIKNG OVAALONG
AMOKOAVTTOVY KUKAIKES PAGES 0vOOoV Kol KOO0V Yo TIG ayopég KATOKING T™V
yopov s Evpoldvng kot Ompovpyodv opicpéva EPOTIUOTO Y0 TEPOLTEP®
dlepevvnon.
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Owovopkn Ztacoémra, Anpoypoewa Ztowyeia, Ilpaypoatikég Tywée Katowkiag,
Agiktng Aoyov Twung Karowiog tpog Eitcodnpua, Agiktng Adyov Tiung Katowiog mpog
Evoikio
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ABSTRACT

The objective of this thesis is to study the Economic Fluctuations in Real Estate
Markets by linking real estate cycles to economic cycle. Property cycles are varied in
terms of their amplitude, their periodicity and the impact they exert on the wider
economy. Real estate fluctuations are much more likely to occur when development
lags are long and asset durability is low. Over the period 2007-2009, the crisis
associated with mortgage-backed securities has evolved into a large-scale financial
and economic crisis in the USA. The Great Financial Crisis (GFC) affected not only
the USA housing market but also the countries of Europe, especially those in
Southern Europe. The recessions experienced by many advanced and emerging
markets have been accompanied by various types of financial disruptions, such as
contractions in the supply of credit and sharp declines in asset prices. The concept of
financial cycle can be understood through fluctuations of selected financial variables
such as house prices. Demographic changes constitute key factors of economic
growth and real estate market demand. Therefore, the relationship between
demographics and house prices presents a particular interest in terms of age structure
and population change (baby-boomers, ageing population, migration). Taking into
consideration European experience, this thesis then proceeds to analyse and compare
the national-level data obtained from OECD Analytical House Price database source
published on the internet. In particular, the real house prices index, the price to rent
ratio and the price to income ratio are described. The comparative analysis is
presented as well as diagrams illustrating the evolution of the indexes for selected
Euro Area countries: Germany, France, Italy, Netherlands, Spain and Greece. Finally,
the results of this empirical analysis reveal episodes of upswings and downswings for
the eurozone’s housing market over the period 1970-2015 and raise some questions
for further research.

Key Words: Economic Fluctuations, Real Estate Markets, Europe, Financial Crises,
Speculative Bubbles, Recessions, Secular Stagnation, Demographics, Real House
Prices, Price to Income Ratio, Price to Rent Ratio






EYXAPIXTIEX

®a 10 va euyaploTHom OA0VG eKEiVOLS oV e vtooTnpifovv Kot Bpickovtol dimAa
pov og kébe pov Prua. Idwitepeg evyapiotieg opeilw otov EmPAénovra Kabnynt
pov, k. Avtovn PoPoln, Avaminpot| Kodnynm oto Tuquo Owovopukng kot
[Teprpeperaxng Avamtvéng tov IMavieiov [Havemotuiov, o onoiog Kotd T ddpKELL
TOV TPOTTLYLOKDOV OV OTOVOMV HE EoNyOye oI UEAETN TV OIKOVOUIK®OV TNG
Avyopds Axivitov, 6lvovidg LoV TO £VOUCUO. Vo GUVEYIo® TN HEAETN OLTH OF
peTomTu oK eminedo. To auéploto EVOLPEPOV KOL 1 DITOUOVH TTOV EMESEIEE, OAAGL
Kol 01 GLUPOVAEG KoL 1) TOAVTAELPT] LTOSTNPLEN TOL KB’ OAN TN ddpKkela EKTOHVNONG
g mapovoag Aumdmpatikng Epyacioc, cuvetédecav kabopiotikd oty oAokApwon

mgc.
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EIZATQI'H
Y0 Twupo Owovourkng «ov  Ileppepelaxne  Avamntvéng tov  Ilavteiov

[Tavemomnuiov, ta teAevtaia ypdvia £xovv dnpovpyndel padnuota pe avtikeipevo
peAétn g Ayopdc AKvNTOV, TOGO GE TMPOMTLYIONKO OCO KOl GE UETOMTLYLOKO
eninedo. Méoco o€ ovtd to TAaicle Kiwveitor Kot 1 mopovco METOMTUYLOKT
Amlopotiky Epyocio pe titho: «Owovouikés Awaxvuavoers xor Ayopés Axivitwv:
2vykpitikny Avedoon e Evpomoixne Eumeipiocy, m omoio dwapOpmveron oe €61
EMUEPOVG KEPAAOLAL.

Apyikd, o010 TPOTO KEPAAOO, TEPLYpdPovTal KAmow Oewmpntikd ortotyeia,
amopaitnTo Yo TNV KOADTEPN KATOVONOT) TOL OPIGUOD TMV OIKOVOLIK®V KUKAWMYV, UE
avoQOpE GTO YOPUKTNPIOTIKA Kot TIS eAcels Tovug. Tlapovsialoviar or andyels Tmv
KAMIOIKOV KOl TOV KEHVOLOVAOV OIKOVOUOAOY®V Y10 TIG OIKOVOUIKEG OLOKLUAVOELG
kaBhg Ko téooepilg Pacikol TOmol KOKA®V: 0 kvkhog amobepdtov tov Kitchin, o
KOKAOG emevovoemv maylov kepaiaiov tov Juglar, o KOKAOG emevovcE®V VILOSOUMV
Kuznets k1 ot kopoticpoi Kondratieff (1 pokpd teyvoloyukd kopata).

Ev ocvuveyela, oto dg0TEPO KEPAAMIO, HETA OO IO COVTIOUN ECOYOYN OTNV
évvola TG ayopds akvnTmv, entyelpeitat 1 ddkpion petald g ayopds ok aciog
(property market) kot ¢ oyopdg meplovclak®v otolysiov (asset or capital market),
TOPEYOVTOS L0 CAPECTEPT] KOTAVONGT TOL TPOTOV AELTOVPYIOG AVTAV TV SVVAUEDV
GTOV TOMED TNG Oyopds OKIWVAT®V GLVOAMKA. EmumAéov, avoaAidetar to vmoderypo
teocapov tetaptnuopiov (DiPasquale & Wheaton) dote va yivouv katavontég ot
OLOKLUAVOELG Kot 1 LOKPOYPOVIOL IGOPPOTTID. OTIG AYOPEG OKIVITMV.

210 TpiT0 KEPAAOLO, TEPLYPAPOVTOL AETTOUEPDG O YPNUATOTUCTMOTIKEG KPIGELS,
pe éueaocr ota it ¢ kpiong Tov ayopmdv axwvitov tov Hvopévov I[Holteumv.
[ToAAéG eumelpikéc pehéteg Exovv emKeEVIPp®OEL 6TV KATAVONOT TOL TPOTOL WE TOV
omtoio dNUIOVPYOVLVTOL Ol POVGKEG GTNV OYOPA OKIVITMV KO TOL TPOTOL LE TOV OTOT0
emmpedlovv T1c kpicels. ' 10 Adyo avtd, o1 GLVEXELD TAPOVCIALOVTOL SLAPOPES
Bewpleg oxetikd pe TIC POVOKES TOL ONUIOVPYOVVTOL GTNV OYOpPd OKIWVNTOV. XTOV
amoONYO0 TNG TAYKOGULOG XPNUOTOTIGTOTIKNG KPIoNG, VAPYOLV OvNGUYIEG OYETIKA e
TNV OIKOVOMIKN OVATTUEN OTIC OVERTLYUEVEG YMPES, M omoia eivor moAD mhavd vo
TOPOUEIVEL adOVOUN YO TOPATETOUEVO YPOVIKO dtdotnua. Ot avnovyiec ovtég
ocuvoyilovtatl pe Tov 0po HAKPOYPOVIO OIKOVOLKT otaciotnto — secular stagnation,

0 0T010¢ AVOAVETOL GTO KEPAANLO ALTO.

XVii



210 TETOPTO KEPAAOLO, EMUYELPEITOL GVVOEST TOV ONUOYPOPIKOV GTOXEI®MV
(baby-boomers, ynpavon minbvopod, petavdotevon) pe v ayopd oakwitov. Ot
ONUOYPUPIKES TAGELS SLOLOPPAOVOLV Kol LETAPAALOVY TIC TIES KATOWKING, 00N YADVTOG
6€ KUKAOLG,.

210 MEUMTO KEPAAOMO, TOPOLGLALOVTIOL Ol KUKAOL OTNV ayopd OKIVITOV.
ZUYKEKPIUEVO, OVOADETOL O KUKAOG gvolkioong akwntov (real estate rental cycle), o
KOKAOG emevovcewv (investment cycle) kot 0 KUKAOG KOTOOKELAGTIKOU TOUEN
(development cycle). To kepdAiaio meptAapuPdvel pio. EKTETOUEVN TOPOVGINGT) TMV
KupLOTEPWV Bempldv Tov £rovv datvmmBel KATA KopoH Yol TOVG KUKAOVS GTOV
KATOoKEVOOTIKO Topéa. O KOKAOC TOV OKIWVATOV GUVOEETAL WE TOV KOKAO NG
OIKOVOUIKNG KOl TOTOTIKAG ayopds. o v kaAdtepn Katavomon tng oVVOESNS
VLTS TOPOVGLALETOL TO HOVTEAO TOV KAOGIKOU OIKOOOUKOU KUKAOL, O OTOi0g
TePAOUPAVEL TOVG OEGUOVG HETOED TNG TPOYUOTIKNG OWKOVOUING, NG ayopdg
OKIVITOV KO TNG OWKOVOUTNG YPT|LLOLTOG.

Téhog, 10 £éKTO0 KeEPOAOO TEPAAUPAVEL TNV  EUTEPIKN  OVOAVLOT TOL
npaypatonomOnke pe ypnon odedopévov and tov  Opyavicpd Ouwovopkng
Xvvepyaciog kot Avantuéng — OOZA. XvykeKpyuéva, HLEAETATOL Kol TEPTYPAPETOL T
Swypovik] e£EMEN TOL eIk TPOUYUATIKOV TILDV KOTOIKING, TOL O€IKTN TOV AOYOV
TIPS Kotowkiog mpog €volklo Kot Tov Oelktn Tov AOYOL TIUNG KOTOwKiog Tpog

gelooonua. H epyocio kheiver pe 1o avriotolyo omoteA£OUHOTO KOl GUUTEPACLATA.
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1.  OEQPIEX OIKONOMIKOQN KYKAQN
1.1. Opwopoi Owovopkov Kokimv
H ovédlvon tov owovopkdv kOKA®V mopovctdlel HeEYAAO HOKPOOIKOVOLLKO

eVOLaPEPOV O10TL TOG0 M awénon 660 Kot 1 UEION TNG GUVOMKNG OIKOVOUIKNG
OpaoTNPLOTNTAG, ONANOT Ol OKVUAVOELS, €MNPEAlovV OAOKANPT TNV otKkovouio
(Abel, Bernanke & Croushore, 2010). T'evikd, ot 01KOVOHOAOYOL GVOADOVY TIC
LLOKPOOIKOVOUIKES eMdO0ELS eEetdlovTag HeTafANTES OMWS TO0 aKkabdploTo EYYXMPLO
npoiov (AEII), to mocootd avepyiog Kot tov nknemptouél. To AEII &ivat 0 pérpo
g ayopaiag a&iag OAmV TV TEMKGOY ayaddv kot vInpesLdV.

O xwvroelg tov mpaypotikov AEIT glvar to gupotepa ypnoonotodpevo HETpPo
TOL EMMEOOL Ko NG pey€Buvvong tov mpoidvrog. Ot mponyUEVEG OWKOVOUTIES YEVIKA
emdeikviouy o otabepn pokpoxpovie peyébvvon tov mpaypotwkod AEIT won
Bektioon tov Protikol emmédov, mapd To yeyovog OTL TapATNPOVLVTOL BPoyLyPOVIES
dwkvpdvoelg tov AEIL To péyioto mpoidv mov pmopel va mapdyel 1 okovouio
avTumpoconeveTol péow tov dvvntikov AEIL, to omoio teivel va avédver apyd ot
otabepd emewdn €6poéc OM®G epyacin, KEPAAONO Kl EMIMEOO  TEYVOAOYIOG
petafaiiovtar dtypovikd moAv apyd. Avtifeta, to mpaypatikd AEIT vrokertoan og
UEYAAES OLOKLUAVOELS AOY® OIKOVOUIK®OV KOKA®MV, OV TO TPOTLTO. TNG OOTAVNG
petapdrrovror andtopa. Emmiéov, to mpaypatwkd AEIl pumopel va emnpeoacOel
YPYOPO OE TEPIMTOON OKOVOUIKAOV TOMTIKGOV (0TS 1 VOUICUOTIKY] Kot 1)
ONUOGLOVOUIKTY), EVA TO SLVNTIKO TTPOTOV emnpedletot o apyd emi moALd ypovia. Ot
KUKAIKEG  OWKOVOUIKEG  OloKvpaveels ovuPaivovov  otav 1o mpaypotikd AEIT
amopakpvveTal oo to duvntikd (Samuelson & Nordhaus, 2000).

O mnBopopdg, N aracyOANcn, N TOPAYWYN, TO €0O0MUO Kol 1 avepyia
amoteAoVV peyeln g owovopiag pe dwypovikn petafintotmra. To 1920, to EOviko
Topopa Owovopkdv Epevvdv tov Hvopévov Toiteiowv (National Bureau of
Economic Research - NBER) &exivioe v mpmdtn mpoomdbeio pedétng kot
KATovONnons TV HETOPOADY QUTMV. LVYKEKPUEVE, GKOTOS TOL NTOV 1 UEAETN TOV
OIKOVOUIKADV OOKVIAVGE®MY Ylo. TNV OTOPLYN HEAAOVTIIKOV KPpice®mv, UEC® TNG
AVATOPACTOCNG TMV OIKOVOLUK®V HETAPANTOV HE YPNOT XPOVOAOYIKAOV GEPDOV TOCO

otV Apepikn 660 Kol G€ TAYKOCULO EMITEDO.

! inbopopde (inflation # rate of inflation) civar o pvBROC | To TOGOGTO TG ETHOLIG OVOSOV TOL
YEVIKOV EMTEGOV TIUDV.

‘ Yndapyovv 600 tpoémot yio tn pétpnon tov AEIL To ovopootikd AEIT petpiéton o€ mpaypatikég
ayopaieg Tiég, evod to mpaypatikd AEIT vroloyiletat o ot0Bepég 1 apleTtaPAnTeg TIEC.



Oeg 01 KAMITAAMOTIKEG OIKOVOIEG VTOPEPOLVV OO OKOVOULKOVG KOKAoVC. 'Evag
0lKOVOUIKOG KOKAOG B umopovoe va optobel ¢ o eméktaor (expansion) g
OWKOVOMIKNG Opactnpotntag (Hetpodpevn and deikteg OTmS: mapaymyn, epyocio Kot
KéPON) axoAovboupévn amd o cvotoAn  (contraction) NG OWKOVOUIKNG
dpaocTnpromTag (copmepAapuPavorévng e HELOVUEVNG TOPAy®YNS, TG MOlKNg
avepylog Kot TV enyepnolokdv (npuov Kot ttoyedoemv), (Sherman, 1991).

"Evag maAaidtepog optopdg Tou KHKAOL MG OIKOVOUIKO @atvOpevo NTav o e&Ng
(Burns & Mitchell, 1946):

«Ot owovoptkoi kOxkAot glvar éva €id0¢ SKVIOVONG TOL GLVOVIATAL GTN
GUVOMKT] OIKOVOUIKT dpacTnpotnTo. dcmv Yopov ommpiloviar kvpiog oty
emyelpnuotikn  mpotofoviia. O  KOKAog amotedeiton omd  EMEKTAGELS, TOL
TAPOTNPOVVIOL GTO {010 TEPIMOV  YPOVIKO JICTNUO GE TOAAEG OUKOVOLUKEG
dpacTNPOTNTEG, aKOAOLOOVUEVEC amd EMIONG YEVIKEVUEVES KAUWELS, VOECELS KOl
OVOKAUYELS TOV 0OMNYOVV GTNV EMEKTOTIKN (PAOT TOL €mOPEVOL KOKAOL. AvTt 1
akolovbia Tov petafordv emavorappdvetar, aAld dev givar meprodwkn. H ypovikn
OLIPKELLL TOV OTKOVOUIK®Y KUKAW®V KUUOIVETOL Ao éva £T0G Kol TAVD UEYPL OEKa 1)
OMAEKA ETNY.

H wéa tov dwympiopod g thong omd TS YPOVOAOYIKES GCEPES TMV
LETAPANTAOV TNG OIKOVOpIaG, e OKOTO TNV KOADTEPT HEAETN TOVG, TPOEKLYE amd TA
ocvumepdopoto Tov opiopol twv Burns ko Mitchell oyetikd pe ™ pn meprodkn oaAid
EMOVOAAUPAVOUEVT] EULPAVION TOV SOOOYIKOV (AGEMY TOV OIKOVOLK®V KOKA®V
(Mintz, 1969). O Lucas (1977), Bacilduevog o€ avtn ™ Aoyikh, kotéAnée otov
axoiovBo opiopo, divovtag pia mo Bewpntikn faom oty Evvola Twv KOUKAWV:

«O1  owovopkoi  KOKAOL  OmOTEAODV  TIC OMOKAIGES 1TNG GUVOAIKNG
poakpootkovokng petafantig (cvvnbwg to AEID) and v oporomompévn g
Téony.

H dmoyn avti tov Lucas (1977), evioyvbnke amd tovg Kydland & Prescott
(1990), ot omoiol TPOGEYYIGAV TOVG EMYEIPNUATIKOVG KOKAOLG OC OTOKAIGELS TOV
GLUVOMKOV TPOYUATIKOD TPOIOVIOS omd Tn YEVIK TOL TACM, HE TN XPNon
ypovoroyk®v celpav. TTo cvykekpipuéva, Opioav T yevikn tdon, eneiepyalopevol
po dadtkacion VITOAOYIoHOD TG Kl €PapUOlOVTAS TN G YPOVOAOYIKA GTOLEID TNG
QULEPIKOVIKTG otkovopiag yio Tnv mtepiodo (1954-1989), onhadn petd tov mOAEUO NG
Kopéac.



[ToAlol owkovopkol KOKAOL dnuovpyovvTol OTaV UETAPGAAETAL 1) GLVOMKN
Oqmon pe ovverakolovbeg PeTaforEC 6TO TPOTOV, GTNV AMOGYOANCN Kol GTIC TIUEG.
H ovvoliky {qmmon oAAdler Otov peTofoAég ot GLVOAIKY Oamdvn amd TOLg
KOTAVOAWMTES, TIC EMYEPNOELS N TIG KUPEPVNOELG HETAPAALOVY TN GUVOMKY Somdvn
€ GYEOT LE TNV TOPOY®YIKN IKOVOTNTA TNG oKovouioc. Mio mtdon g GLVOAKNG
Ononc odnyet oe veécelc Kot kpicels. Mo adénon g oIKoVOKNIG OpacTnpLdTTog
umopel va odnynoetl oe mAnbwpioud (Samuelson & Nordhaus, 2000).

Agdopévou 0Tl oNUEPO OPIGUEVOL TTIGTEVOLY OTL O KOMITAAMGUOC Elvaol £yyevmdg
«otobepOTEPOC) o0 OYfon He TO TOPEABOV KL EmMEWN M KATOVONON  TNG
HOKPOOIKOVOUIKNG  €fval Gopd¢ koADTEPN o’ OTL TOAMOTEPO, Ol KLPEPVNGELS
UmopoHV Vo TaipVouV VOUIGHOTIKA KOl OTLOGTIOVOUIKA HETPOL DGTE VO, PNV EMLTPETOVV
OTO. GOK VO, LETOTPEMOVTOL GE VPEGELS Kot OTIG VOEGELS og Kpioews. O Arthur Okun
(1970), o omoiog givar évog amd TOLG TAEOV EYKVPOVG GVOAVTEC TOV OLKOVOLUK®OV
SLIKVUAVOEWDV EXEL EKPPACEL LA IGOPPOTNUEVT] AITOYT| GYETIKA LE TO €AV Ol KUKAIKES
SLKLUAVOELS amoTEAOVY TopeABOV: «Ot veéoelg yevikd Bewpovdvial, Katd Paon,
avoyortices, Omwg N cuVIPIPN 0EPOCKAPOV OALYL Ol Ol TVEOVES. ATO TN GTLYUN
OV Ol GLYKPOVGELS 0TO £30p0¢ dev £xovv e€apavicBel, eivar acapég to edv elvan
duvatov va eEorelpBovv ot vEécelg. Ot dVVANES TTOL TPOKOAOVV TIG TPEXOVGES
VOEGELS VITGPYOVY aKkOpa Kot Bpiokovtat amAd o avapoviy (Samuelson & Nordhaus,

2000).

1.2. Xopoxmnpiotikd Tov Owovopk®dv Kokimv
O Lucas (1977), 6vtog £vag oo TOVG GNUAVTIKOTEPOVS BE®PNTIKOVE TOV OIKOVOULKOD

KOUKAOV TioTEVE OTL Ol OKOVOMIKOT KOKAOL £y0vV TOAAG Kowvd yopoktnplotikd. H
droyn tov avty PacloTav oTNV €EETOON TV GLYYXPOVIGUEV®OV KIVICEDV TOV
OIKOVOIKGOV peTaPANTdV otov otkovoutko kvkio (Abel et al., 2010).

Souewvo pe tov opiopd tov Burns & Mitchell (1946), o owovopkdg kKdKAog
Ogv €xel Kavovikn meplodtkdtta aAld m 101 axoAlovBio. OKOVOMK®V YEYOVOT®V
npaypatonoleiton  emavorapfovopeva. Kdabe woxhog elvar  dopopetikdg oAld
VILAPYOVY TOAAEG KOvOVIKOTNTEG 1) TapOHOLEG aAANAOVYiEG o8 KABE OUKOVOIKO KOKAO
(Sherman, 1991).

[Mopaxdto TapatibBevtal TEvte onuavtikd ototyeio GYETIKA LLE TOVG KOKAOLG:

1. Ot owovopikoi KHKAOL ATOTEAOVY SIOKVILAVGELS TNG CLVOMKNG OIKOVOLUKNG

OpacTNPLOTNTAG KO OYL LOG GUYKEKPLUEVNG LETAPANTIG.



2. Tlopovoidlovtol ETEKTACELS KO KAUWELS TNG OIKOVOUIKNG OpacTnploTnTog.

3. Ot owovouikéc HETOPANTEG KIVOOVIOL GLYYPOVIGUEVO TOPOVCLALOVTOGC
OHOAG Kot TPOPAEYIHO TPOTLTO. GLUTEPIPOPAS KOTA TN OIUPKELD TOV
OLKOVOUIKOU KUKAOU.

4. Ot owovoutkoi kOKAOL givan eravarapPovo psv013 OAAG Oyt n£p1061K0i4.

5. Ot owovopkol «OKAOlL Ookpivovtar amd empovi. Ot UeEIDOELS
axolovBovvTol amd TEPAUTEP® PELMOELS Kal 1 peyébvvon amd peyorvtepn
peyébvvon. E&attiog g empovig, 1 duvatdtnta tpdPAeyng Tov onueiov
Kopmfg eivar moAd onuavtikny (Abel et al., 2010).

O1 okovopkoi KOKAOL Guyva €Yovv OLOOTNTES TTapd TO YEYOVOS OTL dev givar

tavtoonpot. [Ipoxkeywévor va avaivBodv ta YOPOKTNPIOTIKE TV OWKOVOUIKOV
KOKAQV TOpaKAT® akoAovBodv pepikd amd Ta 1o cLVNOIGHEVA XOUPAKTNPIGTIKA LL0G

Hpeonc® (Samuelson & Nordhaus, 2000):

o  Xuyvé eavouevo amotelel M UHEI®ON TOV KOTOAVOAOTIKOV €OV, KOOGS
ALEAVOVTOL ATPOGOOKNTA TA AMOOEUOTO TOV EMYEPNCEDV KOl TOV GAL®V
dwpkov ayabodv. H avtidpaon tov emyeipfoemv péow e HEI®oNS TG
Tapoywyng odnyel apyikd oe peiwon tov mpoyuatikov AEIT kot ot
CUVEYEWL OE OMOTOUN UEION TOV ENEVOVCEMV TOV EMYEPNCEMV OCE
EYKOTAOTACELS KL EE0TAIGULO.

e  Mewvetoar n {Rmon g epyocios. [Ipdta peidvetor n péon epyocio Ko
petd akoAovBoHv ot amoAvcelg Kt 1 abEnom g avepyiog.

e Me mv peiwon 10V TPOiIOVTOC, 0 TANBWPIoUOS emiPpadiveTar. Kabng
petwvetar  {fnomn Tpdtov vA®V, ot Tég katappéovv. Ta nuepopictio
Kot ot TéG vanpecidv elvar omibavo va peudvoviot, oAAd teivouv vo
avEAvovTal AYOTEPO YPNYOPX GTIG OIKOVOUIKES KOLWELG.

e Ta emyepnuatikd KEPON HEW®VOVTOL OmOTORO KOTA TN OdpKE TOV
veécemv. Kabmg ot emevoutéc mpofAEmovy TNV OIKOVOLUKT KO, Ol TIEG
TV petoy®v cuvnbog petdvovtatl. Ouwmg, yevikd oTic LEEGELS, 1 pelwon

TOV EMTOKIOV TPAYLOTOTOEITOL ETEWON petdveTOn 1) {iTnomn mioTng.

¥ EnavolapBovoprevoc onpoivel 0Tt 10 TPOTVTO KAyT-TUOUEVAC-EMEKTOUOT-KOPVOT TPy LATOTOLEITAL
GUVEYMG.

* M1 eplodikdg onpoivel 4Tt dev TopATNPEITAL GE TOKTE XPOVUKE SIOGTHUOTO.

> 2V TEPITTOON TOV EMEKTACEMY, Ol OMOIEG €ivol Ta €I0MAN TOV VELCEMV, KOBEVAG Omd TOVG
TOPUKAT® TOPAYOVTES AeLTovpYel 6TV avtiBetn Katevbovon.



1.2.1. ®daosig 10v Owkovopkov Kvkiov
Xoupovo pe tovg Samuelson & Nordhaus (2000), p KUKAMKRA  OKOVOUIKY

dlakvpavon  glvol gt OlKOMOVGT  TOL  GLVOMKOV  €Bvikoh  mpoidvtog, TOL
€1000NUOTOC KOl TNG amacyOAnons mov cuvnbmg dwapkel yoo pua mepiodo 2 €wg 10
eT®V Kot M omoia yopoktnpiletor omd evpela EMEKTAON 1| TMEPIGTOAN OTOLG
TEPLOCOTEPOLS TOUELS TNG otKovopiag. Ot SIHKVUAVOELS AVTES, TAPUTNPOVVTUL GE OAES
TIC OVEMTLYUEVEC OKOVOUIEG NG oyopds. Tumikd ol OlKOVOUOAOYOl OlonpovvV Tig
KUKAIKEG OLOKVLAVGELS 6€ 000 KOPLEG PAGELS, TNV VPEST Kot TV enéktaon. Ta onpeia
KOUTNG TOV KOKA®V yapoaktnpiloviol omd KopueEg Kot TuOpEVEC.

Xypa 1.1: ddoeig o1kovopikoH KKAoL
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ITys: Abel, Bernanke & Croushore, 2008.

To oynua 1.1 deiyver T d1d0YIKEG PAGES TOV OWKOVOUIKOV KOKAov. TTo
AVOAVTIKA, 1| GUVOALKY] OIKOVOULKT] OPOGTNPLOTITO HELDVETOL UE 0L KAPWT HEYPL VO
eBdoel otov mubuéva (T). Ztn cvvéyela, aeod POBAcEL GTOV TLOUEVA, 1) OLKOVOLLKY|
dpactnpoTa avEdvetat pe pio eméktacn N avinon péypt va dcel oty Kopuen
(P). Ot xopveég xor ot muBuéveg amoteAodv to. onueios KOUTAG Kot pio 1doitepa
coPapn xauym ovopdaletoar veeon. H akoiovbio and kopven oe kopven, 1M omd

mobpéva oe muOuéva, KOAEITOL OKOVOUIKOG KUKAOG Kol TO OnNUeElo KOUTNG



npocolopilovtor emionua and v Emtpomn Xpovordynong twv OKovVOUIKOV
Kvkiwv oo NBER (Abel et al., 2010).

H d&vOnon, n xauyn, n Oeeon Kt n avaKopyn, OmoTEAOLV OTAS0 NG
ddkaciog €EEMENG TOL KOMITOMOTIKOD GLOTAUATOC. O guUmveELSTNC KO 001YOG
avtol TOL KUKAOL givar o emyelpnuatioc. To mpoidv ¢ owovopiag dev avédvetal
OLOIOHOPPO. KL OPUOVIKE, 0ALL péco omd ocvvexelg avicoppomieg ki GApota. H
avanTuén dev elvar pio cuveyng, opoAr e&EMEN, oAAG Hio AGVVEXNG, JLOKOTTOUEVN
KO {1 0PHOVIKT S10d1KaGio «dNUovpytkng Kataotpone» (Schumpeter, 1939).

2 éva otafepd 01KOVOULKO TTEPIPAALOV, OOV TAVTA VTAPYOLY SVVOTOTNTES Yol
TNV EQOPUOYN KOWVOTOMLADV, 1 VITOPEN ETLYEPNUOTIOV YL TN JIEVEPYELN ETEVIVOEMV
kpivetan amopaitntn. H adénon tov damavdv mpokoiel avénon 1oV £1600MUdToV,
ONUOVPYDOVTOS TOPEAANA EVVOIKES TPOPAEYELS Yia TO LEALOV. Anpovpyohvton VEES
gukalpieg Yo kKEPON KL oENGN TOL AVTAY®VIGHOV, dedopévov 0Tt 1 peyébuven 1660
TOV TOPAYOYIKOV dVVATOTHT®V, 0G0 KOl TOV VEOV TPOIOVIOV TOV TPOCPEPOVTAL,
OlELPVVEL TNV Oyopdl KOl TO YEVIKOTEPA OWKOVOUIKA mAaicle. H avimtuén véov
EMYEPNCEDV GE GLVOVOAGHO UE TNV TPOSTADELD TPOGOPLOYNG TOV TOANLDV GTO VEL
Kovotopo dedopéva, odnyel 6e TPOGAPUOYN TOV TILAOV KOl TOV TOCOTHTM®V Kol KT
EMEKTOON O UL véo 1ooppomiot otnv ayopd. AOy®m NG VTAPYOLGOS OVTNG
Swtapayng, GAleg emyyepnoelg emnpedlovior OeTikd Ku GAAES AOLVOTAOVIOG VO
npocappocBodv  khetvoov. H avénomn tov elonpdlemv 1OV KOVOTOUIKOV
enyelpnoewv odnyel o e£6PANGCT TV TPpOTe(IKOV daveimVv Kol 6 KEPON.

v pdT edon avtr, dniadr| g dvinong, ennpedletol oTadepomomTiKa M
LEIOTIKA TO EMIMESO TOV TIUAOV KOl TOV KEPODOV. AVTO €Yl OOV OMOTEAEGUO TNV
€EAVTANOT TOV EVLKAUPIOV Y10, OENCT TNG TapAy®YNG VE®V Tpoioviawv. H vadpyovoa
dlatapoayn oty ayopd HEUOVEL TIC SLVOTOTNTES TPOYPULUUATIGHOD VEOV ETEVOVTIKMV
TPOoTOOELDV KAODS Kot TIG SUMAVES TOV KOULVOTOUK®OV ETYEPTCEMV. XE GLVOVAGHUO
HE TNV ATOCLPCT] YPNUOTIKOV TOGAOV amd TNV oyopd yio v €£0QAnon tov daveimv
epeaviCoviot avTmANOmPIoTIKES EMTTOCELS OTIC TIEG KO GTO EIGOONHOTA.

H ¢@don g dvOnong tedewdver kor Eexwvd mn mepiodog wapyng, O6mov 1
owovopio odnyeitoan oe éva véo onueio wwoppomiog, VYNAOTEPO amd ekeivo mov &iye
Eexwvmoet. Katd ) edon g avinong, extog amd T1g KavotoUes ETeVOVCELS (TPDTO

KOUO EMEVOVGEMY) TOV TPOKOAOVV €VEOPiD HEC® TNG avENONG TOV TYH®V, TOL



avolypotog TG oyopds Kol TV  guoioveov  TpoPAéyemv Yoo TO  HEANOV,
ONUIOVPYOVVTOL KL ETEVOVCELS KEPOOGKOTIKOL YOPAKTNPO (OEVTEPO KOLUA).

[ToAlol emyyepnuoTies Kol KATAVOAWOTES, TPOSTAOMVTG VO EKUETOAAEVOOVV TIG
véeg evkopieg, kbvovv Oetikéc TPOPAEYEIS Y TO HEAAOV KOTOPEDYOVIOS GTO
OUVEIGHO, KOl GE GLUVOLAGUO HE TNV Ayopd YNG TOL TPOYUOTOTOLEITOL, OEV VITAPYEL
avENUEVN TTapay@YKOTTO, OAAG avénuéves miotmoels. Otav otopatioovy ot
KOvoTopeg emevOhoel; Kot petwBodv ol JamAveEG AVENVOUEVIG  TOPOYMYIKNG
dvvotdtnTog, ot TéG Ba apyicovv va peidvovial. Koataotpépetal avamdpevKto To
deVTEPO KOO ETEVOVGEMY KOl LAAMGTA TTLO £VTOVA AtO OTL SIOADOVTOL Ol ETLYEPNCELS
Katd T OdpKel Tov TPOTOV KOpToc. Tdpa Eexvd 1 Tpitn eAon TOv KVKAOL, 1M
voeon.

H ¢don g vepeong Ba tedewdost 6tov mhyovy va, Aertovpyohv OAEC Ol pun
TOPOYOYIKEG,  OOUVOUES Kol KEPOOOKOTIKOD  YOPOKTAPO  EMUYEPTUOTIKES
dpactnprottes. Ot vyieig emyelpnoelg tpoomafodv Vo aVaOKTHGOUV TOV KEVO YMPO
OV AENCOV Ol EMYEPNCES TOL EKAEICAY KL €Tl Onpovpyeiton €va véo eminedo
ooppomiag. EeKvd 1 @Aon G avlkapyng mov gival Kot 1 TEAgvTaic ACT TOL
KOKAov (Pénmag, 1991).

1.2.2. H Kvkhkémra tov Kvpiétepov Owovopik®v Metapfintav
OLot ot owovopikoi KOKAol €govv kowvd yoapaktnplotikd. Toco 1 KatevOvvorn 660

KOl O YPOVICUOG OTOTEAOLV YOPOKTNPIOTIKA TNG KUKAIKNG GLUTEPLPOPES TMOV
LOKPOOTKOVOLUK®V LETAPANTOV TOV £(OVV CMUAGIN GTNV TPOSTAOELL OVAAVOTG TOV
YOPOUKTNPIOTIKOV TOV OIKOVOUKOD KOKAOV.
H xatebBovon pwog petoafAntig o€ oxéom HE Tr GULVOAKY] OIKOVOUIKN
OpaoTNPLOTNTA KOTE T SLAPKELN TOV OIKOVOUIKOV KOKAOL Hmopel va etvar:
o [IpoxvkAikn: mpog tnv idw katedOLVON HE T GLUVOAIKY OIKOVOULKN
dpacTNPLOTNTA, ALEAVOIEVT OTIS aVONGELS Kol LELOVLEVT OTIC KOAUWELC.
e AvtikukMkn: mpog v avtifetn katevbuvon pe T GUVOAIKT OTKOVOLUIKT)
dpacTNPLOTNTA, LELOVUEVN OTIG AVONGELS KL AVEAVOLEVT] OTIG KALWELS.
e AKVKMKN: Y®PIg CLYKEKPIEVO KUKAKO TPOTLTTO GUUTEPIPOPALG.
O ypoviopog oG HeTaPAnTiNG o€ ox€omn HE TN OULVOAIKT] OIKOVOLUKN

dpPaCTNPLOTNTO MG TTPOG TOV OIKOVOLIKO KUKAO UTopet va gtvar:



o IIpomopevdpevn: ot KOpLEES Kot Ot mLOUEVES UG TPOTOPEVOUEVNG
UETOPANTIG TPONYOVVIOL TOV KOPLPOV Kol TOV TUOUEVOV TNG GUVOAIKTG
OLKOVOUIKNG OpOCTNPLOTNTOG.

e YyVUmMOPeLOUEVN: Ol KOPLPEC Kol Ol TLOUEVEG WIOG GLLUITOPEVOUEVNG
UETAPANTAG ONUEUDVOVTOL TOV 1010 TTEPITOL YPOHVO LE TIC KOPLPES KOL TOVG
TLOUEVEG TNG CLVOAIKNG OIKOVOLIKNG OpaGTNPLOTNTOG.

o Yotepoypovn: ot KOPLOES Kat 0l TVOUEVES OGS VOTEPOYPOVIG UETAPANTNG
EMOVTOL TOV KOPLPOV KOl T®V TUOUEVOV TNG CLUVOAIKNG OUKOVOUIKTG
dpacTNPLOTNTOG.

H xvrhkn katedbovon Kot 0 ¥povicprog TV PACIKOTEP®Y UAKPOOTKOVO UKDV
HETAPANTAOV, TOL  OMOTEAOLV  YOPOKTNPIOTIKG TOL  OKOVOUIKOD  KOUKAOUL,
TEPLYPAPOVTAL TOPAUKATE.

Mivaxag 1.1: Kvkiikn] couneprpopd oK@V HOKPOOIKOVOUIK®V HETAFANTOV
Metofinm Korteobuven Xpovienog
IMopayaym
Biopnyovisn mopayay

O klédol mopayoync dioprav ayalav mapovaialovy ueyalbrepy uetaflnyrétyta and tove Kladove Tapaywyic i
drapxcv ayabov kel prypesiov

Aomav

Kotaviloo TIpoxuschara] TUUTOPELOUEVT)
Emyapnuoted) enévivon oe iy TTporuschua] TUTOPEVOHEVT|
Enévivon ce xotonis; TTporuscha] TMpomopevopievn
Enéviuon e amobépata TIposuwchixy [pomopEuapLEwT)
Anuocies damdveg TIpoxuschara] (o)
MetopinTic ayopds £pyocios

Anooydinon TTporuscha] Zup..‘ropsuéus‘-n;
Avepryin AVTIRUKAIKT Atafwvounm @
Meon Topoy@ Ko Ta Epyaciag TTporuschua] Tpomopevapsvn @
TMpoypoetwd: oo TTporuscha] _(a)

IIpocpopd ypipOUTOS KUL
minBopiepog

ITpoGpopd yprHpaTos TIpoxuschaxa] [Tpomopevdpev
IMinfopiopog TTporuscha] Yotepoypovn
Xpnuotootkovopikss petofintés

Tipec petoymv TIposukchixt [Tpomopsvopevn)
OvouOoTIKG EMITOKIM TIpoxuschara] Yotepoypovn
IMporypoTisd emToKio Ao _(a)

() O ypovicude bev onpewdveron amd 1o Conference Board.
(B) Xapaxmpiletan catalivopnmn» axd o Conference Board.

IInyn: Abel, Bernanke & Croushore, 2008.

1.3. Bczopisg Tov Owovopkdv Kokiov
H 6empia tov xOkAov eivor pio and 11 Pocikés avOpOTIVES TOPATNPNOELS TOV

QLOIKOV KkOGHoV. TOGO dbpopa YeyovoTa OGO KOl OIKOVOUOTOATIKG GUGTHLLOTO
KIVOOVTOL HEGH KOUKA®MV TOPOUOLN HE TO QUOIKO KUKAO (mng tov eufiov oviov
(Bothamley, 2002).



Zouewvo pe tovg Samuelson & Nordhaus (2000), to pdtuno TV KOKAwV givat
aKOVOVIOTO KOl TOTE dVO OIKOVOLIKOT KOKAOL dgv givorl amoAdTmG 10101, XvyKEKPIUEVO,
dgv glvar duvatdv va ypnopomombel axpiPpng tomog, O0nmg Ba epappoloTov oty
TEPIMTOON TOV EXAVUCTAGE®V TOV TAAVNTOV 1| EVOG EKKPEUOVG, Y10, VO, TPOPAEYOLLE
N OPKELD KOL TN XPOVOAOYNOT TV KUKAIKOV OTKOVOUIK®OV OOKVUAVOE®V. XTI Un
KOVOVIKOTNTA TOLG Ol OIKOVOMIKOTL KUKAOL HOlGlovV HAAAOV TEPICCOTEPO UE TIG
SLOKLUAVOELG TOV KOpOoV.

[Ipdtog 0 Ayyiog actpovopog William Herschel (1738-1822), pe to dpBpo tov
oL doNuootevdnke oto Aovdivo to 1801, elonyaye v 10€a OTL 1| POTEWVOTNTO TOV
NAMov pmopet va mowiddel kot va emmpedoet To kAipa g I'mc. Ereonuave emiong ot
N dpaCGTNPIOTNTA TOV A0V, TOV PETPATOL GE OPOVG NAOK®OV KNAdwV, ennpedletl To
KAMpo g yne. Towg n Tpd™ Tpoctdbeia va eEnyndel 1 mEPLOdKATNTA GE OIKOVOLILK(L
dedopéva va ftav vt tov Herschel omoiog mpoomabovoe tote va Bpet pa oyéon
peta&d TV MAMaK®OV KnAidov kot ¢ tung tov ottmpav (Herschel, 1801). Ynanpée
KaTé KAmTOwo TPOMO GUVOEST TV NAMOKOV KNAO®V HE TOV Koupd, TNV OypOTIKY
TOPOYMOYN KO KAT ETEKTOCT TNV «OTKOVOUIO.

O Javons (1878) Bewpodoe OTL Ol OWKOVOUIKOT KUKAOL NTAV OTOTEAEGLLOL
eE@YEVOV TOPAYOVTOV KL NTOV OO TOVG TPMTOTOPOVS UEAETNTEC TOV OKOVOLK®V
KOKA®V KOl TOV OLOKVUAVEE®V. LVYKEKPIUEVO, €lXE TPOSTAONGEL VO EPUNVEVCEL T
GUUTEPLPOPE TMOV OIKOVOUIK®OV KOKAWOV MG OTOTEAEGUO (QUOIKOV Kol KOPIKOV
QovOpEVMY, dtvovtag peyoAdtepn Pacn omnv nAokn emidpact. Avépepe OTL Ot
NAMoKES aKTiveg EnNPedlovv HeydAo PLEPOG TOV TPOTOYEVOVS TOUEN TNG TOPAYWOYNG KL
wWaitepa tn yeopykn mopaywyn. To KukAwd potifo enavainyng tov KOpKOV Kot
QLOIKOV PUVOUEVOV NTAV AOYIKO, cOuemva e tov Jevons, vo LIAPYEL KO GTNV
OLKOVOUIKT] OpaoTNPLOTNTO.

Ot Bewpieg TOV OIKOVOLKADV KOKAW®V, S10QEPOVLY MG TTPOG TNV ELPACT CYETIKA
pe toug e£mTEPIKOVE KOl TOVG £0MTEPIKOVG Tapdyovtes. Ot mepiocdTepes Bempieg
tovifouv TG Yo Vo TPOKVYEL KUKAIKT] GUUTEPLPOPE, eEmyevelg mapdyovieg Ommg
TEXVOAOYiD, EKAOYEG, TOAELOL, KIVIIOELG TOV TIUMOV GUVOAAAYUOTOG 1] GOK Otd TIG TIUEG
TOV TETPEAOIOL OAANAETIOPOVV LE ECOMTEPIKOVG HNYOVIOCUOVS O glval o

TOMOTAOCIOOTAG KOL Ol HETOTOTIGEG TG (Nmnomg emevovoenv (Samuelson &

Nordhaus, 2000).



[Topaxdtw avaivovtal opiopéveg and Tic Bewpieg TOV KUKAMK®OV O1KOVOUIK®OV
SLIKVUAVOEWMVY LLE TOVG VITOGTIPIKTEG rouge.

1. Nouwopatikég 0Oswpieg: Amodidovv TG KUKMKEG OOKVUAVGES OTNV
EMEKTOON KOl TNV TEPLOTOAN ypnpotoc kol wiotng (M. Friedman) ot
TPOTOPYIKN TNYN TOV SIOKVUAVGEMY TNG GLVOMKNG {nTnong Bewpeital 0Tt
glvat o1 vopepatikotl mTapdyovteg.

2. Ymoderypa molhamAactaot — emrayvovin: To e€otepikd ook dtoy€éoviat
HEC® TOL UNYOVICHOV TOL ToAAamAoctoot poll pe v oapyn Tov
emroyvvt. H aAAnienidpacn moAlamhaclact) Kt emitouviy pmopel va
odNYNoEL GE KAVOVIKOLG KOKAOVG 6T cuvoAlkn {ftnon. Eivar amd ta Alya
VIOSELY AT TTOV TAPAYEL ECMOTEPTKOVS KUKAOVE.

3. TloMrtikég Bewpieg: Ot Bempiec aVTEG TOV OIKOVOUIK®OV KUKAWOV aT0didouV
TIG O1OKVULAVOELS GE TOALTIKOVG Ol 0moiot xepilovTal Tn ONUOGIOVOMKN 1)
N voulopatikn ToAtikn ki emavekAéyovral (W. Nordhaus, E. Tufte).

4. Ocowpieg Pdoet g woppomiag: Ot ECOAAUEVEG AVTIMYELS GYETIKA UE TIG
KWWNOEIS TOV TIUAOV Kot TV HeOdv odnyodv tovg avBpdmovg va
TPOCOEPOVY TAPO. TOAD 1 TOAAN Alyn epyoacio oONy®OVTOG € KUKAKEG
drakvpdveelg mpoidvtog Kt amacyoinong (R. Lucas, R. Barro, T. Sargent).
H avénon g avepylog otig vpéoelg emeldn ot epyalopevol eminTovv ToAD
VYNAobg eBovg amotelel pia eKOOYN TOV BE®PLOV AVTOV.

5. O1 vTOGTNPIKTEG TOV TPUYUATIKOV KUKAIK®OV OlaKVpdveemv: Osmpoiv OTL
Ol KOWOTOMES M TA GOK TOPOY®YIKOTNTOG GE £vav TOUEN WITOPOVV VoL
OvBovy GV LITOAOINN OIKOVOUIN KOl VO TPOKOAEGOLV Stamuéwcalg7.
O KuKAKEG dLoKLUAVOELG dONANOT], TPOKOAOVVTOL TPMTOPYIKA OO GOK OTN
GUVOAIKY] TPOGPOPA, EVAD 1| GUVOAIKT] {NTNoM 0&V ivat GNUOVTIKY.

6. Zox mpoceopds cuppaivovv dtav ot KUKMKEG LUKV UAVGELS TPOKOAOVVTOL
amd petotonicelg ot ovvolkn mpoceopd (R. J. Gordon). Ta xioacikd
mapodeiypata MOV 61N ddpKel TOV Kpicemv meTpedaiov TG dekaetiog
tov 1970. Tote amdTopeg aLENGES OTIG TWEG TMETPEANioOV Uei®oAV TN

GUVOAIKY] TPOGPOPA, avENcay Tov TANO®PIGHd Kot PEimGay TO TPOTOV Kot

® Shupova pe tovg Samuelson & Nordhaus (2000) mpénet va onpetmBei 6Tt kGbe pion amd T1c Bewpicg
avTég mepiEyel ototyeio oAndetag, aAld Kapio dev £yl KaBoAkn woyv aveEdptnta amd YdPo Kot xpovo.
70 J. Schumpeter otig apyés Tov audva ko ot E. Prescott, P. Long, C. Plosser oto. mpoc@ata xpovia.
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NV anocyOANGT. ZOUG®MVO LUE KATOO0VS OIKOVOLOADYOLS, TO EVVOIKA GOK
TPOGPOPAS UTOPOVV va. EENYNGOVV TO YAUNAO TANOWPIoUO Kot TN YPIYopN
avATTLEN TG OUEPIKAVIKNG Otkovopiag otny tepiodo 1994-1997.

, ’ . ’ y 8
1.3.1. Andyeig Khaowkav ko Kebvorovov Owkovoporoymy
2OHQOVe LE TNV ATTOYT TOV KAOGIKOV 0IKOVOLOAIY®V, 01 omoiot vrootnpilovy 6t 1

owkovouio. @BAvel ypnyopao oTN  HOKPOYPOVIA 10OppOTIOL AOY® TNG  GpEoTS
TPOGUPUOYNG TOV TIUADV, Ol JTAPAYESG TNG CLVOMKNG {RTNong £xovv UOVO TOAD
Bpayvypdvieg eMOPACELS OTIC TPOAYUOTIKEG LETAPANTEG OTT™G TO TPoiodv. Emionuaivouy
TIG OTOPOUYEG TNG CLVOMKNG TPOGPOPAG OC TNYN TWV OIKOVOUIKAOV KUKA®MV Kol
TOTEVOLV TG TO KPATOG £xel TMEPLOPIOUEVO POAO YL TNV OVTIUETMOTICY TOV
OlKOVOUIKOD KOKAOV.

[V ovtd to AOYOo, motevovv TG Oev B mpémer va ypnollomolEiTol M
ONUOGIOVOIKY) TOMTIKY] Yy v €EopdAvvon Tov OwovVoUKoy KOKAOV, Topd To
YEYOVOG OTL pmopel vo emmpedost v amacyOAnon kot 1o mpoidv. Avrtifeta, ot
AMOPACELS GYETIKA pe TIG ONUooieg damaves Oa mpénel va Pacilovial ot cvykpion
TOV KOGTOVG LLE TOL OPEAT).

O1 kebvolovol otkovopordyot, vrootnpilovv Ot 1 owkovopia ypetdletor TOAD
xPOVO Yo va @OACEL GTN LAKPOYXPOVIO IGOPPOTICL, CLUTEPAIVOVTOS TMG Ol OLUTOPAYES
™G oLVOMKNG (MTnong umopodv vo  EMNPEAGOVY TO TPOIOV  Yio CNUOVTIKA
Swotmpota. [Tiotedovy tavtdypove e 1 EXICTEVOT TNG EMGTPOPNG THG OLKOVOLTNG
TNV TANPN omacyOAnon unopel va emtevyfel HES® TG OUKOVOULKNG TOAMTIKTG.

H xebvoiavn Bsmpio Tov owovopkod KokAov, divovtag EUeocn ot onuacio
TOV JTOPAY®V TNG cLVoMkNG {ftnong dvvatal vo epUNVEDGEL TNV TPOKLKAIKTY
GLUTEPLPOPE TNG OTAGYOANOTNG, TOV YPNLATOS, TOL TANOWPICLOD Kot TNG ETEVOVOTG.
Mmopel emopévmg vo EpUNVEDCEL OPKETA OO TO YOPOKTNPIOTIKE TOL OIKOVOUKOD
KOKAOV:

1. Efutlog twv mepotaclokdv dtopoydv g oLVOMKNS  CRtnong,

mpoPArémetl emavarapPovopeveg S10KVUAVGELS TOV TPOIOVTOG.

2. Zvvemdyeton 6T 1 amacydAnon Ba dwakvpaiveror otny o katevbuvon pe

TO TPOIOV.

8 Abel, Bernanke, & Croushore (2010).
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3. Eivot cvvenng pe to YopoKInploTiKo TOV OIKOVOUTKOD KOKAOD OTL TO Yp1La
glvol TPOKLKAMKO Kol TPOTOPEVOUEVO, OEGOUEVOL OTL TTIPOPAETEL TG OL
SaTaPUYES TNS TPOGPOPAS XPNHOTOG OV Bl elval ovdETEPEC.

ZOUPOVA [LE TOVE KELVOL0VOUE OTKOVOLLOAOYOVE 1 LEGT] OTKOVOLLKT] gunpepio Oa
avénbei, otV mepintwon Omov M moAteln. TPOSTOONCEL VO LETPLAGEL TIG KUKMKES
dwkvpdvoelg ki Wwitepa tig kdpwes. Mo ovykekpipéva, yuoo v eEopdivven tov
OLKOVOHIKOD KUKAOV, o TPETEL Vo YpNGILOTOIOVVTOL TOGO 1 VOLUGHOTIKY OGO KOt 1|
ONUOGLOVOUIKT TTOALTIKY.

1.4, Epmapwkéc Hopatnpiosig Okovopuikov Kokhov®
Ymdpyovv evoeiEelc yio v vmoapEn UEXPL KOL TEGCAP®MY OWKOVOUIKAOV KOKAW®V

SLPOPETIKNG TEPLONKOTNTAG (LKPOG KUKAOC, HEYAAOG KUKAOG, HOKPH SloKOUOVOT)
Kot peydda kopata). Exovv mpocdiopiodel w¢ emevdvtikoi kbkAot Tov meptiappdvovy
KeQOAALOVY KA ayofd pe SlopopeTikég xpovikég kabvateprioels wpipavong (gestation
lags) ko drapopetiky didpketo (durability) | evailaxtikd wg KOKAOL TEYVOLOYiOG TOV
OVTOVOKAODY  KOHOTO KOWOTOMIOG 7OV  AEITOVPYOHV GE  OUPOPETIKE  YPOVIKA
dwotpara (Barras, 2009).

Yoppova pe tovg Reiter & Woitek (1999), khooikoi 01kovopoAdyolr 0nmg o
Moore (1914) kot o Kitchin (1923) avtilappdvovtat Tig 01koVopKES SIKVUAVEELG MG
TPAYUOTIKOVG  KUKAOVG, OMAadY| emavaiopfoavopevo  @aivOopevo e TUTKA
XOpOKTNPOTIKA. Avtifeta, cOYYpPOVOL LOKPOOIKOVOUOAOYOL GUUTEPIAOUBOVOUEVEOV
tov Zarnowitz (1992), Solomou (1998) kot Dudukovic (2007) mpocdiopifovv tovg
EMYEPNUOTIKOVS KOKAOLG G i okoAovBio akavOVIoTOV SOKLVUAVOEDV YOPIg
Kapio kukAkoTTO.

H évvola ¢ kukhkdmTog givor padiov mapariavntikny kot tov Dudukovic
(2007), kabmdG 01 0OIKOVOIKEG SLOKVUAVOELS OEV EYOVV TNV TAoN va exavaiapfavovtot
G€ TAKTO YPOVIKA StooTaTo. TOo UNKOG TV EMYEPNUATIKOV KOKA®VY, TOV HETPATOL
elte amd Kopven € KOpLEN, €lte amd mMVOUEva G TLOUEVI GTOV EMLYEIPNUATIKO
KOKAO, dgv eival mhvtote TO 1010, TPAyHO TOL oMpaivel OTL o1 KOKAOL dev €yovv
Kavovikotnta. Zopemva pe tovg Maddison (1991) kot Solomou (1998, 1988), n uéon
oapkela Kabmg kot dAla KaBoploTIKE YOPAKTNPIOTIKA TOV ETLYEPNUATIKOV KOKA®V

€Yovv OAAGEEL e TNV TTAPOSO TOL YPOHVOUL.

% Jadevicius, A. & Huston, S. (2013). A “family of cycles” — major and auxiliary business cycles.
Journal of Property Investment & Finance, 32(3), 306-323.
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Ynrapyovv téocepic Poaotkoi Tomol kOKAmVY (Su, 1996; Solomou, 1998; Reiter &

Woitek, 1999; DeGroot, 2006; Dudukovic, 2007; Barras, 2009; Grover & Grover,
2013):

1.

Kvkhog amoBepdtov tov Kitchin. [Tpoxettan yia kdkAovg pe ddpketa 3 €mg

5 €11, o1 omoiot oyetilovian pe TIG OALAYEC OTNV ETEVOLON TV amoBEUATOV
(Kitchin cycle).

Kvkhog enevovoewv mayiov keparaiov tov Juglar. IIpdketton yioo KOKAoLG

pe dwdpkeln 7 €wg 11 €, or omoiot oyetilovion pe TG HETOPOAEG T®V
enevovoemv og eEomAlono (Juglar cycle).

Kokhog emevdvcemv vmodopudv Kuznets. Ilpokertor yio kOKAovg pe

ouwgpkela 15 émg 25 €, ot onoiot cuVNBMG TAPATNPOVVTOL GE EMEVOVGELG
OTIG KOTAoKEVEG Kot T1G petapopés (Kuznets cycle).

Kvpatiopoi Kondratieff 1 Maxpd teyvoloyikd kopata pe dwapkela 45 £mg

60 &, mov oyetiCovron pe onuovtkég teyvoroykés arrayés (Kondratieff
“wave”).

Yypa 1.2: Tagivopnon facikdv 01KoVOpIKAY KOKA®Y

Em
0 10 20

30 40 50 60
Kvponopoi Kondratieff

Moxpad Teyvoroykd Kopota
45 2oc 60 e

Kvkhog Ensvdicemv Yrodoudmv Kuznets

15 2o 25 & \ / /

p &
~
Kvkhog Enevévoeamv ayiov Kepadaiov
tov Juglar

' s
T
s & %
7 ¢ 11 #m

Kvxhog AmoBzpdrev tov Kitchin
3 ¢m¢ 5 £m

IInys: Liberated Stock Trader, 2010.
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1.4.1. Kvkiog AmoOeparov tov Kitchin
O Joseph Kitchin (1861-1932) epevvdviog TOLG KOKAOLG Kot TIC TOOELS TOV

ONUOVTIKOTEP®V OKOVOLUK®V pHeTaPAntdv otic Hvouévee TToAteiec ko ™ Meydan
Bpetavia dwumictwoe 011 0 otkovoutkol KOkAol vroAoyilovtal katd pécov 6po ota
3,3 ém. ITio ovykekpévo, YPNOCILOTOINCE ONTIKN €EETOCT TWV YPOVOGEPAV,
CUUTEPIAOUPAVOUEVOV TOV TILOV TOV PACIKOV TPOIOVI®V, TOV EMTEIOL TOV
gumopiov, TOL €1000NUATOC, TOV WGHOV Kol TV eMTOKI®V, KOOMS emiong Kol TV
TIUOV TOV TITA®V ¥pNUATIETNPIiov, LE TOVE TEPICCOTEPOVS OO TOLG OUKOVOUIKOVG
delktec va etvon pedetnuévol o pnviaio ototyeio. H pedétn tov avtn, £d€i&e 0TL o
OLKOVOMIKEG OLOKLUAVOES TPOKAAOVVTOL OO T TPOGOPUOYES TMV OmofeldTmV
(Kitchin, 1923).

H onpavtikémta tov kikAov tov amobepdtov epguvninke tepottépo and tov
Apepikavd owkovopordyo Lloyd A. Metzler, o omoiog mapovcioce o koAdtepn
e€Nynon avtdv TV KHKA®V. ZTNV avAAvGT] TOL Yo T @UOoT Kot T otofepdtnTa TV
KOKA®V amofepdtov, mapatipnoe 0Tt KAbe Qopd TOL 1 1GOPPOTIN TNG OIKOVOUIng
&xet datapoydel Adyo tov allayov ot {\tnon, eite pe v avénon &ite pe
pelwon g, ot emyelpnuotieg Tpocmafody AUESMOS VO TPOGAPUOCOLV TNV TOPUYMYY|
TPOTOVTOG TPOKEYEVOD VO AVAKTIGOLV TIG ATOAEIES TOV OmOBendT®V ToVG. Q0T000,
OgdOUEVOL OTL LTAPYEL TAVIO M0 XPOVIKN VLOTEPNON OTO TAQIGIO OVTAG NG
Ol00IKOGI0G TPOGOPUOYNG, Ol EMYEPNUATIEC AdOLVATOVV VA TPOCAPHOGHOVV AUECMG
oe aotabeig ovvOnkec g ayopdc. 'Etol, vrepPaivovv 1 vroAeimovtal Tov emmédov
TapOy®yNS, 1o omoio mapdyel Tov KOKAo. H cvykekpyuévn dadikacio mpocaproyng
amoteAel Tov «kabopd kKukro tov amobeudtovy (Metzler, 1941).

Ot téooepig KLPLOTEPOL TAPAYOVTEG TOV CUUPMVO, LE L0, LETOYEVECTEPT) LEAETN
tov Metzler diémovv ) dbpkela TV KOUKA®V TV arofepdtmv, etvar n didpkelo g
TEPLOOOV TOPAYMYNG, N POTN TPOG KATOVOAMGT, 1 GYECT UETAED TOPAY®YDOV Kl
EUMOpOV OTmG emiong ki ot pueAAovTikég mpoodokieg (Metzler, 1947). Xe avtiy v
euUmEPIK peEAETN ™G owovopiag tov Hvopévov TloAteiwv o Metzler ektipunoce 6t n
OLIPKELNL TOV TAPATNPOVUEVOV KOKA®V eivar peTa&d 36 kot 42 unvav, oniadn 3 1 3,5
étn, 1o onoio emPePainoe o svpuatd tov (Kitchin, 1923).

1.4.2. Kvkrog Erevovoemv Iayiov Keparaiov Tov Juglar
O I'd\hog okovopordyog Clément Juglar (1819-1905) to 1862 vanpée o mpdTog mov

avéluoe BempnTiKd TIC OIKOVOUIKEG SLOKVUAVOELS KOl TV TEPLOOIKN aveL OKTOETIC,

Katd pécov 0po, eppavion Tov Kpicewv otn Fodiia, otnv AyyAio kot otig Hvopéveg
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[MoMteiec. O Juglar avélvoe o pokpd oepd tpomellkdV oTOTIOTIKOV (TN
KukKAoQopia TV TpameloypapUaTiOV, TIG KOTAOECELS, TO ENINESO EKTTMOEWMV), KAOMG
KOl CTILOVTIKOVG OIKOVOULKOVG OgikTes (avEnom tov mAnfucpov, eisaymyn, eéaymyn,
evoikwa) ywoo ™ Fodria, v Ayydia kor 11 Hvopéveg ToAteiec. Ov Legrand &
Hagemann (2007), topatfipnoov o n épevva tov Juglar ekeiv tn ypovikn otryun
meptelye o oA mPMOTOTLAN Kot KouvotOpo mpoofyylon. Hrtov éva  peiypo
OIKOVOUKNG aVAALONG, GTOTIOTIK®V GTOXEI®mV, 16TOPIaG KOl OWKOVOUIKNG Bewpiag.
Kotd ovvénela, o Juglar anédeiée v vmapén g KUKAKNG cLoYETIONG HETAsD TV
UEYAA®V OEIKTOV.

O Schumpeter mov éypaye peTaEd GAA®V Kl éva onuovtikd Bipiio yio tovg
OKOVOHIKOUG  KOKAOLG, OVOMOGE TIG OWKLUAVOELS OuTéG «kOKAovg Juglary.
Yvykekpuéva, o Schumpeter (1939) kou mpdéoeara o Fukuda (2009), mapotipnoav
TOC Ol EMEVOVCELS TMV EMYEPNCEMY GE €EOMMGOUO KL LMKA NTOvV 01 Pacikég
KIVNTAPLES QLVALELS YL TNV TPAYLOTOTToinon tov kKOkAov Juglar. ZOpewve pe toug
V0 oyoAaoTtég, o Juglar vIOAdYIoE TPOCEYYIOTIKA TN JAPKELN TOL KOKAOL, 1| OToia
elvar HETOED EMTA KO OEKA ETMV.

1.4.3. Kvkrog Enevéovoemv Yrnooop®dv Kuznets
O kOkhor Kuznets etvon peyaddtepot and Tovg Kovovg 0KOVOUIKOVS KOKAOVG, OALG

pKpoTEPOl amd to pakpd texvoroyikd kvuate tov Kondratieff. "Eyovv didpkeia
nepimov 20 £t Ko GLVOEOVTAL TOGO LE TNV KATAGKEVAGTIKY OpacTnplotTa GO Kot
pe tig emevdvoelg otig petapopés (Abramovitz, 1968). O Kuznets (1930a) otnv
TPOTOTOPO ePyacion TOL HEAETNGE TIC CKUKAIKES KIVIGELS GTNV TOPOY®YN Kol OTLG
TIEGH TPoadtopilovtag TNV mePiodo evOg TANPOVS KUKAOV oTa 22 £ TEPITOL Yo TNV
TOPOYMOYN KOL Y0l TIG TIUEG Tepimov ota 23 €.

H wokdikdémra oot enyndnke og poe aAlnienidpaon peta&d ToV
EMYEPNUATIKOV GLVONKOV Kol TNG HETOVAOTELONG. Mo adEnom oT10 TPAYUATIKO
AEII odnyet og avénom g {Nong g epyacioc, n omoia e T GEPE TG TPOKAAEl
peyolvtepn petavaotevon. Ot petavaoteg Teivouv VoL CUYKEVIPAOVOVTOL GOF
opwopévoug topeic pe peyoAdtepeg duvatdtnteg k€POovg. Avtd emnpedler
onuovpyio okoyévelng, M omoio, Katd ocvvémewn, mpowbel Tig emevovoES GTOV
KOTOUGKEVOGTIKO TOUEQ.

O Abramovitz (1968), ékave v mo @AO60EN Tpoomddela va. apvnOel v
vmapén Tov kKOKAoL Kuznets, kotaAnyovtoag 6to cvopmépacpa 0Tl «o kKokhog Kuznets
otV Auepikn €inoe, dkuaoce, glye T HéPO TOL, GAAG N HEPO oVTN elval TOPEADBOVY.
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Metd v aviivon Tov OYETIKA pHe Tovg KOKAovG otic Hvouévee TloAteieg v
nepiodo 1840-1914, o Abramovitz e£éppace tov TPOPANUATIGUO TOL GYETIKA LE TO
edv ot kOKAoL elvarl OmOTEAECUO. KATOOV EUELTOV GTAOEPOD UNYOVICUOD OTN
duapbpwon g owovopiog Tov Hvopévev Tolteidv 1 dv €xovv 1ebel og kivnon
e€antiog TG EMEIGOOIOKNG EUPAVIONS TOV TOAEU®Y, TMOV OIKOVOUIK®OV Sl0TApUy®V 1

GAA@V un cvetuatikov datapaymv (Solomou & Shimazaki, 2007).

1.4.4. Kvopotiopoi Kondratieff 1 Makpd Teyvoroyika Kopata
Exto¢ and tovg «kdxkhovg Juglar», non amod to téAn tov 1900 awdvo mapatnpidnke n

VTopEN LOKPOYPOVIMV KUKMK®OV SaKVIAvVeeEmy, Tov 1 tepiodog dvinong kpatovoe
YOPW GTO £VOL TETOPTO ALDVA, KOl 1] TEPT0O0G TNG VPESNS aviloyo xpovo. Exeivog mov
UEAETNGE GLOTNUOTIKA TOLG LAKPOYPOVIOVS OKOVOUIKOVG KOUKAOLG, ftav o Pdcog
owovoporoyog Nikolai D. Kondratieff (1892-1938), mov mapovcioace to £pyo tov 10
1922. O Schumpeter ftav avtdG TOL OVOUAGE TOLG KOKAOUG OLTOVG «KOLKAOLC
Kondratieff».

O Kondratieff vrootipi&e 0Tt 01 KOMTAAMOTIKES OIKOVOUIEG «BLdVOLV T LLOKPE,
Kopato pe péon dwdpketo 50 €t mepimov» (Kondratieff & Stolper, 1935) kot ntov
évag Omd TOVG TPMTOLG EPELVNTEG TOL TPUYUOTOTOMNGAV L. OAOKANPOUEVT|
OTATIOTIKY OVOALGT TOV UEYAA®V OIKOVOLK®V xpovocelpdv (Solomou, 1998). Ta
v avdivor| tov o Kondratieff d1ékpive tpeilg omovg KOKAWV:

1. poxpd kopoto pe dapketa S0 €1

2. &vOlquecol KUKAOL e SLOpKELN EXTA MG dEKA €T

3. obvrtopot kOKAOL pg didpketa 3,5 €t

XpNOWonoince GTATIOTIKY OVOALGT POCIKOV OIKOVOUIKAOV OEIKTOV OT®G TO
EMMEDO TIUDOV YOVOPIKNG TAOANCTG, TO EMTOKLA, TOVG cBoDg, T0 £mTEPIKO EUmMOPLO,
KaOdg Kol TNV Topoy®yn Kol KotavaAwmon Aavipoka Kot YLTOGONPOL Yol TIg
Hvopéveg ToAteieg, v AyyAia kot ™ Foddia yuo v mepiodo peta&d 1780 won
1920. X ovvéyewn, eprppoce ™ péBodo g duTANg d1domaong yio T HETPNON TOV
HOKPOV KOUATOV. ApyiKd, a@apédniKoy o1 KUKMKEG TAGES A’ TIG YPOVOGEIPES Kol
oTN GLVEYELD TO. dedopEVa eEopalvvOnKay votepa amd evvéa ypdvio Kivntold HEGOV
Opov. Avtd 0dMyNGE 610 CLUTEPACHLA OTL «pe Bdom ta dabéoipa otoyeia, eivot ToAD
mOavn N Ymapén pakpdv Kopdtov kukiikod yapoktipay (Kondratieff & Stolper,
1935).
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O Garvy (1943), emnékpve 1o emyepnuata tov Kondratieff, Tig ototiotikég
TEYVIKEG TOV Ko TIG vokeipeveg vmobéoelg tov. O Maddison (1991), oyoAiace v
amotvuyio Tov Kondratieff va tekunpuooet v dmapén peydlov KopdTov oe GALES
OLKOVOUIKEG OPUCTNPLOTNTES EKTOG OO TIG TIULES YOVOPIKNG TAOANONG. XVYKEKPIUEV,
o Kondratieff ayvomoe tv enidpaon tov Ilpdtov Ilaykoouiov IToAéuov otnv
owovopia. Xto 1élog, o Kondratieff dev £dwoe kouia melotikn e€nynon o¢ mpog 10
YTl 1 KomtoAloTikn owkovouio Ba mpémel va eetdoet v Ymapén Kot T onuacio
TOV HOKPOV KOUATOV.

Mivakag 1.2: Emygipnpotikég kdkrog

Kikhog Anpovpyég Agpxera (1) Envedvtikdg Oo1yog

Meydhog Kitchin 35 Anobépara

Mikpog Juglar 7-11 Eykotactdoeig kot pnyoviuato
Maoxkpd Sraxdpoven Kuznets 15-25 Koraskevaotin dpaotnpotra
Maikpd kOpaTo, Kondratieff 45-60 Yrodopég

IInyn: Van Duijn (1983: 6-7), Idia enelepyoaoio.
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2. AT'OPA AKINHTQN
2.1. Ewayoyn otnv Ayopa AKivijt®V
2mv owkovouikn Bewpia, 1 yn KoTEYEL VOV TOAD oNUOVTIKO POAO LLOG KO OmOTEAEL

évav amd Tovg KOPLOLG TAPAYOVTES TNG TOPAY®YNS. L26TOGO, 1 akivTn TEPLOVGin Kot
N Aewtovpyio. TOV OyopdV OKIVATOV Ogv £€yovv peAetnOel €mopKDdG OTN YEVIKN
otkovopia, TapOAO TOL M AEITOLPYIO TOVG £XEL CNUAVTIKEG GUVETELEC, Ol LOVO YOl TNV
QTOTEAECUATIKOTNTO TOV HELOVOUEVOV ETXEPNOEMY, OAAG KOl Y0 TNV OlKOVOuio
010 60voAo g (Lambiri & Rovolis, 2014).

H ayopd axwvntov (Real Estate) opileton og to €0vikd andbepa tov ktnpiov,
TOV OIKOTEdMV GTO 07010 TOL KTNPLoL aVTA £X0VV KTIoOel KaBdS Kot OANG TNG AKTIOTNG
s (n omoia umopet va doundel). Ta ktpla avtd, 6TwS KoL 1 yn, €lvar Suvatdv va
OVAKOLV KOlL VO YPNGULOTOOVVTIOL Y10, KOTOWKiO amd TO VOWKOKLPWL KOl GTNV
TAPOyOYIKY] dadkocio amd WIOTIKEG eTarpeleg, ONUOGIOVE OPYUVIGHLOVS, TOTIKO Kol
Kkevipikd kpdtoc. H axivntn meprovcio amotedel emopévog puo moAd OMUOVTIKY
GLVIGTMOGO TOL TAOVTOV HLOG XDPOC.

H emowa a&la tov kowvohpylov KTnpiov Tov KoTaskevaloviotl aVTITPOSMTEVEL
pa etnoto enévovon oto andbepa Kepalaiov pog yopac. H ypnuoatikn a&io avtov
TOV KOWVOUPYLOV KINPIOV amoTeAEL e TN GEPA TNG, L OO TIG LEYOADTEPES, EAV OYL
TN HEYOAVTEPY, KATNYOPia TNG EMEVOVTIKNG dpaSTNPLOTNTOS G o xdpao. 211 H.ILA,
Yo TopddEya, 1 cuvoAkn afia TV oKtV vToloyicOnke ce 8,5 dioexaToppvpLoL
dordpla to 1990, avumpocmnevovtag 10 56% tng eBvikng kabapng atilag (nation’s
net worth). Ot TpocOfikec 610 amdBepa avimpocwnehovy mepimov 10 5 g 7 TO1g

ekato tov etnolov AEIT (DiPasquale & Wheaton, 1996).

2.2. Avaivon g Ayopdag AKIviTOV
H oavédlvon g ayopds axwvntov cuvifog eotidlel oe €va GUYKEKPLUEVO €100G

W010KTNGil0g OT®MG KOTOWKIOL 1) EMAYYEAUATIKO OoKivTO. TNV TPOYUOTIKOTNTO, Lo
TETOOV €100V EUTEIPIKT OVAALOT £YEL MO YOPIKN O14oTOON, dNANOT, Ol OyopEg
Katowkiog oe po cuykekpluévn moAn N mepoyn. Ot tdmor wiokmnoiog cvvibwg
tavopodvTol, Yoo OVOADTIKOUG KOU  TPOKTIKOVS AOYOLG G€  OIKIOTIKGO Kl
emayyehpatikd oxivnta. H tehevtoio katnyopio pe tn o€pd TG OVOAVETOL GE
axivnto Aovikod eumopiov, Eevodoyeio, ypapelokohs YDOPOvS Kol Prounyavikd
axivnta. Mepwég popég ta logistics mpootiBevioar og Eeywplot) vrokatnyopio TV
EMOYYEAUATIKOV okwvtev. EmumAéov, n kevn yn eivor emiong pépog g ayopds

axwntov (Lambiri & Rovolis, 2014).
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H ayopd akiviTov, TOUAGYIGTOV GTIC OIKOVOLIKO OVETTUYUEVES YDPEG OTMC Ol
Hvouéveg TToMteieg Apepikng, umopel va e€gtactel cav v ayopd wioktoiag (yio
xpNoM), OMOL KTINPlo €VOIKIALOVTIOL 1] TOAOVVTIOL Yol VO YPNOLOTOmBovy mg
dounpévog ympog (akpipéotepa Bo pmopovoe va ypnolpwomombel kKot o dpog
a&10moMUEVOG YMPOGC, OedOUEVOL OTL YATEDN YKOAP, KNTOL, GXTIOTO OIKOTESN K.AT.
dev gtvan ytiopéva aArhd Ba evtoyBovv oe avtdv Tov opiopod). Tavtdypova OuwS, M
ayopd akwntov umopel va eEetachel Kot Gav TV oyopd TEPLOVGLOKMOV GTOLXEI®V,
Omov Ktplo. ayopalovtal 1 TOAOOVIOL ®C YPNUOTOETEVOLTIKY OpaoTNnplOTNTa,
ONAON O OyOPOoTHG 1 O TOANTNG EVOLPEPETAL LOVO 1 KUPIME Yol TO KEPOOG TNG
enévovong. H dapopomoinon avtdv twv 600 HOpPOV TG 0yopds aKIVITOV Gaivetot
KOADTEPO, OTNV TEPINTTOGT OTOL O 1OIOKTNHTNG TOV OKIVIATOV €ival SLOPOPETIKOS Ao
TOV EVOIKLHOTY / XPNOTN.

H &&étoon g ayopds axwvntov ®¢ mTpaypatikd ovo ayopéc Ponda va
dtevkpvichel 0 TPOTOG He TOV 0moio SloPOPETIKES duvapelg emnpedalovy avTOV TOV
topéa. Edv, yuo mopdderypa, vrdpyet Eaevikn (Rmmon amd Eévouvg emevovTég yio
ayopd ypagelokmv yopwv otig Hvouéveg IoMteieg, o avtiktumog ota evoikia gival
TOAD SLOPOPETIKOG OO OTL €AV 01 EMXEPNCELS EOPVIKA amopacicovy 0Tt emBupodv
VO VOIKIAGOLV TEPIOCOTEPOVS YDPovs Ypapeiwv. H peiwon tov poakpoypdviev
EMTOKIOV GTEYASTIKOV daveiwv €xel akplPog v avtifetn enidpacn oTig TYES TV
KOTOWKIOV ot eketvn mov mpokaieiton amd ) pelmon Tov Bpayvypdviov emttokinv
Yo T XPNUaToddTNoN TOV Kotaokev®v. H d1dkpion petadd g ayopds wtoktnoiog
(property market) ko1 g ayopdg meplovclokdv otolyeiov (the asset or capital
market) mopéyel pol caQEGTEPN KOTAVONGTN TOL TPOTOL AELTOLPYINS OLTOV TV
duvapewv otov topén g ayopds axwntomv cvvolkd (DiPasquale & Wheaton,
1996).

v ayopd 1oktnoiag akivnTev (Yo xpnon), n {nmon mpoépyetol amd Toug
¥PNOTEG TOV Sopunpévou ydpov (occupiers), aveEdptnTa amd To GV €Vl EVOIKIOGTES
N WOOKTNATEG, EMYEPNOELG N Volkokvpld. [ TG emyelpnoels, o doUNUEVOG YDPOS
glval €vog amd TOovg TOALOVG TOPAYWOYIKOVS GUVIEAESTEG KO, OMMG KAOe GAAOG
oLVVTEAEGTNG, N ¥pNomn Tov Ba e€aptnbel amd Ta otabepd emineda mopoymyNg Kot TO
oxeTIKd k6oTOG TOL YMPOoL. Emiong, Ta voucokvupld dtopovv 10 €1660MUA TOVG GTNV
KaToviA®on ToAA®V ayabov, éva omd ta omoio glvar o dounpévog ympog (pe

popen katoikiag). H {nmon tov voukokupidv yio SoUnpévo ympo e0pTatal amd To
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€1000MUO. KOl TO KOGTOG ¥PNoNg avtoh TOL YMOPOL GE GYECN UE TO KOGTOS GAA®V
ayabov, Onwg Ta TPOPLUa, To podyo | N Yyuyaywyio. TOco yio TIC emyelpnoelg 660
KOL Y10 TI§ KOTOWKIEG, TO KOOTOG TNG XPNONG TOL YMPOL E&ivarl 1 YOOTPOGOS0G
(evoikto). T Tovg evoklaotég, N yoompdcsodog opiletor amAdg o pio cHupaon
picbwonc. I'a Toug 1810KTNTEG, M YOOTPAG0d0¢ 0pileTonl MG TO €TNGL0 KOGTOG TOL
ouvvdéetal pe v kKuptodtnta tov akvitov (ownership of the property) (DiPasquale &
Wheaton, 1996).

H ayopd dounuévov ydpov avagEpetal otn ypnomn N oT1o dKoimuo ypnong
axivnmng mepovoiag (yn M yopo odunong). H {immon oe oavty v ayopd
pocdopiletarl amd 101dTEG KL gToupeieg mov {nrodv ympo &ite yloo Katavdiwon eite
YL TOPAY®YIKODS GKOTOVG (7). Yol KOTOUKIO, Y0 EMAYYEAUOTIKY YXPNoMN). XNV
TAELPE TG TPOGPOPES TOMOBETOLVTOL Ol 1OOKTATEG OKIVIITNG TEPLOVGIOG TOV
TPOGOEPOVY TO Y®PO Tovg 1pog evoikiaon (Geltner, Miller, Clayton, & Eichholtz,
2007).

[Ipéner va onuewwdel 611 N yorompodcodog (gvoikio) kabopiletor oty ayopd
woktnoiog (Yo xpnom) Kot 0l oIV ayopd oKIWVATOV OG TEPLOVGLUKE cTotyela. XTnV
ayopd 1310KTNoloG OKWATOV, 1 TPOCEOPA Y®POL OiveTol amd TNV  ayopd
TEPLOVGIOKMOV oTotyeiwv. H {Rmon yo yopo e&aptdtot amd T yoorpodcodo Kot amd
dAlovg e€myeveic OIKOVOUIKOVG TOPAYOVTEG, OTMG TO EMIMEO TAPUYWYNG, T EMIMEDQ
€1000M1oToc N tov aplpd tev vorkokvpldv. To kabnkov g ayopdg dtoktnoiog
axwvitov givar va kabopicel évo eminedo evolkiov 6to omoio 1 {RTmon yw ypron
YOPOL 1GOVTOL HE TNV TPOSPOPA Ydpov. Me OAovg TOLG AAAOLG TOPBEYOVTEG
apetdfintovg, 6tav o aptBUdc TOV VOIKOKLPIOV OLEAVETOL 1) OTOV Ol EMYEIPNCELS
dtevpvuvouy TV mapoywyn, n {Inon yw xpnomn Tov Yopov avidvetal. Mg v
TPocPopa va givar otabepn, ta evoikio av&avovton ki avtd (DiPasquale & Wheaton,
1996).

H tmym tov dikoudpatog yio xpnon Tov y®pov G€ ol GUYKEKPUUEVT] TEPLOYN
ovopdleton yoompocodog (evoikio). H Ty g yoaompocsoddov (mov mpocodlopiletan
amd v Tpoceopd kot T {Tnon) onuatodotel v TpEYovcsa aior SOUNONG Kot TV
elowon mpoopopds kot (ntmong. Mia avénon g {Rong yw xpnon pe otabepn
TNV TPOGPOPA TPOoKaAel adénon TV evolkiov katl To avtioTpo@o. Ot avayKes TV
eVOIKloTOV (tenants) kot 0 TOMOG Kou 1 mOwOTNTA TV OSwbéciuwv Knpiov

kaBopilovv 11 YoomTpOG000 (£VOiKL0) TOV SOUNUEVOL YDPOL GTNV OyOPpd 1010KTNGIOG
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v ypnon. Tavtodyxpova, ta axivnto pmopodv va ayopacsOovv, va moAnbovv 1 va
avToAloyBovv peTald emevovtdv. Ot GUVOALAYEC OVTEG TPAYLOTOTOOVVTOL TNV
ayopd kepaiaiov kot kKafopilovv TV TN TOL SOUNUEVOL YDPOV MG TEPLOVCLUKO
otoyeio (Geltner et al., 2007).

Xypa 2.1: H ayopa dounuévov y@dpov

Ipocpopa: ATOPA Znton:
IS10KTHTEG AOMHMENOY Xproteg
XQPOY

Axivnmng Ileplovoiog
(Property Owners - Landlords)

Axivnng Iepovoag

(EPACE e (Property Users - Tenants)

Taworpécodog (Rent)
Xpijen (Occupancy)

Inyn: Geltner et al., 2007.

H ayopd dounpévov ydpov givar o ovclacTIKy amd TNV ayopd TEPLOVGLUKDOV
oTolKEl®V 010TL TPoSdlopilel TIC XPNUATIKEG POES TOL dNUIOVPYEL | akivTn TEplovTian
OV HE TN GEPA TOLG amoteAovv T Pdaon ¢ olag Tov akwhrov. H ayopd
TEPLOVGLOKAOV GTOLXEIMV OUMG givat TO 1010 oNUAVTIKN HoG Kot Tpocdlopilet v aio
TOV OKWVNTOV, 1 0TToio TPOKAAEL TN pon| kKepaAaiwv oty ayopd akwntwv. H ayopd
oKtV elval o ayopd wiloktnoiag oaxivintov aiov. Ot akivnteg aéieg
amoteAoVVTAL OO YN Kot amd T KTNplo mov Ppickovral g avtnv. Emopévmg, cuyva
aVTN M ayopa eivorl yvmoth cov ayopd akivntng neprovoiag (Geltner et al., 2007).

ATO OWKOVOMIKTY GmoyT|, To. aKivnto TEPLOLGLOKA oTowyElo amotelovvTol omd
QMOLTNGELS O LEALOVTIKEG YPNUATOPOES (T.. M amdOOsT TV KINPiwV € EVOIKIO V1o
toug Wilokteg). Ta axivnto mEPOLOLOKE OTOYKElD EMOUEVDSG, UTOPOVV Vo
ouyKplBovv Kot vo  avioayovicBouv oTIg  KeQaAooyopEc He  GAAEG  HOPQEG
TEPLOVOIOKAOV GTOYEIMV OTMG Ol PETOYEG Kot To. opoAoya. 'Etot, n ayopd akivintov
TEPOVCIOKAOV oTOoElMV Tpémel va evtaybel coav TUUO TG HEYAANG ayopdg
KEPAAAIOV, TNG 0YOPAG KEPOANLOVYIK®Y TEPIOVGLOKAOV GTOXEIMV OA®V TOV TOT®OV
(Geltner et al., 2007).
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Ot ayopég xepoaraiov, mpoodopilovy ToV TPOTO LE TOV ONOI0 OLVEUETOL O
TAOVTOC KOl O KEQAANOLYIKOS €EomMondg oty kowvovia. To yeyovog avtd,
TPocdopilel T HEAAOVTIKN AVATTLUEN KOl TIG TOPAYOYIKES EMAOYES TNG OKOVOUING.
H ayopd axivitov amotedel éva pHeydAo Kot SNUOVTIKO TUNHO TNG 0yOPas KEQAAAI®Y
KOl GUVETMC GUVEICPEPEL OVCLACTIKG GTN OOIKOGIO KOUTAVOUNG TMV TAPOYOYIKOV

TOP®V GTNV OKOVOLLia.

2.2.1. Ynéoewypa Teooapov Tetaptnuopiov ko AloKvpdveslg
H ayopd axwvitov yapoaktmpiletor and KOKAovS. IoTopikd ot ayopéc axkwvnitov £xovv

GLYVA KATOYPAYEL EVTOVO OVOOTKES KL £VTOVA KOB0OIKEG TEPLOOOVG. LE TOAAEG AyOpES
EUTOPIKNG 1010KTNGCIOC, 1| GLVOMKN TEPI000G KUKAMKOTNTAG OTNV Oyopd OKIVIT®V
(amd avodo ce dvoodo) dwpkel 10 g 20 ypdvia, mov eivor mepiocdtepo and Tov
TOPOOOCIOKO HOKPOOIKOVOULKO KUKAO oTa. ¥pdviol oL akoAovOnGov tov dgvTEPO
moyKOG o worepo. EmumAéov, ot TpéG TV aKIVIITOV, OTTMG KOl 1) PELGTOTNTA KOl O
OYKOG TV TOANGEMY GE OVTNV TNV ayopd, cuyvd @aivetal vo, okoAovBodv poakpég
TEPLOOOVS VOOV Kol KaBOO0V, TOL GLVOELOVTOL LE TNV 0yopd SOUNUEVOL YDPOV
(Geltner et al. 2007).

To vrdderypa tecodpwv teTapnuopiov puropel va ypnoomomOet yuo va dei&et
TIG OWKVLUAVOELS KOl TN HOKPOXPOVIDL 1GOPPOTi0.  OTIC  OyOpéG  OKWVINTOV
amocoeNnVilovtag TNV TapadoGlokT] £VVOlo TNG KUKMKNG dpacTnplOTNTaS GTNV 0yopd
axwvitov. ‘Evog tponog avtiAnyng ki exenynong tov gatvopévou givan o e€ng: évag
KOKAOG pumopet vor mpokAnbel amd T dapopég petald v Ppayuypoviov Kot TV
pakpoypdvVimV  SKLUAVOE®Y TOv  onueiov 1ooppomiag, eAdelyel TG TEAEWG
UEALOVTIKNG TTPOPAEYNG omd TOVG GLUUETEXOVTEG otV ayopd. H katovonon tov
KOKAOV TV cLVIOOV EUTOPIKOV KOl OIKICTIKOV OKWVNTOV Umopel va emtevydet
eMOPEVOG Pe TNV evdedeyn HeAETn Tov poviédov tov DiPasquale xor Wheaton
(exteVic Tapovsiaon tov vrodeiypatoc vrdpyet oto (DiPasquale & Wheaton, 1996)
kot oto (Lambiri & Rovolis, 2014)).

Mmnopovpe va evtomicovpe TIC OAPOPEG EMOPACELS TG ELPVTEPNG OLKOVOUTNG
omv ayopd okwvntev. H owovopio pmopel va avamtuybei 1 va cvppikvawbdel. Ta
pokpompofecpo mTOKIA 1| GAAOL TOPAYOVTES UTOpOoVV Vo petafdiovv ) {Rtnon yu
axivnto mwepovolakd ototyeia. Otv petaforég ot Ppoayvypdvia dabecpuotnra
miotwong N otovg tomikovg Kavoviopovg (local regulations) pmopovv va petafdrovv
T0 KOGTOG mapoyng véou dopunpévou yopov. Kdébe pia €xet SloapopeTikéc EMmTOoEL,
Kt ovtéc mpoodopilovion e0KoAa efetdlovtag eVOAOKTIKEG AVGELS HEGO OTO
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owypappo. Xe kdbe mepimTwoN, WTOPOVUE VO EVIOMIGOVUE TO0 TETAPTNUOPLO
emmpedletarl apykd, Vo LETAPEPOVUE TIG EMMTMOGELS OTA GAAN TETOPTNUOPLO KoL Vo,
eBdoovpe oe p véa paKpoypovia 160ppoTia. AVLTH 1 GUYKPION JLOPOPETIKMV
pakpoypdvimv Acemv (16oppomtia ayopds) o€ £va LoVTEAO OVORACeTOl "oLYKPLTIKN
ototwkn" avaivon (DiPasquale & Wheaton, 1996).

2.2.2. Owovopiki Avamtoén K1 Ayopd Axivijtov
Xe mepintwon mov N owovopia Ppioketon og avdmtuén avtd o mopactadel pe pio

petatomon ¢ KaumdAng {ftnong mpog ta de&id (dudypappo 2.1). H avarntoén g
owkovopiog mBel VOIKoKVPLd KL ETLYEPNOELS VO ETEKTEIVOVY TV KOTAVAA®GT KOl TIG
OpaoTNPOTNTEG TOVG. ALTO €)El OC dupeon ovvémelo v avénon g {mong v
xpNon x®pov. To ecmteptkd KoLTl amewovilel TNV apyIKN KATAGTAGT TNG 1GOPPOTIG
Kol T0 €£®MTEPIKO KOLTL TN VE 1o0oppomion 1 omoio emTLYYAVETOL HETH Omd €va
eEwyevéc ook mov glval n avénon g {fnong v t ypnon dounuévov ywpov. H
«opoun» g dSwdkaciag TPOcapUoyng HeTa&d TG OpPYIKNG Kol NG VENGS
1coppomiag mopovctdletol oto emopevo ddypappa (2.2). To dibypappo avtd apyucd
napovoldctnke and tov Colwell (2002).

Awgypappa 2.1: O eEMATOGELS TG OIKOVOUIKI G peyéduveng

["aonpd6060g

Ayopa [o1okmoiag:

Ayopd lleproverakdv
KaOopiopog ["'aonpocddov

Zroyeiwv:Extipumon

Tym And0epa (%)
S=C/o
(A S=C-5S)
P=f(C)
Avyopa lleprovoakov Ayopa [doknoiog:
Yroyeiowv: Kataokeun [Tpocappoyn Amodépatog

Katackeon (1)

Inyn: Lambiri & Rovolis, 2014.
H {qmon v ypiion dopmpévov ympov petotomiletor mpog ta de&ld, Ko oTn
VEo TPOGMPIVY 150ppoTia, 1 Tpospopd e&akorovbel va etvar 1 i (dedopévov 0Tt

Ogv LVIAPYEL OPKETOC YPOVOG TPOKEEVOL VO Tpocapuroctel n mpoceopd), Kot 1
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YOOTTPOG000G £ivor LYNAGTEPT. AVTO 00MYEl 0€ AENOT TOV TILADV TOV OKIVITOV (MG
TMEPLOVOIOKA  OTOLEID) OV Oyopd  TEPOLGLOK®Y  oTolyelwv  (BopeloduTikd
tetaptuopo). H emidpaon avtig g ordayng 6o emevepynost Oetikd otov
KOTOUGKELOOTIKO TOUEN (ayOopd TEPLOVGLOKMV GTOLXEI®MV, VOTIOOVTIKO TETAPTNHOPLO)
00MNYOVTOG G€ &vo LYNAOTEPO EMIMESO KOTOOKEVOOTIKNG OpOCTNPLOTNTOS GTO
VOTIO0LTIKO  TeTApTNUOPLO. Avtd  petappaletor ¢ oavEnon tov  ddesipov
amofEPaTog SOUNUEVOD YDPOL, HEGHD TOL VOTIONVOTOAMKOD TETOPTNUHOPIOVL. €
AmOTEAECUA, OTO POPELOAVATOAIKO TETOPTNUOPLO, Bo LTAPEEL oL LETATOTION TNG
KOUTOANG TPOGPOPAg mpog to. 0e&ld, 1 omolo TeAkd Bo 00MYNOEL GE o UELOUEVT
YO0mPAG000 STV ayopd woktnoiag. Avtiy 1 dwdkasio Ba cvveyiobel émg dtov
VRLApEEL 1IooppoTia GE OAEG AVTES TIC TEGGEPLS OLYOPEC.

To oynua tov e£mTepkol KOLTION EMOUEVEDS, EapTtdtanl and Tig KAMoES TV
oweopov koumvAmv. o mapddetypa, €dv ol KOTACKEVEG NTOV TOAD EAACTIKEG GE
oxéon HE TIG TWEC TOV TEPLOLCLOKAOV oTolyeimv (oxeddv KAOeTn KAUTOAN GTO
VOTIOOVTIKO TETAPTNHOPLO), TA VEQ EMMESA TILAOV KOl EVOIKIOV Ba Ty Ldvo eAaPP®G
peyolvtepa and mpv, VO 01 KOTaokeLEG kot to amofépata Bo emektetvdviovcay
ONUOVTIKAL.

Awaypappoa 2.2: H Swedkacio Tpocoppoyns petd v avénen s Ctnong

["wonpodcodog

Avyopd [eplovsiaxdmy AN . D=5 Ayopé 1510k oiag:

Trowyeiov:Extiunen \ \ A KaBopiopog lNuonpocddou

A
V.

T Andfepla (.LLE)

—»

S=C/6
(A 8=C-56S)
P=f(C) ¥ >
Avopa lepovclukov Avopd l6oktnoiac:
Troyeiov: Kotookeun [lpocuproyn AnoBénatoc

Kotookewm) ( .ug)

IInyrn: Lambiri & Rovolis, 2014.
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Mw vpeon ¢ owovoupiag oe o yopo Oa odnynoer ota  avrifeta
OTOTEAECUATO O’ OVTE TOV TEPLYPAPNKAY. LVYKEKPIUEVA, TO TEMKO OTOTEAECLLO,
onAadn n avénomn g Yoomposddov kot 1 avENon Tov amoBEUATOG TOL YDPOV,
e€aptatar omd po Gepd TapayovVIOV, TY. TNV EAACTIKOTNTO TNG KOTUGKEVOGTIKNG
OpaoTNPOTNTAG O GYECTN HE TNV T TOV OKWWATOV, OV GTO GLYKEKPIUEVO
Sudypappo ekepaloviot omd TV KA TV S10pOpOV KOUTVADV.

H owovopkn avantoén, Aowmdv, av&avel OAeg TG LeTAPANTES 1IGOPPOTIOS OTIC
ayopEG OKIWVATOV, EVA 1 OWKOVOULKT] CLPPIKVMON 00NYeEl 0 UEUDOELS GE OAEG TIC
peTaPAnNTéS (Yo pia Topovsioon TV avTioToy®my SodIKacL®Y Ol 0moieg EEKvouV
and ta G teTapTuopla Tov vrodeiypartoc PAéne (DiPasquale & Wheaton, 1996) 1
(Lambiri & Rovolis, 2014)).
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3. KPIZEIX XTHN AT'OPA AKINHTQN
3.1. H évvowo g Xpnpatomototikig Kpiong
[ToAA®V €0OV OIKOVOUKEG SLOKVUAVOEL UTopodV PBpoyvypodvic Vo HEWGOLY TO

TPOTOV LG OIKOVOUTOG OGS Yo ToPAOELY L Ol OPOL, Ol LEIDGELG TG EUTIGTOGVVIG
TOV KOTOVOAMTOV KOl 01 GVENCELS TOV TILAOV Tov Ttetpedaiov. H ypnuoatomiototikng
Kpion amotelel éva £100¢ dtatapoyng WOLHTEPO KATOGTPOPIKO Y10l [1L0 OLKOVOLLIaL.

Mo xpnUaTOTIGTOTIKY Kpion cuviBog apyilel He HEWMOES TOV TIUAV TOV
TEPLOVOIUKMOV GTOLYEI®MV, UE YPEOKOTIEG YPNUOTOTICTOTIKAOV WOPVUATMOV 1] KOl T dVO.
Ot ypeokomieg PmopoHV vo, TPOKLWYOLV OO KPIGELS QPEPEYYLOTNTAS 1| PEVGTOTNTOC.
Mo ¥pNUOTOTICTMTIKY KPion UTopel Vo ONHIOVPYNCEL TIGTOTIKY KATAPPELGT KOl VO
peiwosel ™ ovvabpolotiky {Ron, tpokaidvtag Veeon. H vpeon evioydet T1g autieg
™g Kpiong.

M kpion emopévmg pmopel mPokaAESEL pol GEPA YEYOVOTOV T 0moioe mBoHV
otV VPECT OAOKANPN TNV OlKOVOUia. XTO TOPAKATO GYNUO TOpoLGlaloviol To
KLPLOTEPO LEPT QLTS TNG OLodOIKAGTOG:

Tyfpa 3.1: Mo xpnpotomieToTIK) Kpion

O TAoVTOG HELDVETON KO

1 ofefardra avEdveTal, HEWVOVTUG TV To £60d0 TV
KOTOVAA®OGT KoL TNV ETEVOVOT). EMLYEPNOEDV HELDVOVTOL.
Mewbvetorn {inon yo
q 7 axivnro.
Meiwon Tpdv tomv il

TEPLOVGIOKDV
oTOYEIOV.

Medveton n a&io

TOV EYYUNCEWDV.
Meinon Meioon . KM;?GUT .
g xopiymon ™ suvadpotoTikig = Oufovyomg'

e Gienons. Bpicketor og Hoeon.

Xpeokomio Ot emyePIGELG KOl 0L KATAVOAMTEG

APNHOTOTIGTOTIK®OV SEV HTOPOVY VaL YPNHATOSOTIGOLV TIG
WpopdTOV. £MEVOVGELS KO TV KATOVAAMOT).
Metbvetor 0 aptBpdg Tov Tpameldy. Mebvovrar ta. éo 080 TV
Ot Tpameles YivovTal o EMPUANKTIKES. Tpameldv. A})@WOV‘EO}I To
AvaTpEmETon TO TPOYPOLLLLO LETATPOTIG TOV e (IBUWHW,‘G
daveimv e (pedypapa. OmOTANPOMAG TV Saveiov.

Inyn: Mankiw & Ball, 2013.
Mo kpion pmopel va mopodotnOel amd peYAAES HEWDOES TOV TIUAV TOV
HETOYDV, TOV OKWNTOV N GAAOV Teplovclok®v ototyeiov. TToAlol oucovoporoyot

EPUNVEDOLV TIC HEUDCELS OLTEG MG TO TEAOG TNG «POVOKAS» TMV TIHAOV TOV
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TEPLOVOIAKAOV GTOLYEI®V. «POVGKESH dNUOVPYOVVTOL OTOV O TYLES TMV TEPLOVGIOKDOV
otoyeiov avédvovtal moAD TAveo omd TNV Tepovco o&iot TOL TPOGOOKMUEVOL
€1000NUOTOC OO TO TEPLOVGLOKA GTOLYELD.

2 OLVEKELWN, O KATOWL YPOVIKN oTiyun, aAAalovv ot amoyels. To koo
apyilel va avnovyel OTL Ol TIHEG TV TEPLOVCIOKMOV GTOLYEIWV €lvol TOAD LYNAEG Kot
tote apyilel va TOLVALEL TA TEPLOLGLOKE TOL GTOLElD, OOMVTOG TIG TIWES TPOS TO
Katw. H peioon tov tipuodv khovilel akdun mepiocoTePO TNV EUTIGTOGVVY, YEYOVOC
OV 00MYEL O€ TEPIGGOTEPEG TMANGELS Ko 00T® KaBeEng. Ot TYES TOV TEPLOVCIUKDV
otoyeimv pmopet va LetmwBovv 6e SIUGTNUA LEPIKMOY UNVAOV 1 Kol XpOVOV 1| LEGO GE
pio povo pépa vo onuetwbei éva kpay (Mankiw & Ball, 2013).

Ot appodiot yia ) yapacn ToMTIKNG Umopel vo emOUOEOVLY Vo avaKOYOLV TNV
Kpion pe SIIoOON TOV TPOPANUATIKOV XPNUATOTIGTOTIK®OV 0pLUAT®V. O S1060CELg
Eexvobv amd To ddveln ywpic Kivouvo Tpog WOPVUATE TOV AVTILETOTILOVY Kpioelg
peLoTOTNTOC Ko eOdvouv péxpt T Yopnynom kpatikav ypnudtov. Ot mpoctadeieg
dlomoNG, LETOEL TV omoimVv givol To EMKIVOLVA dAVELD KL Ol EVEGELG TEPLOVGIAG,
elvar évag evoldpesog THOG TOATIKG TOV UTOPEL VoL KOGTIGEL 1} KoL VO, U1V KOGTIGEL
YPNUOTO GTO KPATOG.

Ot ypnuatomoToTiKég dlacmoels efval apguleydpeves Aoym Tov mhovov
KOGTOVG TOVG Y10 TOLG POPOAOYOLUEVOLS KL ETEWN avEAvVoLY Tov NBikd kivovuvo. Ot
EMYEPNOELG UTOPEL v avoAapPavouy Teptocotepo Kivouvo emedn vopilovv OTL TO
Kpdrog o Tovg cmoet edv epmiakovv oe meputéteteg (Mankiw & Ball, 2013).

Katd 10 odotmua 2007-2009, n kpion mov oyetldtav pe tovg TiTAOVG
eEaopolopévoug e oteyaoTikd evomdbnka ddvewa (mortgage-backed securities)
eEelMyOnke oe evpeilog KAMpoKOG YPNUOTOTICTOTIKY KOl OLKOVOUIKY KPioT OTIg
Hvouéveg TloAteleg. H mtdon tov ypnuotiotnpiov nTav dpacTikn, HEPIKA amd To
TAEOV a&lOAOYA XPNUOTOTUCTOTIKA WPVUOATO TNG XDPOS YPEOKOTNGOV 1| £pBacav ota
npdOvpa TG ypeokomiog, TO GVOTNHO YOPNYNONG Oaveimv avactatddnke o€
0AOKANPY TNV OtKovopia Kot To T060oTo avepyiag EpBace to 10%.

H «pion mg neprodov 2007-2009 mpokdrece pio Evtovn culNTNoT CGYETIKA LE
TIC KPOTIKEG PLOUUCELS Kot TOVG EAEYYOVS TV YPNUATOTICTOTIK®V 10pLHAT®V. [ToAAEG
TPOTACELS YO YPNUATOTIOTOTIKY HETOPPVOOTN eumintovy o€ TECOEPLS €LPEieS

Kot yopies:
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1. Avénuéveg pvbuicelg / kavoveg yio o un tpomellkd YPMNUOTOTICTOTIKA
WpHHOTOL.

2. TloMtikég yia va un yivouv kdmota 10pOpoTo ToAD peydAa Kot voucel ot
OEV UTTOPOVV VO YPEOKOTNGOLV.

3. Koavoviopoi mov amobapphvouy v avainyn vepPoAtkod Kivovuvov.

4. Néeg d0pég Yo TOVG pLOUGTIKOVG POPETS.

O1 xpNUaTOTIOTOTIKEG KPIOELS 0 aVOOLOUEVEG OIKOVOLLTES TNG ayopds cuvnBmg
neplapupdvouv vy KeoAoimv kot omdToun Heloon ™S TWNS GUVOAAGYLOTOG.
Attieg ¢ @UYNG Keporaimv glval LETOED GAA®V TO LYNAO INUOGLO YPEOG, 1| TOALTIKT
actdBela kot ta mpoPAnpata Tov tpoanelikov kKAadov. H puyn kepaiaiov tpocOitet
VEoL KOVAAlL O©TO QOUAO KOKAO pog ypnuotomototikng Kpiong. To Awebvég
Nopwopatikd Topeio yopnyel ddveln EKTOKTNG AVAYKNG GE YOPES TOL TANTTOVTOL OO
QLY KEPaLaimV.

SZOUTEPAGUATIKA, Ol YPNUATOTICTOTIKEG KPIGELS £X0VV TPOKAAECEL TOAAES AT
TIC XEWPOTEPES VPETELS Kol Ta VYNAGTEPA emimeda avepyiag Oyt uoévo otic Hvopéveg
[ToMteleg, aAAd Kot ©TOV LWOAOUTO KOGHO. ZLYVA 1 VOUIGUOTIKY KOl 1|
ONUOGLOVOIKT TOAMTIKT £ival epyaleio Yoo TOV TEPUATICUO AVTAOV TOV VEEGEWV. [
VO OVTIHLETOTIGOLV ol Kpion mn kuPépvnon kot M Kevipikn tpdamelo maipvovv
OpaoTIKA HETPAL TOL EeKvOoOV amd v KNPLEN G apylag yo Tig Tpamelec Kot
@O&vouV péEypt T YopNYNon davelmv Kt EVECEMV TEPLOVGING Y10 T YPTLLOTOTIGTOTIKE
wWpdpata. Otav pio avadvopevn otkovopio avtleT®milel o ¥PNUOTOTIGTOTIK
Kkpion, o Aebvég Nopopatikd Tapeio yopnyet ddvelo ot ydpa.

3.2. H Iegpiodog 2000-2010
Metd 1o 1éhog Tov Agutépov Tlaykoopiov I[MoAépov, n dexaetia and to 2000 £wg T0

2010, ntav po mepiodog LeEYAAOL EVOLAPEPOVTOS YO TNV OYOPA OKLVITMV TOV TEAK(
Katéotn kataotpo@iky). Katd tn dwgpked avtdv tov 10 etdv mopovcidcdnke n
TPOTN TayKOoulo ocvuvtoviopévn avodikn (boom) aiid kot kabodikn (slump) mopeio
otV ayopd okivntov. Ot KOKAOL oIV ayopd OKWAT®V OTOTEAODV £va KOO
YOPOKTNPIOTIKO TNG OWKOVOUIKNG avAmTLUENG NG €AehBepng ayopds Kot oTadtokd
amoctafeponolohv oe peydro Pabuod tig pepovopéveg owkovopies. Ipw amd to 2007,
0l TIHEC TOV OKWVITOV oonyNOnkay ce kopueoio Timeda 6TO0 HEYOADTEPO HEPOG TOV
aVETTLUYHEVOL KOoUov. To 2008, ot Tpég Katéppevoay pe mocootd Emg kol 60% oe

OPIOUEVEG YDPES. AVTO €lye MG GLVETELD TO TAYKOGULIO YPNUATOTIGTMOTIKO GUGTHLO
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VO KATOOTPOPEL 6YEOOV OLOKANPOTIKA TPpoKaA®VTOS o vEa Meydhn Y geon (Great
Depression). Metd ™ Meyain Xpnuotomototiky Kpion (Great Financial Crisis-
GFC), ta ook mopapévouv 1060 oTNV Kpion Tov dpociov ypéovg g NOTOG
Evpdnng 660 kat otnv ayopd kotokidv tov Hvopévev IolMteidv. Emurpocsdétmg,
avepyio (To KOWVIKO KOGTOG NG KPIio™NG) GTOV OVERTVYUEVO KOGLO, TOPUUEVEL GE
oD VyNAG enineda (Barkham, 2012).

Mo v ayopd axwvntov, 1 dekaetio tov 2000 dpyloe HdALOV 0TPOGIOKN T £V
HEC® TNG TOYKOOUIOG VEOECNG TOL ONUOVPYNCE M YPNUOTICTNPLOKY Kpion Tov
dradiktoov (dot-com bubble). Tnv mepiodo peta&d 1996 kot 1999, 10 gdkoAro ypriua, M
€vtovn ToyKOGHo avAmTuén Kot 1 LeydAn oiotodoéio GYETIKE pe TIC SLVATOTNTEG TOV
SLdIKTVOV, 0ONYNCOV GE AVENCT) TOV TAYKOGULOV YPNUATICTNPLOKOV ayopdVv (stock
markets) katd 24%. Meta&y tov 2000 kot tov 2003, OAa avtd TO KEPOM
aVTIOTPAPN KAV, KOOOG 01 TayKOopeS ayopés petodnkay Kotd 30%. Ot Stakvpdveels
allov MoV TOAD UEYOAVTEPEG OTIC YPNUOATICTNPLOKEG oyopsés Tv Hvopévov
[ToMteiwv kot Tov Hvopévou Baoctieiov. Ot enevodoelg peidbnkov kot n avepyio
avéndnke. H ovppikvoon tov emyepnosov odnynce oe peimon mmg {Rmong yo
EMYEPNUATIKODG Kl EUTOPIKOVG YDPOVS KOl GE ATOTOUN TTOCN TV gvolkiov. H
VOECT) TV OKIVATOV OTIC 0pyES TG dekaetiog Tov 2000 Ntav Wwitepa £viovn ctov
Topéa TV ypageiov, kabang n {non ypapeiov egaptdrtal dpeca amd TV KOTAcTOoN
TOV YPNUOTOTIOTOTIKOV ayopdv (Barkham, 2012).

H ntdon tov dot-com, onpatoddtmoe v Evapén g 10Topiog TOV aKIVATOV
¢ oekaetiog Tov 2000. Ao 115 apyég TG dekaetiog Tov 1990, o1 kevrpucég Tpdmeleg
tov yopov tov OO0XA fMtov «otoyelwpévesy amd 10 @daviacpa g lanmviec.
Meta&h tov 1950 wor tov 1989, m lamovie vmnpée pio ond Tic toydTepa
OVOTTUGOOUEVES KOl O OVVOUIKEG Olkovopieg Tov koouov. IIpoc 10 téhog g
peydang g avantuéng, mopovctdcinke paydaio Exkpnén (avdmtuén) kot Tt ™G
YPNUOTICTNPLOKNG ayopds kol tng ayopds yne. ‘Extote, n lamwvia dev pumdpece va
Eemepdoel v apyn ovamtuén, tov avimAnbopiopd (deflation) kor ™ ypoéHVa
advvapio dnuovpyiag Bécemv epyaciag. Ot Adyol Tov €1k0GaETOVS OVTITANO®PIGLOV
¢ larwviog eivon mepimiokol, aAAd o1 TEPIGGHTEPOL GCLUPM®VOVV OTL 1) VOLUGHOTIKT
TOMTIKT] NTOV LIEPPOMKA TEPLOPIGUEVT] KATA TN OldpKEWD TNG TEPLOOOL UETA TN
@ovoka. Avto glvar éva AdBog mov ot kevipikés Tpdmeleg TV yopodv Tov OOZA dev

embopovv va eravardfouv. ‘Etol, petd m ocvvipipn tov ypnuatiompiov to 2000, ta
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emroKl pewwdnkav oe peydio Pabud yia va vmoompiEovv TIc aleg TV
TEPLOVCIAKMOV GTOLYEI®V, VO EVIGYDGOLV TNV EUTIGTOGVVI KL VO oVa®OYOVIICOLV TIG
EMYEPNUOTIKEG KOL  KOTOVOAWOTIKEG damaves. To dwdypoppo 3.1 deiyver ta
TPAYUOTIKE emTOK TOV YOp®dv Tov OOXA mov oamoteAovv To KAWL Yoo TV
Koatoavonon Tov  yeyovotov NG  oekaetiog tov 2000 wor g Meydang
Xpnuoatomiototikng Kpiong (GFC).

Awaypappa 3.1: Mpaypotikd emrokio yopodv OOXA

MogoaTo %
6
5
4
3
2
1
0
-1
-2
N MO T WO 0D O -~ AN M TLWH OO0 DHO — AT D O© D0V DO
M OV OV VW DV WP DXV O OO0 OO0 000 O «—
S OO0 0000000000 0000000000
- T - T T T T T T T - AN AN NN NN NN

ITnys: HIS Global Insight, Barkham, 2012.

Yoyva Aéyetor OTL M YPNON EMITOKI®V Yoo TNV TOVOOT HOG OtKovouiog Ogv
amoTEAEl MOTEAEGLATIKO PETPO LIOG KO PETA OO AlYyO Ol OpVNTIKEG EMMTMOGELS TNG
YPNONG TOVG Yivovtar epeaveic. Avtd cuVEPT Kot GTOV TopEN TOV OKWVTOV. AT TO
2001 éwg to 2003 mapatnprnke owovopkn kpion (depression) oTiG mTEPIGGATEPES
ayopég mMEPLOVCIOKAOV otoryeimv. Eaevikd, 1o 2003 €vo peydAo ypnUATIKO TOCO
ETOO Ylo EMEVOLON EMMPEACE TOV TOUEN TNG ayopds axwntwv. Ot enevovTéc,
VELPIKOL YloL TN YPNUATICTNPOKY oyopd, dev Nrtav dwtebeyévol va avexBovv Tig
YOUNAEG AmOOOGES UETPNTOV KL OHOAOY®V Tov mponAbav omd v vmepPoiukd
YOAOPTY VOUIGUOTIKY TOATIKN. AVTO €lye cav amotédespa 1 avalTnon omodoTIKOV
enevovoemv va Bpebel o £€apon Kot 1 ayopd aKIVATOV Vo OTOTEAEGEL EQPVIKA TNV
mAéov euvonuévn Katnyopio mepovclokdv otoyeimv. H peydhn didpkelog,
TAYKOGLLO, GUVTOVICUEVT KL EKPNKTIKN AVOS0G TV TILAOV TOV AKIVNTOV ElXE apyiost.
Amo 10 2003 £wg to 2008 mapoatnpnOnke Tayeio Kot GLVEYNS AVOSOS TV TIUMV TOL

opeldTaV €& 0OAOKAN POV GtV enevovtiky (Rtnon (Barkham, 2012).
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To mpdTo KOHO eMeVOVoE®V TPoNABe Kuplwg amd emevovTég pueToydV (equity
investors). Meta&y avt®V cvyKoTaAEyovTol To GLVTAEI000TIKA Toueion Kol Ot
AGPOMOTIKEG ETALPEIES, Ol WODTEG pe LYMAN kobapr| BEom, To WIOTIKA ETEVOLTIKA
KEQPAAOLO KO TO VEOGLGTOOEVTO KPOTIKA €MEVOLTIKA Tapeio. AKOUN Kol Yo TOLG
UIKPOVG €meVOLTEG, M| {\TNon Yoo akiviTa Ntav £viovn, Hécw apolfaiov Kepaloiov
avowktov tomov. Ta REITs (Real Estate Investment Trusts) mtav ompovtikoi
enevoutég. Ta déka ypovia €wg to 2007 ta REITs eykpibnkov oe mepiocdtepeg amod
okt Yopec. H mepiodog avtr mapovcioce emiong v tayeio avénon twv un
glonyuévev emyelpnoemv encvovoemv oe axivnra (unlisted real estate funds). Avtd
o POPOAOYIKA dtapovny oynuate mopeiyov €vo PoAKO HEGO Yoo emayyeApotieg
EMEVOVTEG VO avomTOEOVY  KEPOAOLL O©E  JLOPOPOTONUEVOVG TOUEIC aKivTmV
TEPOVOIOKAOV  otoweinwv, to omoio Owayepilovtor emayyeApotieg OloyePLoTEG
akwntov (Barkham, 2012).

Ta yopnAd €mTOKIO HTOV OVTE TOV GTNV OLGIN TPOPOOTNCAV TNV EKPNKTIKY|
avénon. To yopunAd emtokio (| 1 EMEKTATIKY] VOUICUOTIKY TOATIKY) £xovv OmAd
AVTIKTUTIO GTNV EAKVOTIKOTITO TOV OKIVATOV MG ETEVOLON:

1. Mewdvouv 10 KOGTOS SLaTPNOTG TOL TEPLOVGLAKOD GTOLYEIOV.

2. Mg v evioyvon TOV TOUEWOKOV POV T®V YPNOT®V (Occupiers),

BeATidVOLV TNV 0GPAAELN TOV ECOO®V EKUETAAALELONG AKIVITOV.

Exeivn v emoyn, n oyxéon peto&d 1oV avénuévov afldv aKiviTov Kol g
eEapeTikd yoAopng VOUICHATIKNG TOMTIKNG Ogv ekTiundnke evpémg. H ayopd
OKWVINTOV, LE TN HoKPE S1dpKela Kot T 6TafepEg TOUEIOKEG TG POES, KOOGS emiong
KOl HE TNV OAO KOl KOAVTEPN TOPOYN OEOOUEVOV, NTAV TO TPOTUNTEO Oecuikd
TEPLOVGLOKO GTOLYELO.

Méypt to 2005, n apykr] ®ONoN 0TS aieg TOV AKVNTOV OO TOVG EMEVOVTEG
HETOYDV avTiKaTaoTdOnke amd ayopactés pe Pdon 1o ypEog. ANAadY| ayopaoTes Le
oA LYMAG  emimeda uéxksvcnglo (leverage). Ot gv AOYy®w maikteg omotelovV
YOPOKTNPIOTIKO YvOplopa KaBe ayopds axvntov mov Ppioketon 6€ GAcT avOodov,
OV GLYVE TPOEPYOVTOL OO OyopEG e YOUNAG 1 OpVNTIKE TPOyUATIKE EMTOKIO
(6mov T emToKlaL givor YoUNAOTEPO A0 TOV £YYDOPLO0 TANOWPIoUO). Tl HECOH TNG
dekaetiog Tov 2000, or emevdvtég and v Iplavoia, v Iohavdia, v lomavia, T1g

Hvopéveg Iolteieg kot 1o Iopand e16€ppevcay 6TIC ayopES AKIVITAOV.

9 Moyrevon (leverage): Aaveiopog ypnUdToV Yio TV oyopd TEPLOVGLAKAV GTOLXEIDV.
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Ov 1pbmeleg yevikd Bewpovv tv oaxivin mepovcio ®C €vo EAKVOTIKO
TEPLOVOLOKO GTOLYEID, QAL WO10iTEPO OTOV TO EMTOKIN EIVOIL YOUNAAL KOl 1] OTKOVOLUIKT
avantuén elvon woyvpn. Ze avtifeon pe TG EMXEPNOELS, TO OKIVINTO TEPLOVGLUKA
otoleio efval oyetkd evkoAo va ekTiunBovv kot va oa&oroynfovv yuw Vv
TIGTOANTTIKY TOVG Kavotnta. EmmAéov, n ayopd eivor peydAn kot oe mePLodovg
avéavopevov aSlmv Hmopel vor ONUIOVPYNOEL TOAD YPNYOPO. EVKOIPIEC OOVEIGHOV.
Kavévag aAhog topéag dev divel otig Tpdmeleg T duvatdra vo avENcovy ta déveld
TOVG TOGO YPNYopa OGO M ayopd axkwvntov. Evicyvopeveg amd avtd ot tpdmeleg tov
yop®dv T00 OOZA HTOopoVV Vo AEITOVPYNGOLY pe TNV VdBeom OTL dev Bo Tpémet va
avoAdPouv TIC TANPELS GUVETELEG TOV OTOPACEDV Y10 EMKIVOVVEG TICTMOGES. XTA
péoa g dekaetiog tov 2000, KOTESTN GOEES OTL OL KUPLOTEPEG TPATELES SAVEIGUOV
OVTIKOTESTNOOV UE TPOGOYN TOV €V Ady® davelopd pe pepido ayopds. H akivnn
TEPLOVGIQ MTAV O TPOTIUNTEOG TOUENC.

AVO emmAéov TOPAYOVTEC SLELKOALVAV TN PO TOL YPEOLC GTOV TOWUED TV
akvnTeVv ota péca g dekaetiog Tov 2000. Evag mapdyovtoc mov oyetiletan pe v
TOYKOGUOTOINGN NTOV 1 LAKPOTPOBESUN avVATTVEN TNG YPTONG TOV YPTLLOTAYOPDV
amd TG Tpdmelec Yoo ypnpatoddton. Amod 1t dekaetio Tov 1960, ov Kotabécelg
TEAOTAOV HEWOONKOV ®G TOGOGTO TOV VIOYPEDGEMY TOV TPATELOV Kl avéninkav ta
TOTOMOMTIKG KOTOOECEDY, Ol CLUP®VIEG emavayopds KaOmG Kol TO EUTOPIKA
rpedypaga. OGO ot ayopéc ¥PNUOTOS NTOV avoLXTég, ot Tpaneleg Ba pmopovoay vo
enekteivouy 10 davelopd mépav Tov emmEdOL Tov Ba vTooTNPILE 1 OIKN TOVS EYYMDPLOL
katabeon (Barkham, 2012).

Katd ™ odpkeia g dekaetiog tov 2000, tovddyiotov péxpt to 2007, frav
ToAD €0koAO ywo T Ttpdmeleg oe ydpeg Oonwg M lomavia, n [Hoptoyorio kot to
Hvopévo Boaociielo va a&lomomoovv Tig YpNUOTOYOPES Yol VO EMEKTEIVOLV TIG
davewodotoelg o€ okivnra. EmmAéov, amd tv mAevpd ™G TPOCEOPAS, Ol
«mepPorkég amotapedoelgy oe AAla pépn g Evpdnng kot g Aciog €idav Tig
ayopég YPNUOTOC Vo, YAvouv pevotodtnta. Avtiy 1 dadikacio, 1 omoio pmopel va
ovopacbtel moykooponoinon twv Tpomel®v, eivor €vag amd Tovg Pocikovg
UNYavicpohg HE TOLG OTMOI0VE Ol AYOPEG OKLVITMOV TOV £XOVV TOTIKO YOPUKTHPO
UTopovy va katokAvcBovv amd T oebvelg poég ypnudtov. Méypt to 2007, ot

tpaneleg o€ MEPLOYEG e VYNAEG amOTOUIEDGELS enévovoay o€ Tpamelec oe mEPLOYES
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YOUNANG omoTopievong, EMTPEMOVIAS TOVG VO EMEKTEIVOLV €VTOVA TO OOVEIGUO
(Suaypappa 3.2).
Awaypappoa 3.2: Kafapi metotiki 0éon tpansldv EALGdag, Iphavdiag, [loptoyariag, Iowaviag
pe Tpameleg 6TOV VTOLOLTO KOGHO
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Iyyi: BIS, Barkham, 2012.

[TapdAinia pe v Taykooputonoinon tov tpameldv VIPEE Kot 1 avamTuén g
Tithomoinong / ypeoypagpomnoinong daveimv (loan securitisation). H tithonoinon sivat
N owdwoacio pe v omoio opddeg daveimv, yio mopAderypo. EVOmoOONKo GTEYUSTIKA
oavewn (real estate mortgages), poli pe tor SuKoOUATO Yo T ANYN TOV TOUELLKOV
PO®V amd aVTA TO dAveELD, TOAOVVTAL 6TOVG £mevdLTEC. H Tpdmela mov mwAel avti
ovAhoyn daveimv AapPdvel Tapelokd teplovotakd ototyeio (cash asset), to omoia gv
evbétw ypdve pmopel va o AVOKVKADGCEL G TPOGHETO davelopd ki emmALov
oyphoet Ta davewn (Teplovcilakd ototyeia) omd Tov I6GOAOYIGHO TG, AvTtd amotelel
YOPAKTNPLOTIKO TNG Propnyaviag vrodnkov tov Hvopévov [MoMteidv 0 kot ToAAL
xpévia. Ot pn tpamelicol enevovTég amokTobv TPOSPacn oe 6Tafepés EMEVOVGELS e
KOAT ¥PNUOTIKY amddooT kot ot Tpdneleg maipvouy petpntd Yo va Tovg fondncovy
va. avoAdpBouv 10 Tp®TOPYIKO TOLg KoBMKOoV oL givol va mapEéyovv Odveln oE
eketvoug mov ta ypedlovtal. Qotoco, vVIApyovv dvo THavA TPoPANuHaTe GTNV
TITAoToinoN:

1. Tlpotov, vwd Tic cLVONKEG YOAUPNG ETONTEIOG KOl OKPOAING VOUICUOTIKNG

Oéyepong (stimulation) mov yoapokmpille TG apyé€c Kou To UECH TG

dekaetiog Tov 2000, dnuovpynoce éva kivntpo yua Tig Tpdmeles va avTAovy
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daveln yuu tn onuovpyiot EXEVOLTIKGOV TPoidvtmv avii va vrootnpilovv
EUTOPIKE EVAOYES EMLYEIPTLLATIKES GUVAALOYES.

2. Agbdtepov, OlevkOlvve TNV «aOPOTN» GLGCAOPEVLOT NG  HOYAELONG
(leverage) otnv oyopd okwvnTov, €mMEO TO OAVEIL NTOV «EKTOC
ooroyiopovy. H tithomoinon towv davelov amoteAodce onuavIikd HEPOG
TOV OKIOO0VG Tpomelikoy Topén To TEVTE £Tn TPW amd Tn UEYAAN
ypnuoatoniototiky kpion. To dwdypappo 3.3 deiyver v avdmruén g
TITAOTOUN UEVTG OLYOPAS OKLVITMV.

Awaypappa 3.3: ETiiewo petafoin tov tithomompévov ypéovg akivntng meproveiog (CMBS)
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ITnys: CRE Financial Council, Barkham, 2012.

O yepdtepeg vepPoreéc oV TITAOTOINGN TOV OKIVITOV TEPLOVCIOKADV
oToYEI®V TPOYHOTOTOMONKAY OTNV QUEPIKAVIKY] ayOpd aKIVT®V KATA TN OlipKELN
¢€1 etv éog 10 2007. H yopnynon evumdOnkov daveiowv oto gupld Kowod €yve
emBetikn péypt to onueio va givor 06Aa. ' va dnpiovpyncovv ddvela to onoio Oa
pmopovcsav vo trtAomombovv Ko vo ToAnBodv 6TouG EMEVOLTEG TO GLVTOUOTEPO
dvvatdv, ot cuvtakteg (originators) oyeodiacav mpoidovia evuTOONK®Y doveimv TOoL
eEdAetyav TV avaykn Yo TouG SOVEIGTEG KOl TOVG SOVELOANTTEG VO EEETAGOLV 1 VoL
SLHOPPAOCOVY TNV IKAVOTNTO TOV OAVELOANTTOV v €E0QANGOLY Ta YpéN TovG. Agv
npokaiel EkTANEN 1O YeYovOg OTL Ol TWES TV KoTowkiov otig Hvouéveg TloAteieg
avénnkay évtovo and to péoa g dekoetiag tov 1990 (Adym oyvpng adénong g
amocyoAnong). Tavtdypova, ot ayopés kepolaimv, ol omoleg evolapépovioy va
€E0GPAAMOOVY  «OmOdOTIKEG E€MEVOLGEISY, EAAPoV oL EVICYLUEV pon  TITA®V

eEaopolopévov pe evomdbnka oteyaotikd ddvelo (mortgage—backed securities). To
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TOPOKATO Odypappa 3.4 delyvel TNV Avodo KOl TV TTMOT TOV TILAOV KOTOIKING OTIC
Hvopéveg IMoAteieg (Barkham, 2012):

Awaypoppa 3.4: Maxpoypovia eEEMEN Tov TINOY Katokiog otig H.ILA.
Aeiktnc Q1 1993 = 100
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Inyn: Global Property Guide, Barkham, 2012.

O1 otkovopKot TapdyovTes Tov SLUHOPPMVOLV TIG TIUES KOTOKIoG glvat:

1. To k6éct0g TV VITOONKOV (EMTOKIA).

2. To mococtd onuovpyiog 0Oécewv omacydoAnone (glcodquoto TV

KATOVOA®TOV).

3. Ot mpocdokieg ylo LEALOVTIKEG AVENCELS TV TIUAV (ETEVOLTIKO KivTPO).

4. To moc00T0 VEOV KATUGKELMOV (TPOGPOPA).

1o €A Tov 2006, 1 dvodog tov enttokiov, 1 peiwon Tov Bécemv gpyaciog kot
N avénon TV VEOV KOTOOKELAOV EMANEAY TNV OUEPIKOVIKY oyopd Kotowkiog kot
Hel®oaV TIG TIES Yo TPATN POPE KATA TN SIAPKELD TNG LETATOAEUIKNG TEPLOOOV.

O avtiktumog ¢ mtdong otig Tég katokiag tov Hvopévov Tolteiov otig
TOYKOGLES ayOpEG KEPAAOI®VY Ypeldcinke KATO10 ¥poviKO SIACTNUA Yo VO ovadvOEt,
aAld NTav Pabidcg otav eppavicdnke. Onwg amodeiydnie, mOAAE XPNUOTOTIGTOTIKA
WpOHOTO, CUUTEPILOUPBOVOUEVOV UEPIKMOV OO TIG MOYKOCUIOG YVOoTES Tpimeled,
elyov emevdvoel o Tithovg eEacaMopévoug pe evomobnka davela (mortgage-backed
securities) ev YEVEL KOl O GLYKEKPIUEVO GE TITAOVG e€0GPUMGUEVOVG LE EVOTTOOM KO
oteyaotikd ddveto (residential mortgage-backed securities) otig Hvouéveg TTolteiec.
H A ipaxa avtng g enévovong kot to yeyovog 0Tt ot 1d1eg ot Tpdmeleg iyov 16TopIKd

VYNAG emimeda poOYAEvoNG SNUOVE OTL TO TOYKOGUIO YPNUOTOTICTOTIKO GUGTNUO

36



aneireitoar coPapd. Emmiéov, opiopéves Pacikéc ao@oMOTIKES eToupeiec NTAV OF
kivduvo, enedn elyav acealcpévo mpoidvta mov eEacoricOnkay pe evomdOnko
davewn. To kepdrato giye yvbel oTov apepikavikd Topén GTEYAONS Kot TOV 001 y000E
oto onpeto ¢ ékpnéng. H maykoopomoinon egacpdice v tayeion kot gupelo
petddoon g kpiong.

H pokpd kot oyetwkd otabepn e£éMén g avénong tov AEIT (kor g
onuovpyiag Bécewv amacyOANCNG) MOV TPAYHATOTOMONKE o€ peEYdAo HEPOS TMV
yopodv Tov OOZA ™V mepiodo petd to 1992 dmpovpynoce onuovtikég eEeMEEIC OTIG
ayopéG KATOKiaG TOv avenTuypévou koopov. H peimon tov mAnbwpiopod kot m
OLUVETOKOAOVON TTOON TV HoKPOTPODecU®V  eMTOKi®V KATd TNV 7EPL0dO,
KOTEGTNOAV TIG VIOONKEG 7O TPOGITEC GE TOAAEG YDPEG. XE OPIGUEVES YDPES, OTMS Ol
Hvopéveg Iolteiec, n abénon tov m060ct00 TG 110KaToiknong Nrav £vag factkoc
KLPePVNTIKOG GTOYXOC, O Omolog eKONAMONKE pe TN OLVOTOTNTO POPOAOYIKNG
AmOAAOYNG TOV TOK®OV omd evomddnka ddavela. o 6Aovg avtovg tovg Adyoug, ot
ayopEC KOTOIKIOV OTO UEYUALTEPO HEPOG TV Ywprdv Tov OOZA oavénbnkav
dexaetioo Tov 1990 (Stbypappa 3.5). v TpoypotikOTnTa, HEXPL TO TEAOG OWTAS TNG
dekaetiog To TOo0oTA TN Katoikiag mpog icodnuoe (house-price-to-income) siyov
eBdoel og Tipég pexop (Barkham, 2012).

Awaypoappa 3.5: Makpoypévia eEEMEN TOV TINOV KATOIKINS 6 JOpeS Tov OOXA
Aegiktne 1996 = 100
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IInyn: BIS, ABS, National sources, Global Property Guide, Barkham, 2012.
H oyetkd Mmoo vpeon mov axolovdnoe v teyvoroyikn cvvtpPn tov 2001
glye 000 EMMTOGELS OTIC TAYKOOUIES AyOpEC KaToKiag. Apykd, Adym ¢ avénong

g avepyiog Kot TG pelmwong g EUmoTocuvng, vanpée (o tepiodog GTACLUOTNTOG.
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Qaotoco, péxpt o 2003, 01 TEPIKOTES TOV EMTOKIMV APYLOAY VO AvAlOTLPDOVOLY TNV
ayopd Kai, Alyo apydtepoa, m oviantoén ocvveyioOnke. H Bpetavia, n lomavia,
Iphavdio kot 1 Avotporio Topovsiocay o WHTEPL 1GYLVPY TEPIOO AVOTIUNONG
TOV TIUAOV KOTOKIOG, YEYOVOG OV 00NYNCE GE MTMGCT TOV TPOTHTWV aVOdOYNG Ko
YEVIKELUEVN UelmoT TV aceoaAiotpov Kwvovvov. To 2008, kabmbg ta emtoxio
£€pBacav otV Kopuer, aVTEG Kl GALEG GTEYAOTIKEG OyopEc TV Yopmv tov OOZA
VITOYDOPNCAV.

To ZentéuPpro tov 2008, n Lehman Brothers, pio onuovtiky apepikovikn
enevouTIKY Tpdmela, KNPLEE TTMYEVON Yo TpooTacio. To yeyovdg avtd dev Eekivnoe
00TE TN HEYAAN XPNUOTOTIGTOTIKY KPIGN OVTE GNUATOSOTNOE TNV TTMOCT| TNG AYOPAS.
Qotdc0, katd T ddpkel ™G katdppevone tng Lehman Brothers, efoutiog g
peyaing toxdtmrog kot tng vmepPoAikng €kbeong ommv ayopd kotokiog TV
Hvopévov IMoltewwv, n peydAn xpion tov tpomelikod Topén Kot TG oyopdg
aKWVITOV APYLGE Vo, YIVETOL ELPAVIG GTOV KOGLLO.

2tov Topéd TNG METOMOINGNG, Ol €Toupeieg OPOVUEVES TNV KOTAPPELOT TNG
Oong, peiooav dpeca ta amobEpato Kot i EmEVOLGELS Taryiov ke@aAaiov Kot ovTd
odNynoe o€ omdTOUN MIOON NG TAYKOGHOG Topaywyns. Ot etaipeleg kot ot
KOTOVOA®TEG, (POPOVUEVOL U0 YEVIKELUEVT] KATAPPELOT OTOV Tpomelikd Topéa,
AmECLPAY TIG OMOTOUEVGELS TOVG, TANTTOVTAS TEPOTEP® TO Tpamelikd cvotnua. H
OLKOVOKY] EUTIGTOGVUVY] KOTEPPELGE, OMMG Kot Ol 0&leG TV UETOYOV Kol TOV
axivntov teprovclok®y otoryeimv. Méypt 1o téhoc Tov 2008 0 avenTuyrévog KOGOG
épowale va gtvon ota TpodBupa g Meyding Y peong g dekaetiog tov 1930.

A&wonueiom Nrov n KApoKo Kot n ToyLTTo TG ENOVAKapyms. Méypt to
téhog Tov Maprtiov 2009, £ywve capég 0Tl por koTtaoTtpoPn giye amogevyfel Ko Ot
Kémowo €100g avakapyng Ntav oe eEEMEN. H katdotaom otabeporomOnke amd to
TokéTe Slowong Tev Tpanel®v mov T€lnkav ce epapuoyn to 2008. H apepucovikn
KuPépvnon apyikd eAEpTape pe TNV 10€a OTL Ol EMYEPNGELG - AKOUN Kot o1 Tpameleg -
Ba mpémel va avoAdPovV TIG OIKOVOLIKES CUVETEIEG TV OIKMV TOVS TPAEE®V, OAL
TeEMKd g TAnpovg KAipokog didcwon (bail-out) mpoceépbnke otov Topén, OTMC
ouwVéPn omv mepintoon tov Hvopévov Baculeiov kot ¢ Evpolovng. Ta va
avalwoyovicovv v avamtvén, ot kovPepvicelg tov  yopdv Ttov OOXA
GLYKEVTPMOOOV GLAAOYIKA TO peyaAdTeEPO Onpoctovopkd kivntpo (fiscal stimulus)

otV wotopia (Barkham, 2012).
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[Tpoxeévov var avalomupmBody o1 ayopég MEPLOVCIOKADV CTOLYEIWV Kol Vo
amo@evydel 0 amomANOwPIoUOG, 01 KEVIPIKEG TPATECEC LelMOY TOL EMTOKIN GTO UNOEV
Kot Eekivnoav v ToMTiK, N omoia avartdydnke amd v lamwvia ot pokpd péym
™G He ToV amomAN0wpioud, TG TOCOTIKNG YaAdpwong. H molitikn Aettovpyovse: 1o
TPOTO TPipMvo Tov 2009, o1 ayopég TEPLOVGLOKMY GTOLYEIWV, GUUTEPIAAUPOVOUEVIC
™G okivng meplovoiog, TPAyHOTOmoinoay UL EKTANKTIKY  avakopyr. Atlyo
apyoTEPO, M OWKOVOUIKY ovamtuén emavepgavicdnke kot oto t€An tov 2010 1
mAnbwpiotikn tdon £pbace 610 6TdY0 TG OTIC YMPES Tov OOZA.

Ot ayopéc akvitov kabodnyobvtol Tavto amd TV okovopukn avartuén. Edv n
nepiodog 2000 £wg 2010 NTav agloonueim, avtd cuVEPN Kot Ady® NG VITOKEIEVNG
TOYKOG OGS O1KOVOIKNG Katdotaons. H peydin cuvioviopévn éxkpnén tov Tinav tov
akwvnTov, N onoia kopve®Onke to 2007, avtavakAloOce Lo ToyKOGHLO OIKOVOuia, M
omoia avanTuecdTay Mo Evtova and moTé, AAAA NTOV OAO KOl TEPIGCOTEPO EMPPETNG
TNV 00TAOELD TOV TILADV TOV TEPLOVGLUKADV GTOLYEIMV.

H peydin ypnpoatomototikny kpion, m omoic o@eldtav otov vrepPoiikd
davelopd yio v amdKTnomn akivng teplovciag, mpoékvye e€antiog g ovOoov Kot
g KaBddov tov dot-com KaODC KoL TNG OCLOTIKNG VOUICUATIKNAG KPiong mov
mponynonke 1o 1998. 'Eva and ta kupiapya Oépata g dekaetiog tov 2000 Htav 1
woyvpn Kot dopk®g avEavopevn avtdévoun avamtuén e Bpaliiiag, e Pooiag, g
Ivdiag kan g Kivag (BRIC). Otav n {ntmon otig yopeg tov OOZA peumbnke votepa
amd TO TN WEYAAN ypnuatomototikn kpion, ot BRICs mpocdppocav ypnyopa Tic
PLOUCELS TNG OIKOVOLUKNG TTOALTIKTG TOVG KOl GLVEYLGOV VO avamTOGGovTal. Xwpic
ocuoppor twv BRICs oty maykocpia {ftnon, n veeon tov 2008 B Mtav moAd
YEWPOTEPT amO O, TL amodeiyOnke 6Tt rav. To ddypappa 3.6 deiyvelt v av&avouevn

ovppoin twv BRICs oty maykdopa {nmon.
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Awaypappa 3.6: AvEnen tov Tpaypatikov AEIT
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ITnys: IHS Global Insight, Barkham, 2012.

E&etdlovroc v Kiva umopei va yivel katavont) n aotdbsio tov oyopmv
TEPLOVCLOKAOV GTolElMV TV Yop®dv Tov OOZA. Ot petappvuiceg g erevBepng
ayopdg g Kivag ypovoroyodvtar amd tig apyés g dekoetiog tov 1990, aAld to
2001 ewonydn otov Ilaykocuo Opyavicpud Eumopiov divovtdg g peyokdtepm
npocPaon ot Taykoces ayopéc. H oOnvn kot dpbovn epyacio €xel mpocerkhoet
emevovoelg amd moAvedvikég etaupeieg mapaywyng and ympeg tov OOZA, Wwitepa
mv Apepwn kor v lomovie. To avtayoviotikd micovékmmua g Kivag otig
TYKOGES ayopég evioyvetanl amd £va Pabud xepoymd@ynong tTwv GLUVOALLYULOTIKOV
LCOTIHIOV €K PHEPOLG TNG KvelkNg KuPEpvnong.

[Tpokewévov va dwutmpnBel n a&la tov vopioparog mpog ta kdtw, n Kiva
mopéyel aneplopotn mocdtntoe RMB  (Renminbi, to vopwopo ¢  Adikng
Anpokpartiag g Kivag) otig maykOoues ayopés Kol @¢ €K TOVTOV GUCOCMOPEVEL
cuvoAlaypatikd amoBépata. Ta doldpia mov cvoocwpeder n Kiva oe tepdotieg
TOGOTNTES YPNOLULOTOLOVVTAL Y10 TV AyOPd LETOYMV TOV OUEPKOVIKOD Anpociov. Xg
Kkdmoto Pabpo, avtéc ot diebveic poéc keparaimv dev ivar TpofAnpatikéc. Qot0c0, N
KMpoko Tov KvellKav ETEVOVCEMY GE OUEPTKOVIKO OLOAOYO TO TTPONYOVLEVA XPOVIOL
NTAV OPKETN YO VO LEUDOCEL ONUOVTIKE TO KOGTOG KEPOANIOV Yo TOLG AUEPIKAVOVG
KATOVOA®TEG Kot TIG apeptkavikég enyepnoets. H dvodog g Kivag cuvdéetar dueca
LE TN GLGGMPEVLOT YPEOVG GTNV OUEPIKOVIKT] OLKOVOUIO KOl TNV EUOPAVICT €VOG
peydiov, emipovov eumopikov elheippatos. H Kiva, avtiBeto, dwbéter peydio

TAEOVOGLOL TPEYOVGMOV GUVOAAOLYDV.
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H dvodoc ¢ Kivag eixe amootabepomomtiky €nidpaoT OTIS OUKOVOUIESG TNG
Avomnge, ot omoiec givor axoun mo mepimiokes. Ta £t peta&d tov 1992 ko tov 2007
NTOV OVTA TNG OTAPAUIAANG owKovolkng emtuyiag. H emtuyio avt) vrotiBetan 6Tt
opeileTol 6TO OCLVOLOCUO HAKPOOIKOVOUIKNG TOATIKNG TOL TPOEKLYE Oamd TIG
petappvbuioelg g Thatcher / Reagan tng dekaetioc tov 1980. Ta wvprotepa
otoyyeio NTav:

1. O emroyng éreyyog Tov TANBwpIoHoD e Ta Bpayvrpdbecua emtdKia.

2.  H xpatikn dudtaén mov mepropiletar yevikd ota dnpocta oyadd.

3. Ou svéhikteg ayopéc epyaciog efoutiog ™G HeEwpEVNS ddvaung Ttov

GLVOIKATOV.
4, Mio peoOMOTIKY] TPOCEYYIS TOV  ONUOGI®V  €600®V  HECH  GTOVG
TEPLOPIGHLOVS TOV PEYIGTOV AHYOL TOL Ypéovg Ttpog to AEIL

H meplodog éywve yvoot) o¢ «UeydAn cvykpdtnon», Adym g peimong tov
TnOopopnod otic yopec tov OOZA, og cuvdvaoud pe ) otabepr avénon tov AEIT
Kot T dnpovpyia anacyOANoNG.

Avdypappa 3.7: ITin0opropds Tov yopav tov OOZA

MoogoaTiaia peTaBoAn Tou ATK

12

10

1971
1973
1975
1977
1979
1981
1983
1985
1987
1989
1991
1993
1995
1997
1999
2001
2003
2005
2007
2009
2011

IInys: IHS Global Insight, Barkham, 2012.

To dudypappa 3.7 delyvet tov TAnBmpiopd tov yopov tov OOZA. H ntdon tov
TNOopopod T cvykekpiévn mepiodo Oyt LOVO 00NYNoE GE [0 HOKPA TEPI0d0
Hel®wONG TOV ETTOKIWV, TOL 001 YNGE GE Iid LOKPE EKpNEN TOV KPATIKMOV OLOAGY®V,
oALG £dmOE GTOVE OLUHOPPMTES TNG MOMTIKNG TNV aicOnon Ot eiyav TOov TANPN
€leyyo TV owovopkav yeyovotwv. H akivntn meprovsio, 6viog wg ent to mAgictov

pio opoAoylakov TOmov emévovon, Pliwoe emiong o pokpd mepiodo otadepd vyMAmv
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arodocewv. To mpoPAnua ftav 6TL N pelwon Tov TANO®PIGHOV dEV 0PEINOTAV LOVO
OTNV EMTLYI0L TNC WHOKPOOIKOVOMKNG TOMTIKNG OAAQL KOl oTn pon @Onvov
HETATOMUEVOV TPOoidvVT®V amtd v Kiva.

3.3. Dovokeg
Mo 0KOVOLIKT POVOKA (LEPIKES (POPEG OVOPEPETAL WG KEPOOCKOTIKY (POVOKO, MG

@OVOKN GTNV Ayopd, MG GOVOKO TILMV 1| M XPNUATOOIKOVOUIKT GOVoKA) £ivol «ot
GUVOAAAYEG GE PLEYAAOVG OYKOVG GE TIUEC TTOV lvar og peydAo Pabuod avtifetec pe tig
eyyeveic a&ieg» (Lahart, 2008). Mo podoka Oo pumopovce emiong va. TEPLYPUPEL MG
GLUVOAAQYY] TEPLOVCIOK®V oTOolXElmV pe awénuéveg aieg. Ot owkovopoAidyol €xovv
amodmoel v afefordtnra (Smith, Suchanek, & Williams, 1988), tic swooieg (Lel,
Noussair, & Plott, 2001) 1| tnv neplopiopévn opboroyiodtra (Levine & Zajac, 2009)
O¢ ortieg yuo T Povokes. Q2oTOG0, TPOCPUTH GTOLYEIN VTOONADVOLV OTL Ol POVOKES
ocvopfaivouv axoun kot eAlelyel avtov. Agdopévov 0Tt cuyvd egival dVGKOAO Vva
napotnpnovv eyyeveic a&ieg otic ayopég g mpaypatikng Lmng, ot @ovoKeS cuyva
avayvopilovtal Hovo €K TV VOTEP®V, OTAV ERPAVICETOL EAPVIKT] TTOON TOV TULMV.
Ot Tég 68 pa OIKOVOULKT] OVoKa Umopel v KupoavBodv actapdtnto Kot va, yivouv
advvato vo mtpoPre@dodv povo amd tmv mpooeopd kat tn {ftnon (Tiwari & White,
2014).

Ot «@oboKeEG» TPOKVLTTOVY AOY® TNG CMNUOAVIIKNG OTOKAIONG TOV TIUOV TOV
TEPLOVGLOKAOV oTolyelmV amd v gyyevn a&lo Tovg. Mo celpd and e&nynoelg £xovv
npocpepBel oyetikd pe 10 Adyo ywo tov omoio dnpovpyovvtatl. Ot 0kovopordyol
&xovv vrmootnpifel O6tL oL AOYOL Yo TO GYNUOTICHO MG «@OVOKAC» eivatl: 1
afePordonta  (uncertainty), m Kepdookomion (speculation), 1 mepropiouévn
opBoroywdtnta (bounded rationality) 1 ot Tpocdoxieg (expectations). Ot mpocdokieg
N 1 menoinomn 0Tt o1 TIHES TOV TEPLOVGLOKAV GTotyelmV Ba cuveyicovy va avEdvovton
oav va £xel cuuPel kATl vEo GTNV otKovolia, 0dNyodV Ge EKTETAUEVEG ENEVOVCELS GE
W00iTEPA POVCKOUEVO TEPLOVGLOKA GTOLYELN.

O Kindleberger (1987) opiletl por @oboka G o amOTOUN Kol GUVEYXH Gvodo
TOV TEPLOVOIOKMV GTOEI®MVY, He TV opykn Gvodo vo dnpiovpyel Tpocdokies yio
TEPAUTEP® (VOO0 KOl VO TPOGEAKVEL VEOLG AYOPOOTEG - GLVNOME KEPOOGKOTOL TOL
EVOLPEPOVTOL Y1OL KEPON OO TN SOTPAYUATELOT] TEPLOVCIAKOV GTOLYEIOV aVTL TNG
¥PNoNG TOL 1 TG KavotTTog kKepdopopiag. Ot Hendershott et al. (2003) Oempovv ot
N Gvodog axoiovbeitor cuVMBME Ad [0 OVOTPOT] TOV TPOCIOKIMY KL omd Lo

ATOTOUN TTTMOGY] TOV TILAOV TOL GLYVE 0dNYEL GE YPNUATOTIOTOTIKY Kpiot. Evd avtod

42



pumopel vo glval ToOVTOAOYIKGE C®GTO, VTOINAMVEL OTL Ol (POVCKES WUTOPOLV VO
avayvopltoBovv uoévo aeov Exovv copPet. Emmpocheta, opilovv pia godoka wg o
amdTO, TPOCOPIV aénon TV THdV Tov dev umopel va eénynbel cmwotd and
aAhayEG 6TOVG 001 Y0VG BEpeM®OBY aELDV.

Ot Smith & Smith (2006) opilovv pia ovoka MG Hia KOTAGTAGT 6TV 0ol ot
TIWEG ayOPdS OPICUEVAOV TTEPLOVCIOKAOV GTOXEIMV (OT®MG Ol HETOYES N TO aKiviTa)
avEAVOVTaAL TOAD TAVE amd TNV TapoHoo aio TG OVOUEVOUEVNG TAUEIOKNG PONG old
T0 mePovolakd otoyeio. H paydaio advénon tov TH®V GUVETAYETOL KEPOOCKOMIKN
OpaoTNPLOTNTO GYETIKA HE TIG MPOGOOKIEC TMV UEAAOVIIK®OV OLENCEMY TOV TIUOV
TOPd €0TIOON OTIC TOUENKEG POEG TOV TEPLOLGIOKOL OTOLKElOL 1| 08 Bepelmoelg
TOPAYOVTEG TTOL 0dN YOV TN ayopd. AvTd oL TPaypHoTkd opilet pia ovoka givat 6Tt
Ol TIHES NG AyOPdg Oev SIKOOAOYOUVTOL OO TNV TPOPAETOUEVN TOUELNKT] POT] TOV
TEPLOVOLOKOV GTOLYEIOV.

Xmv wpdln, umopel vo amodeiybel dvokoro vo gviomicbodv @ovokes. XTnv
KOPLON NG Oyopas, to axivnto meplovcslakd otoryeio eivar vmeptiunuéva. Avtod
opelleTon ©6TO YEYOVOC OTL Ol EMEVOVLTEG YeEVIKA Ogv avayvopilovv tn péon tdon
VOGTPOPNG TAOV OYyOp®V MG KOU Ol TWES TOL TOPOTNPOVVTOL GTNV KOPLON
QOKAIVOUV ammd TIC HOKPOXPOVIEG TIUES ooppoTiog Tovug. Ot emevovtég KAvouv TO
AGB0g va epunveboLV TIC TOPATNPOVUEVES «PBParyLYPOVIECH TIES MG TIUES 1IGOPPOTHLOG
N/ ko 0Tt M paxpoypdvia tdon €xel ahddEer. O emevdutig dev elvar og Béon va
aloroynoet ™ Bepelddn ooppomnuévn aéio Tov TEPLOLGLOKOD oToKEloL. AVLTO
EMOEWVAVETOL GE AYOPEG OOV VILAPYOLV TEPLOPIGUEVES KO AGVUUETPES TANPOPOPIES.
g auTn TV TEPInTOON, €lvar VKOAOTEPO Vo, Yivouv AdBn G€ O, TL APOopd TIG TIUES Kol
TIG TPOGOOKIEG GYETIKA Ue TIC peAlovTiKES petaforéc tov tiwmv (Wheaton et al.,
2001).

Ot Himmelberg et al. (2005) &etalovv T duvatdHTTO ELPAVIONS POVOKIC OTIG
ayopés KoTokiog. Y100eTtouv pia mpocEyylon «KOGTOuG pNoTdvy (User cost) yio va
VTOAOYIGOUV TNV OIKOVOUIKT 0tOO0GT TOV GLVOEETOL UE £VOL 1O10YPTCLOTOLOVUEVO
axivnto (owner-occupied property), oe oyxéon pe v afla SopoviG G€ AVTO TO
axivnto vy éva €tog (tekpoptd evoikio N Tt Ba kéoTile N picBwon evog 160dVVALOL
OKIVITOV) HE TO YOUEVO €1000MUa Tov Ba AdpPoave KAmolog v o WoKTATNG i)

eMEVOVOEL TO KEPAAOLO GE EVAALOKTIKT EMEVOLOT (KOGTOG EVKALPIOG TOV KEPAAAIOV).
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AvT| | TPOCEYYIOT YPNCUYLOTOLEITAL GTN GLVEXELD Y10 VO amodeigel edv 1 Wlo0KTNGin
glvorl vITEP- 1 LIOTIUNUEVN.

Avty n mpocéyylon umopel vo eQOpHOcOEl OTO EMAYYEAUOTIKA oKivnTo
(commercial properties). Ovoclaotiké, 10 KOOGTOG YPNOTN EIVOL GLVAPTNOT TOL
TOGOGTOV AVEL KIVOLVOV, TNG AVAUEVOLEVNS LETOPOANC TG a&lag Tov kKepaiaiov (Kot
™G aOENoNS TOL EIC0ONUOTOG Yo TNV EUTOPIKY WO10KTNGI0) GVV €va AGOAAGTPO
Kwvovvov. O @Opog 1010KTNGIOG KOl TO GTOLEID TNG POPOAOYIKNG EKMTOONG Yo TN
cuvtipnon Ba tvor eniong oyeTiKd.

Xe poakpoyxpovia 1ooppomia, 0 Adyog kepaialokng aslag mTpog €600 TPEMEL VoL
1600TOL LE TO AVTIGTPOPO TOV KOGTOLG TOL ¥pNoth. ETot, 10 KOGTOC YpNotn npénet va
etvan ico pe v apykn anddoon.

H aviyxvevon ¢ovokag eivar {otikng onuaciog yio va avakoivedel edv ot
av&avopeveg aieg vtodnAmvouy 6Tt Ta factkd otoryeio £xouV AALAEEL KO, GUVETAG,
éxouv avamtuyBel ot PipAloypagic poviéda mopayoviov mov  kafodryovv
Beperddeic atieg. H €peuva otov Topéa TV aKIVATOV TEIVEL VO ETIKEVIPOVETUL GTIC
aYOPEG KATOIKLOV.

Ot TpdTEC PEAETEC OYETIKA UE TIG POVOKEG GTIS AYOPES OKIVITAOV OEV GLVAIOLY
LE OVTEG TTOL YPNGUYLOTOLOVVTOL GTNV OLKOVOULKT] OVOAVOT) 1] TOL XPTLOTOOUKOVOULKEL.
EmmAéov, emeidn eivoar amoapoaitntn n tavtomoinon tov OepeAiwddv aSiov yoo vo
amoderyfel edv €xel onuelwbel amdxMon and avtéc Tic adieg, n emdUeEVN epdTNON
glva av ta povtéda Bactkadv otoyeimv mpocdtopilovv pe akpipeta té€toleg adieg.

Ot enevdutéc avtipetonilovv mTpoPAnpaTe GYETIKE LE TO €0V Ol TPOCOOKIEG
VYNAOV TIHOV €TNPeAlovy TIG TIHEG, 0ALL O OVTIKTUTTOC OVTMV TOV TPOGOOKIDV CTIG
Tipég dev €xel aglohoynBel cwotd. Ot enevdvtég pmopet va Pydlovv 1o cupmépaciio
OTL 01 BgpeMdOELS Kot ot TapaTnpovpeves TWES etvor ot 1dteg. Onwg onpeudveton amd
™ BPhoypagia, o €heyyoc yi VTOPEN POVOKOG GTNV AYOpd OKWNT®V OV EYEL
aKOAOVONGEL TIG TEPIGGOTEPEG TLMOMOMUEVEG  TEYVIKEG GAA®V  KOTNYOPL®DV
TEPLOVGLOKAOV CTOLYEIMV Kl EMOUEVMG TOPAUEVEL TO TPOPANLA TNG OVOYVOPIONG TNG
a&ilag. Qotd00, e&outiog TG HEYOADTEPNG YPOVIKNG SLAPKELNG TOV TAPOLGLALOVY T
ogdopéva, Ba mpémel BempnTiKA va yivel evkoAOTEPO Va KT B0V 01 PoVoKES. AVTO
Oumg Ba deiet Lovo Tt GVVEPN 16TOPIKE 0ITd TPOTYOVLEVH OEGOUEVOL.

To PBoowkd epdTnUO €ival €dv Ol TOPAYOVIEG TOL ONUOLPYOVV (POVOKEG

umopoHv va, evtomcovv amd to mapeABOV, €161 MGTE Ol EMEVOVTEG VO UTOPOVV VL
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YPNOOTOGOVY ALTOVE TOVG TOPAYOVTEG KOl TIC GAAAYEG TOVS Yo Vo TPOPAETOVY
TIC Qovokes. QoTOGO, aKOUN Kot avtd Umopel vo amodelydel avemopkes yoo vo
amopevydel 1 epedvion eovokac. Ot ETeVOVTES TOV £XOVV TEPIGCOTEPES YVAGEL TNG
ayopdg amd aAAovg moikteg (AOY® TG ACLUUETPIOG TNG TANPOPOPNOTG) EVOEXETOL VAL
TPOTAYOVIGTIICOVV GTNV 0YOPA Y10 VO, ETLTUYOVV VYNAITEPES OMTOSOCELS OO TNV 1010
v mePiodo eovokac. AKOUN KL €4V Ol EXEVOVCELS TOLG YPNUATOSOTOVVIOL UECH
davelov, tOTE M €16000¢ Ko M €5000¢ amd TO YPOVOOLAYPOpUO UTOPOVV Vo
HEYLOTOTOMGOLV TG 0m0ddcels. 'Eva ypéog ival povo €va Kakd ypéog edv dev pmopel
vo emoTpo@el, kot avtd Bo cuvéBatve poOVo €dv 0 emevOLThG elxe mapeL To AdBOC

ypovodiaypoupa (Tiwari & White, 2014).

3.3.1. IIpoodokies kar Povokeg
Ot mep1ocOTEPOL OKOVOUOAGYOL €yovv TNV Gmoymn 0Tl Ot HEAAOVTIKEG TUES TOV

TEPLOVGLOKAOV CTOWXEI®V dev Umopohv vo TpoPArepBodv pe Paon Tig mponyodueveg
TANPOEOPIES Yo TIG TIUES KOL GUVEMMSC Ol 10TOPIKEG TIUES OV €yovv afla otnv
TpOPAeYN HEAMOVTIKGV TIHdV. AVTO 001Yel 6T oyeTikn évvota “random walk”, 6mov
ol HETAPOAEG TOV THMV TOV TEPIOVCLOKAOV OTOLXEI®V aKoAovBovV évav «tvyaio
nepimaton. Edv 0 oynuoticlos Tov TGOV TOV TEPLOVGLOKOV GTOTYEIOV EYEL QLT TNV
nopeio “random walk”, dev givar dvvatdv vo Tapovsldcel VYNAL KEPSN KL £ToL OgV
vrapyel kivnpo yo kepdookomia (Tiwari & White, 2014).

Ot enevOLTEG SAUOPPADOVOLY TIG TPOGOOKIEG TOVG AaUPAvoVTaG VITOYN TIC TIUESG
TOV TEPLOVOIOKMOV OTOYEIOV Kot TIC amoddoelc. Toppmvoe pe toug (Malpezzi &
Wachter, 2005), vrmapyovv téooepo HOVIEAQ YO TOV TPOTO LE TOV ONOi0
SLLOPPAOVOVTOL Ol TPOGOOKIES:

1. Mvonikés npocdokiec (myopic expectations): VToOETOVY OTL Ol EMEVOVTES
CIETOVV TVOAL» TPOYWOPADVTAG UTPOCTAL.

2. Tékewn mpoomtikn (perfect foresight): vwoBétel 611 01 dvBpwmotl yvwpilovv
TO HEAAOV.

3. OpbBoroykéc mpoodokieg (rational expectation): dnAdvovv 4Tt o1 GvOpwmot
YPNOOTOOVV  OAeG TG Owbéoipueg mAnpogopieg ywo va KAVOLV  TIG
BéArTioteg TPOoPAEYELS Y1 TO HEAAOV.

4. Tlpocappoocuéveg mpocsodokieg (adaptive expectation): ot avOpwmor KortoHv
TPOG T ToW, TPdypa Tov onpaivel 6tL vroBétovpe 6tL To PEALOV Ba fvan

oo 10 (TpoOcpato) TapeAfov.

45



H mpocéyyion towv opbBoroyikdv mpocdokidv 0Oewmpel OTL Ol TWES TV
TEPLOVCLOKOV oTotyeimv Bo axolovBncovy tuyaia Pruata (“random walk™), kabmg
OAeg o1 drabéoipeg TANpoPopieg NON VITOAOYILOVTOL MG TPOG TNV TN KoL 1] LETOPOAN
™G TWNG HE TNV TApodo Tov Ypovov egivar ampoPfrentn. Ot TPOGUPUOGUEVESG
TPOGOOKiEG VTOOMADVOLY OTL TO avouevouevo emimedo TV Pooiletor oe
TPONYOVUEVEG TIHEG TOV TPAYHOTIKOV emmédwv Tiudv (Malpezzi & Wachter, 2005).

H Biproypagio amodeucviel 0Tt ot LETAPANTEG TOV TOUELLKDOV POV TNG OYOPIS
aKWVATOV (EVOIKIAGELS, KEVOL YDPOL, OmOOOGELS) EIvVOL KUKAMKEG KOt 1) 0tOd00T TOV
aKVATOV (T0cootd amddoong) etvar emiong kKukAkt. To TpdPfAnua Tpokv el dtav ot
TMEPIGOOTEPOL  EMEVOLTEC, EKTIUNTEG Kol  Kotookevaotés (developers) Bewmpodv
ECQOALEVA TETOWL QOIVOUEVO OG «TACEID» Kol Oyt ®G KOKAOLG, AopuPavovrtog
amoPAcELS PAGEL QLTMOV TOV TPOTYOVUEVAOV TAGEMV.

Ot Herring & Wachter (2002) vrootnpilovv 01t 01 enevovTég Tapovctalovy po
WwiTeP LOPPY| TPOGUPUOGTIKAOV TPOGOOKIDV KOl HVMTIKNG GCUUTEPIPOPAS MG TPOG
MV T, AOY® TG HKPNG GLYVOTNTOS KOl TNG WU TOPATPNONG TOV OPVNTIKOV
veyovotwv. H duvatdtnra ektipnong evog cupfavtog pikpng cuyvotntog - Omwg o
KOTAPPELOT TOV TIUOV TOV oKWNTOV - e€aptdtor amd ) cuyvotto HE TV omoia
ovpPaivel 10 cok. Ot eKTUNTEG EKTYHOVV VYNAEG TIUEG OTIC TEPLOOOVLS EVIOVNG
OWKOVOUIKNG ovATTUENG (Kot EKTIHOVV YOUNAES TMES o meptOdovg Veeong). Ot
TEPIOCOTEPOL EMEVOVTES KEPOANLOTOOVV TNV TOPOVCH OWKOVOUIKY] KOTAGTOON KATH
™mv TPOPAEYN TOL WHEAAOVTOG, EVEPYMVTIOG GOV VO dOTNPOLVTOL Yol TAVTO Ol
tpéyovoeg thoelg (Omoteg k1 edv eivor) (Roulac, 1996). Q¢ amotéheoua, ot
TEPLOCOTEPOL ENEVOLTEG KAVOLUV TO AABOG Tpdypa 6 AAB0G oTIyUn Kotd TN StdpKeL
TOV KUKAOV, oyopalovy vYnAd (Katd T SIIpKELD TNG EKPNKTIKNG AvOO0V) Kot TWAOVV
YounAd (kotd ™ obpkela g KaBodov), akoAoLODOVTOS TO «EVOTIKTO TOV OYEADVH
Kot kévovtag avtd mov kavel to TAnbog (Roulac, 1996).

[Topd T1g cVVONKES VPEONG, Ol KOTAOKELOOTES TPOoTadovy va otnpiovv Tig
armo@doelg toug pe Pdon Tig TpéYovoeg afleg M TIC ovouevopeveg aieg mov
TPOEPYOVTOAL OO TNV TPOEKTOCT TOV TPONYOVUEV®V TAGEMV OTIC TIES. O CLVETELEG
NG CLUTEPLPOPAS TV EXEVOVTAOV KOl TOV KOTAGKELAGTAOV AKIVNTOV Hotdlovv pe va
«EyMpo ITévtow (Pontzi Scheme), 6to omoio ot véor emevovTéG / KOTOUGKEVOGTES
TPOGEAKDOVTOL OO TO TPAYUATOTOMOEVTO KEPOT TOV 0pYIKOV enevovT®V. H 16Topia

glvol yepdmn amd mapadeiypoto OTov ot LIOBECEIS TOV EMEVOLTAOV KOl 1| aKivnTy
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TEPLOVGID, £YOVV AMOKAIVEL KaTd TN Oldpkelo Tov KOKAOVL. ‘Eva mopddetypa yio v
ayopd tov Hvouévov IloAteumv katd tn dekaetia Tov '80 kat Tov '90 culnreiton 6to
apBpo tov Roulac (1996). Xto mapaxdtom oynua mopovotaletor 1 oAinioeaptnon
TOV KOKA@WV 7ov agopohv Tnv Wloktnoiae kot v oyopd keeoraiov. Ilo
GUYKEKPIUEVD, TOPOVCIALETOL O YPOVIKOG GUOYETIGUOC TV dV0 OyOpPdV HECH TMOV
KOUOTIGU®OV TNG ¥PNONG TOL dOUNUEVOL YDPOoV (Occupancy), T®V EVOIKI®V Kol TWV
EMEVOVTIKAOV AIOOOGEMY Ol 00101 GAANAETIOPOVV UE TIG SIOUKVUAVOELS TTOL OPOPOVV
TIC KEPOAOOKEG POES KOL TNV OVATTLEN TOV ALOOUNTOL YMDPOL.
Tyfqpna 3.2: AAAnAoggapTnon KOKA®OV 1010KTNGI0G KUl KEQUAULAYOP DV
<o

Yy pgpod® 17°

6501({0' ﬂpod
\““

\“‘

xpfion dopnuévov xdpov,’,
evoikia, EneviVTIKEG
anodooelg

Xapunio Xpbvog

>
ITys: The Roulac Group, Roulac 1996.

H dwkexoppévn ypoppn o©t0  LDYNAOTEPD  TUNUATO TOV  KOUTLADV
avtikatonTpilel T BTk €MPPOT| TOV TPOGOOKIDV TOV EUTAEKOUEVOV POPEDY aTd
mhevpds Kepoloayopmdv Kt woktnoiag. H dwokekoppévn ypapunq oto avtictotyo
KOTOTOTO, CNUEID TOV GYETIKOV KOUTLADV amelkovilel Tig apvnTikég mpocdokies. H
VTOPEN CLYYXPOVIGHOV HETAED TOV OVAOTEP®V CNUEI®V NG MG KOUTOANG HE TO
KOTOTEPA OMUELR TNG AAANG Elval ELPOVIC.

To vynAd emimedo evowkimv, ypMoNg OOUNUEVOL YDPOL KOl OTOOOCEMV
ENEVOVCEMV GLUTINTEL PUE YOUNAO EMIMEOO KEPAAOMOKDOV PODV Kol OVATTLENG VEOL
y®pov. Kabhg katackevaletar meptocOTEPOG VEOS YDPOG Kol TEPIGCOTEPO KEPAAALO
€I0PEEL OTNV AYOPE OKIVIT®V, TA £VOIKLA, TO EMIMEOO YPNOTNG SOUNUEVOL YDPOV KoL

TOV EMEVOVTIKOV OmO0OGE®MV UEIDVOVTAL UEXPL Vo, POACOVLV GTO KATMOTOTO OMUELO
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tovg. Ta younid enimeda amoddcewv anobopphvovy To HEYEDOS TV ETEVOVGEMV KOl
¢ avantuéne. H veiotduevn katdotaon dvvoton va aviiotpagel pe Pedtioon tov
owkovopkdv cvvinkov (Roulac, 1996).

H eunepucn Brproypagpio Bpiokel a&idAoyeg amodeilelg yio Tic TpocdoKieg mov
«kortovv mpog ta miowm» (“backward looking”) 6cov agopd v TordyNon otnv
ayopd axwvintev. Ot ayopéc akvitov cuyva tapafidlovv T vrobéoelg Tov “random
walk” kor 11g vrobécelg towv opboroyikav mpocsdokiwv (Ott, Riddiough, Yi, &
Yoshida, 2008). Ot cuvOiKeG OV EMKPATOVV GTIC OYOPES OKIVATWV - Ol OTOAVIES
GUVOAAAYEG, 1 EAAELYT] TANPOPOPLDY GYETIKA LE TOL APVITIKA YEYOVOTO KO 1] YOUNAN
oLYVOTNTO. TV GOK — KAVOUV pio emKEIPEVT KoTooTpoen un opotn (disaster
myopia). H vrotiunon tov apvntikdv yeyovotmv dnuovpyel and udvn g eodoka
(Malpezzi & Wachter, 2005).

Ot TpoGOPUOCTIKEG TPOcdokieg mov Paciloviol OTIC TPONYOOUEVES TUUEG
00MNyoUV O EMEVOLTIKEG amopdoelc. Me v mapodo Tov YpOVov, 1 TPOGEOPA
ALEAVETOL Kol Ol TIHEG OV TOPOAUEVOLV TAEOV PBuOCIUES KAVOVTOG TN (OVGKO VO
okdoel. To @owvopevo emdevaveror meputép® kabdg ot a1o1d00E0L EMEVOVTES
KATOOTPEPOVTOL KOL OEV €YOLV TAEOV TO KEPAAOLO VO GULVEXIGOLV OTIC OYOpPEG
akvnTov. Ot davelotég vrmoeépovy emiong amd (nuieg KabMOG T YOPTOPLAAGKLIN
axivnng meprovciog tovg a&ilovv Arydtepo amd ta ddveld Tovg. Amoywpovy amnd To
davelopd vy okivnra. Avtéc ot ocuvOnkeg peyeBbvouy emmAéov TV KOTOGTPOON

(Tiwari & White, 2014).

3.3.2. Zympotiopog @ovokog
[ToAAég eumelpikég pehéteg €xovv emkevipwfel oty Kotavénon tov TPOTOL PE TOV

omoio dMUOVPYOVVTOL 01 POVGKES GTNV ayopd akvinT®mv. Mo and Tic vrobécelg mov
éyel e€etacbel sivar n vapén oepaxng cvoyétiong (serial correlation) otig Tipéc, n
omoia avopévetal va odnynoel e eovokes. ' g ayopég axwvntov e Bopelog
Apepicng, ot Case & Shiller (1989), Hamilton & Schwab (1985), kot Malpezzi (1999)
Bpiokovv evdeiEelg oePlOKNG GLGYETIONG TOV TILOV.

Ot oitieg dmuovpyiag pog @oHoKoG OmOTEAECAV EMIONG TO EMIKEVIPO 1TNG
€peuvag Yo TOAAEG HEAETEC. ALOQOpOoL PELVNTEC €XOVV OVOADGEL TIC OUTIEC OVTEG
1060 and v mhevpd g {Rtnong (Ortalo-Magné & Rady, 2006) 660 kot omd v
mevpd ¢ mpoopopdg (Malpezzi, 1999). Xmv mpoyuatikotnre, ot Malpezzi &
Wachter (2005) vrmootpilovv 011 €bv o yeyovota amd thv mAevpd g {mong
oonyobv oe @ovokes, Ba efoptnbel amd TV emkpdnon TV cvvONKOV NG
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TPOCPOPAS, OTMS o1 LTepPoitkol Kot aKaTdAANAOL Kavovicpol Kafdg Kot ot puotkol
Tomoypapikoi meploptopoi. Ot mepropiopol amd v TAEVPd TS TPocPopds kKabioTodv
™MV Tpoceopd avehooTikr. H pedémn odwmiotmdvel emiong O0tt or vmepPoiikol
KOVOVIGUOT QVEAVOLV TN HETAPANTOTNTO TOV TILOV.

Ymhpyovv mOAAEG TEPIMTMOGELS EMEIGOOIMV avOOoV Kot KOOSOV OTIC ayopEC
akwvntov. H owovopetpikn oaviyvevon g Ymapéng @ovokag dev umopel va
emtevyBel pe wavomomntikd Pabud axpifeioc. O €heyyog v @ovoKeg o€ TETOLM
EMELGOOIL OVOOOL KOl KOOOOOL TPODTOOETEL TOV EAEYYO OYETIKA UE TO €GV TO
TUTOTOMNUEVO, LOVTEAD EKTIUNOTG TEPLOVGLOKDOV GTOEI®V OmOTLYYAVOVV LE TETOL0
TPOTO OGTE M aotvyia vo aodobel oty vmapén povokac. Me dAia Adya, avalntd
™V amdppryn TG UNdEVIKNG vtofeonc 6Tt dev vTapyovv Povokeg otig Tég (Shiller,
1980, Blanchard & Watson, 1982, Diba & Grossman, 1983, Sarno & Taylor, 2003).

H amoppiyn g undevikng vmdbeong yio un vmopén eovckog dev Umopel va
amodobel amoKAEIOTIKA Ge @ovokes, kabmg o pmopovoe vo mwpokAnbel amd un
TPOGIOPIGLO TOV LOVTEAOV, €0V TO. LOVTEA €ivol YeLdT. e TETOLES MEPIMTMGELS, 1)
épeuva Ba mpémer vo Ppet mpoavelg evoeifelg povokag Otav To HOVTEAD OEV
d0VAEVOVY KOAG 1 OTOV avapéveTot 0TL TOo HEAAOV Ba ivatl KATWS S1apopeTikd omd Ta
1oTopIKd yeyovota. Epmeipikol EAeyyot yio povoKeS 6V OmOdEIKVOOVY LE EMTVYIO TV
vobeon OTL VILAPYOVY POVOKEG OTIG TWES TV Teplovotakdv otoyeiov (Flood &
Hodrick, 1990). H BipAoypagia mov givar dtabéoiun eivor e€icov ekteTapévn og tpog
TNV OWKOVOUETPIKY €Eétaon TéTolwv €melc0dimv avodov kot kabodov Yoo vo
mpocoloptofel n VTapPEN PovoKag Kot Oev givor €OKOAO Vo EYOVHE 0L OAMGTIKN
avTiAnyn yia to mov Padilel avth n Prproypagpia (Glirkaynak, 2008).

3.4. Awrieg XpnpatomotoTik®v Kpicsov
H omovpyia piog xpnuatometotikng Kpiong uropet va opsideton oe:

e Kepdookomikn adENCN TOV TIUOV TOV TEPLOVGLUKADV GTOLYEI®V.
e Mn Pidopovg deikteg ¥pEovs / 10001 LATOC.
e 'Elewyn pevototnrag (Barras, 2009).

Ot Reinhard & Rogoff (2008), cvykpivouv tnv Kkpion TOV OUEPIKAVIKOV
oteyooTikdv  daveiwv, m omola Eéomace to 2007 pe 18 petamolepikéc
YPNUATOTOTOTIKEG KPioels oe Propmyovikég yopes. [apatnpnoay ToALEC OpOLOTITEG
HETOED TV 1IGTOPIKMY QLTMOV YEYOVOTMV Kol NG kpiong tov 2007, xupimg o¢ Tpog To

Babud adénong tev TIHOV TOV KOTOKIOV Kol ToV petoy®v. Extog and v avénon
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TOV TILOV TOV TEPLOVCIOKMY GTOXEIMV TOL HOLALEL e POVOKA, 01 AAAEG OLOLOTNTES
OV TOPATNPOVVTAL EIVOL 1 EMTAYLVON TNG CVLCCMOPELONG YPEDV KO TO EAAELLLLO TOV
160LVuYiov TPEYOLGHDOV GUVAAAAYDV.

Ov tpég tov katowiwdv ot Hvopéveg TloMrteleg kot o€ moAAEG dAAeC
Tponyueves xopes (0mwg to Hvopévo Basiiero) avénbnkav katd tv nepiodo 1996-
2006. Katd v mepiodo awtr], ol OVOUACTIKEG TIES TV KOTOWKIOV 0Tl Hvopéveg
[ToMreieg dumhacibodnkav kot 6to Hvopévo Bacilelo tpimiacibdodnkay.

H dvodoc tov twomv ocuvdébnke emiong pe v avénomn tov ¥péovg TV
VOIKOKLPLOV omd T evomtodnka ddaveta (Stdypoappa 3.8). To ypéog tov evumddnkwv
daveimv (mortgage debt outstanding) wg mocootd tov AEIT otic Hvouéveg TTolteieg
avéNdnke and 21% to 1983 o¢ mepimov 76% 10 2010. AvENOT TapatnpOnKe Kot o
1opeg 0mmg to Hvopévo Baciielo, t Aavia, tic Kdtw Xdpeg kot v Avotpoiia.
Kotd ) didpketo avthg e meptodon adENoNG TV TH®V, ol Tpaneles evomodnKmv
davelov PelmoaY T TICTMTIKA TOVS OPLL KOl TOL KPLTHPLOL SOVEIGUOD TOGO TOAD, MGTE
aKOUT KO TO VOIKOKLPLAL e OVETOPKN Kol KOKT TIGTOTIKY 1oTopia evOappivOnkav
va davelsBovv oe peydro PBabud pe petafAntd emroxa Yoo vo oyopacovv GTnv
avEavopevn ayopa (Barras, 2009).

Awgypappa 3.8: Yaorormo evomdéOnkov ypedv
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M GAAn e&fynon mov d80nke yia v Kpion eivor o poAog mov mailovv ot

Oeopcoi emevouTtéc kar ol Tpameleg (Sornette & Woodard, 2009). H dnuovpyio tov
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MBS (mortgage backed securities, titAot eEacpaiopévor pe evomdOnka ddavetia)
eMETPEYE O0TOVG DecUIKOVC EMeVOLTEG Vo avaAdPouy peydin ékbeon oe axivnro. H
avantuén tov MBS Kot GAL®V PNUOTOTICTOTIKOV KOIVOTOMAOV KOTA TN OldpKeLd
™G aENONG TOV TIUOV TOV OKWVATOV, £3mcav oTig Tpaneleg v yevdaicOnon otL o
kivovvog abémmong Ba umopovoe va dwpopomombei. Or tpdmelec ocvvéyicav va
daveilovv kal va avaypnuoatodotodv (to ddypoppo 3.8 deiyver v avénon Tov
evomdOnkov ypéovg g mocootd tov AEIL) kot ot Beouikoi emevovtéc dmwg to
ouvta&lodoTikd Tapeio, Ol acEAMOTIKEG eToupeiec, ta apolPaio Ke@AAoto, Ot
EMEVOLTIKEG  etaipeiec, o1 1WVLTIKEG Tphmeleg Kol Ol gumopkéc  Tpameleg
eEakorovOnoav va ayopalovv avtovg tovg tithovs. To péyeBoc twv MBS mov
katelyav to ddgopa Wpvpata (Sidypappa 3.9) e€nyel 10 gvpog g kpiong. Moig
apyoav va gpeaviCovtar or 0betnoelg TAnpoumv, n eovoka twv MBS katéppevoe. H
Kpiomn O10yeTEVONKE OTIC YPNUATOTIOTOTIKEG OYOPES TPOKOAMVTOS TEPAGTIH KPiom
pevotomtoc. H oeicdvon tov MBS ftav t6co Babid mov ot tpdmeleg dev ntav
clyovpec OGO MO OVTE TA OTOKOAOVUEVE «TOEIKA» TEPLOVGLOKA GTOUYEID OVI|KOV
kot og wowov. O kivévvog avticuppariopévon €ytve 1660 vYNAAGS, Tov ot Tpdmelec
ntav ampoOupec va daveilovv akoun kot 1 pio otnv GAAN.

Ot xowotopies  o©TIG  YPNUOTOTICTOTIKEG  OyopES  UECH  TOAVTAOK®V
TITAOTIOMUEVOV  TTEPLOVGLOKMOV  OTOlElwV, Om®g ot Tithol eacPUMGUEVOL e
evomdOnka ddvern (MBS), ot omoior éxovv avainebei amd moAdmAoko mapdywya
O6nmg ot cupPacels avtiotdbuong motmtikov kvdvvou (credit default swaps, CDS),
enétpeyav otig Tpamelec va daveicovv vymAdTEpO KEQAAOL, €TEWN TioTELAV OTL
OVTEG Ol KOVOTOWIEG TOVG EMETPETAY VO VTIGTAOUIGOVY TOV KiVOUVO OVEIGHOV LE TN
HopON SOIPOyUATELCIL®V TITA®V. Og@pNTKd, oVTE TO YPNUATOTICTOTIKG HUECH
elvar peydreg kouvotopieg ol omoieg, o€ KAVOVIKEG TEPLOSOLS, O pmopovoav va
TPOGPEPOVY GE TEPIGGOTEPOVS avOp®dTOVG TPOGPaoT 6€ dAveld, Ta omoin yivoviot
eONvOTEPQ, £MELON O1 TPATELEG LTOPOLV VO TOAOVV TOVG KIVOVVOLS TOVG GE EMEVOVTES
o€ TMOYKOOUO €Minedo, HE OOPOPETIKES TPOTIUNGELS Y10 OLOPOPETIKES AMOOOGELS
TPOGUPUOCUEVEG GTOV KIVOLVO.

Exto¢ amd v atvénon mov mapatnpnOnke oTig TIHES TOV KATOKIOV GTNV AUECT
ayopd akivntng meplovcioc, 1 EUUEST ayopd akivntng meplovciog eRQAvice emiong
avénon Tudv. Evd ot ypnpuotootkovokég Kavotopies enétpeyay otig Tpdmeles va

daveicovy vymAdtepa, avTéG £ytvay ot KUpLot poyrol g adénong TovV TIHOV OTIG
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EUUECEG AYOPES OKIVITMV. XVYKEKPLUEVA, Ol TITAOL ££0CQPAMGUEVOL LE EVOTTOOMKO
GTEYOOTIKA OAVELX KO TO GUVOETO TAKETO GLVAPOV PN LOTOOTKOVOLK®Y TOPUYDYmV
avénOnkav onuoavtkd. To ddypappa 3.9 delyvet (i) T CLVOMKN KOTOYN EVLTOONK®V
TITAOV OO SLPOPETIKA YPNUATOTIGTOTIKG 1W0pOpato Kot (i1) TOV EMTOYLVOUEVO
puOud véag ékdoong ABS péypt to Mdéptio tov 2007, dtav apyloov vo yivovtol
aentd Ta TpdTa oNEAdio advvapiog anorAnpwung tov daveinv ota MBS (Sornette

& Woodard, 2009).

Awgypappa 3.9: Ta evonéOnka oteyootikd neprovolakd otorycio Tov H.ILA.: pon keparaiov kot
TPOPIA EMEVOVTOV
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IInyn: Shin, 2009, Tiwari & White, 2014.

Ta MBS ocvvoéoviav pe 000 Pooikés aoctabeic dwdikacieg, v aio tov
KOTOIKIOV KOl TO TOGOoTd TV doveiwv. Ot avEavopeveg TYWES TOV KATOIKIOV
TPOPOSOTNOAY TEPAUTEP® TIS €MEVOLGES o€ MBS, yeyovog mov pe T Gepd T0Vg
oncav ) {non Kt ETOUEVEOS TIG TILES TV KATOIKIMV - HEYPL VO KOTAOTEL ELPAVG
N un PLOSOTNTO VTOV TOV apoPoic EVIGYVTIKOV S0dIKAGIOV.

Ot povokeg Tov MBSs dev mapépevay Teploptoeveg GtV oyopd KOTOKIOG,
OALG EEAMADON KAV GTN ¥PNUOTIGTNPLOKT] 0YyOpd, TNV ayopd PactKOV TPoidvVTOV Kot
otV Tpaypatiky owovopio. H avamtuén me ayopds katowkiov, e ayopdc MBSs
KOl TOL YPNUOTIOTNPIOL 00NYNOE GE TEPAOTIO, AVTIANGT TAOVTOVL OV O0ONYNOE GE
peyolvtepn {Rnon yio KATOVOA®MTIKE ayofd. XTnv ovcio, To YopoKTNPIoTIKG TNG

eovokog mapotnpnOnkav oe Oleg Tig ayopés. H vmepPoicn advénon tov TiHdV
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Eexivnoe oto oOTEYOOTIKO TOuED Ko peTakVAloOnke oty ayopd MBS, ot
YPNUOTIGTPLOKT] OYOPA KOl GTNV 0yOPA EUTOPEVUATOV.

2oppava pe ™ PProypapio mov eEgtdletl To poro Tov Tpamelkod Topén GToV
oMo oclacptd Tov entyepnuotikdv kokAov (Koh et al., 2005), n Aertovpyio Tov
YPNUOTOTIOTMOTIKOD TOUEN WUTOPEL Vo eVioYDoEL TO WEYEDBOC TOV EMUYEIPTLATIKOD
KOKAOL k0Omg M Tpamelikn moTOTIK) €kBeon Kwveitoaw mpokvkAkd. Meléteg mov
€YouV avoADGEL TO aiTIOL TNG OGLOTIKNG YPNUaTOTIoTMOTIKNG Kpiong (Krugman, 1998,
Wade, 1998, Quigley, 2001) éyovv eetdoel To poro mov dtadpapatilel 0 ToUENG TOV
aKIVATOV GTNV Kpion. AvTtol o1 epevvnTég £X0VV VTTOGTNPIEEL OTL O1 OYOPES AKIVIT®V
elvar evdAwteg o KOUATA 0161000E10G KOl GUUTEPIPOPAS AYEANG TTOL 0dNYoLV GE
(POVCKEG.

To povtého TG OACLOTIKNG YPNUATOTIOTOTIKNG Kpiong (Ommg kol GAAES
YPNUOTOTUOTOTIKES KPIGES ovaL TOV KOGHO) NTav OTL Ol OIKOVOUIES TNG AVOTOAIKNG
Aclog yvoploov o KATAPPELST TGOV TIUAOV TOV OKIVATOV 7OV 0OMYyNoE oTnv
AmOOLVALMON TOV TPATELIKOV GULOTNUATOV TPV TPOYMPNCOVV GE W10 Kpiom
GUVOALOYLATIKOV 1COTIHIMV, o, KPion Tov Tpomelikoy TOREN Kol GE KATAPPELON
otov emyelpnpotikd kokAo (business cycle bust). Ov Koh et al. (2005) vrootpilovv
TNV TPOEMAOYT TOV YPNUOTOTICTOTIKOV OUUEGOLUPNTOV TOV EVOMUOTOVETUL GTO
oTEYOOTIKA Odvelo ¢ mhovr attic Yo TNV TOPATPOVUEVT] CUUTEPLPOPE TOV TILOV
GTNV 0yOpd OKIVATWOV.

Amodid0VV TIC VIOTIUNCELS GE GUUTEPLPOPIKE aitia (01c1000Ei0 TOV JOVELSTN
Kol poonic KaTooTpoPmv) Kot / 1 opBoAoyikn avtamdKplon TV SUVEICTOV GTO.
kivntpa g ayopds (acedielo katabécemv 1 mEPLOPIGUEV VBVVN TV TpOTE(IKOV
petdyov). Opouévol epevvntég (PAéme m.y. Krugman, 1998, Wade, 1998, Quigley,
2001) vmoompi&av OtL M yaiapn pvOulon otV oyopd aKWATOV KOl 1 YOAQP
TIHoAdyNon T0V Kvdvvov oamd T tpdmeleg Mrav ot artieg g Kpiong akivntng
TEPOVGIOG OTIS YMPEG TS AvaTolkng Aciag. AVTEG o1 LEAETEG TAGCOVTOL VIIEP TV
petoppvbuicewv oty  ayopd OKWNHTOV KOl VEEP NG Olayeipong omd ta
YPNUOTOTIOTOTIKA  WOPVUATO TOV OaVEIOV Yyl OoKivTo, TPOKEWEVOL VO UMV
epeavicfodv Eava o1 POVCKES TV TEPLOVCLAK®Y GTOLYEIWV.

Ot Doms, Furlong, & Krainer (2007) vmootnpiovv 6tt 0 AOYOC Yoo T
YPNUOTOTIOTOTIKY Kpion NTav 1 Ekpnén g POVCKS TOV TILAOV TV KOTOIKIMV GTIG

Hvopéveg [Molteieg, 10 Hvopévo Bacilelo Kot opiopéveg GAAES aVETTUYUEVES YDPES.
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Ol PEIDOE TOV TIUAOV TOV KOTOWKI®V odnynoav o€ aféton tov evumddnkov
daveimv ki eEaviinoav v a&ia tov MBS. To tpopAnua, wotdco, nTav 0Tt To davela
VYNA0D KIvOHVOL NTAV YEVIKA EMKIVOLVO KOt OTL 01 ALENVOUEVEG TILEG TV KATOIKIOV
TP TV Kpion Ekpuoyov TV ETKIWVOLVOTNTA TOVS, EMTPEMOVTAG TNV OTOTANPOUY
eVOmoOnkwv daveimv PEcw avaypnuatoddtnons evunddnkmv daveiwv. To emtdxio
TOPEUEVOY YOUNAE AOY® TOV VOLCUATIK®V TOMTIKOV OTIC YMPES OVTES, YEYOVOS TOV
Kafiotohoe eAkvoTiky TV avoypnuatoddmon. Otav ot wpomAnpopés £yvav
domovnpég, HEe  UEYAAN  HOYAELON, TO  VOIKOKLPLYL  OLGKOAELOVIOV Vo
aVOYPNUOTOO0THoOLY KL apyloov va cvuPaivovov abethoelg. Ot abetnoelg avtég
avéndnkav éviova ot Hvopéveg Torteieg to 2006 xar to 2007 (Demyanyk &
Hemert, 2011).

Ot ocvumeprpopikés autieg miom amd TO GYNUOTICUO QOVCKOG £YOVV EMIOMNG
gpeuvnBel. YrnootpiyOnke 011 n amAnotio TV O0YEPIOTOV KOl 1) KOKT ETOLPIKY|
dwkvBépvnon elvar pepwkol amd Tovg PacIKODS TAPAYOVTIEG TOL OOYNCOV GTO
oynpotiopd @ovokoc. Ot punyaviopol mapoyng KvnTpwv &xovv mpowdnoet KAipo
MO0V KvdHvov Omov T PPoayLYPOVIO «UN AVACTPEYILO» KEPON LIEPTEPOVV KATH
TOAD TG pakpoypdviag ovveong (Sornette & Woodard, 2009).

‘Eva dAAo chvoro epguvv €xel vmootnpi&el OTL 01 AoynUol Opotl YopNyNong
davelmv, 10 €mOEVOVUEVO KAVOVIGTIKO TepPdAlov Kot ol emomtikég apyés eivan
emiong vmevBuveg Yo T dnovpyia povokag. Ot Keys, Mukherjee, Seru, & Vig
(2008) diamictwoay OTL 01 OpOL YOPTYNONG OAVEIDMV GTNV AyOPd CTEYUCTIKOV dOVEI®mV
YEWPOTEPELOAY KL OTL O KOPLOG KAOOPIGTIKOC TAPAYOVTOS Y10 T YEWPOTEPELST] NTAV N
Tithontoinon tov &v A0yw Odaveiwv. Ecwtepikd, ov tpameleq oviipuetdmoov To
TPOPANUA TOV KOKOV TOGOTIKAOV HOVIEA®MV KIVOUVOL TOL OEV TOVG EMETPEYOV VO
aviyvevoovv ta mpoPfAnuarta. H cvppovia «Baciieio [I» (n onola mepiéyel cuotdoeig
vy Vv Tpomelikn vopobesio Kot TOVG KOVOVIGHOVS TOV £KOOONKAY amd TNV EMLTPOTN
tponelikng emonteiog g Baoleing) eixe wg otody0 va eEac@aricel OTL 1 KOTOvOUn
KeaAaiov yia d1Popa TEPLOVCIAKA GTOKElR ivol o gvaicOntn otov kivovvo kot
0Tt o kivovvog dSwympiletor. H epoapuoyq tov pubuicewv g Boaowielag 11
kabvotépnoay, kabmg d1popeg avabempNoeL; avaKovaONKOY amd OlPOPETIKOVG
PLOUGTIKOVS OPYOVIGLOVS TV XPNUATOTIGTOTIKMV oyop®dv otig Hvouéveg ITolteieg

yopic xapio opdn artioroyia (Cannata & Quagliariello, 2009).
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Ot ovumeprpopés TV opyovicudv o&loAdynong &yxovv emiong tebel vmd
appiopnnon ot Piproypapio (Sornette & Woodard, 2009), eved opiouévol
eneonuavay o TpoPfAnuata nouod Kvdvvov. Ot opyaviopol a&loAdynong evosyetal
va éovv avaykacBel va avénoovv okomuo Tic aloAOYNoES TOVG €ite Yo Vo
UEYIOTOTOMGOVVY TIG apoBEG Toug Yo dtafodAevon eite enedn o ekdOTNG UmOpEl va

ayopalet vynAdtepec a&loroynoelg (Sornette & Woodard, 2009).

3.5. Aitw Kpiong tov Ayopov Axivijtov otig Hvopéveg Iolrteieg
1. IMMAnOvopoxny avanToén Kol 0.6TIKOTOiNGT)

H avénon tov minbucpod ftav n onuovtikdtepn kvnthiplo dSvvoun miocom omd Tig
@acelg ovodov Kot kaBdoov g ayopdg okwvntomv. Anpovpynce 1t (\nomn ywo
katokia. O tAnfvopog tov Hvopévov [oMteiov avénbnke and 205 exatoppvpio 1o
1970 og meprocotepa and 302 ekatoppvpia to 2007. Ympée petaxivnon minbvcpon
0€ OOTIKEG KOl UNTPOTOMTIKES TEPLOYEG mov Ppiokoviav kuplwg 610 VOTIO Kot
voToduTikd Tunpa v Hvopévev IoAteidv. H avénpévn cuppetoyn tov yovoakov
6710 gpyatikd dvvoukd givor vag GAAOG ONUOYPUPIKOS TOPAYOVTAG TOV TPETEL VO,
MoeBel vdym. Ot yvvaikeg avtimpoosmmevay 0 38% Tov €PYATIKOD SLUVOUIKOD TO
1970 xor 10 59% 710V gpyatikoy OSvvapwkov To 2007. O owoyéveleg pe 00O
elooonuota teivouv va ayopalovv peyardtepa ko axpiotepa omitia. To 1980, to
péoo péyebog pog povokoatokioc ntav 1.740 tetpaywvikd toda ko k6otile 64.600
dordpa. To 2007, to péco péyeBog Nrav 2.521 terpaywvikd mddo kol 10 KOGTOG
avénonke ota 247.900 dordpra (Gup, 2011).

2. KvBepvnrikég moMtikéc

Nouor

To Koykpéoo twv Hvopévov TloAteumv avayvopice 6t o avénuévog minbuouog
avénoe ™ {YNoM Yo oTEYOON KL EVEKPIVE TOLG VOLLOLG TOL S1ELKOALVAY TNV KOTOYN
Kkatokiog. Mepukol amd avtodg Tovg VOLOLG NTaV:

e O Kowotwkég Nopog Emaverévovong — Community Reinvestment Act
(CRA, 1977) o omoiog evOappuve To KOTAOETIKA 15pVIOTO VO, KOADWOLV TIG
TOTOTIKEG AVAYKEG TOV KOLWVOTNTMOV TOVS, GLUTEPIAUUBAVOUEVOY TOV
YELTOVIDV YOLUNAOD KOl LEGOIOV EIGOONLOTOC.

e Orvopot mept AmoppuBuong ko Nopopatikod EAéyyov tov Katabetikmv
I5pvpdtmv — Depository Institution Deregulation and Monetary Control Act

(DIDMCA, 1980) mpoéPremay avdtata Opla. ETTOKIOV GTA OAVELL.
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O vopog mepi Evorlaktikng Iooppomiag YroOnkmv — Alternative Mortgage
Transaction Parity Act (1982) enétpeye ™ ypnon HeTaPANTOV €MTOKI®OV
Ko v gpanaé eE6pinon daveiov (balloon payments).

O vouog mepi Doporoyiknic Metappibuiong — Tax Reform Act (1986)
eEdheye v éktmon eOpov Yo ££000 0md TOKOVG GE MICTMTIKES KAPTES.
O vopog mepi Meiwong g Poporoyikng Empdapvuveng — Taxpayer Relief
Act (1997) g&dhenye TOV POPO KEPAAALOVYIKMDY KEPOMV OO TNV TOANGCN

Katowidv a&iag péxpt 500.000 dorapimv yio o Tavtpepuéva Cevydpro.

Opyovicuoi twv Hvouévaov ToAiteicdv mov mopéyovy ToTmaels Vo KpoTiky yyonon —

Government-Sponsored Entities (GSES)

Ot mopaxdto opyavicpoi onuovpyndnkav amd 1o Koykpéco yw va moapéyouvv

PELGTOTNTO KOl O0TOOEPOTNTA OTIC AYOPEG OKIVITMV Kl EVOTTOONK®OV JOVEIOV OTIC

H.ILA.:

Opoocnovoroxi EOviki) 'Evoon Xteyaotik®v Aaveiov — Federal National
Mortgage Association (FNMA, Fannie Mae): H Fannie Mae 13p00nke wg
opoomovolakn vanpecia to 1938 kot €yve o WOOTIKY gtanpeion LeETOX®V
10 1968. H Fannie Mae «moketdpey (m.y. TitAomolel) oteyootikd daveio
OV TPOEPYOVTOL OO OOVEIGTEG OTNV TMPOTOYEVH ayopd evumdOnKwv
davelov oe tithovg mov e&aceaiilovtor pe vrodnkn (Fannie Mae MBSs)
Kol UTOPOVV OTN GUVEXEW VO ayopacOovv kot vo mowAnbodv ot
dgutepoyevny  ayopd  evumdOnkmv dovelwv. Xoppetéyel emiong ot
devtepoyevn ayopd evomddnkwv daveimv, ayopalovrog evomddnka davelo
(emiong amokoAOVUEVE «OALOKAN PO dAveEl») Kol evumdbnka ypedypaoa,
coumeptiappavopévov tov MBS Fannie Mae, yio 1o yopto@uAdkio

GTEYOOTIKAOV dOVEIWV.

Opoonovorokny Etapeia YroOnkdv Xrteyoostik@v Aaveiov — Federal
Home Loan Mortgage Corporation (FHLMC, Freddie Mac):
Anpiovpynbnke 1o 1932 yio va mopéyel xpnUOTOdOTNON Y10 CTEYOUCTIKA
ddvelo. ZNUEPA TOPEYOLV XPNUOTOOTNON o€ Tpdmeles Yo £pya oTEYAONG,
avamtuéng kot vrodoumv. Elval cuvetapiopoi mov avikovv oe tpameleg
Kol 6€ AAAo pOOpEV XPNUOTOTIGTOTIKA 10pOpata. Ot yopnyNoELS TOVG
oTO WPLUOTE HEAN TOVG TOPEYOV CNUOVTIKY TTNYN YXPNUOTOSOTNONG Kol

PELGTOTNTOS TOGO TPV OGO KO KOTA T SLAPKELD TOV TPATECIKOV KPIGEMV.
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O Freddie Mac 10p0Onke amd 10 Koykpéco to 1970 kar to 1989 éywve
onuoocto etoupeia. Ot Aertovpyieg g Freddie Mac eivon mapdpoteg pe

exetveg ¢ Fannie Mae.

o Kvupepvnriki e0vikn évoon vrodnkodv — Government National Mortgage
Association (Ginnie Mae, 1968): EykaB10pbOnke ond to Koykpéco g
Kpatikn etoipeic oto Tunuo Owiotikng kot Actikng AvAamtuéng
(Department of Housing and Urban Development, HUD). E&akoAovBel va
avikel oy kuPépynon. Ot tithot ¢ Ginnie Mae givor to pévo MBS mov
QEPEL TNV TANPN EUTIGTOGVVT KOl €YYONCT TNG OUEPIKAVIKNG KLBEPVNOTG.
3. H tt®on ToV 6TEYUsTIKAOV daveimv Kot 1 avénen g ypNRaTodoTNoNG 0o
TIS «OKLDOEIS» TPameLES
Me ™ peiwon tov entokiov tov oteyastikav daveiov, and 14,67% to 1984 oe
4,81% 10 2009, t660 EEvol emevdVTEG 060 Kat EEveg KLUPEPVNOELG EMEVOLGAV £VIOVOL
omv owovopio Towv Hvouévov TloMrteidv. Ot «okiddey tpamelec (EmMeVOLTIKEG
tpamneles, etoupeieg ypnuotodotnong, aupotfaio keparoto ypnuatayopds, apoifaio
KePdAalo KivoLuvov, etaipeieg 10100 6KOTOD KOl GAAL OYNLOTO TTOV GLYKEVIPOVOLY
Kol KOTEYOLV YPNLUATOOIKOVOLLKA TEPLOVGLOKE GTotyein) Bondnoav ot pgvototTa
OV XPNUOTOdOTNOE TNV Gvodo Tov akwntov. To okiddeg tponelikd cvatnua HTav
eEAPETIKA EVAAMTO GTIG OIKOVOUIKES TTEGELS Y10l TPELG AOYOVG:

1. Eixe peydin poyievon.

2. ZmpiyOnke dvcavaroyo oTig ayopis Bpayvypoviag xpnUaToddTnoNG.

3. Aev enoeebnke and TV Kpatikn oTNPEN TP TNV Kpion.

H dwbecipomra keporoiov kot 1 HEI®ON TV EMTOKIOV TOV VOTOINK®V
davelov  evBdppuovav  TOVG  VEWOTAPEVOLG  OOKTNATEG — OKWATOV v
AVOYPTLLATOOOTIIGOVV T GTEYOSTIKA OUVELL TOVS [E YOUUNADTEPA EMTOKLIO Kol GAAOL
vo en@eANBoVV amd ta younAd emtdéxio ayopalovrog kotokieg. Metald tov 2000
kot Tov 2005, ot Tywéc koatowimv ot Hvopéveg ToMteieg avéndnkav kata 51%
(34% pe mpocoappoyn yia tov tinbwpioud) (Gup, 2011).

4. EvortéOnko Advera Yyniov Kiwvovvov (Subprime Loans)

H moykdopo xpnUatomoTOTiK) Kpion CLUVOEETOL PE TO EVOTTOONKO dAVELDL VYNAOD
KvdUuvov. Agv vrtapyet £vog GVYKEKPIUEVOS oplopdg yia to subprime. [Tapoia avtd, o
0po¢ «subprime» avaeépetor cuVNOmE 6e ddveld LYNAOL KIvOHVOL oL YopnyohvTal

6€ OQVEIOANTTEG UE YOUNAL ToTOTIKA amoteAéopata. Ta evomdOnka ddvelo vymAov
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Kwvduvou mepthopfdvovv emiong un ovppopeovpeva davele. Avtd sivor ddvewa yo
aKivITo TOV OEV GLUUOPPOVOVTOL LE TO, KPLTHPLL SOVEIGHOD vITd Kpatikh gyyomon (
GSE). IToAld evomdbnko dSdvewr vynAov KvOOVOL KUUOIVOUEVOL — EMLTOKIOV
(adjustable rate mortgages-ARMS) avéncov mepattépm tov Kivouvo abétnong.

H ¢@ovoka tov katowidv Eomace to 2005. Otav ot Tipég TV KATOKIOV

dpyloav vo LEIOVOVTOL OTOTOE, TO TOGOGTO TOPUPATIKOTNTAS GTO dAVELD YOUNAOD
Kwovvou apyioe va owéavetat. H pelowon tov Tiodv Tov Katotkiov Kot 11 adénon tov
TO0G0GTAOV mapofatikdtntag cuvéBolav oty avénon tov katacyéoemv (Gup, 2011).
5. O poéhog g TiTAOTOINOYG (securitization), TV TiTA®V gac@aiiopéivov pe
gvumoOnka odvera (mortgage-backed securities), Tov copfdoemv avriotdOpiong
MOTOTIKOV Kivdvvov (credit default swaps) kv Tov povréhov (models) otnv
Kpion
Titdomoinon (Securitization)
H tuthomoinon eivor po ypnuotookovoptky] Kowvotopioo mov ypnotpomomonke
evpémg amd m dekaetioo Tov 1970. AvapEpeTol 0TO «TOKETAPIOUOY KOL TV TOANCT
OTEYOOTIKOV davel®V, JaVEIMV TOTOTIKOV KopTOV Kol GAAwv  doveiov. H
Tithonoinon &tvar €va 1oxLPO YPMUATOOIKOVOHIKO gpYaAeio OTav ypnoytomoteital
owotd. Qo1060, 1 OKATAAANAN XPNON TOV TITAOTOMUEVOV CTEYOCTIKOV O0VEI®MV
TPOKAAEGE TN XPNUOTOMIOTOTIKY Kpion. To mpoPAnua Ntav O6TL 01 GUVTAKTEG TV
TITAOTOMUEVOV GTEYOOTIK®OV daveiwv mAnpwvoviovcav otav moilodoov to. MBSs
(Mortgage-Backed Securities) oe GAAovg emevovtég Ympic va datnpody dikoimpa
ocvppetoyns ota MBSS. Avtd cuvéPaie oe €va TpoPAnpa nBucod kivdvvov, ensdn ot
petapifdlovieg dev elyov kavéva Kivouvo va GLUVOECOLV TOVLG EMEVOVLTEG UE TNV
TOANo”M Oaveiwv vYNAOD Kvobvvov kot yoapunAng moldtntog (dnAaodn, evumdOnka
dave vynrov Kvdvvov — subprime loans). Oco mepiocdTEPa ddveln TwAOVGAY,
1060 TEPLGGOTEPO POt KEPIL V.

Ot peydheg E€veg tpameleg AMEKTNGOV TITAOTOMUEVO GTEYACTIKG OGVELNL KO
dtevkOAvvay T Oavoun Toug o€ 6ho tov kOopo. ‘Etol, o oaviiktumog Tov
AVEAVOUEVOV TOCOGTAV TOPUPATIKOTNTOG GTO GTEYUSTIKA dAvELD TOV TPONABaY amd
11 Hvopéveg IoAteleg fitav aicOntog og maykOcU0 enimedo.

Ta MBSs eivar évag tOmog €£00QOMOUEVOV YPEMOTIKOV VTOYPEDCEDV
(Collateralized Debt Obligations, CDOs). Eva. CDO e&ivoar po ac@dieio. mwov

vrootnpileTon amd mePlOVGLOKG oTolyelo Kot KaTaPdAlel Tapelokéc posc Pdoet g
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vrokeipevng eEaoc@diione, m omoio. umopel va gival OKIOTIKA OKivnTo, EUTOPIKA
axivnra, etouptkd opdAoya 1 dAAla teprovctakd ototyeio. Ta MBS CDOs ywpilovrot
oe Katnyopieg M O00ElG, MOV £YOVV OLPOPETIKEG OPKEIEC KOl OLOPOPETIKN
TPOTEPOLOTNTA Y10 TNV EEOPANON.

H éMewyn dwpdvelag tov ocvvBetmwv MBSs fitav pépog tov mpofinuatog. Ot
enevoutég dev MEepav akpPdg Tt ayopalovv kot ot opyoviopol a&loldynong
TICTOMTITIKNG KOVOTNTOG OEV EKTIUNGAV GMOOTH TOVG KIVOUVOUG OLTMV TWV TITAMV.
A0 gvloyol Adyol ylo TOVG Omoiovg To HOVTEAD OElOAOGYNONG TNG TICTOANTTIKNG

KOVOTNTOG 0V AELTOVPYNGOV KOAG Elval OTL:

¢ PoocicOnkav ce 16TOpIKA dedopéva oV dev epaproloviav oTa gvomoddnKa

daveto vYNAoL Kvdvvov — subprime loans.

e TpoéPncav oe oplopéveg VITOOEGELS OYETIKA LE TIG LEAAOVTIKEG OUKOVOULKES
GLVONKEG.
Otov kopio oamd T Topadoyéc Oev MoV OMOTH, TO MHOVTEAD dgv
avtikatonTplav e akpifeia Tov motmTikd Kivouvo.
2vupacerg avuorabuions motwtikod kivovvoo (Credit Default Swaps)

Emeidn ot emeviutég dev katovOnoav mAP®S TOVG GUVOEDEUEVOLS KIVOUVOLG E TO.
TIthomompéva dAvela, oyopocav GLUPACES aVTIGTAOUIONS TICTMOTIKOV KvOUVOL
(CDSs), wo popen aceiaiiong i avtiotdduong yio MBS. Edv o opeilétng abetroet
TIG VIOYPEMGELC TOV, O KATOYOG TOL XPEOVG TANPDVEL Tov aopoiot (insurer). Ta
CDSs ypnoiponoobvtorl eniong omd eumdpove TOL KAVOLV OKAALTTO GTOLYNLLOTO
(ONAao1, ekdlovV Kot gV KOTEYOLV TO YPEOS) OTL O1 TYEG OPIGUEVMV XPEOYPLP®V Oa
peiwOovv.

H ayopd CDSs avénnke and 6,4 tpioekatoppvpia dorlapia to AekéuPplo tov
2004 oe 57,9 tproexotoppvpro dordpro o AexéuPpro tov 2007. H American
International Group (AIG) ftav o onpavtikdtepog ekd0tnc CDSs. H amotvyia g Oa
TPOKOAOVCE GUOTNUIKO KIVOLVO OTIS XPNUATOTOTOTIKEG oyopés. Katd ouvvéneua,
otav n AIG kwvdvvevoe 1o Zentéupplo tov 2008, n Federal Reserve mapeiye davewn
a&iog 85 dioekatoppvpiov dorapimv kot ddpkelag 24 unvov.
Toootika Movtéla (Quantitative Models)

Ta oteyootikd davela, ot acpoaiotikég etoupeieg (AIG), ot opyaviopol agloAdynong

Mg motoAnmTikng  wavottag (Standard & Poor's, Moody's), m etopeio
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moToANTTIKN G 0&orloynong (Fair Isaac) wou @AAot Kdvovv exteTapuévn ypnon
TOGOTIKAOV HOVTEA®V GTA GUCTHHOTO SLOXEIPIONG KIVOLVOV.

H meloymoeio tov poviéhov ypnoyoroincay Tig a&loA0YNGES TIGTOANTTIKNG
wKavotTog eved GAA0. BacicOnkav o€ 1oTopikd dedopéVa TOV OV TPOEPAETOV UE
axpifela pedhovtikd yeyovota. Otav ot ayopég vmepPaivovv avtd to Oplo TOL
O100£ToVV T LOVTELQ, TOL LOVTEAD OUTA OTOTLYYAVOLV.

Emiyeipnuotica Movtéda Tparelwv (Bank Business Models)

Q¢ amotéheopo TG AENONG TOV TITAOTOMUEVAOV TEPLOVGLOKADV GTOLXEIMV KOl TMV
dwpecorafnTikdv kotabécewv, t0 Pocikd emyEPNUATIKO HOVIEAO GAAace Yio
oplopéves tpameles. O 0pog pecitng katabicewv (deposit manager) opiletor g ke
TPOCMOTO OV acyoAeiTOl pe TNV TomoBétnon Kotafécewv N pe ) dlevkOALVGN NG
tomofétnong kotaféocewv TpitOV He AGPAMSIEVOVS KATOOETIKOVG 0pyaviGovs. Mia
pecorafntiky katabeon elvar omowdnmote koatdbeon mov Aaupdvetor, dpeca 1M
éupeca, amd évav pecitn kotabécewv. H dvvatdomta ayopds kot TdAnong daveimv
kot KoataBéoemv €xel avénoel ) pevotdtTa TV Tpomeldv. Mo cvvémeia g
avénuévng pevotdtTog elval 0Tt 10 POCIKO  EMYEPNUATIKO HOVIEAO TOAADV
tponeldv aAralel. AmO €vav opyaviopd o omoiog dovelodoTEl Kol Kpatd TNV
anaitnon (originate and hold loans) peteferiybnke oe évav opyoaviopd o omoiog
davelodotel ko petapépel v omoitnon (originate in order to distribute loans),
HETOTPENMOVTAC TOV OLGLACTIKG GE £vav Hecitn mioTtwons. Avtd 10 VEO HOVTEAO OV
APNOLOTOMONKE Omd OAQ TOL TGTOTIKE 1PV LT,

H g&dpnon and ta Bpayvypovia kepdroto cuvéBaie oy adénomn g Kpiong
pevotomroc to 2008. H «pion pevotomrag opiletan ¢ o Eagvikn Kot
TOPATETAUEV]  «EKpnEN» TOGO TG PELOTOTNTOC TNG Oyopdg OO Kol  1TNG
YpPNUaTOdOTOoNG, pHe mOavEG cofapég ouvémeleg Yoo TN otofepdtnTal  TOL
YPNUOTOTGTMOTIKOD GLGTILOTOG KOt TNG TPOYUOTIKNG okovopiag. H pevetotta tng
ayopdg €ivor m duvatotnto epmopiog evog HEGOVL NG ayopds e pikpr 1 kaboiov
aAlayn oty . H ypnuatodotnon / evioyvon pevotdmrog eivor 1 ikovotnta
GvTAnong HeTpPNTOV 1N 10000OVOU®V HE TNV TOANCY TEPLOVGLOKOV OTOEILV N
davelokmv keporaimv. T'a va amo@evyBodv ot peAhoviikég kpioelg pevotdtTag, Ot
PLOUOTIKEG apyEC TV OUOGTOVOLOK®MV TpomeC®V {NTNooV oYOAL0 GYETIKA HE Lo
nmpotevopevn "drakvPepvnTikn kaBodynon yia ™ xpnuatoddTNon Kot T dlayeipion

ToV Kwdvvov pevototntag” tov Iodho tov 2009. H mpotewvdpevn kabodrynon
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GUVAOEL LLE TIG «OPYES YO VYU OlaXEIPLOT KO EMONTEIRL TOV KIVOUVOL PELGTOTNTOC)
mov ekooOnke omd v Tpomelikn Emonteion (Basel Committee on Banking
Supervision, BCBS) 1o Zentéuppro tov 2008 (Gup, 2011).

6. YrepPoikn ypnportodotiky) poyrevon (Excessive Financial Leverage)
Meydiog apBudc ekdot®v daveimv vyniold kivovvov (subprime lenders) o
EMEVOLTIKAOV Tpameldv &xovv moAD peydio Pabud poyrevons. ‘Evog apiBuodeiking
HETOYIKOV Ke@aAaiov (equity capital ratio) mov wwovton pe 3%, onuaivel 6t yio KaOe
1$ 610 peTOY KO KEQALOLO, VITAPYOLY TEPLOVGLUKA GTOLKElD (.. ddvELd, EMEVOVOTELS,
Ao Teprovotakd otoyein) mepimov 33%. Mia (nuid 1$ ot éva davelo petappaletat
oe 100% oamoAiea tov Kepaiaiov tov davelot. H etopeion Bear Steans eiye
apBpodeiktn petoykod kepaiaiov mov wwovtav pe 3%. H e ayopd g and v
etapeio JP Morgan Chase anétpeye ) ypeokomia tg 1o Mdaptio tov 2008.

Opopéva apotPoio ke@diowo ovtioTdOUIoNS KvOOLVOL £Y0VV YOUNAOTEPOVG
delkteg peToykov Kepaiaiov, 6mwg 2%. Otav ot SaveElOATTEG [Le VYNAO CLUVTEAEGTN
poyAevong abetovv, ot {nuieg emavépyovtol oTig EUTOPIKES Tpmeles.

Otav ot poyrevuévor emevovtég (leveraged investors) vreppoptmbovv amd
npoPAiuata pevotomrog (liquidity shocks), ot kivovvor mov €yovv avardafet Oa
enovélBouv oty ayopd. ‘Etot, ot enevoutég e vymAn LOYAELOT €XOVV TN dLVOTOTNTO
VO EMOEVOGOVY TNV aoTAOE0l TNV ayopd 6T0 GOVOAD TNG. AVTEG O OEVTEPEVOVGES
EMMTOGES, B0 Pmopovoav Vo TPOKAAECOLV GLPPIKVOON TNG MICTOONG KOl NG
PELGTOTNTOC KO, TEALKA, VO 0VENGOLY TOV KIVOLVO GUPPIKVEOGCNG TNG TPOLYUATIKNG
OIKOVOUIKT|G dpacTNPlOTNTAG.

Xoupova pe v Emrpont g Bacileiog yio v tpamelikn emonteia, évag amd
TOVG KUPLOVG AGYOVS Y10 TOVG OTOIOVG 1) OWKOVOUIKY| KOl XPNUATOTIGTOTIKY Kpiom
é&ywve 1660 cofapn NTav 0Tt ot Tpamelikol TOUEIS TOAADV YOP®V OMovpyNoaV
vrepPorikr] poyAevon evidc ko ektog 1ooroyiopov (on- and off-balance sheet
leverage). H xpion evioybOnke axdun meptocdtepo amd pio S1odtkooion TpoKuKAKNG
amopldYAEVONG Kol 0o T SLICVLVOEST TV GLUGTHUIK®V WOPVHATOV HECH LG CELPAG
ToAOTAOK®V cuvoldaydv. Kotd tn dbpkeln tov coPapdtepov €melG0diov TNg
Kpiong, M ayopd £€Y0CE TNV EUTICTOGVUVI GTN QPEPEYYLOTNTO KOl TN PELGTOTNTA
oAV Tpoamelik®v Wpvpdtov. Ot advvapieg otov Tpomelikd touéa peTadodnkav

GTO VTOAOITO YPNUOTOTICTMOTIKO GUCTNUO KOl OTNV TPOYUOTIK OlWKovopio, e
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amotéAecua T MHallKn ovppikvemorn g PeLoTOTNTOC Kot NG dbeciudtnrog
motooswov (Gup, 2011).

7. ITItoyedveeis Tpornelodv (Bank Failures)

O oplBudg TtV TTOYEVCEOV TOV OACGPUMGUEVOV TPATe(dV KOl OPYOVIGUOV
amotopicvong g Opoomovolakng Etapeioag Acepdiong Koatabécewv (Federal
Deposit Insurance Corporation, FDIC') avénbnke omd pndév to 2005-2006 o 25
tpameleg to 2008 kot og 140 tpdmeleg to 2009.

Avti va 0QGOVV TOL LEYAADTEPO OLLEPTKOVIKG YPNUOTOTIGTOTIKG WOPVLOTH VO
AmOTVYOVV, Ol OHOCTOVOLNKEG Tpamelikég apyés kavovicov 1 Bank of America va
ayopdoet t Countrywide tov lavovdpro tov 2008 wour ) Merrill Lynch to
YemtéuPpro. H wvPépvnon avéraPe tn Fannie Mae kou ) Freddie Mac 1o
YentéuPpro, kot n Opoomovdloky Tpanelo Enevdvoewv enévovoe oty AIG. Ilop
'6Aa ovTd, M KVPEPYNoT Aenoe ™ Lehman Brothers va amotoyet 1o Zentéufplo tov

2008 (Gup, 2011).

3.6. Xvpmepdopora Xpnporomototik@v Kpicemv
1. Xpnpartoowovopkny Moyrevon — pe ev0HVI] TOV ayopacTi)

H ypnuotootkovopuky poyrevon umopel va opeAnoet ta k€N ava petoyn (earnings
per share) 6tav ta é60d0 av&avovtol 1| Uropel vo, 00N YNOEL G€ TTMYEVGT OTOV OLTA
petwvovtatl. H vepPolikn ¥pnULOTOOIKOVOUIKT HLOYAELGT GUVEBOAE CNUOVTIKA GTIC
TOYKOGLES YPMUOTOTIGTOTIKES KPIGELC.

Moylevuévor Aaverolnmreg (Leveraged Borrowers)

[ToAlol pepovopévol OaVEIOAMTTEG OVENGOV TNV OWKOVOUIKY TOVG SUVOUN HECH
EMOVEIANUUEVNG  OVOYPIHOTOOOTNONG TV KATOWKIOV TOovg. Koabdg ot tég tov
KOTOKIOV avatiundnkay katd m didpkela g ehong avodov (boom) tov kikiov Tmv
akvnNTeV, moAlol lokmteg Kkatowiog daveioOnkav ovavopeva mocd. H
emavorapPavopevn avaypnuoatoddtnon vrodnkodv katokiag odfynce oe {nuiég
vyovug 1,5 tproekatoppvpiov dorhapimv, OTav ol TIHEG TOV aKIVTOV UEIOONnKOY Kot
ta evomdOnka daveln abetrOnkay.

Moylevuéva Advero, (Leveraged Loans)

Otav o Adyog daveiov / a&la givar yapnAodg, o wwokttng €xel Betikn o&io 1dimv

KePaAaiov Kot 0ev Ba aBETNOEL TIG VITOYPEDGELS TOV TPOG TO GTEYOCTIKO TOV AVELO.

1 Federal Deposit Insurance Corporation (FDIC): Ave&aptntog opyoviopog o omoiog eyyvérat yia T
AcQGAELD TOV KOTOOECEDV 0TI EUTOPIKEG TPATELES KOl TOVG OTOTOULELTIKOVG opyaviopovg (thrifts
institutions).
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Ot vymrot Adyor daveiowv / aieg elvarl emkivovvol, e 0 SAVEIOANTTNG ivan o
TOavo vo aBeToEL €AV YPWOTAEL TEPIOTOTEPQ OO doa Tpaypatikd agilel To akivnto
(underwater property).

Moylevuévor Aoveioréeg (Leveraged Lenders)

Otav évog peydhog apbudg davelomtav pe peyain poyAevon oev eEummpetel ta
daveld tov, avtd €xel emidpaon otig Tpaneles. 'Etot, dv ol d0VEIOMTATES e VYNAN
poyrevon advvatobhv va eE0PANGOLV TO OGVELWD OTO VLIEPYPEDMUEVO ETEVOVLTIKA
apolfaion KeedAato, To omoiol ME TN OEPA TOVG advvatovV vo eEoPANGOLY TO
tpameCikd daveta, Oa vapéel peydioc apbpog tpanelikmv ntoyevocwnv (Gup, 2011).
2. H dwgopomoinon (diversification) sivar kaii). Ov vynréc GLYKEVTPOGELS
daveimv dgv givor KaAég o Tig Tpameleg

H dwgopomoinon onuoivel emévovon o€ TEPOLOLOKA GTOXEID TOV OMOiwV Ot
amoddcels 0ev cvoyetiCovtor amodivta Oetikd. ‘Evag onuoavtucog apBudc tpamelov
oV TTOYELSAV KOTA TV TtEPiodo 2007-2009 eiyxe vYNAEG CLYKEVTIPAOGELS dOVEIDV Y10
Kataokevég kot avamtuén yng (construction and land development loans) mov
eEacealicOnkav pe akivnta. Avtd to dGvelo xopnyobvTal Yo T XPNUATOdOTNOT TNG
KATOOKELTG VEOV OIKOOOU®V, TPOSONKADV, dALAY®V 1 KATESAPIGEDV Yo va 600l M
dvvatomta v véeg owkodopés. Emiong eaptdvror oe peydio Pobud oamd Tig
dwapecorapnrtikég katabéoeg (Gup, 2011).

3. Ta dodavera mov YOPNYOUVTOL GE OUVEWOMTTES VYNAOD KIvOUvVOL Egival
emkivovva (subprime borrowers and mortgages)

H ypnuatomototikny kpion mov Eexivnoe 10 2007 ocuvvoéetor ocvvnbog pe to
evomdOnka davelo LYNAOL Kvdvvov, aALd TepthapPdvet kot vrodnkeg Alt-A. Ot Alt-
A vmobnkeg givan mo emikivovveg and tig vrobnkeg prime-rated, alAd givar Arydtepo
emkivouveg and ta evomodnka ddvelo vynAod Kivdvvov. Ot vrobrkeg Alt-A €yovv
VYNAO AOYo ddvelo mpog afio Kou AOyo yp€oc mPog €1600MUO 1N €xovv GAAQ
YOPOUKTNPIOTIKA TOV OEV CUUUOPPDVOVTOL LE TIG KATEVOLVINPLES YPOUUES OOVEIGHLOV
tov GSEs (opyavicpuov tov Hvopévov TloArteidv mov moapéyovv moT®OGES LI
KPOTIKY €yyOnon).

4. O kivouvog TOV EMTOKIOV £ivol GNUOVTIKOS

Ot tpdmeleg ko GALOL TUTTOL YPNUATOTICTOTIKMOV WOPVUATOV YPNUATOO0TOVV YEVIKA
TO. LOKPOYPOVIO TEPLOVCIOKAE TOVG otowyeion pe mo PBpayvypdvieg vroypewoels. H

Spopd HeTAlDd TOV HOKPOXPOVIOV Kol Bpoyvypoéviov emtokimv, mov ovopdletol
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kabapd mepBdpio emttokiov (net interest margin-NIM), givon cuvnBwg mepinov 3 £mg
4%.

H «pion tov amotapiedoewnv kot Tov daveiov (Savings and Loan, S & L) ¢
dekaetiog Tov 1980 opelhdtav 610 YEYOVOS OTL TO. LOKPOYPOVIO EVOTOONKO dAvVELD
Eytvaov pe younAd otabepd emTOKIL Kol XpNUOTOd0THOMKOV pHE PpoyvypOvieg
Katadéoels.

Ot tpdmeleg Kot GALOL OAVEIGTEG TOV SNULOVPYOVV GTEYOCTIKA Odveln oTafEPOD
EMTOKION OTOV TO EMTOKIO TNG AYOPAG EvaL YOUNAQ KOl GTN GLUVEYELD KPATOVV TO €V
MOy ddveln avii va ta mTovAncovv, Ba vmokewtol ce kivovvo emitokiov SnAodn
apvntikd xoboapd mep@opro emrokiov (NIMs) otav oavédvovior To €mtoOKo TNG
ayopdc.

O «ivovvog emitokiov umopel vo petplactel avtiotabuilovtog pe ovuPdacelc
avtaAlayng emtokiov (interest rate swaps) | pe dAla péca. Ot daveEloTEG UTOPOLV
eniong va HETPLAGOLV TOV KIVOLVO €MTOKIOL TOLG HE TNV TWOANGT LOKPOXPOVIDV
davelwv otabepol emrtokiov 6g €mEVOLTEG 1] OVIOTNTEG LE KLPEPYNTIKY LTOGTHPIEN
(government-backed entities), 6mwg ot Fannie Mae kot Freddie Mac, mov e&ivau
TPOBLLES VO T KATEXOVV.

Mo abéEnon tov emttokiov ™G ayopds o peidoet Ty adia TV LakpoypOvimv
TPOTECIKMV TEPIOVGLUKDV GTOLYEIWV TEPIGTOTEPO O TIC PPayLYPOVIEG VTTOYPENDCELG,
KotoAnyovtag o€ pkpotepo tpameliko petoyko kepatato (Gup, 2011).

5. Yrap&n naykoopog dtacvvoeong

H owovopkn kpion otv EAALGda 1o 2010 elye maykoouieg emmtwoels. 'Evag Adyog
elvan 611 1 EAAGOa etvan pépog tng Evpomaixng ‘Evoong (EE) mov mepthappdver
YDPEG TOV £YOLV KOWO VOGO, TO gup®d. Ta owovouikd tpofAnuata g EAAGSaG
glyav apvntikd avtiktomo oty oo Tov evpd. AVTd, e TN GEPE TOL, EMNPEAlEl OAES
TIC YOpes, ocvumeptroppavopévov tov Hvoupévov TloMteidv, mov €yovv o1ebveig
eumopwkég oxéoelg pue v EE. Ta mopdderypo, n ntoon g aglog tov gupd €xet
apvNTIKd avtiktumo otV o&io Tov doiapiov, d1OTL lvar akpPOTEPO Y1 TIC YDPES TNG
EE va eiodyovv ayoba kol vanpeciec and tic Hvouéveg IoMteiec. 'Etot, eipoocte oe
TOYKOGUOL 0100 UVOEST] E TO EUMOPLO, TIG GUVOAAAYUOTIKEG 1COTYUMES KO TIG
APNUATOTIOTOTIKES ayopéc. 'Eva facikd pabnpo g kpiong etvar 6TL ) dtatpnon g

owkovopiag o€ Téén dev v amoAldooet Kat' avaykn and eEmtepikad ook (Gup, 2011).
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6. H povoka axivijtov mOavotata 0o epgavicdel Eava

O mAnBvopdg tov Hvopévov Tlolrteidv cuveyiletr va avéavetat. Tov Iavovdplo tov
2010, o m™nBvoudig NTov 307 ekatoppvpla. O TAnBvopog avapévetat va avénbei ota
439 exatoppvplo péxpt to 2050. Me dhdo Adywa, 1 {RTnom KotowKidv TPOKELTOL Vo
ocvveyioel va avEdvetat. TO epOTNUO. TOV TPOKVTTEL Elvar eqv Ba vdpyovv axivnta
v Tovg 130 ekatoppvplo avOpdTOVG KL €0V TO YEYOVOG avTd Bo TPOPOSOTNOEL THV
emOUEVN PovoKa aKvNTmV. Mia pedétn tov 2003 and eunepoyvodpoveg e Federal
Reserve Bank of Chicago kot pia didokeyn g Ioykoowog Tpanelag yo Tig
(QOVOKEG TMOV TIUAV TMV TEPIOVGIOKAOV GTOYEIWV - TOAD TP omd TNV Mo TPOSPATN
Kpion - katéAnée oTo GVUTEPAGHA OTL:

e Ot @odoKES TOV TIUAOV TOV TEPIOVCIOKMOV GTOXEI®V givol dVGKOAO Vo
Tpocdloptebovv ex ante.

e Agv 001YOUV OAEC 01 POVOKEG GE OIKOVOLKESG KPIGELS.

e Ot gpovokeg epeoavifovtar pe PeYOADTEPT GLYVOTNTU OTIC OVOOVOUEVES
OKOVOEC OO O, TL GTIG AVETTVYUEVES OIKOVOUIEC.

e Ot yopeg MOV TANTIOVIOL OO UEYOAVTEPES KO MO OMOGTUHEPOTOMNTIKES
(POVGKEG TEIVOLV VO EXOVV YAUNAT SoPAVELD, OOVVOLES LOKPOOIKOVOUIKES
noMTikéG Kt EMAeny dapopomnoinong (diversification) otig owkovopieg Tovg
(Gup, 2011).

3.7. Muaxkpoypoévia Owkovopiki] ZTacipoTnTo
Ytov amdnyo TG moykoouag ypnuotomiototikng kpiong (financial crisis), n

TOYKOG L. OIKOVOLUKT] OVATTUEN TOPAEVEL CIUAVTIKA BPadVTEPT] CLYKPITIKA LE TNV
nepiodo mpo kpionc. [MoArég avemtuyuéveg yopeg eEakorovBovv va otEpOVLVTOL
woyvpng avénong g Nmong kot va Pudvovy TAnBwpiopd moAd yopnAdTepo amd
TOUG EMOIOKOUEVOVG pLOUODS, Tapd To TOAAE YpOVIOL €VVOIKNG VOUICHOTIKNG
TOMTIKNG, TIC PEATIOUEVEC OIKOVOUIKEG oLVONKEG Kol KATOW YOAAP®ON 1TNG
onuoctovopikng  eévyiavong. Ot avamtuooOpeveg yopeg Tapovciacay Toyeio
avantoén péxpt 1o 2010-2011 pe v v0BETMON  AVIIKUKMK®OV  TOMTIKOV
(countercyclical policies), ot onoieg avéncav v eyympla {RTnom Kot pHeTpiacay To
epebiopata peimong wov puOUod avamTTLVENG OO TO EEMTEPIKO  OIKOVOLUKO
nepBaiiov. QotOG0, aVTEG 01 TOMTIKEG £yovv Eemepachel otadtakd, KaOdg TOALEG
OVOTTUGGOUEVES YMOPES £YOVV OCKNGCEL TECELS OTIG EYYOPLEG TES 1) OTO EUTOPIKA

ooluyla kot O pmopovoav va meploptcBovv pdvo pe v omodoyn g pHelowong g
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eyyopog monc. Ot aVOTTUGGOUEVEG YMPES EVOEYETOL VO  TOPOLGIAGOVV
TPOOJEVTIKN UEI®ON TOL PLOUOV avATTLENG v 1 EAAEWYT GUVOAKNG (NTNONG OTIC
aventuyuéveg yopec emuével (Mayer, 2017).

Ymhpyovv avnovyiec oYETIKA e TNV OIKOVOIKN OVATTUEY OTIG OVEMTLYUEVEG
YOPES, M omoia elval TOAD TOAVE Vo TOPAUEIVEL AOVVOLT Y10l TOPOUTETAUEVO YPOVIKO
dtdotnpa. O avnovyieg avtég cuvoyilovtot pe tov 0po “secular stagnation” oniaon
o TOPATETAREVT] TEPIOS0 YOUNANG avATTUENG OV avTaVOKAL TN cvvexlopevn
e€aocBevnuévn {non mov Bo umopovcE Vo PETOTPONEL GE GTACIUOTNTA EMEWN M
advVau aOENCT TNG TPAYLOTIKNG TOPAYOYNG EVICYVEL TN HEI®ON TNG OVATTVENS T™NG
SLVNTIKNG TOPAYDYNG.

O 6pog ypnowomomdnke apyikd om’ Tov Apepikovo okovopordyo Alvin
Hansen to 1938, mpokeipuévov va meprypdyetl v enipovn tdon piog otkovopiog (M
€VOG GLVOAOL OIKOVOUIDV) VO TOPOLGLALEL UMIKPOUS €MC UNOEVIKOVUS puhpovg
avATTLENG, 0ALG Kot TV advvopic TG vo aloTomoel TAP®S KOl AmTod0TIKA OAES TIC
Topoy®YIKEG TG dvvatdtteg (Hansen, 1939). O Larry Summers mpoc@ato avépepe
OTL 01 owKovouieg Tov PlopNYOVIKOL KOGHOL LTOPEPOVY OO LK OVIGOPPOTIO TOV
TPOKLTTEL OO TNV ALEAVOUEVT TAGT Yo E0IKOVOUNOT KO TN Helmon TG Taong yuo
EMEVOVGELS. AVTO €xEl WG OMOTEAEG O 1] VIIEPPOAIKY| amoTaigvon va ETPPadHVEL T
{on, pewdvovtog v avdmtuén kot tov minbopiopd. Emmiéov, n avicoppomio
petalh amotopicvong Ki eMEVOLCEMV  UEIDVEL TA TPOyUaTikd emtokie. Otav
emruYYdveTol onuavtikn avdmtuén, ommwg cuvéPn otig Hvopévee IMoMreleg peta&y
tov 2003 kot Tov 2007, avth mpoépyeton amd emkivovva enimedo SavVEIGLOD OV
0dnyolv v vepPoAKY| amotapicvon o un Prodctpo enimedo nevdvGEMV (TOL GTNV
nepintoon tov Hvopévov Tolreidv, speavichnkov o¢ oTeY0oTIK (OVOKQ)
(Summers, 2016).

H poaxpoypdvio okovopiky] GTOGIHOTNTO GUVAOMOG OvVOQEPETOL GE Lo
KATAOTOON OTNV omoia 1 amotapicvon pmopel vo 1coduvapel HOvo e MEVOVGELS e
apVNTIKO TPOYUOTIKO EMTOKIO - 0 10OPPOTIN TOV dev pmopet va emtevydel e§ontiog
TOV TEPLOPICHOL TMOV UNOEVIK®OV KaT®dTOT®V opimv (zero lower bound, ZLB) ota
EMTOKLO KOl TOL YOUNA0D TANO®P1GHOYD.

E&etalovtoc v amotopicvomn, ot ONUOYPOEIKES TPoOomTIKEC TS Evpdmnng
delyvouv avénon Tov Tocootdv anotapicvong. Onwg eaiveton oto dtdypappa 3.10, o

Adyog Tov TANBLGHOV dve TV 65 etV (cuvtadlovyot) Tpog Tov TANBVoUO Ge NAkia
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epyooiag (20 éog 64 etav) otnv Evponn npoPArénetar va avEndel and 24,3% to 2000
og 35,4% 7o 2025 ko og 57,5 émog 10 2100. Axdun xon pe o Adyo dnpociov ypéovg
nmpo¢ AEIT mold yoapnmAdtepo amd avtdév mov Mrav 1o 2013 yw v Evpwldvn
(92,6%), ovtd Bo kabiotovoe TO MEPIOGOTEPO GLGTHUOTO KOWMVIKNAG OCQAAONG
avikovo va Tap€yovyv cuVTaEI000TIKG OQEAN.

H avénon tov mpocdokipov {one, oe cuvdvacud pe v afefatdtnto oyeTikd
pe o LEAAOVTIKG GLVTAELO0TIKG ETOOUOTA, OVOUEVETAL VO, OOTYNOEL GE GTUAVTIKY|
avénon G KaTA KEQUANV amoTapievong 1000 TV gpyolopéveov OGO Kol TOV
TAnBvopov mov ovvrtaflodoteital. Akoun Kot Pe TN HETAPOAN TG TANOLGUIOKNG
ovvbeong mpog Evav TAnBucud pe xounAdtepa TOGOoTA amotapicvong, o avénbovv
ot ovvolkég amotapuevoelg (Backus, Cooley, & Henriksen 2014, Carvalho & Ferrero
2014).

Awaypoppa 3.10: ITAnOvopog ave Tov 65 etdv / IIAn0vepiég 20-64 sTdv
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ITnys: The 2012 Revision of the World Population Prospects, United Nations.

Yyetkd pe 1o €dv umopel vo amo@evyfel M HoKPOYPOVIK  OWKOVOUIKN
otoopudmTa oty Evponn énog avaeépetor omd tovg Jimeno, Smets, & Yiangou,
(2014), opiopéveg amod TIC pakpoyxpovieg thoelc otnv Evpodnn eoivovtor oe peydio
Babud pn avactpéyes. Ewdikdtepa, ot dnpoypagikég e€ehilels yapaxtmpiloviot and
peYaAn adpdveln. AkOpO Kol HE KOTOW OvVAKOWYN ©To Ogiktn yovipdtnrag, e
avénoelg oy NAKio cuVTEEI0IOTNONG Kot e VYNAOTEPES LETOVOCSTEVTIKES POEC OO

yopeg ekt0¢ Evpomng, o Adyoc tov ocvvra&lodotnBévia mAnbuopov mpog Tov
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mAnbvoud oe nmlikia epyaciog Oa ocvveyioer va avéavetar évrova (Teulings &
Baldwin, 2014).

Ot TpoonTIKEG Yo TNV eMeVOLTIKY (NTNon, ®wotdco, dev gival Kabopiopévec.
Yrdpyovv ovo mapdyoviec mov Ho pmopovoov va UETAPAAOLY OVLGLUCTIKE TO
enevoLTIKé TepIPailov otnv Evpolmvn:

e Ot ovvatdtmreg pelowong tov KOGTOVG TOV  KEQPOAOIOL HEG®  TNG
EMAVEKKIVIIONG TOV YPNUOTOTIOTOTIKOV TOHEN KOL TNG OAOKANPOONG NG
eviaiag ayopas Ke@oAaiwv.

e H dvvatdmto amehevbépmong TV KEPODV TOPAYOYIKOTNTOG OO TIG
SwpBpotikég petappuiuicels (o duvatdtnto moAd PeYaAHTEPT and QLTY|
GAL®V TPONYUEVOV OIKOVOLLDV).

Ot1 Hvopéveg IloMteleg, pe v €Qopproyn ETEKTATIKNG VOUIGUOTIKNG TOALTIKNG,
eENABav mpdTeg am’ v Kpiom, aArd cvveyilovv va avtipetonilovv TpofAnuato
otv emitevén otabepr|g owovopkng oavarntvéne. Xtnv  EBvpomaiky ‘Eveoon 1
Kataotaomn tvor akdpa yepdtepn, kabng ta meplocdTEpA KPATN Kivohvtal oto oplo
NG OWKOVOUIKNG GTAGLHOTNTOC, v M avamTuEn ¢ Kivag eniong emPpaddverar. Ot
YOUNAEG TIES TNG EVEPYELAG TANTTOVV TIC OIKOVOUIES TMV OVOSVOUEVMV YOPDV LE TOV
Kkivduvo rdygvong va e hoyedEL.

H vndBeon g pakpoypOVIOG OIKOVOMIKNG GTOGIHLOTNTOS TEPLYPAPEL TOV
Kivduvo 1 TOAD 0Py OIKOVOLIKY avATTLEN Va YiVEL O VEOG KOVOVOG GTIC OVETTUYUEVES
YOPES, OOTL M  TOPASOCIOKES HUOKPOOWKOVOUIKEG TOAMTIKEG Kot 1daitepa 1
VOUIOUOTIKY] TOMTIKY] Kabiototon avamotelecpatikyy (Krugman, 2014, Summers,
2014a, Summers, 2014b). H vmobeon avth emPefordvel OTL 1 YPNUOTOTIOTOTIKN
Kkpion g meprodov 2007-2008 Ntav Eva yeyovog devtepevohions onuaciog kot 0Tt M
Kopla outio yroo ™ Ppadeio ovakapyn amd v Kpion NTav 1 0eKAETING LaKpoypovia
TAoM aveETOPKOVG AENCNS TS GLVOAKNG {TnoNg.

Ot Hvopéveg TToAMteieg oVIILETOMIOAV TIG OPVNTIKEG GUVETELEG TNV OVATTTUEY
TPOTOVTOG amd SO0y IKE KOUOTO EVVOIKNG VOLUGHOTIKNG ToATIkNG. Kdbe éva amod
OVTO TOL ETEGOOL0 EMETPEYE TNV TPOCWPIVI] AVTIGTAOOT TV KEVOV (RTnong Ady®
™G un Pudoiung avEnong Tov KoTavoA®TIKOV damavav pe Bdon v eukoldtepn
TpoOcPacn ota OAvVELD Kol TIG EMOPACELS TOV TEPLOVGLUKADV GTOLYEIOV OTIS POVOKES
TOV TILAV TOV TEPLOVGLUKADV GTOLYEIMV. AAAES HEYAAES AVERTVYUEVES YDPES, OTWG M

I'eppovio ko1 N larwvio, vrootpiéav Vv eyydplo cuvollkn {fnon Adym ToVv
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LEYAA®V EUTOPIKAOV TAEOVACUATOV. ZVVOAIKA, ot vtevBuvol YEpaEnNG TOMTIKNG OTIC
avemTuypéves yopeg kot wwitepa ot Hvopéveg TloMteleg avipetonilovv pa
ocvppikvoon petald Tng amodoyns NS TOPATETAUEVNG VTOTOVIKNG aOENONS NG
TOPAYMYNS Kol TG ONUOVPYIog OAOEVOL KOt UEYOAVTEP®V (POVCKAOV GTNV oyopd
TEPLOVGLOKAOV GTOLYElV, £KTOG £dv avtipetonicBodv pe emruyio ot Pabdtepeg artieg
NG HLOKPOYPOVIO OIKOVOULKNG OTAGLULOTNTOG.

Onwc avaeéper o Mayer (2017), ocoppova pe tov Summers (2014b) kot tovg
Teulings & Baldwin (2014), ot aitieg ¢ HokpoypOVIOG OIKOVOUIKNAG GTOCLUOTNTOGC
OV APOPOVV TN UEWVUEVN HoakpompdOeoun dvvntikny avdmtuén 1 omoio cuykpatel
T1G TPEXOVGES £MEVOVGELS Taryiov Kepaiaiov gtva:

1. H emPpdovvon g avémtuéng tov gpyatkod dvvapikov, eEattiog TG0 g
peioong tov puBuod avénong tov TANBvoHod 0co Kol NG pelmong g
GUUUETOYNG TOV £PYATIKOD duvaptkoy (1 omoia amotel Atydtepo KeQaAoo
Yo TovV €£0TAMG O TV epyalopévav).

2. Ot dpBpotikég HeTAPOAES GOTIC O0OIKAGIES TAPAYWOYNG TOV TPOKOAOVV
TEXVOAOYIKO MYETIKEG EMYEPNOELS VA  AEITOLPYOLV HE  YOUNAOTEPOVG
Oglkteg KEQOANIOL - TAPOUYWYNS KOl VO, HEWOVOLV TIG OUMAVEG TOLG Y10l
otabepég emevovoELC.

3. H peloon 1oV GYETIKOV TIUOV TOV KEPUANLOVYIKOV ayaddv, £T01 OCTE M
ayopd oG O0€dOUEVNG  HOVAdNG TETOWV  oyofdv vo  GuVERAyETal
yopunAdtepa enineda oTabepdV ETEVOLTIKAOV dUTAVDV.

Qot000, AV N oTPATNYIKN £xEl EMOIWYDel Ta TeEAeLTAlR YPOHVIO KO 1) GUVEYMG
VTOTOVIKOTNTO, OTNV OLKOVOUIKT ovakopyn Osiyvel OTL 1 KOTOATOAEUNGON 1TNG
avemapkovg {Nmnomng pUoévo HEG® TNG EMEKTOTIKNG VOUUGUOTIKNG TOALTIKNG &ivot
QVETOLPKNG Y10 TNV TOVAOGT] TNG TPAYLOTIKNG OIKOVOUIKNG dpacTtnptotntas. Avtifera,
TOOVAOS LTOVOUEVEL TN YPNUATOTIOTOTIKY oTtafepdTNTA, Yoo TOPAOEY A, ALEAVOVTAG
™V avaAnym Kvodvev amd Tovg ENEVOLTEG TOV avalNToLV amdd0oT Kol KaoTOVTg
T oynuato Ponzi mo eixvotikd (Summers, 2014a). EmmAéov, to Staveuntikd
AMOTEAECUATO TOV ETAKOAOLVOOV POVCK®OV TIUDV TOV TEPLOVGLOKADV GTOLXEI®V
telvouv va evioybGoVV, OVTL VO OVTILETOTIGOVV, TNV OVETAPKELDL TNG GLVOAKNG

Mmong (Mayer, 2017).
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4, AHMOI'PA®IKA XTOIXEIA KAI AT'OPA AKINHTQN
Ot Tpég Ko ot TocdTNTEG OTIC ayopés Katolkiog kKabopiloviar oe peydio Pabud amod

NV OAMAETIOPOOT TOV KOTOOKELOOTIKOV TOuEd (TAELPA TPOCPOPAS) HE TO
vowkokvptld (mhevpd (ntnong). Ot Pacikég PeTaPANTEC TOL SETOVLY TNV TPOCPOPH
VE®V KOTOIKIOV TEPIAAUPAVOVV TIG TIUES, TO KOOGTOG TMV OIKOSOUIK®OV VAIK®V KoL TNG
NG, TO KOGTOG YPMNUATOddTNONG Kol T0 Tocd Tov amobépatog kototkidv. Opoing,
Baocwucéc petafAntéc mov d€movy ™ (ntnom kotowkiog mephapPavouy Tic Tpég, To
VYOC TOV EMTOKI®V TOV GTEYUCSTIKAOV d0VEI®MV, TIG TPOGOOKIES Y10 LOVILO €GO
TAoUTO, TO TOCOGTH OmOO0ONG GAAWV EMEVOVOEMY KOL TOLG ONUOYPOPIKOVS
napdyovieg mov ennpedlovv v amdeact ayopds katowiag (Krainer, 2005).

Ot MMUOYPaPIKES TAGELG OLALUOPPDOVOLY Kot KaBodNyodv TiC ayopés Katowkiog
0G0V aeopd T doun ™G NAkiag Kot TV aAloyn Tov TANOVGHOV. AveEAPTNTO OO TIC
HOKPOOIWKOVOUIKES  oLVONKESG, M ovveYNg OLVOMIKN  TOVL  UETOPAAAOUEVOL
onpoypaekoy mANBLGHOD oMUaivEL 0ALOYT TOV OTOLTCE®V GTEYOONG TOPEYOVTOS
TOV KV TPl Y10 TNV 0yOpd KOTOIKING.

Méoa oe ocopdvta ypovie Ot OOUNUEVEG EMPAVEIEC OV TOV KOGUO
vrepdmiacidotnkoy Kot o mTANOLopdS oxeddv dumhaciacOnke (owbypoappo 4.1,
(Pesaresi, Melchiorri, Siragusa, & Kemper, 2016)). To petafailopevo dSnuoypoaptko
nepBaiiov odnyel ommv mpayuatikny {TNON KOTOWKIOV KOl KOTOGKELAOV. AVTO
emmpedlel dpeca TG TIWES Katowkiog HETAPAALOVTAG TEC OloPOVIKE, 0ONYDVTOS GE

KOKAOVG GTNV ayOpd AKIVITOV.

71



Awgypappa 4.1: Aopnpéveg em@aveles ko tinBvopmaxég tdoeig (1975, 1990, 2000, 2015)
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IIyysi: Atlas of the Human Planet, 2016

Awaypappa 4.2: Aopnpéveg emeaveisg ko midvoplaxés taseg ava frepo (1975, 1990, 2000,
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IIyysp: Atlas of the Human Planet, 2016,

12 pesaresi Martino, Melchiorri Michele, Siragusa Alice, Kemper Thomas; Atlas of the Human Planet
2016.

13 pesaresi Martino, Melchiorri Michele, Siragusa Alice, Kemper Thomas; Atlas of the Human Planet
2016.
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H Ymopén oyxéong peta&d Tov ONUOYPUPIKAOV GTOWXEIOMV KOl TOV TIUOV TOV
KOTOWKIOV givar adtopgiopnen. ‘Evag dnuoypagikdg mapdyoviag mov eivol wdlaitepa
onuavtikdg etvar n nAkiokn katavopun. Eva eawvopevo baby-boom 1 pua mpocsmpivi
ahENGCT TOL TOGOGTOV TMV YEVVICEMV UETOTOTIEL TNV KaTtovouq g NAkiog. Avtod
glvol oNUAVTIKO EMEWN TO TOGOGTA 1010KATOIKNONG TOIKIAOLY avAAOYQ [e TV NAKia.
[Tpogoavmdg N apykn amdPacT Yo oyopd KOToKiog GCLUVOEETAL GTEVA LLE TO YEYOVOTOL
oV KOKAov {ong O0mtmg givar 1 vmapén owoyévelag (35-44 etwv). Elvar onpovticd ot
TO. TOCOGTA 1O10KOTOIKNONG Y10 TO. VOIKOKVPLE NAIKIOG 65 €TV Kot ave ivar moAy
vymAd. Ot dve Tov 65 civor arpoBupotl va eyKataleiyovv TV KATOIKiO TOVG, AKOUN
Kot Otov T0 HEYEB0C TV VOIKOKVPLOV TOVG GLPPIKVAVETOL KOL 1 OVAYKN Y10 YOPO
LELOVETOL.

Q¢ baby-boom meprypdetor po mepiodog dNUOYPAPIKNS avovEé®ong, Omov n
AVOTOPUYOYIKT) CUUTEPIPOPA VOGS TANOLGLOL TaPOLGLALEL ol VEX SUVOLLKY] TTOV
yopoktnpileTon omd T oNUOVTIKY adHENCT TOL 0PLOUOD TOV YEVVNGE®MY Kol TV Avod0
TOV JEIKTOV YOVILOTNTOS. O OpOg YPNOIUOTOMONKE apYIKA Yo VO TEPLYPAYEL TNV
QmOTOUY| KOl U1 OVOLLEVOLEVT] aOENGM TOV aplBlod TV YEVVNGEDV OV GNUEIDOONKE
apéomg petd to téhog tov B’ Tlaykoopiov IToAépov, otig mepiocdTepes amd TIC
Bropnyoavikég ydpeg tov Avtikod kOcpov. Av kol M xpovid €vapéng 6co Ko M
OlapKeELD VTG TNG TEPLOOOV VYNANG YOVILOTNTOS SLopEPEL Omd YDPa o€ Ydpa., baby-
boomers kolobvtor ot yeviég mov yevvhiOnkov petd to 1945 ko péxpr ta péca
nepimov g dekaetiog tov 1960 (Tpaydxm, Mrdkafoc, & Ntovvag, 2015).

Ol 01KOVOUIKEG KOl KOWMVIKES GLVETELEG NG TEPLOOoV Tov baby-boom &ivat
axoun aoOntég (Van Bavel & Reher, 2013). Apyikd, to baby-boom evioyvoe v
ayopd KOTOVOAOTIKOV €00V, £dmce ®ONOT GTNV ayopd oKVHT®V Kot SopUOpO®GE
véa ogdopéva otnv ayopd gpyoacioc. Ot baby-boomers ctadiokd anékmnoav to dkod
TOVG KOTAVOAMTIKO TPOTUTO Kol TIG OIKEG TOVG EMA0YEC (oM. XTov amonyo Tov baby-
boom kataypdestot 1 avENon TV yeVVNoE®Y, 0Tov ot baby-boomers épBacav otnv
AVOTOPOY®YIKN NAKio, 1 avamtuén g otkovopiag étav elonABav palkd oty ayopd
€PYOCIOG Kot 1 SLOYKMOT TOV damovmV Yo, cLVTAEES otav EpBacav otn cvvtdéiun
niwia (Tpayaxn et al., 2015).

H oyéon petald tov dNUOYpoeikdV CTOEI®V Kol TOV TIUOV TOV KATOIKLOV
TOPOVCIALEL 1O10ATEPO EVOLOPEPOV, TOCO EMEION 1 KOTOKio OwoTeEAel peydlo HEPOC

TOL TAOVTOL TOL TLMIKOD VOIKOKLPOL OCO Kl EMEWN TOAAL ypeldleTon vo
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amocoenVicBodv oyeTIkd pe TIG cuvéneleg Twv baby-boomers, ol omoiot pgvstonotovy
TNV KOTOIKIO KOl TO TEPLOVGIOKE GTOLXELD TOVG. AVOADOVTOG TIG EMATOCELS TV baby-
boomers otV ayopd OKWWAT®V YIVETOL OVTIANTTH 1) EMIOPACT TOV ONUOYPOOIKMOV
TOPAYOVIOV GTNV ayopd akwvntov. Eved ta m0cootd Katoyng Katowiog mapapévoovy
VYMAG KaBDG N MAKIO TOV VOIKOKVPIOV HEYOADVEL, VITAPYEL Ul GLLATNON GYETIKA
LE TO €AV Ol TPAYUATIKEG OUTAVES GTEYOONG UEIDVOVTAL UE TNV NAkio. Ao ™ pia
mAevpd, ot baby-boomers &yovv TEPIGGOTEPH YPNUATOTICTOTIKG TEPLOVGLOKA
oTolyElo KO YEVIKA KOAVTEPN VYela amd TOLG YOVEIS TOLG, YEYOVOG TOV TEIVEL val
vrootpilel ™MV KOTOVAA®GYN KOTOWKIOV. ATO TNV GAAN mhevpd, ol aAiayég otn
@oporoyia. peidvovv TV kataviilwon kortokidv. Kdamow otiypr], o Odvatog 1 1
acOévela o mpokaléoovy v €i60d0 TV KaToKIDY Tov baby-boomers otnv ayopd
(Krainer, 2005).

Xpévo pe to xpdvo, ot avBpmmol ¢° 6A0 TovV KOGUO (OUV TEPIGGOTEPO, EVM
TOPAAAN AL OTOKTOVV OAOEVOL KOl A1yOTEPD TodLd. O GLVOLAGUOS TV OVO SLOKPLTMOV
ONUOYPAPIKAOV TACEMV Ol OTOIEG AAANAEEAPTAOVTAL, EYEL MG OTOTELEGILO TN GTUOLOKY|
ynpaven tov tinbucspod. H minbucpaxn yipavon ekepdletat e dtdpopovg deikTeg,
OV OMOTLTAOVOLV GAAOTE TNV aplOUNTIK OYEoM UETAED OLOPOPETIKOV NAMKIOKOV
opadwv (deikteg ynpoavons, NAKIOKNG e£ApTNoNG, avavémong evepyod mAnbucpov),
dAhote 10 TOG0GTO TOL TANOLVGHOV v TV 65 eT®V (Gropa Tpitng NAkiog) N Ave
tov 80 etdv (téroptn mAwkio) kot GALOTE TNV TPOG TO MAVEO UETOTOMION TOV
NAKlakob k€vipov Bapovg vog TANBLGHOL (MAKLOKT] SIOUECOG).

Xyxedov kdbe yopa avtipetomilel avénon tov aptBpov Kol TG avaAoYiag TV
nAukiopévev otov TAandovopd. H ynpoaven tov minbuopod - 1o avéavopevo pepidlo
TOV NAKIOUEVOYV ©G TPpog Tov TANBuoud - eivor €rolun va yiver évag amd Tovg
ONUOVTIKOTEPOLS KOWVAOVIKOVG HUETAGYNUATIGLOVS TOL EIKOGTOD TPADTOV OLDVH, LE
GUVETEIEG Y10, OAOVG GYEOOV TOVG TOUEIG TG Kowmviag, cupmeptlapupfavopévayv Tmv
ayopaOV €PYACIOg KOl TOV YPNUATOMICTOTIKOV ayopdv, ¢ {ftnong ayobov Kot
VINPECSLOV, OGS 1) KOTOIKIOL, Ol LETAPOPES KOl 1] KOWMVIKY TPOoTAGio, Kafds Kot ot
O1KOYEVELNKEG BOUEG Ko ol oyéoelc petald tov yevemv (United Nations, Department
of Economic and Social Affairs, Population Division, 2015).

Ot owovopkd aventuypéves yopes g Evpanng kot 1 lanwvia eivor amd T1c
TPATEG TEPLOYES TOL PPEONKAY OVTIHETOTES PE TIG EMITTOCELS TOV POIVOUEVOD KO

glval owtéc mov Ppiokovial 6To MO TPOYWPNUEVO oTAd0 NG Ynpavons. Qotdco,
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EVOLOPEPOV €YEL N OATIGTMOT OTL O1 TOYVTEPOL PLOUOT YPAVONC KATAYPAPOVTUL OTIG
Mydtepo avemtuyuéveg yopeg kol waitepa v Kiva, mov eivor n yopa pe 1o
peyolvtepo oplud nikiopéveov ce omdivta peyédn. H mepintoon g Kivog
Tapovotalel eEAIPETIKO evOlOPEPOV, AOY® NG amOTOUNG UEIMONG TNG YOVILOTNTOG
OV TPOKGAAESE 1| EPAPLOYT TNG TOATIKNG TOV €vOG Tandtov (Tpaydkn et al., 2015).

Awaypoppa 4.3: Maykéopog tAn0vopoc kota svupeio nhkiokn opdda, 2000, 2015, 2030 ko 2050

45 - 4.2
40 - 3.8
=
§ 35 - 33
] 4
: 30 26
B 25
2 2.0 2.0 2.1
= 20 1.7 18
&
§. 15 | 12 13 13 14 1.4
= 09
= 1.0 06

o ] a

0.0 - : ; .

2000 2015 2030 2050
m0-9 10-24 25-59 m60 etdv kat Gve

IInyn: United Nations (2015), World Population Prospects: The 2015 Revision.

H owovopkn Oewpia, 0 cuvovacpodg g vmobeong kokAov {ong kot Tov
HOVTEAWDV OAANAOETIKAAVYNG, DITOSNAMVEL OTL 1| YHPOVOT EYEL GUECT EMIMTMOOT OTIC
TIES TV TEPLOLGLOKADV oTotXelwV. H vdBeon tov kvukhov (mng, mov Tpoépyetat amod
tovg Modigliani & Brumberg (1954), avagépet 011 o mpoTLITAL EEOIKOVOUNONG
dpépouv avdroya pe v nhxia. Ta dtopa daveilovion dtav eivarl véa ko otn péon
NAMKI0 TOLG ATOTANPMOVOLV CVTE TA YPEN OTTOTAUEDOVTOS Y10, TO. ETOUEVO XPOVIOL TTOL
Ba £xovv peyOA®OEL.

e éva poviého yevedc, mov mpoépyetal amd tovg Allais (1947), Samuelson
(1958) ka1 Diamond (1965), ot véor amotapuebovv Yo T0 YHPAS ayopaloviog
TEPLOVCLOKA GTOLYELN, EVD 01 PEYAAOL GE NAIKIO TOAOVV TEPLOVCIOKE GTOLYEID YO0 TN
APNUATOOOTNON TG oLVTAELSOTNONG. AVT 1 HETOPOPAE TEPLOVGLOK®MV CTOLXEI®MV
umopet va yivel Gueca 1 LEC® OPYAVICUAV 0TS To cLVTASIO0TIKG TapElD. ZE OVTO
T0 TMAOiGl0, M HETAPOA] TOL GYETIKOV HEYEOOLE TV AYOPOCSTAOV TEPLOVCIUKADV
otoyEiov (TOV VEOV) Kol TOV TOANTOV (TOV PEYIANS NMKING) £xEl GUVETELES YOl TIG
TIWEG TOV TEPLOVGLOKDV GTOLXEIV. LVYKEKPYLEVO, Ol OYOPES TEPLOVGLOKDV GTOLYEIV
mg vevidg tov baby-boomers otic Hvopéveg TloAteieg av&avouv Tic Tipég tov

TEPLOVOIOKAOV oToyeiwv. AvtiBeta, edv 1 owovopia yepvd, OnNAadn 1 EmOUEVT YEVIA
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glval oYeTIKG KPOTEPT, TOTE Ol TUYES TOV TEPLOVGLOKAOV CTOWEIOV UEWDVOVTOL
(Takats, 2010).

Kobmg ot baby-boomers épbacav oe nmlkio epyoaciag kot dpyisov va
ayopalovv KOTolKie, MONGAV TIg TIUEG TOV OKIVATOV TPog To Tave. Kabmg ol baby-
boomers peyoidvovv, Bo peO®OOLV TO OTEYOOTIKO TOLG Oamdbepa - kol €161 Oa
TPOKAAEGOVV LEIMOT OTIG TIUEC.

Ot Tég TV KatolKliov Opm¢ umopobv vo avénbovv onuovtikd mopd Tig
1oYVPES dNUoypapikég advvouiec. H adénon opeidetar 6e GALOVG, Un ONUOYPAPIKODG
TaPAyovTeg. Xvykekpiuéva, Tto Owdypappo 4.4 delyver O6TL Ol INUOYPOPIKEG
avTiE0OTNTEG 0V UETAPPALOVTAL OMAPOUITNTOC GE TPAYUOTIKES UEIMGEIS TOV TIUMV
TOV KOTOIKLOV.

Avbypappa 4.4: Anpoypa@ikéc emnt®oelg 6Ty Kotowkio - Hreipotkn Evponn (mtococtd)
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IIyys: BIS, 2010.

Awaypappa 4.5: Metafoii] TpaypoTIKOV TIHAV KOTOWKING KOt 01 0N poYpagikég emnataoelg 1970-
2009 (rococ10)
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ITnyn: BIS, 2010.
H ynpavon Ba pelidoet Tic TpoyloTikés TIHEG TV KOTOIKI®MY GE GUYKPIoT UE TO

0VLOETEPO OMNUOYPOAPIKA GTOLYEIR TOL EXOUEVO GOPAVTO YPOVIOL GE OAEG TIG YDPEG TOV
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detypotog. Ta evpuata 06V GLVETAYOVTOL OTOAVTN TTAOGCT TOV TPAYUAUTIKOV TILOV
TOV KOTOKIDV, KOOOC avtég emmpedlovtal amd TOALOVG AAAOLG TTapdyovTieg Tov Ha
umopovcav va aviietadpicovy tig dnuoypapikés aviiEootnteg (Takats, 2010).

Ov ektymoelg ocgiyvouv OtL Ba vdpovv TPOPAUOTO GYETIKA HE TIC
TPOYLOTIKEG TIUEG TOV KATOIKIOV KOTA TN OLUPKEWL TOV ETOUEVOV ETMOV AOY® TNG
ynpovonc. Av Kol TO OTOTEAECUATO OEV GUVETMAYOVIOL OTOAVTN MIOOT TOV
TPAYUOTIKAOV TIUDV, £ivol TOAD TOavO OTL Ta ETOUEVA XPOVIL OL TIHES TV KOTOIKIDV
OTIG TTPONYHEVEG OlKovouiec Ba avtietomicovy éva o dSVoKOAO TepBdAlov amd Ot
Ta TEAEVTOLO POVICL.

Youewvo pe to National Research Council (2012) tov Hvopévov Tolteumy,
Vrapyovv Té€ocepls PacikéG TPOGEYYIGELS Yo THV TPOCAPUOY ] GTO VEO OIKOVOULKO
Tomio ONUIOVPYOVUEVO O TN YNPAVST TOV TANOLGHOD Kot Yo TNV Tapoyn TOPWV
TPOKEWEVOL vaL TNPLYOel 1) KATOVIAMOT TOV VOIKOKVPUOV KATH TO EMOUEVOL £TN):

o O gpyaldpevol e£otkovopovy mepIocdTEPO (KOl KOTAVOADVOLY AYOTEPO)

TPOKEWEVOD VAL TPOETOUAGHOVY KOADTEPD Y10 TIG GVVTAEELS TOVG.

e Ot gpyalduevol mTANPOVOLV VYNAOGTEPOLS POPOVS (KOt KATAVOADVOLV £TGL
MyOTEPO)  TPOKEWWEVOL VO XPNUOTOOOTHCOVY  TO OPEAN YL  TOVLG
NAMKIOUEVOLC.

e Ta o@éAn (Ko KOTO GULVERED T KOTOVAAWMGT) Y0 TOVG MAIKIOUEVOLG
HeELdVOVTOL £T61 MOTE VO VOLYpappiovToLl LLE TOVG TPEXOVTEG CUVTEAEGTES
QPOPOAOYING KL ATOTAUIEVOTG.

e Ot avBpomor gpyaloviol TePIocOTEPO KOl GLVTAEOS0TOVVTOL APYOTEPQL,
av&AvovTag Ta KEPOT TOLG Kot TNV €0VIKY| Tapaywyr).

O Poterba, Venti, & Wise (2011) avagépovv 0Tt yio. ToAAG VOIKOKVPLH, HEYAANG
niiog, n kowvoviky ac@diion (Social Security) kot n WrokatokoOpuevn KoTokio
elvar o1 kOpleg myég ovvtaglodotikng acedietnc. To housing equity pmopel va
OTOTEAEGEL GNUOVTIKT TNy OWKOVOULKTG OTNPIENG Yo TNV OVTILETMTICT OVGUEVDV
datapoay®v. Mo amd TG TPMOTEG LEAETES Y10L TN ONUOYPAPIKT O1LPOPOTOINGT| Kot TIG
TIWES TV TEpLovolak@v ototyeiov (Mankiw & Weil, 1989) emikevipmOnke oto mdc n
petaforiidpevn nAkiokn ooun pmopel vo ennpedaost ) {TNoT KOTOKIMV Kot TEAKA
Tic Tipég xoatowwmv. H €pegvva avt) €oeie o6t n ynipoavon tov mAnbvcuov Oo
umopovoe va odnynoetl oe peimorn g (Tnong Kotowkidv Kot Kot emEKTOOT OF

UEIOON TOV TILDOV TOV KATOIKIOV.
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‘Eva yopoktnplotikd mov Stokpivel TIC 1010KOTOIKOVUEVES KOTOIKIEG Omd TIG
UETOYEG, TO. OHOAOYO KOl TOAAG YPNUOTOTICTMTIKG TEPLOLGLOKA GTOLXElo fvar OTL
TPEMEL VO OVIIKOLV OTNV €YYDpLa ayopd. Avtd odnyel oe o otevdtepn oHvoeon
petald g nikiokng dapbpwong evog mAnBuopod kot Tov emuédov {NTnong Yo
aVTOV TOV £100VG KATOIKIOLG.

Ye yopeg pe @Bivovta mAnBuopokd apBpd, kabdg Kot YnploKovieg
TAnBvuopovg, OTMG oplopéveg ympeg g Evponng, n {ftnon yo katotkieg o peiwbet
KOTA TIC emOpeveg dekaetiec. Avtd Ba odnynoel oe [KpOTEPT GLVOMKN o&io TV
aKivnTOV TEPLOVCIOK®OV oTotKElwV. AVvTO pmopel vo cvpuPel péom e peimong tov
VE®V KOTOUGKELAV, TNG GYETIKNG ama&imong Tov vadpyovtog amofEUATOC KATOIKIOV 1|
/ Ko TG HEI®ONS TS TWNG TOV VPICTAUEVOV KOTOKIOV. H mtdon Tov Tindv tov
KOTOWKIOV glvol €va UNVOUO GTOVG KOTOOKEVOGTEG YO VO UELWGOLV TIC VEEG
KataokevES. Ot TIHEG TV OKOTEd®V evogyeTal eniong va peiwbolv, kabag n yn, o€
avtifeon pe tic katowkieg, dev anaiwvetar. Or emmtmoelg otig Hvopéveg [oMreleg
elvar mBovod vo eivar o petplomabeis, o10TL mTpoPfAémetar 61t 0 TANOLGUOC TV
Hvopévov Iolrteiwv Oa cuveyioer va av&dvetor péca otov emdpevo aidva. Ot
EMNTMOGELS OTIS TYWESG KATOIKLOV Kot yng etvon eniong mbavd vo dtapépovy onUavTikd
petald TV TEPLPEPEIDV aKOUN Kol LETAED TV UNTPOTOMTIK®OV TEPLOYDV.

H ntoon tov tipdv tov katoikuiov egaptdtot and Tpelg Tapdyovies: and v
ehaotikodtnTo. {fTNOMG Y100 KOTOWKIEG, TO OYNUATICUO TPOGOOKIDV Kol omd TNV
MG TIKOTNTO TPOCSPOPAC. 26TOCO Ol EPEVVEG GTAU OIGTIKA OTKOVOULKE, DTOONAMVOLY
0Tt 600 amd AVTOVG TOVG TUPBEYOVTIES, O GYNUATIGLOG TPOGIOKUDY KOl 1) GLVAPTNON
TpocPopdc, etvar mboavotata mo gvéhktol and 0, Tt Bewpnnke kdmote. EmmAdov,
£Vag apvnTikog mopdyovtag mov emnpedlet  {nnon, 6nwg n ynpaven kat n ££0d0g
tov baby-boomers, givolr povo €vag amd TOVg TOAAOVG TAPAYOVTEG OV TPEMEL VO
e€etacOobv yio TNV TpOPAEYN TV peEAAOVTIK®OV TpdV katotkiog (Krainer, 2005).

Mepkég mpmteg eKTNOES Yoo 10 HEAAOV péca oamd TO TPIGHO TNG
onuoypaeikng ynapovong (Economic Policy Committee, 2003) mapatibevron
TOPOKATO:

e [poadeia 1 ApVNTIKN OIKOVOLUKT avVATTTUEN

®  oLPPIKVOGN TOV EPYUTIKOV OLVOLKOV

*  YOUNAN TOpOy®YIKOTNTO

78



®  JlPKADS oLEAVOUEVES ONUOGIOVOUIKESG OATAVES, KUPImG AOY®m TG avénong
TOV OomavAV  GOVIOENG, WOKPOYPOVIOS @POVTIONG KOl VYELOVOUIKNG
nepiBodymg

T6c0 Yo TI¢ TEPIGGATEPO OGO KOL Y10 TIG AYOTEPO OVEMTVYUEVES YDPES, TO
HOKPOTPODESLO dNUOGIOVOUIKO KOGTOG a0 TNV OVOUEVOUEVT ONUOYPOQIKT Kpiom
extipdron 01t Ba glvar TOALATAAGIO TOV KOGTOVG TNG TPEXOVCAS OKOVOULKNG Kpiong
(IMF, 2009). A\ worte, givor yeyovog 0Tt To onuovtikdtepo tpdfAnua e Evpdmng
onuepa eivar OMUOYPAPIKO Kot Oyl OKOVOUIKO, Kupimg O10TL o1 TPONYoVUEVES
owovokég Kpioelg Eemepdobnioy yapn ot Suvaky Tov TANBVoHOD oV oTuEpa
exheinel (Tragaki & Rovolis, 2014).

Agdopévnc g YNPovong Tov TaykOGHov TAnbvcspob, eaivetal ToAd amibavo n
ayopd OKWWNT®V VO, UV TEPOVGLAGEL TOGOCTH AVENCTG MG KaTNyopio ETEVOVCEMV.
To duwaypappo 4.6 deiyver 611 ta owoTIKA axivinta Katéyovv mepinov to 40% tov
TAYKOGUOV TAOVTOL KoL, OC €K TOVTOV, TPEMEL VO KATEXOLV €voL LEYAAO HEPOG GTA
Beopikd yoptouAdKio.

Awaypappa 4.6: Iaykéospog Thovtog — otabepéc Tipég 2000
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IInyn: UN, IPD, Grosvenor, 2009.

H avéyxn 6Aov tov Kovoviov, tTov yopdv Tov OOZA Kot TV avadvoUeEVOY
YOPOV, Yoo TOpoyn cvvtaéemv, Ba kabopioel ) (non yo. aKivTa ¢ ETEVOLTIKO
mEPLOVOIOKO ototyeio. Avti M emevovtikn {ntnmomn Ba cvumAnpwbel amd 1oyvpd
BepeMaon otoyeia. Xopepowva pe 1o «Urban Age Project» tov London School of
Economics, o apBudc tov katoikov tov toAemv Bo dimhaociacbel ta exdueva ypovia

(mivakag 4.1).
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MMivaxag 4.1: Katowkol mérewv

'Etog Zon otig [1oAe1g Haykdopog IinBuopudg Kdrowcot [ToAewv
1900 10% 1,6 d1g 160 exar.
2011 50% 6,1 d1g 3,05 3¢
2050 75% 9,2 d1g 6,9 d1g

Inyn: Barkham, 2012.

H avénon tov minbucopod, m Oowovouky oavamtuln kol 1 0oTIKOToinom,
npootifevtar oy €viovn {Non yw okivnta. H avantoén tov moiemv Oyt povo
avéaver T {non v akivinto, oAAd avEavel avtiotolya Kol TV Tpoceopd tovg. H
avantuén Tov molewv eivor mBovoe va mpocobicel mepimov 3,5% emmoimg oto
TAYKOGLIO OmOOe0 AKIVATOV LE EMEVOVTIKT TOOTNTA 6TO dpeco péAlov. Aedopévon
OTL 01 €MEVOLTEG GUUPOVLAEVOVTAL EMAPKADS GYETIKA LE TO OOTIKO KOl KOWMVIKO
mA0ic10 670 0moi0 AVATTHGGOVV TO KEPAANLO TOVS KOl TO KATAAANAO ¥povikd TAAIGLO
Y10 TNV KOTOYN TEPLOVCIOKMY GTOLXEI®V, 1 AyOpd aKIVT®V B0l KOTEYEL LKL GNUOVTIKY
0éon ¢ xamnyopio mEPLOLOIIKMOV CTOYKEIWV, OMOG OVLTH TOV UETOYDOV KOl TOV
opoAOymv, Ta emdpeva xpovia (Barkham, 2012).

Avdypappa 4.7: Ileproeperoxi) petaforr} Tov 106067100 0.oTiKomoinong petav 1990 kon 2015

oy
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0o Evpomn
Agpienp  Acic Agtvikr;  Bopewa
Apepuer] & Apepun
Kapaifkn

IInys: Atlas of the Human Planet, 2016.
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A&iler va avapepbel Tmog n actikomoinon avénnke oe moykdoo eninedo og
1060010 2,8%, and 1,5% povo peta&d tov 2000 kot tov 2015. O peraforég tov
delktn aotcomoinong stval dviceg peta&d tov nueipov. H Agppun givoar n taydtepa
OGTIKOTOMUEVT] ATEPOG EVD oTOV avtimoda n Evpdmn mapovcsidlel po povadikn
TOYKOGLLOL TAGT, OTTOV 1) OGTIKOTOINGY UEIDVETOL Om®G paiveTon oto dtdypoppo. H
0CTIKOTOINGN avanTOGeeTOL Ypriyopa kot ot Bopeww Apepucn evo oty Acia, m
AoTIKOTOINGN avdvetar pe puOuod mepimov 2%,

Tpeig mapdyovieg kabBopilovv v eEEMEN Tov TANBVOUOV: Yevvoels, BdvaTot
Kol KoBapn peTavdoTevot. Zouemvo, pe v eElcmaon INPoypaeikng eE16oppdmnong
Deschermeier (2011) o onueptvog minbucpdg eivor icog pe tov mAinbououd xeg ovv Tig
yevwnoelg, peiov tovg Bavdartovg kat cuv v kabopn peTavaotevon petaéd Tmv 0Ho
neptodwv. To dBpowopo twv yevwnoewv kol tov Oavdtov ovopdletor @LGIKN
mAnBvcaxn avamTudn.

Q¢ petavaotevon opiletar kabe poévVipM peTafoAn otov T0mo dtopovis. Extoc
amd TN HOVIUN KaTowkiol PETAPEPOVTIOL GTO VEO TOMO OWUOVIG TO GUVOAO TMV
OpACTNPLOTATOV TOV ATOUOL IOV peTovaoTeLEL. H petavdotevon givar cuvaptdpevn
TOL Y®POL Kot TPocdlopiletor g mpog avtdv. Ot pdvipeg aAAayég KaTolKiog mov
ocvpPaivovv €viOC TV GLVOPOV MG YOPAS YopokTnpiloviol MG €0MTEPIKN
petavaotevon (internal migration), eved k0Be petaxivinon mov mpodmobéter TO
TEPACUA TOV CLVOPOV KoAeitar e€mtepkn N debBvng petavdotevon (international
migration). EmmAéov 10 dtopo mov petaxwveitor mpocsdopiletar wg eEgpOUEVOS
petovaotng (emigrant) otmn y®Po TPOEAELONG KOl ®OC EGEPYOUEVOS UETAVAGTNG
(immigrant) otn yopa tpoopiopov (Tpaydxn et al., 2015).

Katd v tekevtoio dekoetio TOL TPOMNYOVUEVOL OoudVE, O YAPTNG TOV
HETOVOGTEVTIKOV POMV EMOVOYOPAKTNKE: YDpeg Omwg N EAAGda kot n Itaria mov
AmOTELOVGOV Y10l OEKOETIEC TOPAOOGLUKES YDPEG OMOGTOANG EPYATIKOV SLVOUIKOD
LETATPATN KAV GE VEES YDPEG E1GPONG TANOLGU®V KUPIOG amd YDOPES TNG AVOTOAMKNG
Evpdnng, tov omoiov ol HETOVOCTELTIKES €KPOEG UEYXPL €KElVN TNV €moyn MTav
AmOALTO, EAEYYOLEVES £WG UNOEVIKEGS.

Méoa otov 200 oumdva, dev petofAndnke pévo m pon Kot M évtacn TV

UETOVOOTEVTIKOV PEVUATOV. AANOEOV EMIONG TO ATOUIKE YOPOKINPIOTIKA TOV

14 pesaresi Martino, Melchiorri Michele, Siragusa Alice, Kemper Thomas; Atlas of the Human Planet
2016.
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aTop®V TOoL EMALYOLV va  gyKataislyouv T ydpa Tovg. Ilapadociokd 1
UETOVAGTEVGT] OLPOPOVCE KLPIMG VEQPOVS AVOPES GTNV 0Py TNG TOPUYDYIKNG TOVG
niiag. To wpdtumo CWVTO Paivetal va aALALEL: OTA VEQ PETOVOCTELTIKA PEVUOTO 1)
avopikn vepoyn €xetl meplopicbei N kan exAeiyel (Rovolis & Tragaki, 2006;Tragaki &
Rovolis, 2014) evéd otabepd avdvel n péon nhikia tov petakivovpevov. Emimiéov, o
TUMIKOG LETAVAGTNG OEV Elval amapoitnTo ATOpo YouUnAdv oeglottmv. Avtifeta, T0
eowvopevo tov brain drain, g Sappons ATOU®Y EMGTNUOVIKNG KATAPTIONG Kot
VYNA®V 0eEl0TNTOV OVOKVTTEL OC L0 EMTAEOV OPVNTIKY OLACTACN YOl TIG YDPESG
€KPONG.

Awaypoppa 4.8: Mévipeg peTavOOTEVTIKEG Posg 6€ Y Opeg Tov OOZA ava katyopia e166d0v,
2007-14
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IIyyi: OECD, International Migration Outlook, 2016.

INuepa, M emidpacm TNG UETAVACTELONG O©TOLG PLOUOVS TANBVOUINKNG
petaforng eitvor moAd onuavtikn koabopilovrag to péyeBog evog mANOLGLOV
aveEdptra ¢ euokng tov Kivnong. TloAlég yopeg ™ Evponng Oa xatéypapav
peimon tov TANBLoHoD Tovg €6V amovGialoV Ol PETAVOGTEVTIKEG E1GPOEG EVM OF
OPIOUEVEG TEPLOYES TNG APPikng Kot TG Aciag ot pvBuol TAnBucakng avénong Oa
Nrav akdéun vynAodtepot. H petavdotevon avadetkvieTal T0 onUAVTIKOTEPO OO TO
QeA&yovto (NTMHaTo TOYKOCHImG Kot avtd pe TV KaboploTikOTtePN EMIOPOON OTIG
onuoypapikég eEeriEelc tv enduevov dekaeTiav (Tpayaxn et al., 2015).

Onwc ovagépetar ot otatwotiky épsvvo g (EMF, 2016) n swopon
TPOGPLYWOV KOl 1) £VIOVN] HETOVOGTEVGT OV OPEIAETAL GTIG TPOOMTIKES TNG AYOPAS
gpyociog GALaENY ONUOVTIKA TIG ONUOYPAPIKES TpoonTikéS ot [epuavia. Zopemva
pe exktyunoelg tov Ivotitobtov Owovopikov Epguvav g Kolwviag, n I'eppavia

yperdletan meprocdtepes amd 380.000 véeg katokieg etnoimg puéypt to 2020. H eiopon
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npoo@Oywv otn ['eppovia emopévog €xel emmtooelg otnv ayopd kototkiag. Ot
UEYOAVTEPES YEPUAVIKEG TOAEC OVTILETOMILOVY NON ONUAVTIIKO TAEOVOOUO TNG
Otonc kot av&avouy onUaVTIKG T EVOTKLAL.

A&iler va avapepbel mwg 1 mAnBuvopokn avamtuén ot [eppovia fTov
apVNTIKY, TPAYHO 7OV onuaivel 0Tt ywpic ™ petavdotevon o minboouods Oa
pewwvotav. H kaboapr| petavactevon kab' OAn 1 Sugpkeln TV OEKOETUOV EYEL
amodetyfel modd actadng. To 2015 n I'eppavia katéypaye ™ peyalvtepn €1Gpomn
UETOVOOTAOV 0T HETAmOAEMKT oTtopio. H €£éMEn avt) meptlapPdvel movo ond 1
EKATOUUOPLO TPOGPLYES TOV TPOEPYOVTOL KVPIwG amd TN Xvpia. [ TpdTN popd ot
YEPHOVIKT| 10TOPia, Ol HETAVAGTES OO LN EVPOTUIKEG YDPEG EEMEPAGAY EKEIVOVS ATTO
mv Evpomnn. H &&éMEn avtq onuotodotel po  dopBpotiky) dokomn  Tng
dnuoypaikig eGEMENG.

Ot baby-boomers mov 0a pOdcovv ce nhikio. cuvTaS08dTNONG OTIC APYEG TOV
2020, n xopunAn yovipdtnta Kot 1 avénon tov tpocdoKipon {ong amoteAohv Adyovg
YNPOAVONGS NG YEPUAVIKNG Kowvaviag. H e£€MEn avt| Ba tpokaiéset pia dapBpwtiky,
LOKPOOIKOVOIKT]  OAAQYr] oTn  yepuavikn owovopto. H ayopd epyaciag 6Oa
avtipetoniost EAlewyn epyalopévov, WIog véov toléviov. Avtd mbavoév va
odnynoetr oe €lhewyn de&lotntov Otav 1 yeVid Twv baby-boomers apyicer va
ocvvtaglodoteital. EmmAéov, o1 mpoTiufcelg pog ynpacKousas KOWmVING OTIS AyopES
TpoidvTev Ba dapépovv amd ekelveg Tov oNUEPVOL HEGOV KatavaAiwmt. Emiong, ot
YPNUATOTUOTOTIKEG ayopég Ba TpEmEL va oYe01AG0VY VEX TPOIOdVTA OEOOUEVOL OTL £Val
peydro pépog tov mAnBvopov Ba Ppioketon oe éva onueio g {ong tov mov OBa

£00€VEL OVTL VAL ATOTOULEVEL TAL YPTLOLTE TOV.
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5. OIKONOMIKEZXZ ATAKYMANZXEIX KAI ATOPA AKINHTQN
5.1. Ewoayoyn ctovg Kvklovg g Ayopag Amv*r’rw)v15
H ayopd oxwntov, acyoleitor pe por GePE QOIVOUEVOYV, KUKAIKOD YOPOKTHPO.

2VYKEKPLUEVO, OoYOAEITOL LIE:

e 1OV KUKAO evolkioong akvtov (real estate rental cycle)

®  TOV KUKAO gmevOLGE®V (investment cycle)

® 7OV KUKAO KatookevaoTikoy Topéa (development cycle)

‘Evav amd toug 1o 0AOKANp®UEVOLS 0PIGHOVE TOV KOKAOL Tmv akwvitov (real
estate cycle) amotelel avtog Tov Royal Institution of Chartered Surveyors, o onoiog
onuootevdnke to 1994 oto “Understanding the Property Cycle”. Xdpupova pe tov
opIoUd aVTd, 01 KUKAOL TOV oKWATOV givol emavorlopupavopevol, oAAd amotelobv
AKOVOVIGTEG OLOKVUAVOEL GTO TOCOGTO TNG CLUVOMKNG 0mAd00NG OAWV TOV E0MV
aKVNT®V, Ol omoieg eivol emiong eueoveic oe TOAAOVG GAAOLG Ogikteg NG
OpacTNPOTNTAS TOV OKWNT®OV, OAAL HE TOKIAES YPOVIKEC TPOTMOPEVCELS Kl
votepnoelg (Pyhrr, Roulac, & Born, 1999).

5.1.1. Kvkhot otV Ayopd Xpiong
Ot Tapdyovieg mov TPOKOAOVV TOLG KOKAOLG GtV ayopd ypnong sivar oe peydio

Babuo6 Tomucol kat oyetriCovron pe t {Tnon Kot Ty TpocPopd yio xprion ToLv YOPOL.
Ye o O0gdoUéVY] YPOVIKY OTLYUN, Ol OPOPETIKEG OYOPEG  OVTILETOTILOVV
SlpopeTIKEG cuvONKeg Ocov agopd v avénon tov evowimv. Ot cOpupovirot
aKivnTnNg mEPOLGiag avamaploTovy TN B€om HiaG ayopds HeE Mo OOy POLLLOTIKY
napovciacn (mov ovopdletor “property clock” amd tv Jones Lang LaSalle xon
“property cycle” and v (RREEF, 2006)) tov ayopdv pe pia evdektiky Béon g
ayopds o€ GLYKEKPUEVO YpovikKd omnueio. Av kot avtd to dwypdppote dev
VIOONADVOLY 0VTE TO EMIMESO AVENONC TV TIUMV Voikiaong ovte TV kopve1| (peak)
Kol to mAdtog (amplitude) tov kOKAOL TV akWNATOV, Elvol YPNOIUOL TPOTOL
TAPOLGIOoNG TG KATELOLVONG TPOS GTNV Omoia. AVOUEVETOL VO LETOKIYNOOVV TO

pueldovtikd evoikia (Tiwari & White, 2014).

15 Tiwari P. & White M. (2014). Real Estate Finance in the New Economy. First Edition. John Wiley &
Sons, Ltd.
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Typa 5.1: Kvkhog evoikioong ayopag ypo@eiov

Korkhog g Ayopdg Axivitov

(2) Avamtogn
(growth)

(3) Meta v avamtuén
(post growth)

(DAvGakopy (4)Zvppikvedn
(recovery) i

v

Xpoévog
IInys: RREEF, Tiwari & White, 2014.

To oynua 5.1 amoterel v avamapdotocn £vog KOKAOL €volkiaong yio tnv
ayopd ypapeiov. H pdon g avakapyng yopoktpiletor amd vynid Kot petovpeva
060010 kKevav yopwv (vacancy rates) kot otabepd avéoavopevo evoikia. H @don
avanTuENG yopokTNPileTor amd YOUNAG Kot HEOVUEVO TOGOCTA KEVOV YMOP®V Kl
avéavopeva gvoikia mov vrootnpilovy TV Kataokevn véov yopov. H edon petd v
avamrtuén yopaktnpiletal amd yopunid oAAd avEavOlEVO TOGOOTE KEVOV YDPWV Kol
vynid pcBopata. H edon cvppikveoons speavifet vynid 1 av&avopeva enimedo
KEVAV YOP®V KO LEIOVUEVO EVOIKLAL.

H ayopd axwvirov Aovikng modinong €xet emiong kOkAovG (0 LWOKEINEVOG
001MY0¢ TG MaVIKNG TOANGNGS gival 1) {NTNoN TOV KATAVOAOTOV, 1 ontoia ennpedleton
amo Vv owkovopia), oA ogv elvar TOGO £vTovol OGO 01 KUKAOL ayopds Ypapeimv. XTo
oynpo 5.2 to TpdTo 0TAd10 YopakTnpileTon amd otabepd evoikio Kot OVAKOYT TV
KOTOVOAOTIKOV damavev. To dgvtepo otdoo, eivar n @don avdmrtuéng, otav To
evoiki ow&dvovror Kot LIapyEL £VIOVN KOTOVOAMTIKY damavn 1M / kot (\tnon
Mavikng toinone. Katd 1o tpito o1dd10, T0 evoikia apyilovv va otabepomolovvral
Kot M katoviioon emPpaddvetat. To T€tapto 0TAd10, EIVOL 1] PAGT AVATPOGAPLOYNC,
Kot TV omoio To evoikia elvar otabepd 1 opyiCovv vo pewwvovtor Ot

KOTavoA®TIKEG damaveg eival emiong apyég 1 petowvovton (Tiwari & White, 2014).
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Iyfna 5.2: Kokhog evoikiaong axivijtov Alavikig adineng otny Evpdan

(3) Meté v avantoin

(2) Avamroén

(4) Avompocappoyn

(1)Xt00epd
svolkia

Iy RREEF, Tiwari & White, 2014.

H 6éon tov peyblov ayopdv oKIVATOV GTOV KOKAO NG ayopds ypoaesimv
napovstaletar 610 mapakato oynua 5.3. Ta dvo poldyla deiyvouv v Kivnon tov
allov picBwong katd T StipKELD TOV KUKAOV £VOIKINGNS 0mtd TO TETAPTO TPIUNVO TOV
2009 émg to téTapTo TPipnvo Tov 2010. Mo yevikn tdon mov pmopet va, dtomiotmOel
glval OTL EVO TOL EVOIKIOL LELOVOVTOV GTIG TEPLGGOTEPES OYOPES KATA TN OEPKELD TOV

2009, ta evoikia dpyroav vo avEAvovTol 6€ TOLANYIGTOV LGES OO TIG 0LYOPEG OLTEG.

5.1.2. Kvkiotr otnv Emgvovtikny Ayopa
O1 a&ieg Tov keparaiov vrofariovrol eniong oe kKOKAOLS. Ot OepeMddELg TOPAYOVTES

kivnong tov allov kepaiaiov elvar ta avopevopeva gvoikioa kot amoddcels. H
KUKAIKT] GUUTEPLPOPA T®V EVOLKI®V (1] omoia avTikaTonTpiletol exiong 0TV KUKAKN
CUUTEPLPOPE TOV KEVAV YDpwV) TpokaAel Tig a&leg va akolovbBolv emiong Tto
KukAkd mpotumo. To oynua 5.4 deiyvel éva porol ke@alolakng a&log YPoPEOKOY
YOPOV 6TO TEAOG TOL TETAPTOL TPUNVOL Tov 2009 Kol TOL TETAPTOL TPUNVOL TOV
2010. Mia mapatipnon mov Ba pmopovoe va yivel pe v eE€tacn Tov oynuatog 5.3
Kol Tov oynuatog 5.4 eivar 0t 1 0éon g ayopdc 6to poAdt kepaAaiakng aciog
YPOPEIOKDOV YOP®V Vol MO UTPOSTH OO OTL GTO POAOL EVOIKINONG YPOPELUKADV

YOPOV.
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Tynpe 5.3: Polor evowkiaong ypagsrakav yopov (Office rental clock)

Q4 2009 Q4 2010

Toronto
Chicago, Los Angeles

Rental value | Rental values
growth slowing | falling

New York, San Francisco Rental value | Rental values
Amsterdam, Brussels growth slowing | falling \
Frankfurt, Madrid Sao Paulo —@

Rental val Rental values
” ag:’:v:: bottoming out —Singapore Rental value | Rental values — Dubai
? Paris London growth | bottoming out =
accelerating Washington, DC Hong Kong accelerating Chicago
Dubai Singapore Los Angeles
Washington, DC ;
—— Moscow ’ Shanghai Madrid
Tokyo Sydney Brussels
| : Moscow - New York, Amsterdam
y umbai San Francisco, Mumbai — __Toronto, Frankfurt
London, Sao Paulo Paris, Tokyo

Hong Kong, Sydney

ITnys: Jones Lang LaSalle, Tiwari & White, 2014.

Yyqpa 5.4: Poror kepororoxig aéiog ypaperokav yopov (Office capital value clock)
Q4 2010

Q4 2009

Capital value | Capital values
growth slowing | falling

Capital value | Capital values
growth slowing | falling

ong Kong, London
Washington, DC

Sao Paulo

New York

ingaport San Francisco
Chicago, Toronto

Madrid Moscow

Frankfurt Los Angeles, Singap G,
Chicago, Brussels, Mumbai, Tokyo ans

Toronto, Los Angeles, Amsterdam

Capital value | Capital values
growth | bottoming out
accelerating

Capital value | Capital values
growth | bottoming out
accelerating

London

whangha

ong Kong
Moscow:
Washington, DC

Sao Paulo_ |
Paris, ©

New York, San Francisco

——Brussels, Madrid

Aum

ney, 10Ky
Frankfurt
Amsterdam

IInysy: Jones Lang LaSalle, Tiwari & White, 2014.

H andéxhiion avt) opeidetar 610 0T 01 KeQoAookég agieg dStopopeOVOVTAL e
Baon Ttig mpocdokieg yw Ta evoikia. To pioBopoata petotpémovion oe  adieg
KEPAAAIOV YPNGLOTOLDVTOG THV £VVOold TG Tapovcag atiog:

E(R)
V j—

[
omov V givar M keparokn aéio, R 1o gvoikio kat I to mpoeEoAntikd emtokio. H
vrdbeon elvar 611t 10 R elvar otabepd oto dmvekéc. Edv vmotebel 6tL T evoikia
avédvovtal pe pubpod g, o TPONYOLLEVOS TOTTOC UTOPEL VOL YPOQEL:
E(R) E(R)
V = . —_— —
tL=g y

omov Y gival n apyikn amddoon (yield).
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2NV EKTIUNOT TV  TEPLOVGLOKAOV GOTOVEI®V aKivnIng mEPLOLGIAG, M
«mpocdokioy avtuetomiletar paAlov paydaia. Evd to onuepvo gvoikio Aappdveton
o E (R), ot apywésg omododoelg mpoootopilovtor pe Pdon Tic amoddceEls TV
GLYKPIGIU®OV CUVOAAAYDV TTOL £Y0VV TPOCcEUTO TPayotonombel. Onwg eaivetal 6To
odypappo 5.1 yia Tic ayopés ypopeloakmv yopmv otn Avtikny Evp®dnn, ot amoddcelg
etvon emiong kvkhkég (Tiwari & White, 2014).

Awaypoppa 5.1 Ztafpiopévn amddoon ayopag YpoeeloKk®v ydpov oty Avtiki) Evponn

6.50
6.00 —

5.50 — \
5.00

4.50

4.00
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

Inyn: Jones Lang LaSalle, Tiwari & White, 2014.

5.1.3. Kvkiotr 6tnv Ayopd Kataockevaostiko) Topéa
H Bopnyavio. tov katackevootikod topéo (development industry) sivar emiong

KUKAMKNG QOGEMS, KOOMG 01 OUTIES TNG VENS KOTOOKEVAOTIKNG OpacTnpldtTnTog ivot 1
{fon mov Eemepva TV (OVELAGTIKY]) TPOGPOPA GTNV ayopd xpnong (avéavovtag ta
EVOIKLOL KO PLELDVOVTOG TOVG KEVOVS YMPOVS) Kot 0l avEAVOUEVES KEQUAOKES a&ieg
(mov onuaivel petodueveg amoddoeis-yields).

H xotoackevaotikn dpactnpiotnta apyilet 0tav ot kepoiowokés oieg eivor
peyoAvtepeg and to kdéotog avamtvéng (development cost). Ouwc, dev eivor edkoro
va ekTunBodv ek TV TPOTEP®V OVTE TO KOGTOG OVTE Ol TWEG KepaAaiov. [
TAPAdELY O, Ol KOBLGTEPNOELS OTIG OKOOOMIKES Adeleg (planning permissions) 1 ot
Kabvotepnoelg ot Kataokevég (construction hold-ups), e€autiog anpofrentwv
TEPPOALOVTIKOV Kol YEOAOYIKOV TpofAnudtmv, umopel va avéfcovy 10 KOGTOG
avamTuEngG.

EmmAéov, ot kataokevéc mpocHBétovv ota véa omobépato peTd omd o
votépnon (lag). O McCartney, (2008) mopovcidler otoyeio yioo Tovg KOKAOVG
KOTOOKEVAOTIKOD TOUED GTNV ayopd ypoesiov tov AovPAivov (Sidypappa 5.2).

AWmOTOVEL OTL VIAPYEL YPOVIKT VOTEPNOT €VOG £TOVG UETOED OMOMEPATMOONG KO

aTOPPOPNONG.
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H xvxhxn coumepoopd Tmv eVoikimv, TV amod0CEMY Kol TS VEUS TPOSPOPAS
amotedel PaciKO YOPAKTNPIOTIKO TOV Ooyop®dV oKvATOV. O1 VOTEPNOEIS KOl Ol
npomopevoelg Twv kKokAwv (leads and lags) kabmg emiong kot ot dtpopot eEmyeveig
Kol €VOOYEVElG TOpdyovieg TOV TOLG TPOKOAOVLV gival ovyvd O0oKOAO va
poPAePBOVV. AVTO €xel G AMOTELEGLOL O1 TPOGOOKIEG TOV EMEVIVTAOV / EKTIUNTOV /
KOTOOKELOOTMV GYETIKA [E To. LEAAOVTIKA evoiKia, TIC amodooelg Kal T {ftnon yo
y®po va Pacilovtor oe maperbovoeg mAnpopopies. Ot mpocdokiec mov Pacilovtal oe
TapelBovceg TANPOPOpieg Umopel vor 0dNYNCOVY GE VIEPTIUNGELS 1) VITOTIUNCELS TOV
TEPLOVOIOKAOV GTOLYEI®V, KOOGS avtd B pmropovoay vo, amokAvouy oNUavVTIKd amd
T1G eyyevelg aleg tov meplovoak®v otoryeiowv. Edv vrapyet onpavtiky andxkiion amd
TIG €YYeVelg TWES, avtd pmopel va 0dnynoet oe e£0cBevnUEVOLG KOKAOLS KoL TTOAD
vynA petafintomra (povokes | KOKAOL ovodov-kabodov) (Tiwari & White, 2014).

Awdypappa 5.2: AToTEPATAOGELS KL ATOPPOPNGT] YPUPELLKAV YDOP®V 6T0 AovPrivo
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Inys: McCartney, 2007, Tiwari & White, 2014.

O tpotomdpotl mov Eekivnoav T HEAETN OYETIKA He emevOVCELS GE axivnTa

AVTILETOMIOOV dVGKOAES e€antiog TV EAMTOV oTtafep®dV dedOUEVOV. AVTO Elye ®C
QMOTEALECLLOL, 1] CLYKEVTIPMOOT KOl 1 EpuNVveia TV ded0UEVOV VO SLOUOPPADOCOLVY £val
peydro pépog g epevvntikng toug atlévtag. Eivan emiong agloonueioto to yeyovog
OTL NYETIKEG PLOLoYVOuieG oty Tpwtomopia, onwg o Homer Hoyt kot o Clarence
Long otig Hvopéveg ToAteleg, mapeiyov Tig 10€€¢ TOVG Yo T HOVAOIKY) QUGN TNG
KUKMKOTNTOG TOV OKWVATOV TOGO a0 TNV EMOYYEALOTIKY] TOLG GLUUETOYN OTOV
KAAO0 TV oKVATOV, GO KOl oo TNV KOO UATKT TOVG EUmELPiaL.

Ot TpdTEG PEAETEG EVIOMIGOV WIKPNG KOl UEYAANG O18PKENG OUKOSOUIKOVGS
kOklovg (building cycles) otovg TEPIGGHTEPOVS TOUEIG NG KOTOOKEVAGTIKNG

dpaoTNPLOTNTAG, KL EMIONG onpeimcay Ot o1 &V AdY®m KUKAOL EKONAMVOVTOL KOl GE
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GALEC TTUYES TNG AYOPAS OKVITAOV, OO GTA TOGOGTA KEVOV YDPWV, OTIS TULES YNG
KOl OTO EVOIKLOL TOV OKWVRTOV. ATO TV apyr], 0l GOVTOUNG OIIPKELNG KUKAOL GTOV
TOpéDl  KOTAOKELOV  oKWwNTeov  Osopndnkov e ekdNA®on  TOL  YEVIKOD
EMUEPTLOTIKOD KUKAOVL, €V Ol HeYEANG OdpKewg KOKAOL cuvdédnkov pe Tig
OLOKVUAVOELG HEYOANG OLAPKELNG OTNV OIKOVOMIKY OvATTTULEN, TTov elyav evtomoOel
amo tovg Kuznets kot Burns.

Mo autiddng €ENynom Yo TG SIOKVIAVOELG GTNV KOTAGKELT OKIVITOV OpYIKA
npocdlopicOnke ot oyxéon MHETaED NG OKOVOUIKNG avdmtuéng, g advénong tov
TANOLGLOV KOl TOV ETEVOVCENDV GTOV TOUEN TOV KATACKEV®V. APKETOL TIGTELOV TMG
g amotoun avénon g owovopikng avantuéng Oo cvvemayodtov pio. adENGN TOLv
TnBvopov péow petavaotevong (in-migration), TOV PE TN GEPE TNG TPOKOAEL Lo
EKPNKTIKN avEnom o1l enevovoelg mov oyetiCovion pe mAnbucpokd peyéom
(population-sensitive investment), 1510iTEPO GTNV KOTOOKELT TOV KATOIKIOV KOl TOV
vrodopav. Katd ) didpkeia g dekaetiog tov 1960, £ytve amodektd OtL éva Hovtéro
nov Paciletar otn petavdotevon dev Ba pmopovce TALOV va yxpnoomoindel yio va
eEnynoetl tov peydAng dtdpkelag KOKAO TOV KOTOUGKELAGTIKOD TOUEN TV OKLVITMV.
[Ipocoyn d0OnKe ot evooyevelg O100KOGIEG TPOGOPUOYNG TOL KEPOUANLOKOV
amobépatog otig omoieg Paciloviar ol emevdvoelg o avéyepon owodoudmv (Barras,

2009).

5.2. Epmaipikég Meréteg
Ot mpOTOTOPOL NG EPELVOC GYETIKA HE TOV KUKAO OVEYEPONG OWKOOOUMDV MNTOV

vepuovol peremtéc ota €A tov 190V KAl GTIG APYES TOL EKOGTOV OLDVO.
Atepebhvnoav Vv Topeia TG AOTIKNG AVATTLUENG KATOIWV YEPUAVIKOV TOAEWV, od TO.
péoo tov 18% awvva éwg tov Ilpdto IMaykoopo IIoAepo. Mepikée omd TG
onuavtikotepeg peéteg oy tov Reich (1912), o omoiog e€étooe v avantuén Tov
BepoAivov peta&d 1840 kar 1910 kon avt) tov Mangoldt (1907) o omoiog cuvétage
po yevikn meprypaen g owdikaciog mov Paciletor otov KOKAO NG OOTIKNG
aVATTUENG.

H mpht perém mepintoong tov KOKAOL TOV KOTOOKEVOGTIKOD TOUEN
npoypoatonomdnke ot Bpetavia and tov Spensley (1918), o omoiog diékpive V0
KOKAOVG avéyepong katowkudv (house-building cycles) oto Aovdivo, petald 1871 ko
1916. Tloapatypnoe v Vmopén avtiotpopne oxéong HETOED TOV  EMTEI®V
KOTOOKEVTG KOTOIKIMV Kot TV Kevav katowkiov (vacant dwellings). Tnv avtictpoen
VT GYECT, UE YPOVIKN LOTEPNOMN €VOC £TOVG, TAPATNPNCE TNV 1010 TEPIOO0 OTN
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MoaokoPfn kot o Cairncross (1934) n omoion mpoKOAEiTOL OO TIG KIVAGELS TOV
evowkiov. Katd 1n Otbpkeld piog OwKOvoulkng avinong, 1000 1 avénon Tov
mnBuopod 660 Kot M oOENoN TOV EGOIMNUATOV TGOV VOIKOKLPIOV TOVMOVOLV TN
{tnom Yo KOTOoKies, HELDMVOVTOG TOLG KEVOUG YDPOVG Kol ovEAVOVTOS T EVOIKLL Kl
€161 TPOKOAOVV U0 0OENGT OTOV TOUEN KOTOOKELNG OKIVATOV 1) ool Umopel va
evioyvOel e o dlevpopévn Topoyn EOMVOV TOTOCEMV. ZVYKEKPIUEVA, EMIGTLOVE
OTL 1 oYéomn UETOED TOV EMYEIPTUOTIKOD KUKAOL KOl TOV EMTESMV TNG AVEYEPONG
KOTOWKIOV Aertovpyel pEC® NG HeTavAoTevong: katd tn odpkeln T TePLOSOV
avOnong Tov Propnyoavikod Topa T TOANG, LENONKE 1 LETOVAGTEVGT), EVIGYVOVTOG
™ {\tnom yo KoTolkies.

O Shannon (1934) katackevace évo deiktn €0VIKNAG mapaymyYNg ToVPA®V 6TV
AyyMo peta&d 1785 ko 1849 amokoAdmroviag TE00EPIS PEYOAOLS KOKAOVLS Kot
amodidovtog pa péom mepiodo mepimov 16 etdv. H xukAikn tdon g 0tKodopIKNG
dpacTnNpOTNTag aKoAoVONGE oe peydAo PBabud v adénon tov mANOLGHOV, TOL
evepyel ¢ pokpoxpovie Kwvnmthple dvvapn g {RTNong KOToKIMV, VM 1
KUKAIKOTNTO TOV OKIVTOV aKOAOVONGE GTEVA TNV avTIGTPOPT Kivnon ToV ETToKimy,
ov evepyel oG Pactkdc TPOGOOPIOTIKOS TOPBEYOVTOS TNG TOPOYNG YPNULATOOOTNONG
Y10 KATOGKEVEC.

O Bowley (1966), Osdpnoe 0t1 dev vIpye pio LOVo artio yio Ty oxéon peta&y
TOV YEVIKOD EMYEPNUOTIKOD KOKAOL Kot TOL KOKAOL KOTOGKELNG KOTOIKIADV,
dedopévou 0Tt 1 BeTiKY| eMdpOOT) TOV YOUNADV EMITOKIMV GTA KOTAGKEVACTIKO KOGTN
Kot T OdpKELD, TNG OIKOVOUIKNG dvompayiog (depression) étewve va avtiotaduiost
TNV OpVNTIKY €MOPOCN TOV VOIKOKLPIOV HE HElopéva glcodnpate otn {nmmon
KOTOWKUDV.

H opepucovikn €pevva oyetikd pe Toug KOKAOVG TOV oKtV EeKivnoe omd
NV TPOTOTOPLOKT| HEAETN TTepinTwong Tov Hoyt oto Xikdyo “One Hundred Years of
Land Values”. Xvykévipmoe otoryeio. 0yopontmAnclodv yng oto Zikayo peto&d 1830
Ko 1933, mpokeyévou va dmpovpyndel évag deiktng a&iag g yng mov Ba pmopovoe
Vo EpUNVEDGEL TOGO TNV vodo OGO KOl TN OLOKVUOVGT TOV TIH®V, KOOGS 1 TOAN TO
1830, amd éva ywplovddkt pe EdAves KahOPeg avamtdybnke ce €va TOAEOSOUKO
ovyKkpOTHO pe TAnbvoud 3,4 exatoppvpa to 1930 (Hoyt, 1933:3). Xpnowonoince
TO OEIKTN OVTO TPOKEEVOD VO GUGYETIGEL TNV OVATTLEN TNG TOANG HE TNV avéEnom

Tov 7ANOLGHOD KOl HE TNV KOTOOKELY] TOV KINPWOKOV omodepdtov g,
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ATOOEIKVVOVTAG OTL 1] TPOYLE OVATTLENG TNG lxe onuadevbel amd po oelpd Eviovemv
OIKOVOUIKAOV 0VONGE®Y Kol VOEGE®V OTNV ayopd YNG Kol OTNV  OIKOOOWUIKT
dpaoctnpota. O KOKAOG TOV KOTOGKELOGTIKOL TOUEN YPMollomombnke yio va
dwpécel v otopior avAmTuENG TG TOANG o€ ol okoAovBia emoydv, pe v kdbe
OlKOVOUIKY] avOnom va oyetiletal ite pe v emidpoacn UG VEOS LOPPNG VITOOOUMDY
UETOQPOPOV N UE VEEC TEYVOAOYIEC KOTOOKELNC OKWNT®V, N OAM®G pe emyevn
yeyovota Ommg elval o TOAENOG.

Metd v otopikn avdAivon tov, o Hoyt mpocépepe PEPIKEC GUUTEPACUOTIKES
OKEYELS Y10, TO TG AElTovpyel 0 KOKAOG TV akivitov. Evd 1 otabepr avénon tov
mnBovopod kot M Popnyavomoinon amotelobv  BepueMdOEC TaphyovTeEG TNG
HaKpompOBeoung avENoNG TG OKOJOUIKNG OpacTNPLlOTNTOS, TO £VOLGHO Yo, KAOE
O1KOOO KT €kpNEN etvar GLVABOE L OVAKOLYT TOV ETLXEPTLATIKOV GLVONKAOV TOV
EMTAYVVEL TNV aVENCT TOV TANBLGHOV EatTiog TV VEOV EVKOPIOV Kot Onpovpyel
pia 51a0eon a1s10d0&i0g TOV EVIGYVEL TIG LEALOVTIKEG TTPOGOOKIES Yo TNV AVATTVE).
Tétoteg mepiodot a1c1060Ei0G TPOEKLY AV KOTA TN SLAPKEL TNG TEPLOSOV PETE amd TIG
KATOOKEVEG OPOYOV KOl GLONPOOPOUMOV KOl KOTO TN OWIPKEW TOV OIKOVOUIK®OV
cvvenel®v petd tov Epgoio Ioiepo kot tov [pwto [aykodouo T1oAepo.

Youpovo pe tov Hoyt (1933) kébe avénon tov minbuopod avédver t {itnon
Y10, KATOIKIEG KO VTTOJOWES, ONUIOVPYADVTOS i ToElo adENOT TOV EVOIKI®V KOl TOV
TILADV YL0L TO VPIGTAUEVE KTIPLOL TOL UE TN GEPd TG dnpovpyet o ékpnén otnv
ayopl yNg Kol OTNV KOTOOKELOOTIKN Opaoctnpudtnra. O ocvvovacuds TtV
VREPPOAMKADV TPOGOOKIDV OVATTUENG KOl TNG ApOovNGg TPOcPOPES TICTOCEWV GE
TEPLOOOVS gunuepiag, ot GLVEXELD, 00NYElL G€ LITEPOKOOOUNGT. AvTtd akolovBeital
amd o mepiodo VPEONS TG KATAGKEVOCTIKNG OpAcTNPOTNTAG 1 omoie pmopel va
evioyvBel pe acBevéotepn owovopkn kot wAnfoopiokny avamtuén, TPoKOADVTAG
peiwon otig agieg yng Kol akviTev, ovénon oIy TopoyN TIOTOCENMY, 0ENCT OTIG
KATOOYEGES VTOONKAOV Kot PEIOT GTNV aVATTVEN TG OWKOOOMKNG dPAGTNPLOTNTOS
00N YMOVTOG GE U0, EIKOVIKT] GTOGILOTNTO.

Mo devtepn peAétn mepimtwong, mov aeopovoe TG Hvopéveg TloMreieg,
npaypoatonomdnke amd tov Long (1936), o onoiog eEétace v 1otopikn €EEMEN Tov
Movydtov petald 1868 wor 1934, ypnowwonoldviog Tig afie TV OKWVNT®OV TOV
EMPOKELTO VO KOTACKELACHOVV o€ TEVTE YWPIoTEG YPNoElg (Katowiog, ypapeiwy,

Movik®V ToANcewv, Bopnyovikés kot Eevodoyelakés). Evtomoe 000 tomoug KikAmv
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otV owodouky opactnpotnta. I[lapdio mov evtomicOnkav peydaing oldpkelog
KOKAOL e g tepiodo 15-20 etmv, mapouolol pe eketvoug mov Ppédnkav oe AALEG
EUTEPIKEG PEAETEG TNG EMOYNG, PAVNKAY Vo GLVIVALOVTOL GE O EVTOVO LOKPOYPOVIQ
kopata 30-40 ypovev. Ymp&e vynidg Pabuog cuyypoviopol tov pakpds didpketog
KOKA®V HETAED TV dpopmv touémv, pe eaipeon o Plopmyovikd Kmplo, Kot
YEVIKG KiviOnkov aveaptnto amd ToV EMYEPTUATIKO KOKAO, eKTOG amd TNV TePiodo
cofopav veécemv (recessions). Ot oOVTOUOL KOUKAOL £TEWVAV VO €(OLV TTAPOLOLO
unikog (6-7 £€m), ahAd moAd peyaAdtepo €bpoc (5-6 @opéc peyaddtepo), amd Tov
Tomkd KOKAO NG Prounyovikng dpaotnprotntog tov National Bureau of Economic
Research.

Y& avtifeon pe TovV pEYAANG JlapKElNg KOKAO, O UIKPNG O1ApKEWG KOKAOG
TAPOVGIOGE GAPT) GLVTOVIGHO» LE TOV KOKAO TNG PLOopnyavikng dpactnplotntog Kot
aKOUT UEYOADTEPO GULVTOVIGUO HE TOV KUKAO TOV TIUOV TOV UETOY®OV TOL
Brounyavucov topéa (industrial stock prices). Zvvdvdlovtag Tovg d00 THTOLG KOKAOL
OIKOOOMIKNG dpacTNPOTNTAG, TPOEKVYE O YEVIKY] GY€om Omov Ol Topel pe Tov
VYNAOTEPO 6TBEPS PLOUO avATTLENG GTNV OWKodoMKT dpactnprotnTa (Eevodoyeia,
ypagelokol ympot kot Prounyoaviec) mapovoiolav HAKPOYPOVIOUSG KOl GUVTOUOVG
KOKAOLG pe TN peyaAvTepn HeTafANTOTTO.

Ot apepwcovikés perétec KOKA®V OWKOOOUKNG OpaCGTNPOTNTOS G €6VIK
eminedo Eexivnoav pe tov Riggleman (1933). Anpodpynoce éva deiktm évapéng
OKOOOU®V (eKTOG KaTaoKEL®OV VITodounc) yio T Hvouéveg IMoMreleg petald 1875
ko 1932, ypnoporoimvtog v a&io TV 0IKOOOUK®OV OOV ToV £KOId0VTOL GE £vav
av&ovopevo apBpd toéiemv puéypt 1o 1900 kan og éva cuvey€g 6HVOAO 52 TOLewV 61N
ocuvéyele. O deiktng mpoékvye omd oileg otabepdv TIMOV OVl KOTOKO Kot
ekephobnke w¢ mocooTiaieg amokiioelg yopw amd pia ypouukn téon (linear trend).
EvtomicOnkov 1peig kOKAOL KOTOOKELNG OKWNATOV HEYOANG OldpKelng, HE TIG
HIKPOTEPEG KUKAKEG KIVIOGELG TOV KUKAOL EMLYEPNUOTIKOD KUKAOL Vo, VtepTiBevTan
og kéBe kOKAo peyding duapketag. Ot peydAng dibpkelag KOKAOL elyav HEGO YPOVIKO
owotnua 18 etdv ko mAdTog 2-3 opég HeYOADTEPO OO TOVG UIKPOVG KUKAOVS. O
Riggleman ev cuveyeia emékteve 1o deikTn TOL Yo Vo KaADWeL Ty mepiodo 1830-
1933 ot mepiédafe péxpt 65 moOAels. X cuvéxewn mpoodopicOnkay €€ peyding
dupkelog kKOKAOL, evd M péon mepiodog mopipeve 18 ypovia. O Newman (1935)

oeényaye pa TopOUoLo ACKN oY XPNOUYLOTOLOVTOS dEGOUEVE, OIKOOOUIKNG GOELNG Y1l

94



17 morerg ko mopryaye ta idwo amoteléopata. AANEG TPOLEG OUEPIKOVIKES LEAETEC
nov avaeéptnkav ard tovg Warren & Frank (1937), anédmoav peydAovg KOKAOLG
01KOOOUN OGNS TAPOUOLOV UNKOVG, TAATOVG KOt YPOVIGLLOD.

Metd ) pelétn mepintwong tov Mavydrtav, o Long (1939) cvupeteiye eniong
OTNV KOTOOKELN €OVIKMOV OEIKTOV TNG OUEPIKOVIKIG OUKOOOUIKNG OpAcTNPIOTNTOS.
2uykévipmoe €Nola. ototyeion Yo Tov aptBpd Kot v aglo TV OIKICTIKOV Kol U
OIKIGTIK®V OKIVATOV TOV GULUTEPIANPONKAY 0TO GYEJ0 TOL KOTATEOMKOV 1| OTIC
Goeleg mov ekdoONKay petaly 1856 kot 1935 v évav avéavouevo aplfud kuplmv
TOLEWV GE OAOKANPN TN Y0P, POdvovTac cuVoALKA 29 yia To dgiktn aplBumv Kot 27
YL TO OEIKTN TIUADV. ZOUG®VOE UE TNV TPONYOLUEVN UEAETN TEPITTOONG TOL ElxE
TPOYUOTOTOWOEL,  EVIOMIGE  €VOV  UEYAANG  OlBpKEWS KOKAO  OIKOOOMIKNG
dpaoctnplontag o€ €Bviko eminedo, pe PEGo ypovikd ddotnua 18-19 £t kot yo Tovg
d00 TOTOVG KOTACKEVMV, ALY LE TN CEOJIPHTNTA TOV SOKVUAVOEMY TOV OIKIGTIKOV
Topéa va, €lvar dV0 POPEG IoYVPATEPT A0 EKEIVI TOV UN OIKIGTIKOV okvitwv. Omov
VINPYE avTioTolyio HeTAED TV KUKAMY OIKOJOMIKNG OpaCTNPIOTNTOC KOl TNG YEVIKNG
EMYEPNUOTIKNG OPAGTNPLOTNTOC, 1| OWKOdOUN ST 0dnynoe e vVeeor (downturn) Ady®
TOV EMTOYLVTN KOl TOPEUEIVE VOTEPOLUEVT] AOY®D NG LREPPOMKNG £KTOONG TMOV
KEVOV KTNPIOV Kol TOV YPOVIKOV DOTEPNGEMV Y10l TN ONUIOVPYIiN VEOV AKIVATOV.

‘Eva ypovo apyotepa, o Long dnpocievoe to Building Cycles and the Theory of
Investment (1940), ™ dgbtepn onpavtikn GVUPOAN GTOV KAVOVO TOV OKOOOUKOD
KOKAOL petd ™ perétn mepintwong tov Hoyt oto Xikdyo. H egumepikr| avéivon
EMEKTEIVE TNV TPOGEYYIOT OV avarmtHydnke oe mponyovueva apdpa (Long 1936,
1939). Emikevipmbnke apyikd o©T10 MKPHG OAPKENG OIKOSOMIKO KOKAO Kot
GLYKEVTIPMOOE €VO. GUVOAMKO UNVicio JelKTN OKOSOUMV Y10l TIG OUEPIKOVIKEG TOAELS
peta&y 1868 wor 1940. H épevva avty amokdAvye €vo cOvtopo KOKAO pe péon
oldpkelo HOMG 4 €1, 0 0mOi0g GUVETINTE UE TIG KIVGELS OTO YEVIKO EMLYELPNUOTIKO
KOKkho tov Hvopévov TloMteidv, oAdd mapovsiole mo €vioveg daxvudvoels. Agv
Bpnke cLoYETIGUO HETOED TOV SIOKLVUAVOEDV TOL HKPNG OEPKELNS OIKOOOUIKOV
KOUKAOD KOl T®V KIVIIGEMV GTO KOGTOG KOTAOKEVNC N oTo emtoKia. 261060, vanpée
WOYVPN OCLOYETION UE TS OWIKLUAVOELS TOV TIUOV TOV UETOXDV, Ol omoiec Oa
UTOPOVGOV VO, VITOONAMGOVY TNV EMIOPACT] TNG OLOKDUOVONG TNG EMLXEPTLLOTIKNG

EUTIGTOCVVNG GTIV OIKOOOUIKT OpOsTNPLOTNTO.
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Meletdvtag TOug HeYOANG Odpkelng KOKAovg, o Long ypnoyomoince tovg
gtnolovg dcikteg moootntog kot afiog (quantity and value indices) yio owioTikd Kot
UN OWKIGTIKG okivnta Tov eiye mapovoildost mponyovuéveog (Long, 1939) o
npocébece évav mo avolutikd deiktn a&log mov dékpive mévte TOHMOVS KTNPimV
(avegaptnreg Kotowkiec, mMOALKATOIKIEG, ONUOCLA, WOIWTIKA U1 OIKIOTIKG oKivnTa,
petotpeppévo kmpta). Ta evpuotd Tov Tapéuevay ta oo Evag LEYIANG SLapKELG
O1KOOO KOG KOKAOG pe mepiodo pikpotepn tov 20 etdv epeovicOnke oe GAOVG TOVG
topeic ktpiowv oe dheg TIg TOAELS, TOPOVSIALOVTOG TOAD TO EVTOVES SLOKLUAVOELG
amd eKEIVEG TOV LUKPNG SLAPKELNG KUKAOV TTAV® amd avtdv. Ot petaforés étetvay va
00MNYOUV VEEC KOTOOKEVEG, AOY® KPOTEPMOV KOBLOTEPNGE®VY, €V Ol OMNUOCLES
KOTOOKEVEG ETEWVOV VO, KOOVOTEPOUV TIC 1OUMTIKEG KOTOOKEVEG, MOAVAOS AdY®
EMAenynG KEPSOOKOTIKNG dpacTnploTNTaS. QoT000, VINPEE Evag eKTANKTIKOS Babudg
GLYYPOVIGLOV UETOED T®MV UEYAANG OdpKelng KOKA®MV GE VEEG KOTUOKEVEG OTIS
duapopeg morels. Aomictmaoe 0Tl 0 KOUKAOG yivetatr OAO Kot o €VTOVOG LLE TNV TEPOS0
TOV YXPOVOL, YEYOVOC TOL amodideTol otV oLENUEVT KEPOOOKOTIKY OvATTLEN
(development) g amotélecpa g oENUEVNC XPNUATOSOTNONG UEC® JAVEI®V GTOV

KAGdo (Barras, 2009).

5.3. Ozopntikéc [IpoomTikég
APKETEC OO TIC TPOIUES EUTEIPIKES UEAETES €lyov avayvVEOPIGEL dVO KUKAOVG GTOV

KOTOOKELOOTIKO TOREN: VOGS EVTOVOG HEYAANG Oldpkelag KOKAOG pe péon dldpKeln
peta&y 15 kou 20 €t otov omoio vreptiBeton £va cUVTOHOG KOUKAOG, HE €vo HEGO
punkog mov Kvpaivetol petald 4 ko 7 €. O pikpng StapKeEG OtKOSOUIKOS KOKAOG
QAVNKE VO cLYYPOVILETAL GTEVA LE TO YEVIKO EMYEIPNUOTIKO KUKAO, OVTOVOKADVTOG
Vv €MiOPaACT TOV €VPHTEP®Y SOKVUAVOEDV TNG OIKOVOULKTG OpacTnNPLOTTOS TOGO
ot {Non Yo KTPLo, EVEPYMVTOG HEGH TNG OENONG TOV EIGOOMUAT®V, OGO Kol
GTNV TPOCPOPA TOVG, EVEPYAVTAS LEGM TNG O10OEGIUATNTAS TOV TGTAOCEWV. 26THGO0,
0 UEYAANG O1dpKelng KOKAOG TOV KOTAGKELAGTIKOD TOUEN QAVINKE Vo, €ivol GYETIKA
aLTOVOHOG KL €Tol OV givan capég eav Ba mpémel va Bewpndel wg éva aveEaptnro
QOIVOHEVO M| ™G Mo EKONAMON TOV YEVIKOTEPMV OIKOVOUIKDOV OIOKVLAVGEMY
UEYOAVTEPTG SLAPKELONG GE GYECT LE TOV EMYEIPNULATIKO KUKAO.

O Abramovitz ftav évag amd TOVG HEYOAOVG TPMOTOMOPOVS TWV HEYAANG
olapkelag dakvpdvoewv o omoiog vEPare apykd Eva Bempntikd TAOIGLO Yo vo
eEnynoet m dddoon TV PEYOANG OdpKELNG KOKAWY GTOV KOTOOKEVOOTIKO TOUEN

OWKIOTIK®OV akwvntov. [Ipocdidpice Ti1g 1daitepec MTVYEG NG GLUTEPLPOPES NG
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ayopdac KOTOIKIOG TOL KAVOLV TIG HEYOANG SLOPKELNS SLOKVILAVGELS GTNV OKOOOUIKY|

dpactnplomta Wiaitepa evpetaPinteg (Abramovitz, 1961):

1.

H {fmon yw véeg xatotkieg mpoépyeton omd 11§ avENcELS Tov TANBVGLOY
KOl TNV OVTIKOTAGTOOT] TOV TOPOYNUEVOL amoBELaTog, Kot etvat ot oAAyEG
610 pLOUd aénong tov TANOBLVGHOV KATA TN SIOPKEWD OGS OUKOVOULKNG
SlKOHOVONG HEYAANG ObpKELNG TTOL TTapPEXEL TNV KOpla eEmyevi dOnon,
TPOKOADVTOG OlOKVUAVGELS OTOV  KOTOUGKELOOTIKO TOUEN OIKIGTIKOV
OKIVITOV.

H ypovikn votépnon 6Tov KOTOoKEVAOTIKO TOUEN HETOED TV UETAPOADY
™mg {fTong Kol TG amonePATMONG TOV VEOV KATOIKIOV TOV OMNUIOVPYEL
Lo TAGT Yo TIG KOTAGKEVEG VoL btepPaivouv 1) va voleimovat Tov opiov,
avdroyo pe Tic petaforéc g {ftnomg, v 1 otabepdtnrta (StdpKeLr) ToOv
amOOELATOG TOV KATOKIDV EVICYVEL TO OMOTEAEGO TOV ETITOYVVIY YO TN
onpovpyio dStakvpdvee®v W10HTEPO LEYEANG SIOPKELS.

H afePardomra oyetikd pe 1o péyebog tov mbavav petaforomv g {ntnong
KOl TNG OVTOY®VIOTIKAG TPOCPOPAS, GE GLUVOLOCUO UE TNV OTEA
TANPOEOPNON TNG Oyopds Yo TO €VOIKloL Kol TIG TIES, odnyel Tovg
katookevaotés (developers) oto oynupotiond aféfoiov Tpocdokidv Tov
pumopel vo. EVIGYOCOVV TEPALTEP® TIC OLOKVUAVGEIS GTNV  OIKOOOWIKY|
dpacTnpLOTNTA.

To yauniotepo 6pro g undevikng katackevng (lower bound threshold of
zero construction) weptlopilet TNV KAy T0L KOKAOV, HECH CVOGTOANG KAOE
peioong oto puBuoTikd amdbepa TV Kevav yopwv otav 1 {non
HELDOVETOL, KOl aLTO TOPATEIVEL TOV KOKAO KaBLoTEPDOVTAG TNV OVTOTOKPIoN
™G TPOGSPOPAC, OTav av&dvetal 1) (NTnom 6T AN TNG AVAKOUYNG.

H mpooceopd ¢Onvov motdcemv teivel vo evioyber v €vtaon g
KEPOOGKOTIKNG OKOJOUIKTG OpacTnplOTNTAS KOTA TIC TEPLOd0VS dvOnong,

EVOD 01 AVGTNPATEPOL OPOL SAVEIGUOD EMOELVAOVOLV TNV ETOKOA0LON VpeoT.

Mo eVOALOKTIKY] Be@pNTIKY] TPOCEYYIOT OvVOYVOPLGE TOV UEYOAO KOKAO TNG

OIKOOOUIKNG OpacTNPLOTNTOS MG £VOV OVTOVOUO OKOVOUIKO KOKAO omd poévo Tov,

TPl o, EKONAMOT HEYOANS TEPLOd0L dStakOpHavons. g TPp®TOTOPOG OLTHG NG

npocéyyione, o Long (1940) tomoBétnce v eumelpikn diepevvnomn Tov KOKAOL TNg
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OIKOOOUIKNG OpacTNPLOTNTOG HECH GE £VOL EVVOIOA0YIKO TANiG1o ov Kabopiletor amd

TPELS TTVYEG TNG Bewplag EmeEVOVLGEDV:

1.

O oymuatiopds ™g svvadpototikng {fnong yio 0Aa ta kmptoa kabopiletat
ue Baon v Tun ) T KGoTN YPHoE®S (OCCUpancy costs), to el TV
VIOYNPL®V KOTOIK®MV KOL TN GYETIKY] EAACTIKOTNTA TIUNG KOl EIGOONUATOG
g {Ntong tovc. H oyéon tov emtoyuvty pe Tig aAlayég 6To eminedo g
OIKOVOUIKNG OpOCTNPLOTNTOS KOl HE TOV OYKO TOV VEOV OLKOSOUMV
onpoaivel 6t véa {nnon yia axivnra teivel va elval 1d1oitepa EAOCTIKN G
0, TL aPopa To €1660MuUa o€ Bpayvrpobeso opilovia, TOLAGYICTOV £VTOG
TV opiov mov kabopilovtal amd 10 onueio PUNOEVIKNG KOTAGKEVOGTIKNG
OpPACTNPLOTNTOG KO TATPOVS TOPAYDYIKNG IKOVOTNTOGS.

Ao Vv TAevpd TS TPOGPOPAS, TO KIVIITPO Yl ETEVOLGT GTNV KOTAGKELT
véov xmpiov mpocsdiopiletoar amd ™ oyéon peta&d TOL  KOGTOVG
KOTOOKELNG KOl TNG TOpovcos oa&iag TV avapeEVOUEVOV UEAAOVTIKOV
evolkiov mov emtpénel v andoPeon (depreciation). Ot afefordtnteg mov
avTILETOTILOVY Ol EMEVOLTEG, KOTA TN ANYN OLTAOV TOV OTOPAGE®MV Yo
kéBe tOmo dwprovg ayabov, cvvumoloyilovior otnv mEPITTOON TOV
kmpiov efartiag g ovykévipwong oto yopo (lumpiness) kar tng
etepoyéveldg (heterogeneity) tovg, ocvumeptiapfavopévov e (otabepng)
Béong tovg OTO YOPO, TNG TAPOUTETAUEVNG TEPLOOOV WOPILAVONG TOVG
(prolonged gestation period) kot g emakdAovOng odpkelag Cong pe Paon
TO. OTO10L TPEMEL VAL SLAUOPPOOOVV TPOGIOKIES Y10 TN LEAALOVTIKY] pON} TV
€000V TOVC.

Agdopévou 0Tt 01 aAhayEg 6T0 €1600MUA ETNPEALOVY TO EMIMESO TOV VEOV
KOTOOKELAOV HECH HIOG OYEONG EMTAYLVTY, £TGL KU Ol OAAAYEG OTIC
eMEVOVCELS 0 VEOL KTNPOL TPOKOAOUV OAAAYEC OTO GUVOAO TOV
EIC0OMUATOV HECH OGS oYéong moAlamiaciaoty. Méoa and ovt) v
OAANAETIOpOOT  TOAAOTAOGLOGTY) —  EMTO)LVTH, Owtnpeitar 1M
aAAnAeniopacn peTald TOL EMYEPNUATIKOD KUKAOV KOl TOL KOKAOL NG

O1KOOOUIKNG OpOGTNPLOTNTOC.

O Hansen (1941) anédwoe 10 PNKOG TNG WEYAANG O1APKELNS TOV KOKAOV

KOTOOKELOOGTIKOD TOUEN OTIG UEYAAEG YPOVIKEG VOTEPNGELS TOV TAPOLGLALOVTOL GTNV

KATOOKELY KTNplwv, ol onoieg kaBvuoTEPOLV TNV TPOGAPUOYN TNG TPOSPOPHS GTIG
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petafolréc g {nnong. Eonyoye tov kOKAO TG 01KOOOUKNG OpacTnpLOTNTaS ™G EVal
TETOPTO UEAOC TOL OYNUOTOS TOAAOTA®V KOKA®V, Om®G avamtdydnke omd Tov
Schumpeter, vrootpilovtag 61t pe péco O6po pnkovg 17-18 ypdvia, €vag KOKAOG
avEYEPONG OKOOOUDV NTOV TEPimov dV0 Qopég peyolvtepng Sudpkelag amd Tov
EMYEPNUATIKO KOKAO TTOVL 0pyIKad mpocsdlopicOnke and tov Juglar. Zouewvo pe tov
Hansen, «..m ouepikavikn eumeipic vwodonimvel 0Tt kGOe peydAn davlnon tov
EMYEPNCEOV CLUTIRTEL TEPIMOV [E pol GvONGT GTOV KATOAGKEVAGTIKO TOUEN, EVO 1|
EMOUEVT ONUOVTIKY] avaKopyn Tov KOKAoL avaykdletor va PertimBel évavtt piog
VeeoNg TG okodopikng dpactnpiotntacy (Hansen, 1941:23). Me Gl Adya, KaOe
dAAM owovopkn Veeon Teivel va evioyveTal amd o VPECT GTOV TOUEN TOV
KOTOOKELAOV 1 OTol0 UETATPENETAL GE Lo TOPOTETANEV Kot Babid veeomn, evd ot
evOLaLETES VOEGELS TEIVOVVY VOl EIVOL TTLO GUVTOUES KO NTTIES, ENEWDT CLVOSEVOVTOL OO
L0 OVAKOLUYT TG OTKOOOMIKNG PO TNPLOTNTOG.

O lIsard (1942), eide emiong tov peydAng O1apkelag KOKAO TNG OKOSOMIKNAG
dpacTNPOTNTAG ¢ £va d1akpitd kat Eexwplotd gavopevo. Tov ovopace ‘transport-
building cycle’, enedn n vmokeipevn oTUOONG GLVAPELEL TOVL €lval «1 AKOVOVIOT
EUPAVIOT TNG KOWVOTOMIOG GTOV TOUEN TOV HETAPOP®Y Kol 1) AwOTOUN avATTLEN TOL
OIKTOOV  PETAPOP®Y (MGTE) 1 OIKOJOWMIKY JPACTNPLOTNTO VO  OVIUTPOCOTEVEL
TEPLGGOTEPO 1| AIYOTEPO TNV KOPVYMOT TNG OAOKAGIAG TNG PLOUNYOVIKNG, EUTOPIKNG
Kot TANOVGLLOKNG TPOGAPUOYNG OTO UETAROAAOUEVO YOPOKTAPO TWV UETOPOPDV
(Isard, 1942: 149). Kdavovtag o capn cuvoeon HETaED TV ENEVOVGEDY GE DVITOOOES
LETOPOPOV KOl TOV OIKOJOUNUATOV, TOVIGE TOV KPIGIHO POAO TNG KUKAKOTNTOG TNG
OIKOOOUIKNG OpAGTNPLOTNTOC, TOGO GTNV OIKOVOULKT OGO Kol TNV 00Tk avarntuén. H
EUTEPIKN 01TOAOYNON Tov PocicOnke oy e&étaon tov deiktn Riggleman g
owodoknG dpactnpotnrog tov Hvopévov Iolteidv petadd 1830 ko 1933 i
enedelle €61 capeig KhKAovg, Tov xovv o péEon dapkewn 18 etwv. Avtol ot peyding
OlapKelog KOKAOL TG OIKOOOMIKNG dpacTnplotntag eEnyndnkay and v amoyn TV
SLB0YIKMY KUUAT®V TNG KAVOTOUIOG GTOV TOUEN TOV LETAPOPOY Tov Schumpeter. O
Isard axoloOOnoe T iyvn TV deoudV HETOEDL TOL KUKAOL 1Tng OnNpovpyiog
HETOPOPIKAOV OIKTO®MV KOl TNG EVPVTEPNG OIKOVOUIKNG ovarTuéng tov Hvopévov
[ToMtelidv: o1 KOKAOL peYAANG dlapKeEwag o€ O, TL APOPd TN HETAVACTELCT KOl TNV

avanTuén Tov aoTIKOD TANOLGHOV avayvopicOnKoV ©C CLYYPOVIGUEVOL LE TO
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HEYAANG O1ApKELOG KUKAO TNG OWKOOOUIKNG OpacTnplOTNTOS, EVM GLVOQEIS KUKAOL
NTOV ENIONG ELEAVEIC G EMAEYIEVOLG OEIKTES TNG PLOUNYOVIKNG TOPAYOYTG.

O Matthews (1959), eneonuove To KOWA TPOEPYOUEVA YAPAKTNPIOTIKA TOV
KOUKAOV TNG KOTOOKELNG KTNPIMV Kol TOV GAL®V HOPO®OV ETEVOLONG: VITOKEIVTOL GE
L0 LOPOT ETLTAYVVTI TNG TPOGOPUOYNG TOV UETOYIKOV KEPAAAIOL (OC ATAVTNOT OTNV
avénon g {QmMong,  mopAyovv  TOAAMTAOGLOOTIKG — OTOTEAECUATO  TTOV
avaTPOPOd0TOHV TO0 GUVOAD TV EIGOONUAT®V KOl TNG TOPAY®YNG KOl TPETEL VO
aVTOTOKPIVOVTOL GTO OKAVOVIOTO GOK. ATO TNV GAAN TAELPE, O KOTAGKEVAOTIKOG
KAAOOG O100€tel €0IKA  YOPOKINPIOTIKA 7oL  €ENyobV  Yiati ot KOKAOL &ivon
UEYOADTEPTG OLAPKELNG KOl TTLO £VTOVOL OO EKEIVOVS TV AAA®V TOUE®V ETEVOVGEMV.
Exto¢ and ta yopaknplotikd tov tovicinkav and mponyoduevous Guyypageic dmmg
ot peydeg mepiodor kabvotépnong g wpipavong (long gestation lags), n didpkeia
tov anobépotog (the durability of the stock), n elootikotnra (lumpiness) kot n
etepoyéveld tov (heterogeneity), to pvOuotikd andbepa Tov TAPEXETAL OO TOV KEVO
Y®OPO, N afePatdTNTO TOV TPOGOOKIDV, EVIOMICE Kol AAAA Tpio:

1. H ouvnbog omoomocuatiky] Kot VTOKEPUAONOTOUEV]  OOUN NG
O1KOOOKNG Prounyaviag dnuovpyel v adpdvela g tpoceopdc. 'Etot,
moAAEG etanpeieg exkaBapilovtor Katd tn ObpKeln pag VPEONG, ETCL DGTE
v Vdpyel HEYAAN KaBuoTEPTON TPV OO TNV KOVOTNTO TOL KAGOOL va
umopet va avakatackevachel yio vo KaAdyel pia avakopym g {nmmonge.
AVTIGTPOQMC, 060 0 aplBudg TOV EMXEPNCE®Y ALEAVETOL KOTO TN
odpkela g avinong, 1660 ot avTay®VIoTIKEG TEGELS Oa Exovv TV Thon
VO TOPOTEIVOUV TNV KATAGKELAGTIKY Opactnplotnta evd 1 {rtnon Ba xet
apyioet va eEaocBevel.

2.  H axopyio Tov evoikiov Kol TOV TIUOV 6TV oyopd 1010KTNG10g Yo yprion
(occupier market), mov o@silovtar og TOPAYOVIEG OTMMG Ol HEYOAEG
opwopévoy  ¥povov  oBdoElg Kot M adpAvEID TOV  EVOIKLOGTAV,
ONUOVPYOVV 0L GNUOVTIKY] YPOVIKT VOTEPN O HETAED TNG UETOPOANG TV
ocLVONKOV NG ayopdc Kol TG OVIIANYNG OVTNG TG OAANYNG amd TN
Brounyovio Tov KOTAGKELAGTIKOD TOWEN, 1) omoia gival évag akoOpo AdYog
Yo TOV OmOi0 1 OvIOmOKPIoN TNG TPOCPOPOS Elval €KTOC amd

OPYOTOPTUEVT] KOL TOPATETOUEVT).
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3. Ot owdoykég mepiodol  AvOnomg TOL  KOTAGKELAGTIKOD  KAGOOU
EVOOUOTMOVOVV TIG KOWOTOUIEC TNG OIKOJOUIKNG OpOcTNPlOTNTAS 7OV
EMTAYHVOLV TNV ATOEIOT TOV TPONYOVUEVOV TOAUMV omofepdtov. AVTo
tefvel va Onuovpyel €vav kOKAO aVTIKOTAGTOONG, €VIOXDOVTOS KoL
TOPOATEIVOVTOC TIG KUKMKEC TACGES MOV  TWPOKANOmkav  omd v
npokarovpevn Cnnon.

Tperg Paocikéc epmepikéc peréreg
Tpelg Poacikéc eumelpkég HEALTEC ONUOTOOOTNOAV TNV KOPOO®GT TOL TPHOTOV
LETOTOAEUIKOD KOUATOG GYETIKA LE TNV £PELVA TOV KOKAOL TOV KOTOGKELOGTIKOV
topéa otn Bpetavio kot i Hvopévee Iohteiec. 1o Hvopévo Baoiiewo, o Parry
Lewis (1965) onuooicvoe to Building Cycles and Britains's Growth, éva épyo to
omolo ovvovOoE TNV OWKOVOUIKY 1oTopion pe KAmole HOVIEAD TPOGOLOIMOTG,
TpokeEVOD va dtepeuvn el n yéveon kat 0 pOLOG TOL peydAng ddpketag KHKAOL TOVL
KOTOOKEVAOTIKOD TOPEN (G KIVNTIPLO SUVOLT THG PPETAVIKTG OIKOVOUKNG OVATTTUENG
a6 to 1700 £wg to 1950.

>11c Hvopéveg TMoMteieg, 600 onuovTikég HEAETES Yo TNV KUKAMKOTNTO TOV
KOTOOKELOOGTIKOD TopEa mopxOnocav oto mAaiclto Tov gv e£eMEel TPOYPAUIOTOS TNG
EPELVOG TV OIKOVOLIKGOV KOKA®V, ypnuatodotovpeves amd to National Bureau of
Economic Research. Xto Evidences of Long Swings in Aggregate Construction since
the Civil War, o Abramovitz (1964) akolovboboe v mapddoon mov kabiepdOnke
and tov Kuznets (1930b) kot tov Burns (1934). Xpnowonoince 38 mponyodueveg
ONUOGIEVUEVES GELPEG OEOOUEVMV Y10l TNV KOTAGKELN HLOG OPLGTIKNG YPOVOALOYNGNG
TOV HEYAAOL GE JLIPKELN KUKAOL TNG GLUVOAIKNG OWKOOOUIKNG dpactnplotntog oTig
Hvopéveg TMoMteieg, and to 1858 émg to 1959. Ot Egympiotég oepég dedopévav
eEopaAVVONKaY ¥PNOILOTOIDOVTAS KIVIITOUG HEGOLG Opovg (moving averages) Tov
vrohoyicOnkav oe dladoyIkeéS TEPLOOOVG TOV EMXEPMUATIKOD KOKAOV, TPOKEUEVOL
va  amopakpuvlel 0 GUVIOHOG OWKOOOMKOG KUKAOG KOl Vo omopovebovv ot
EVOAAAGOOUEVEG PAGELS TNG OVOJOL KO TNG TTMOGNG TNG OIKOSOUIKNG OPAGTNPLOTNTOG.
O Abramovitz (1964) xatéAnée o610 GLUTEPAGHO OTL 1) EMUOVI] TOL WEYAANG
OLIPKELNG KUKAOV TOV KOTOCKEVAGTIKOD TOUEN TOVIGE TNV EMOPACT TOV EEMTEPIKMOV
ONUOYPAPIKAV KOl OIKOVOUIKAOV TopayOdvTov 6t {RTnomn Yo Kotaokevés, fondovtog

oTn dNUovpyiol SOKVUAVOEWV OTIS EMEVOVGEIS OTOV KOTOOKELOOTIKO TOUEN TOV
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avaTPOPOSOTNONKAV TPOKEWEVOL Vo evioyvbel 1 HEYOANG SLAPKELNG OLOKVLUAVOT
GTNV €VPVTEPT OKOVOUIQL.

H mo oloxinpopévn omd tic epmepikés peréteg tov National Bureau of
Economic Research oyetikd pe tov otkodoutkod kvkio frav to Long Swings in Urban
Development, mov dnpooievbnke and tov Gottlieb (1976), o omoiog diepedvnoe Tig
OLKLUAVOELG TOL UEYAANG dtbpkelag kKukAoL oe mave ond 200 1otopikég oelpég
O0edOUEVMV GE KATOOKEVEG, GE OpacTNPLOTNTA GTNV AyOPd OKIVITOV Kol G& OAAXYES
oV TANBVOUOD G€ aoTIKO Kol e0vikd eminmedo ot Bopeia Apepikn, v Evpdnn kot
mv Avotpoiio. 'l Tovg 6KOTOVG TOL TPOGHIOPIGHOL TOL KUKAOL, GUVESECE TN
Baocum peBodoroyia yia tovg KOkAovg tov NBER, pe v avdivon avtocvoyétiong -
TPOKEWEVOD Vo kaBopltoBovv 1 dLapKELD Kot TO €0POC TOV TOMKMV KUKAWMV KOl VoL
TPOcdIOPLGH0VV TO GLYKEKPIUEVE OTUElD KAUTTG TOVG GE GYECT) LE TIG XPOVOAOYNGELS
OV TPOKVATOVV OO TS OKVUAVGES TMV OKICTIKOV okvntomv. Ot @dcelg
EMEKTOONG KOL GUOTOANG KAOe peyding owdpkelog kKOkAov eEopoidvOnkav yioo va
QTOLOKPLVOOLV 01 PIKPNG O1APKELOG SLUKVUAVGELS TOL KOKAOV, GALA 1 KUKAIKT TAoM
dev e€aheipOnke, apov o Gottlieb ypnoonoince 1o emyeipnua tov Schumpeter 6t M
KUKAKT Kivnon etvon évog eyyeving odnyodg pakpoypoviag avamtuéne. Ot dwadoyucol
UEYAANG O1bpKELDG KOKAOL OTIS TOTIKEG GEWPEC GTOEI®MV OmOpaKpOVONKaY amd TO
16TOPIKO TOLG TAIGLO HE YPNON KIVNTOV UECOV Op®V GE U0 «OVTUTPOCMTEVTIKT
LEYAANG OBPKELOG SLOKVLAVOT» GE L0 TUTOTONUEVT] LOPOY] TOV GYEAAGONKE Yo va
QOVEPMGEL TO YOPAKTNPLOTIKO TPOPIA KUKAOL OV dnpovpyeitan amd kabe ayopd.

Ta xOpra evprpata Tov Gottlieb cuvoyilovror wg €ENG:

1. Ot kdxlotl TOV KATOCKELAGTIKOV TOUEN OE £8viKd eminedo paiveTat OTL NTOV

L. GLUVEVMOOT TOV OCTIKOV KOKA®V oL £TEWVOV VO KIvoOvTol HE Evav
TOPOUO0 TPOTO EMEWN] GLVOEOVTAV UETAED TOLG WE KOWES OIKOVOUIKEG
OLIGLVOEGELS KOl VITOKELVTOV G KOWA €EMTEPIKA GOK, OM®G Ol TOAENOL.
Ympye kou pio evpeio cupeovia Heta&d TV KOKAMV OIKIGTIKOV Kol U
OKIGTIKMV KATOGKELAV.

2. Thw 81 tomukovg kvuKAovg pakpdg dtdpkelag mov avayvopicOnkav ce 30
moAElg oe 8 yowpeg, M péon Suwdpkel NrTov 19,7 ypdévia, pe g péom
anokion 5,0 etov, evod ot 30 ebBvikol kOKAOL pokpdc Oldpkelng mTov
avayvopicOnkov ce 7 yOpeg YoV Ho 6XeOOV TOVOLOLOTLTN UECT) OLPKELNL

19,0 etwv, pe o péon amodkAion 4,4 €.
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3. XpNoyomoimvtog £va €01KO HETPO TOL €VPOVG TOV KVKAOVL, e Pdon To
dBpolcpa TV omootdoewv TLOUEVO-KOpLPN-TLOUEVA, Ol Tomkol KOKAOL
glyav «1epAOTIO» €0POC MOV NTAV KATA WEGO OPO TPES POPEC TO UEGO
eMinedo TG OKOSOUIKNG OpacTNPLOTNTOS Yo, OAOKANPN TV Ttepiodo TOv
KOKAOV. Adym ¢ eEopdAvvong mov elonydnke péow tov abpoicpartog, ot
eBvikol KOKAO1 TLTTIKA giyav Eva €DPOC KOTA LEGO OPO TTEPimoL Ta. SO Tpita
TOV TOMKOV KOKAWV.

4, Ot peydAng Ol0pKeEWS KUKAOL GTN UETOVACGTELON KOl GTNV OW0ENCT TOL
TANOLGHOV pE TopOHOLN SLAPKELD KL EVPOC GTOVG KUKAOVG TOV OGTIKAOV
KOTOOKEVADV ETECTLOVOV TO TMOG OL SNUOYPOPLKOT TOPAyOoVTEC 0dNyNoay T
{mon v véeg kataokeves. H Bacilopevn omn pHetavaoTenon avtioctpoen
oxéon LETOEL TV KOKA®MV TOV KOTAGKELOGTIKOVD Topéd otnv Evpdnn kot
M Bopela Apepkn Ntov o epeovig katd ) dtdpkele g meptodov 1870-
1913.

5. Mia oyvpn KOl HE XPOVIKN VOTEPNON OVIIGTPOPN GYECT NTOV EUQOVNIG
petalh TV OOKLUAVGE®V GTOV KOTOOKEVOOTIKO TOUEN KOl TOV KEVMV
YOPOV GTO VIAPYOV KINPLoKO amdbepa, pe ™ HECOAGPN oM 16030vap®Y
OWKLVUAVOEMY  OTIC TIWEG TOV OKIWVATOV Kol TV  eVolKiov. Avto
emPefaince o unyaviopnds HeTAO0oNS GOUE®VA [LE TOV OO0 pio avENoT)
ot {fton tov ypnotodv (occupier demand) pewdver Tovg KeVONG XMPOVG
Kt av&dvel ta evoikio, kafiotdvtog v avamtuén mo KEPOOPOP Kot
TPOKOADVTOG [0 KUKAIKY] OVAKOUYT OTIC VEEG KOTOOKEVEG OV TEMK(
00MYOVV GE AOENOT TOV KEVAOV YOP®V KO GE LEIDMCT TOV KATOTKELAOV.

6. O KOKAOC TOV KOTOOKEVLOOTIKOD TOUEN OTOTVTOONKE GTIG SLOKVUAVOELS GE
Olqpopeg GAAEG TTLYEG TNG CLUTEPLPOPES TN AYOpPAS aKWVATOV, 18imG, GTOV
OYKO T®V GUVOALOYDV KOl TOV TIUOV Y0 GTNV avATTUEN TG VNG, OAAG Kot
GTOV OYKO TV GUVOALAY®OV Kot 6T dtapopd amddoong (yield differential) amd
To. OLOAOYQL LLE EVEYVPO GTEYACTIKA OAVELN TOGO GE VEN OGO KOl GE VTTAPYOVTQ
axivnra. Ot SIoKLUAVGELS GTOV KOKAO HEYAANG O1OPKEWS OE O, TL QpPOpPd TO.
KOTOOKELOOTIKA KOGTN NTAV O CLYKPOTNUEVEC.

H épevva oyetikd pe 1o o0OYYPOVO KUKAO OKWVINTOV JSLQEPEL OO  TIC

TPONYOVUEVES TPOGEYYIGELS:
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1. O xdxhog Tov KOTOCKELOOTIKOD TOopEN Bempeital wg pior pOvo TTLYN HOG
KUKAIKNG Tdong. H xukhkotnta vt eivorl epeavig oe OAEG TIC TTVYES TNG
GUUTEPLPOPAS TNG OYOPAS OKIVATAOV - GTOLG KEVOLG YDPOVS, GTO EVOIKLN
Kot ot oaflec Tov kepoiaiov, kaBmdG Kol OTIC EVAPEEIS KOl OTIG
OTOTEPOUTAGELS TV KATAGKELDV.

2. Meyoldtepn mpocoyn divetal 6Tovg KOKAOLG UN OIKICTIKOV OKIVITOV,
10img o€ Topelg OTMS Ta KTHPLOL YPUPEI®MV, EVD TPONYOVUEVES EPEVVEG ETYOV
TNV TAoM VO EMKEVTPMOVOVTL KT KUPLO AOYO GTO OIKIGTIKA aKiviTa.

3. H av&avopevn evomoinomn g ayopds aKvATOV Kol TOV KEQOANLOYOPDV
onpoivel OTL Ol OIKOVOUIKEG EMATAOCELS TOV KUKA®V TOV OKWVATOV GTNV
amOO00N TV EMEVOVGEMV EYOVV TOGT CNUAGIO OCT £YOVV Ol TPAYLATIKES
EMITMOGELS TOVG GTNV TPOGPOPE Kot TN ¥pnon tov okwvhtev (supply and
occupancy of buildings).

4. Eivar yvootd 0Tt o1 KOUKAOL TV oKWVT®V £xouv yivel éva Oho Kol o
OeBvEéC pavopevo, KaBmg 1 ToyKOGUIOTOINGT| £XEL GLUVOEGEL TIC TOMIKES KOl
eBvikég ayopég akivTOV pE TN d10CLVOPLOKT Kivnon Tov Kepalaiov Tov
YPNOTAOV KOl TOV EMEVOVLTAMV.

Ot xVpleg mPOTAGELS OV £YOVV TPOTEIVEL TAAMATEPES EPEVVEG KOL Ol OTOLEG

TPEMEL VO, EVOOROT®OOVV GE Lol IkavoronTikn Bempio TOL 01KOOOHIKOD KUKAOL givat

ot akdlovbeg (Barras, 2009):

Ov  emevdvoelg 6€  KOTOOKELY] OKIVATOV ¢ KWVITHpL  dvvap] Tng
poxpomp60eounc avantoéng

Ot enevdvoElg GTOV TOUEN TOV KOTACKEVMV €ivol Vo GLGTATIKO TOV ENEVOVCEMV
Taylov KEQOAOIOL KOl 1 GLGCMOPELGT TOV KEPOAOiOL &ivar pa Bactky) KwvnTiplo
O0voun TNG OULVOAIKNG OlKovopkng avimtuéng. Tnv i otiypr], 10 KTNPLOKO
andfepa amoterel TO KOPLO TAY0 KEPAAOLO TOV TOAEWV, Kl £TGL Ol EMEVOVGEIS GTOV
TOMED TNG KOTOOKELNG OoKWAToV gival emiong pa Pactkn Kwmtiplo dvvaun g
OGTIKNG GLOCAOPEVONG Kol Tng kovotopiog. Katd ocvvémeln, n kukAkn tdon g
OIKOOOUIKNG Opaotnplotntog akoAlovbel avtég Tic paxpompdbeoues Thoelg g
OWKOVOUIKNG Kot TANOvookng avantuéng mov  kabopilovv TG TpOylEg NG

ekBrounybviong Ko TG AoTIKOTOINGNG GE L0l OVOTTUGCOIEVT] OIKOVOLLaL.
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H teyvucn mp0060g Kot 1) 01KOOONIKY] dPacTNPOTHTA

Yrmhpyer por o1tt] oxéon HETOEL NG TEYVIKNG TPOOJOL KOl TNG OIKOOOMUIKNG
dpactnpoTag. Néo KTHP EVOOUATOVOLV PEATIOCEIS GTO OYXEOONCUO KOl OTIS
EYKOTAOTAGELS TOV EMTPETOVY TIG OPACTNPLOTNTEG KOTOIKNONG TOLS VO, AEITOLPYOHV
O TOPOYOYIKA, EVOD 1) SL0OIKOGI0 KOTOUGKELTG VTOKELTOL 1 1010 6TV TEYVIKN TPOOOO
oV evOOPPUVEL TNV EVTOTIKOTOINGN TNG GOTIKNAG OVATTLENG HEC® TNG TOPOYNS
HEYOADTEPOV Kot YMAGTEPOV KTNpimv. NEot TOTOL KTNpimv umopel vo mapopotacOovv
UE aoLVEYEIS ONUAVTIKES KOVOTOUIES TOV dtadidoviat 6to amdOepa, avTikadioTdvTog
TOAOTEPEG, ALYOTEPO  OMOTEAECUOTIKEG MOPPEG HECO omd o dodKocio
dnuovpykng kotaotpopnc. Kdébe véo andbepa ktnpiov wbei ta mponyovpeva kovd
otV owovopkn omaioon, €161 dcte, 060 LYNAOTEPO E€ivol TO TOGOGTO TMV
EMEVOVCEMY GE KATOAOKELES, TOCO HIKPOTEPN Vo givor M owovouky Lon Tov
VOLOTOUEVOV KTNPI®V.

O kOKAOL g @O oM Y10 TNV avanTLEn

Ot wdxkhot otv Kotookevn okwhtov yopaktnpilovior amd po €kpnén tov
enevOVoE®MV G€ VEO VAKE, oL TpokoaAeiton amd v avénon g {Nmong tev
YPNOTOV, TOL okoAovLOeiTol amd pw @edon emtayvvouevng omaioong Tov
vrdpyovtog amobéparos. ‘Etol, kdbe xdkAog dnpovpyel éva Eexmprotd andbepo
TOALDV KTNPIOV KOl 0CTIKOV LOPOOV TOV OVIOVOKAODV TO GUYKEKPLUEVO 1GTOPIKO
Aol TOL OGOV aPOPd TIC EMIKPOTOVCEG TEYVOAOYIEC KOL TIS OMOLTAOCELS TV
ypnotov. Otav ta ToAaid Ktnplo @OAvouy 6To TEAOG TNG OIKOVOLIKNG TOLG LONG, £vag
KOKAOG OVTIKOTAGTAONG ONpovpyeitot Yo vo eVicyDGEL TOV KOKAO TOL TpoKaAeital
amo v avénon g {Rmong. Etvan e&ontiog avtg g dtadikaciog, mov 0o KOKAOG Tov
KOTOOKELOOTIKOD Topén Bonbd va avénbel 1660 N otkovopky avanTuEn 0G0 Kot 1M
aoTIKY ovamTLén o€ S1adoytkd VYNAOTEPQ EMMES QL dPAGTNPLOTNTAGS.

H owoyévela T@V KOKAMV TOV KOTAGKEVOGTIKOD TORED,

Tpelg kOKAOL GTOV TOHEN TNG OWKOOOMKNG OpacTNPOTNTAG NG OVENVOUEVTS
OUIPKELNG KOl TNG 00TABE0G £xovv avayvoplobel, 0 KaBEvag cuvoedenévog pe Eva
HEAOG NG  €VUPUTEPNG  OIKOYEVEWNS TOV  EMYEPNUATIKOV — KOKA®V.  Avtol

nepthappévouv:

®  OYETIKO MmOl IKPOVS KUKAOLG pe Odpkel 3-5 €11 (avtiotolyovv GTovV
KkoKAo Kitchin)
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e w0 évtovoug peydAovg KOKAoVG pe o mepiodo 7-11 €t (avtiotoyovv

otov k0K o Juglar)

e EOKOTEPU TOVG EVIOVOLG MEYAANG OldpKewg KukAovg 15-25 etdv

(loodvvapovg pe ta pokpd kopato tov Kuznets)

Ot emdpaoelg TOALOTAACIUGT-EMITOYLVTI] GLVOEOVY AVTOVG TOV KOKAOVS TNG
KOTOOKELNG OKIVATOV LE TOV EMXEPNUOTIKO KOKAO: O EMTAYLVTNG UETAPPALEL TIg
aAlayéc otn {inon tov xpnotn (occupier demand) o eviovotepeg S10KLVUAVOELS OTIC
EMEVOVGELS GTOV TOUEN TOV OKIVATOV, EVO 0 TOALUTAAUCIUGTNG AVATPOPOSOTEL QVTES
TIG SIUKVUAVOELG TV ENEVOVCEDV G KATUOKEVEG AKIVITMOV GTIC GUVOAIKES ETEVOVCELG
KOl GTNV TOPOyOYY).

H 0146001 TOV KUKA®V TOV KUTAGKEVAGTIKOD TOREQ

Ot pkpot KOKAOL GTOV TOHEN TOV KOTACKEVMV £ivat Katd KOplo AdYo éva QotvOouevo
mov oyetileron pe ™ {TNoM, AVIOVOKADVTOG TNV ETIOPACT] TOL EMLYEIPTLATIKOD
KOKAOL 7OV Aeltovpyel HEC® TNG OAANYNG TOV EMTEI®V JPACTNPLOTNTOS TOV
KOTOIKOV Kol TNG TopoyYNG ToTOcE®V. Ot peydAhot KOKAOL €ival KATL TOPATAVE® Ao
éva. ovopevo mov oyetiletal He TV TPOGEOPE, TOL TOPAYOVTOL amd EVOOYEVELS
pnyoviopovs  dadoong, OmmMG  UHeYOAeG TEPLOOOVS KOATOOKELNG Kol  GKOUTTOV
OdIKAGIOV TPOCAPUOYNS NG oyopds. Ot peyding dwdpkelag kOkAot cuvibwmg
GLVOEOVTOL LE TNV KEPOOGKOTIKT (VoS0 T®V TIHAV. Ot dtapopeTikol KOKAOL paivovtal
Vo GLVOELOVTOL HECH OGS COPEVTIKNG Téong Yo kdOe pikpd kdxkio Kabodnyodpevo
amo ™ {Ron va egelMocetat g peydlo KOKAO Omd OLVALELS TPOEPYOUEVES QO TNV
TAEVPA TNG TPOGPOPAS, Kot Yia kabe peyddo kOKAo va eEediocoeTon o€ vav PeYIANg
dubpketog KOKAO e&ontiog KEPOOGKOTIKAV TIEGEMV.

H onpocio Tov peyding orapkelog KOUKA®V

Ot peyding didpketag KHKAOL £40VV 10TOPIKA avayvoploBel mg 1 mo eE€yovoa Lopen
TOL KOUKAOVL GTOV TOUEN TNG KOTOOKELNG OKWVNTOV, Kol yopoaktnpilovior ¢ o
eKONAmon peYAANng ddpkelag StokOpavong mov emnpedlel OAeG TIG TTLYEG TNG
Bounyovikng kot aoTikng  avamtuéng.  Aedopévov 0Tt amoteAoOV  HEPOS TNG
YEVIKOTEPNG TEYVOAOYIKE KaBOONYOOUEVIS aVAKAUYNG TNG OIKOVOUIKNG OVATTUENG,
KkbBe peydAng otdpxelng KOKAOG oTov Topéd TV oKtV cuvinlmg oyetileton pe
Kovotopieg oTlg pefddovg KoTaokeLVNG Kol mapoyng vmodopmv. H  avdopym
dnuovpyet awénuévn mon yuwoe population-sensitive enevovcel 6€ KOTOKiEG KOt

KOWOVIKEG VTOOOUES, GE GLVOLOGUO HE TNV EMITAYLVON TOV ENEVOVCEWMV GCE
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Bropmyovikd kol gUmTOPIKA KTHPLL Yo, TNV eXEKTOON TOV UEowV Tapoymyns. H
TPOKLITOVGO. OIKOOOUIKT EKPNEN EVIGYVETOL OO KEPOOOKOTIKES TMEGELS, Ol OMOlEG
001YOUV GE€ GNUOVTIKG ETITEO VTEPUETPNG OVOIKOSOUNONG, TOV aKOAOVOEITAL amd
Hio ovomoeeVKTY omomAnfmplotiky Heeon Kot v ekkabdpion Tov mieovaldviwv
amofepdrwv.

O KUKAOG TOV HETAPOPIKOV OIKTVOV

‘Eva 1dwaitepo yapaktnploTikd tov PEYOIANG O1OPKEINS KUKAOD TOV KOTOOKEVOGTIKOV
TOUEN TOV OKIVATOV ival 1 6TeVv] oyéon UETaED eMeVOVGE®V GE £PYa VTTOOOUNG Yo
TNV €QOPUOYT] VEDV TEYVOLOYUDV UETOQOP®V KOl TOV €MEVOVCEMV Y0 KOTOOGKELN
aKWVNTOV Yoo T oTNPEn NG OOTIKNG OVATTLENG, TOL EVIGYLOVIOL OO TO VEQ
cvotuato petapopav. Kdbe eravactaon oty teyvoroyio T@V LETAMOPOV avEAVEL
TNV EMEKTOCT] OTU TPOACTLO, TOV EVGMUATOVETOL GE VEN OWKIOTIKA Kl EUTOPIKA
akivte. Kot Tov OnMpovpyel pol Sl0KPIT CLVICTMGO TOL OCTKOV 16Tov. Ot
SL00YIKES EMAVACTAGELG TOV UETAPOPDOV UTOPOVV, GUVETMOG, VO TAVTIGO0VV T060 pe
poe peyddn e€EMEN G oKovoKNG ovamTuéng 660 Kot Le vav peydAng dtdpketog
KUKAO OTNV 0OTIKN ovATTUED.

H petddoon Tov KOKA®V TG ayopdc

H xivnon tov kdKAov ¢ Kataokevng akvintemv petadidetor péoa amd OAeg TIS
TTUYEG TNG CLUTEPLPOPAS TNG ayopds okivintov. Mio e£myevag ompovpyoduevn
avénon g {Nmong odnyel oe avEnon g amoppdPNoNg Kot Peimon Tov amofEpaTog
TOV KEVOV YOpwv. Avtd petappdletor oe adénon tov evolkiov Kol TOvV THOV, M
omoia evioyvel v kepdogopia ¢ Kataokevns. I[lopovoidletor avakapyn oto
Eekivnpua TOV KOTAOKEL®V OKIVATOV 1 07010 TEMKA TPOQOdOTEL TOL ovEnpéva emineda
TOV OTOTEPUTMOCEMY KOL TOV KEVOV YOpwv. Avtifeta, Otav m mpooeopd &ivot
vrepPailovca, avEdvovior ot KeEVol YMPOL Kol To €VOIKIOL KOl Ol TIUES TEPTOLV,
TPOKOADVTOG pelmon g avamtuéng kepdo@opiag mov 0dnyel € MEPKOMEG GTIG
eMIALOV EVAPEEIS KATOOKEVLTG OKIVITMV.

Ta povedKa YopaKTNPLETIKAE T1)G ETEVOVGTG O KOTUGKEDT] UKIVIITOV

Ot KOKAOL TOV KOTOGKELOOGTIKOV TOUEN TNG AYOPAS OKWVINTOV TEvOuv va glval 1o
TOPATETAUEVOL Kot EDUETAPANTOL amd KABe AALO €100G OIKOVOLIKOD KUKAOL AOY® TV
LOVOSIKAV YOPUKTNPICTIKMY TOL £XEL 1 EMEVOLGT] GTOV TOUEN KOTAGKEVNG OKIVITMV.
AVTa TEPIAAUPAVOLV: TIC YPOVIKEG VOTEPNOELS TG KATACKELNG KOl T GLYKEVIPWOON

0TO0 YMOPO TOV €EMEVOVCE®V (TOL  ONUIWOLPYOVV [0 TACT YW  VLTEPUETPN
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aVOIKOdOUNOT)), TNV OKOUYIo TG TPOGOPUOYNS TOV EVOLKION AOY® TWV SLCKAUY DV
amd v mhevpd g {nmong (n omoia Kabvotepel TN HETASOON TOV CNUATOV TNG
ayopdg), v ovtoyn (durability) tov kmnprokod amobépatog (n omoio peidver
oTafepOTOMTIKNY EMIOPOCT) TOV EMEVOVGEMV OVTIKATAGTACTG OTNV 00TAO EMAyOUEVT
Mmmon), v Ymapén evog pubuotikod omoBépatog kevov yodpwv (n omoia
EMPPASVVEL TNV TPOGAPLOYN TNG TPOCPOPES CTNV OVIKOUYY] KOl TOPATEIVEL TNV
VIEPUETPT] OVOIKOOOUNGN OTNV KAUYN) KOl TOV TOPOO0GLOK( KOTOKEPUATIOUEVO
YOPOKTNPO TNG Propnyavikng avantuéng (n omoio onuoivel OTL TOAAES EMLYEPNOELS
PELGTOTTOLOVVTIOL OTNV  VEECT], ONUOVPYDOVTIONG U0 XPOVIK VOTEPNON, EVAO 1
YOPNTIKOTNTO ATOKOOIGTATOL KOTA T1 SLAPKELD PLLOG OVAKOLLYTG).

ElootikétnTa o oxéon pe tn {\Tnon kKo Ty Tpoceopa

Extég and 6mov vmdpyovv meplopicpol avstnpov oyedocod 1 Tpocseopds yng, M
TPOGPOPA VE®V KOTAGKEVOV TEIVEL VAL EIVOL OPKETA ELAGTIKY] OC TPOG TNV TIUT KOODG
KOl VO OVTOTTOKPIVETAL TEPIGGOTEPO OTIS OAAOYEG OTOL OVOLLEVOUEVO EVOIKLOL KOL TIG
aieg Tov kepaiaiov amd O, Tl 6TO KATACKELAGTIKA KOoTN. Avtifeta, n {ntnon yw to
VEQ LETOYEPIGUEVO KTNPLXL TEIVEL VO Elvan AyOTEPO EAAGTIKY G TTPOG TV T AOY®
TOV SUCKAUYIOV TOV TPOKOAOVVTIOL OO TOPAYOVTEG OTMG Ol HEYOAES OPIOUEVOL
xPOVOL UIGOMOCES Kol To KOGTN LYNADV GLVOALAYDV KaB®OG emiong Kal to KOGTN
petaxopions. Oco peyoAdtepn eivor n dapopd petalh NG EANCTIKOTNTAG TNG
TPOCPOPAS MG TPOG TNV TN O oxéom He TV glooTikOTNTo CRTNons, TG0
peyaAvTEPT €ivor 1 TAGN YL TNV TPOSPOoPA vo. ekto&evbel Kat, Katd cuVvETELD, TOGO
o 0oTadNg etvar 0 KHKAOG TNG KOTOGKEVTG AKIVITOV.

O oMUATICROS TOV TPOGIOKLAOV TG 0YOPAS

O oynuaTIcpdg TV TPOGOOKIDY OTIS OYOPES AKIVITMV vl apKETE SVGKOAOG AOY®
TV ofefolomntOv TOL OmOPPEOVY OO TO HEYAAN YPOVIKA OlOGTAUOTO GTHV
KOTOOKELY], TIG OLOKOUWiES TG ayopds, TG OMAVIEG GUVOAAOYEG, TO ETEPOYEV
amofépata, TNV ateA] TANPOPOPNON KoL TN UEYEAN d1dpkela (ONG TV TEPIOVGLUKDV
otoyeiov ent Tov omolwv o1 HEAAOVTIKEG OMOOOCELS TV EMEVOVCEMV TPEMEL VO,
mpoPfArémovtat. Ot aveETAPKEIEG OG TPOG TNV TANPOPOPNOY| TOL SNULOVPYOHVTOL Ao
oVTO TO YOPOKTNPICTIKA TNG OYyOopas OKIWWATOV KOAVOLV TO GYNUOTICUO TV
opBoAoYIK®V TPOGOOKIDV GYeOOV avEéPIKTo. EmumAéov, 1 kepdooskomikn evon ¢ 0G0

T0 OvVOTOV  HEYOADTEPNC OvATTLENG OMpovpyel (o téon yw TNy 0 v
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EUTIGTOCVVT] VO, EIVOIL KUKMKT, EVIGYVOVTOS TOV KUKAO KOOGS T0 cuvaicOnua kveiton
peta&h aio1000&iog Yo TNV avVAKOUYT Kot omonclodo&iog Yo Ty Kapy).
Kepdookomkég povoKeg

Ot ayopég akivnTeVv givol 10101TEPO EMPPENEIS G KEPOOOKOTIKES POVOKES, eEAITING
000 aAMAEVOETOV TapayOvVTOV: N ovamtuén g Pounyaviag eEaptdrol oe peydio
Babud amd davelakd KeQAloto Yo T XPNUATOIOTNON TOV OPAGTNPIOTHTOV TNG, EVO
TO. KTHPOL  €vepyolV Oyl HOVO ®C TOPAY®YIKO KeQPAAOO0, OAAE KOl  ®G
YPNUOTOOIKOVOUIKE  Tteplovctlokd otolyeloa ko  eEacporicelg tov odaveiov. Ot
OIKOVOUIKEG EMUTTMGELS TOL EMITOYLVTH EVIGYVOVV £TGL TOVG KUKAOVG TNG KOTAGKELNG
AKIVNTOV HECH TOPAANA®V KOKA®V GTNV TPOocPpopd motdoewv. Katd m didpreia
LG OWKOVOUIKNG avlkopyng, 1 miotwon telvel vo givor @Onvn kot apbovn,
APNUATOOOTAOVTOS £TGL [0 OKOOOUIKY] €kpnén mov Omuovpyel véa meplovcloKd
otolyeia ylo va Asttovpynoovv o¢ eyyvnoelg (collateral) yia nepartépo avénon avtdv
TV daveiwv. AVTIGTPOQ®C, KATA TN S1dpKELD LG KAUWYNG, TO DYNAOTEPO EMTOKLN
001 YOUV GE TTMCN TOV TIUADV TOV TEPLOVGLOKMOV GTOWEIWMV Kol 68 GUPPIKVOOT TOV
eEacparicemv, ONUIOVPYDOVTOS WO TOTOTIKY Kpion mov mpokadel peiwon g
O1KOOOIKNG dpaotnptotnTac. H averapkng pObuon tov davelodoTiKdV 180pLUAT®Y
avEAVEL TOV KIVOLVO dnpiovpyia OVGKOG.

Avtikpovopevn {tnon ypNotaV (KETOKING) KL ETEVOVTOV

H duwd Aewtovpylo TtV  0OKIVATOV ©OC TAPAY®OYIKO KEQEAAOO KOU O
YPNLLATOOIKOVOLIKO TEPLOVGLaKO oTotyelo dnuovpyel o mbav cvykpovon petald
™m¢ Mong tov ypnotdv (Occupiers) yio erévovon o€ PEATIOUEVES KOTOOKEVESG Kot
™mg {NmMong TV ENEVOLTOV Yol TN JSWITNPNON TOV VEICTAUEVOV TIHOV TOV
TEPLOVCLOKOV ototyelwv. Otav vrdpyel EAAEWYN TPOGPOPAS, 1| a&io TOV KATACKELOV
ooV TEPLOVGLOKA oTotyElo umopel va doykmBel Tdve and 10 E10TPAKTED €GO LA
TouG. Avtifeta, KoBMG Ol XPNOTEG TPOYWPOLV CE VEEG KOTOOKEVEG UETA amd o
avartuélokn €kpnén, Ol TPOMNYOVUEVEG KOTUOKELES LTOPGEPOLY Omd o (don
emroyvvopevng amaéioone, xotd v omoia ol AoyloTikég atieg Tovg umopel vo
petwfodv Katw amd Vv wKavotta KEPSOLS. AVTH 1 TAoN TPOg TOV VIEPPOAKS
TANO®PIGUO KO, OTN GLVEXEWN, TOV ATOTANOOPICUO TOV TILOV TOV TEPIOVGIOKAOV
otoyeimv evioyhel TNV €OPACT] TOL KUKAOL TOV KOTACKEVOGTIKOD TOUEN GTNV 0yopd

£MEVOVCEWMV.
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H evomoinon (integration) Tng ayopdc oKIVTOV KOl TOV KEPUALOLAYOPDV

H av&avopevn evomoinon g ayopds aKiviTtov Kot TOV KEPOANLOYOp®Y dNUovpyel
amoteAéopato O1dyvong Kol HETAd0oNG oV av&dvouy T petafintdtnta tov KHKAOL
™G KOTAOKELNG OKIWVATOV Kol UETAPPAlovv TNV 0oTdbeld Tov G6e YeEVIKOTEPES
OIKOVOUIKEG KOl YPNUOTOTIOTOTIKEG Kpioelg. Ot KOKAOL GTO OTEYOOTIKO TOUEN TNG
ayopag aKIVNTOV EVIGYDOLV TIG SLOKVUAVGELS TOV KOTAVIADTIKMY SATOVOV HEGH TNG
GUVOEGNG TOL OIKOVOULKOD EMTOYLVTN HETOED TMV GTEYUCTIKAOV 1010V KeQaAainV Kot
TOV S0TAVAOV TOV YPNUETOO0TOVV TO Y¥Pp£0G. Opoime, vdpyel 0 Kivduvog GLGTNUIKNAG
ATOTLYIOG OE GTEVA EVOTOMUEVES OYOPEC, OTTMC TO. LEYAAN Ypapeia TOV TOAEWDY, OTOV
TO. XPNUOTOTMIOTOTIKA 10pOHaTe €lval Ol KUPLOL YPNOTEG TAOV YOPOV OVTMOV, Ol
WOLOKTNTEG TOV TEPIOVCIOKAV GTOEIMV KL 0LTOL TOV TOPEYOLYV TN XPNUATOIOTNON
™G avamTuEnG.

H d1e0v1jg ovyKMon TV KOKA®V

O1 KOKAOL TOV KATAGKELAGTIKOD TOUEN GE OLOPOPETIKOVG TOUELG KOt TOAELS HUECH GE
pee €Bvikn owkovopia 16Topkd £TEVOV VoL KIVOOVTOL GE YEVIKEG YPOUUES UE Evav
CUUTITTOVTO TPOTO EMEON VIOKEWTAL GE KOWVOUG UNYOVIGHOVS d1d00MG Kot 6TO 1010
HOKPOOIKOVOLUKO TTEPIPAAAOV. AAAG OL YE@YPAPIKES SLUPOPES TOL TPOKVTTOLV Od
LETAPOAEC OTNV OKOVOUIKT OOUT|, KOl Ol TOUENKEG OLOPOPES OV OPEIAOVTOL OTIG
OWKLVUAVOELS TOL KLKAKOU puBuod avdmtvéng, onuaivouv Ot 1 dudpkela, 1
oLYVOTNTO Kol 1 aoTAOEn TV KOKA®V TOIKIAAOVY ONUAVTIKG HETOED TOV S0pOp®V
YOpoV. Qo1d60, KAONDS 1 EVOTOINGCT TOV KEPAANAYOPDY KOl TOV OyOP®V OKIVITOV
avédvetal, koBmg To véa ypnuUatodotikd péca moAlomiactdlovior Kot kabmg ot
EMEVOVTIKEG POEG TTOYKOGLLOTTOLOUVTAL, PaiveTal OTL 01 KHKAOL TOV KATOGKEVAGTIKOV
topéa Oebvag, yivovron Oxt povo mo actobeig Ko mo ovyvoi, OAAG Kot 7o
GLYKAMVOVTEC.

5.4. Xivoeon s Kvkuikétnrog Akivijtov pg tov Owkovopiko Kokio
O KOKAOG TV aKWVNT®V GLVOEETOL LE TOV KUKAO TNG OIKOVOUIKNG KOl TGTOTIKNG

ayopds. Mo OKOVOIKY] OovAKOUYT (EMEKTOGT) GUVOEETOL HE TNV TIOTOTIKN
enéktaon. Ot emevddoell 6 MOTMOOES €lval 0 PookKOG KLUKMKOG TopiyovTog
owkovoutkng avimtuéng. H Paocikn emppor] tov otkovopkoh kOxAov gpoavileton
oV ayopd okwvitov péow e avénong g {Rmong tov xpnot®v (occupation
demand). H mpocpopd dvtog averaotikn dev mpocapudletar ypriiyopa oty ovénon
™mg (pmong. Ta evoikia av&avovtal, ot Kevol Ydpol HEIDOVOVTOL KOl Ol OTOOOCELS

peiodvovtotl. Ot peovpeveg amoddGES 00NYoLV GE OVOYVAOPLIOT] TNG KEPOANLOKNG
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alag. H dvodoc tov Tipdv TtV oKwnitov odnyel o€ VEEG KOTOUOKELOOTIKES
dpaoctnpotes. H xotackevaotikn dpactnpldtnta mopovstalel ¥poviky votépnon
KL 0VTO EVIOYVEL TEPALTEP® TOV OIKOVOLKO KOKAO (Barras, 1994).

XV TPOYHOTIKOTNTO, 1) OVOOIKY] TOopeiot TNG OIKOOOUIKNG OpOcTNPLOTNTOG
GUUTIMTEL PE TNV OIKOVOUIKY] Kot ToT®TkN £kpnén. H {ftmon ya mictwon mpokaiel
avénon Tov emtokiov. ATd TV TPAYUOTIKY TAEVPA TNG OKOVOUTNG, TopatnpeiTot
ocvocmpevon TANBopoTIKOV mécemv. H avénuévn mpoocpopd kot ot av&avopeveg
TIWEG TPOKOAOVV emPpadvvon ¢ owovopiag ki étor apyiler m mepiodog g
OIKOVOUIKTG VPESNC. AT T XPNUATOOIKOVOUKT TAELPA TG OIKOVOULNG, 1) dvENUEVN
mon vy mot®oelg kot to ov&avopevoa  emrtokio  Eekwvovv v mepiodo
EMPPASVVONG TNG TIGTOTIKNG EMEKTACNG. LTOV TOUEN TOV AKIVITOV, 1| VEL TPOCSPOPA
napovctalel votépnon. H avEnuévn mpocepopd cvuminter pe v e&acbévnon g
{ong Adym g emPpdovvong s owovopiog. Ta evoikia apyilovv va peidvoval,
o1 Kevol yopot av&avovtal Kt o1 0moddcelg avéavoviatl. Avtd TPokoAel TTOCN GTNV
ayopd OKWVATOV, 0dNYOVTOG 6€ VOEST) TNV ayopd akvntev. H ttdon tov akivitov
GUUTINTEL LE TNV OWKOVOUIKT KOl TNV TGTOTIKY Kpicn. Avtd odnyel oe vrepPoikn
TTAOOCT TOV TEPLOVGLOKDOV GTOLYEIMV KOl GE OTEAT £PYaL.

[Mopaxdto mopovctdleTon T0 HOVIEAO TOL KAUGIKOD OIKOJOUIKOD KOKAOL OTT®G
avtd mapovoidctnke and tov Barras (2009). Tlepthapfdvel tovg decpong peta&d tng
TPOAYUOTIKNG OWKOVOUIOG, TNG ayopds OKWVINTOV Kol TNG OKOVOUING YPMUOTOS Kot
Kwveltol  HECH TOV  TECGAPOV PACE®V TOL  EMYEPNUATIKOD KUKAOVL, 7OV

TEPLYPAPTKOV Y10 TPMTN Qopd amd tov Schumpeter:
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Yyqpa 5.5: KvkAog avéyepons oltkodopu®v

Mpayuatiki Okovopia Ayopd AKVATWV Noptopatik Otkovopia

Avéxapdn MotwTtikn

0 ] 2 Enéktaon
AGEnoN TATNoNG aKwhTwWY

| Meiwon KEvwv Xwpwv |

| AU§non evoikiwv/Meiwon anodooswv |

| Avakopdn 6TNV KATAOKEV VEWV OKLVATWY

Eunuepia H KepS0oKOTUIKN AvOnon KATAOKEUAGTIKOU TOMEQ H Mwotwtik Avlnon
NoMamAaociaotig + Emuraxuvtig +

| AUENON OTA KATALOKEVALOTLKA KOOTH |

Yoean 'H AUEnon npocdopdc kat peiwon IATNong % Motwtkn

Itevotnta

| AUENON KEVWV XWPWV |

| Meiwon evoikiwv/Av§non anodécewv |

| Kapdn otnv KataoKeu i VEWV OKLVATWY

Owovoutkh Kpion M Kdaudn otnv ayopd akivTwy M Mwotwtikn Kpion

NoAAarAacLactic - Emtayuvtic -

IInyn: Barras, 2009. [dio emelepyaoior.

Avéaxopyn

H dwdikacia Eexva pe pior avaxopymn tg olKOVOULKNG avAamTuEng mTov TpokAnOnke
amd éva eEMYEVEC GOK, OTMC Yol TOPAdELYHoL TNV VIoBETNoN Hiag vEag TeYvoLoyiag 1
mv tévoon g {Nmong e dnpoctovoutkd kivntpa. H avénon g mopaywyng kot
TOV €l00NUATOV emeépel avénuévn {NTNom Yo OIKIGTIKA KL EUTOPIKE akivnta, M
omoia apylkd wavomoteitonr and to amdfepa Tov SBEGLOV YDPOV, UE ATOTELECLLOL
avTOG Vo TEPTEL KAT® omd To emimedo 1ooppomiag Ttov. Ta evoikia Eemepvohv v
apykn Toug axkapyio ki apyiCovv va avédavovtal, evd ol amoddGEIS TEPTOLV LE TNV

Tpocdokion TG aENoNS TOV eVOIKI®V Kol TOV PELODUEVOL EMEVIVTIKOV pickov. Ot
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avénoelg ™ kePOOPOPiag NG avATTLENG, TPOKOAOVV &va TPOTO KOUO, OTNV
KOTOOKELT] VEOV OKIVATOV TO OTO10 YPNUOTOSOTEITOL ad TNV avENCT TG TOPOYNS
TICTOGEMY OV GLVOOEVEL TNV OWKOVOUIKY avakapyr. H avénon ot Kotaokevég
OKIVNTOV EVIOYLEL TEPAUTEP® TN OLVOMKY (ftnon HECH TOAAATANGLOGTIKMV
ATOTEAECUATOV, OAALL AOY® TMV YPOVIKOV VOTEPNCEMY GTOV KATUOKELOOTIKO TOUEQ,
dev vrapyel Ppayvmpdbeoun avénon g Tpoceopds Kpiwv, Kt €16t 1 adénon twv
EVOIKI®V KOL TOV TILAOV ETLTAYVVETOL.

Evnpepia

Kotd ™ dudpke g @aong g sunuepiag, n owovouky avinon ovveyiler va
avéavet T (non yuo akivinTo, Sltnp@vTag TV aENoT TV EVOIKIMV Kol TOV TIUMV
Kl gvteivovtag v gvpopia Tov enevovtdv. H owodopkn ékpnén etvar topa oe
TN e&EMEN, e T emmtdoelg Tov otkovopkov emttayvvey| (financial accelerator)
va S1otnpovV TV aénon TOV TIGTOGE®V Y10, VO, XPNHATOS0THOoVY £va de0TEPO KOO
KEPOOOKOTIKNG OVATTUENG VEMV KOTOOKEVMV OKIVATOV HECH TNG Toyelag avénong
tov a&ov eacealong (collateral values). Qo1660, T0 TPOTO KOUA KATACKELDV
0AOKANPAOVETOL, OVEAVOVTOG THV TPOGPOPA O0OEGILOL YDPOV, SLELKOAVVOVTOS TNV
aVOOIKT] TiEGN OTO EVOIKIOL KO TIG TIEG Kl EVIGYDOVTOG TNV TOPOYOYIKY WKOVOTNTO
g owovopiog. Kabdg oroxinpopéva cvotinuata cvveyiloov va @Bdvovv otnv
ayopd, ta evoikio kol ot TEG eBdvovy 610 amoKopHPMUA Tovg Kot apyilovv va
TéEPTOLV TPo¢ T KAtw. H xepdopopla amd TIg KOTAGKEVEG UEIDOVETOL, AOY® TNG
HEI®OONG TOV TPOGOOKIDY Y10, LEAALOVTIKEG ATOOOGELS, KU EMELDN TO KATOUCKEVOOTIKA
KO0 aw&dvovtor Kabmg n avamtuén ™ Prounyaviog Tpoceyyilel T AEITOLPYIKY] TNG
wavotnta. Kotd cuvéngia, 10 m06ooTtd VEOV KOTACKEL®OV EEKIVE VO LELOVETOAL TPOG
1o KATO.

“Yoeon

H vrepBéppovon g xatovolotikig {mong mpokaAel yevikés mAnbBwploTikég
TECELG, PUE OMOTEAECUO TO. EMTOKIO VAL OVEAVOVTOL KO 1) TPOGPOPE TICTOCEWV VO
nepropiletar, eVioyvLOVTOG £TCL TIG MEPIKOMES OTIC EVAPEELS KOTOOKELNG OKIVITOV.
Avm N owovoutky emPpaovven, eVicyVETOL OO TO TOAAATANGLOCTIKO OTOTEAEGLLOL
0T OLVOAKY] {TNOY TOV TEPIKOMAOV OTIS EMEVOVCELS, GLUUTEPIAQUPOAVOUEVIG TNG
OIKOOOMIKNG  dpaotnplottag. Q0T1060, AGY® TOV YPOVIKOV VOTEPHGEMY GTNV
avamtuln, Tt VYNAG EmimEdn AmMOTMEPATAOCE®Y aKWVNTOV cvuveyilovtol Yo Kamolo

YPOVIKO OACTNLA, LE OTOTELEGILO VO TOPATNPEITOL TOXELD ADENCT TOV KEVOV YDPOV
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TOL EMOEWVOVETAL amd TN YoAdpwon g Ofmong AOY® 1TNG  OIKOVOUIKNG
emPpddvvone. H peimon tov evokiov enttaydvetal, evd ot amoddcelg avEavovtal wg
AmAVINGoN OT0 LYNAOTEPA EMTOKIO Kl EMOEWVMOVOVTOG TIG TPOOTTIKEG aHENONG TV
evowkioov. H perodpevn a&lo tov veIoTapEVOV TEPLOVCIOK®Y CGTOYXEIMV GTEAVEL TOV
OIKOVOUIKO EMTOYLVTH GE avTioTpoen mopeia, meplopiloviag TEPUITEP® TNV TAPOYN
oTEYOOTIKOV daveimv. TeMKd, 1 TPOGPOPE KOVOOLPYLOV ATOTEPATOUEVOV OKIVITOV
LELOVETOL OTASIOKA Kot 1) dafecILOTNTA TOV KEVOV YOP®V otabepomoteital (ov Kot
TAPOUEVEL TOAD TAVE 0md TO EMIMESO 1GOPPOTIOG TNG). G AMOTEAEGA, TO TOGOGTO
g pelmong TV evoikidoemVy apyilel va emiPpadvvetat.
Owovopkn Kpion (word cofapn veeon)
Me v owkovopia Tdpa 6 0IKOVOIKT Kpiom, N petopévn {fnon tov ypnotodv yio
véa axivnto avaykalet v exkafdpion TOV OTPOUATOV TOL  OEVTEPOYEVOVG
arofépatog. H {fmon vy véeg xotaokevég oxkwvntov, o¢ eni 1o mAgloTOV
neplopiletar oty aviikatdotoon Tov molodv arnobsudtov (obsolete stock). H
YOUNAT O1KOOOUIKT dpACTNPLOTNTO EVIGYDEL TNV OIKOVOUIKY KPioT, EVA Ol TYHES TV
aKWVNTOV €XOVV TEGEL UE OMOTEAECUO 1| TEPALTEP® aVATTLEN Vo pnv givor TAEov
Pfrooyn. Xe cuvovacud LE TNV TOTOTIKN KPIoN, oVTO oNUOivel OTL 1 KOTOOKELT
VE®V aKVNTOV givol kovtd ato undév. Ot kevol ydpot apyilovv va méetovy and v
KOPLOT TOVS, OAAG LOVO e apyohs puBuovg, e dedoUévo TO LElOPEVO emimedo NG
{nong, eva ta evoikia Kot ot TIEG 6TafepomolovvTol 6 enimedo TOAD yaunAdtepa
and Tig mponyovueves mpocdokies. IloAlol koTOOKELOGTEG €Yovv peivel e
avoikluota okivto 1 avemapkés €000Mue omd evoiklo Yyl TV KAAvyn TtV
avénuévev tovg TOKOV, evd moAAol ypfioteg (Occupiers) dev pmopovv mAéov va
KOAADYOLV TO OGVELD TOVG 1) TNV TANPOUY TOV £VOIKIOL TOVG. AVTO 00NYEL 0 EVPEMG
EKTETOUEVEG ADETNOELS TANPOUDV dOVEIWV, TTOYEVCELS Kol KATAGYECES. 206TOGO,
G711 PACT KAUWYNG TNG ayopds aKviTaV, ol TpobmofEcels Yo KaTaokevEs apyilovv va
Bedktidvovtal, KaBdS To KOTUCKEVACTIKA KOGTN UEIDVOVTOL KOl Ol TPOGOOKIES Yo
UEALOVTIKEG QENCELS TOV EVOIKIOV £PYOVTOL GTNV EMPAVELD Y10 OKOUO Lot POPAL.
[TAéov vrdpyel To €6090G Yo TNV Evapén TOL EMOUEVOD KOKAOV TNG KOTOOKEVOGTIKNG
dpacTNPLOTNTOGS.

Youeovo pe tov Roulac (1996) n ayopd akwvitov exnpedletol omd o cHVOAO
¢ owovopiag. H {ntmon yw ayabd, vanpeciec kol mopaywytkoOg mOpoVs o€ GYEGN

pe TNV mpocseopd Kot TN owbeciudttd Toug Kabopilovv Ta CLUVOAIKE emimeda
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OIKOVOUIKTG dpaotnptotntas. Omoladnmote aAdayn otnv Tposeopd Kot tn (ntnon
TOVG EYEL AUECEG GLUVETEIEG GTIV AYOPE KV TOV.

IMopokdto moapovotdletal o yevikde oynuatikog kokiog tov (Roulac, 1996),
OOV TOL YEYOVOTO TTOV TPAYUATOTOOVLVTOL GE U0 €0vikn owovopia (Tave amd v
KOUTOAY) ovoyetiloviol UE TIC OVTIOTOL(EC GUVEMEIEC TOVEC OTNV Oyopd OKIVITOV
(kdto amd Vv koumdAn). H cvoyétion avt eivor ototikn) (meptypagikn) Kot dgv
EVOOUATOVOVTOL TPOPAEYELS KOl EMOPACELS YPOVIKAOV VOTEPNGE®V. Agv LEAPYEL
OTEVY] YPOVIKY] OXECT LETOED EVOG OLKOVOULKOD YEYOVATOG KOl TNG GLUVETELAG TOV GTNV
ayopd AKIVITOV.

Tyqpna 5.6: EMATde£1g 01kovOpIKAY YEYOVOTOV 6TO OKIiVITO

Tlepiasirepes rposhiyers Ouwovopkd

Nizg ketoakevés Tovavouy ; . :
? & TV Kt peyakiTepn mupayoy L'eyovita

TEPUTEPE TV OIKOVOIKT)
ENEKTUON

[leposorepes zposiqye
Kat peyalbtepy Tapayeyy

H zpoogopd vanpemar, npoidviov, Néeg kuraawevés Tovivow
Jopov Eemepvd T Gjmen TEPITEPE TIY OLKOVORIKT] EXERTAG)

sprovirepes

Kiapdxoon {imens km apoaiiyec K

TIPGY Y10 VI pesies,

O nepiasorepes
pochiyels Kt

dubeopomnra TR dwnfempomta
R ] “olf ) Khpdxkoa Gimeng ka 1 pomy
mpoidvea, yopo, jpiue B — s L Kapalaior
) TIOY TOV VPRI, e
05 EvToviTep) . ) ) T odyyoty 6
55 On doaveg Kot o1 vies ayopis TOV TPOIOVTON, T00 iy
otkodGpmen) " i AT —— nepioeoTEpY
Erivruon H‘IIU._I]ﬂkq az‘nﬂpq vouy andavipe 3 | owobigy
— O véeg KaTaowens Tioy Tov , mheovdopura enobepdray
dpuomapiityrag uvumriogous Ty Bolklov groyard Ovvieg woragkenis
| mpoodokic avodon ) , Eaiktay VETTUGGOLY TIV TPocOoKia
EVOIKIOY KU1 TGOV Huroppognon véoy P 0V EYOKIQY Kl TIpAY
- 10pov emppadiverar’ ’
ITA"PH TG TOVONEL aédvovia ot Toyupiy Smon toviver
\T1G VEES KOTOOKEVES diadémpor kevoi yopor VEES KUTOOKEVES
\ Meropéw e e Yymhorepy napayey \
Aiénen evoncion ki ur'rqpscieg, apoivra, & nsp}uno’ﬁps; féoerg ;\ﬁ;&_quq mmilow K
1piong doppévov Jopov 19p0, Fpa ' tpfosiag 1pions dopmuévov yopov
. - Xopnhorepes mpés P P
Hupurerapéw umodovipoon & o v H Gjmon avdprer:
o L on, evolka Ko ypi | ! VA|PEDIES, TPOToVTE, . ;
AT, £ e umoBépata penes 1 Lrabeporoinon evoiaw,
dopmuévov yopov

emyeipnocoy T 1 JEOPEVES TUPELOPTOES

To kabupo owovopiko yishoo;
amoréheop amd Ty
AvZavovran o1 doBéaypor aagpnizodoTon
Kevoi 0pol kot avurdbrev daveiov v
ouveilovru ot ToviveL g damdves Avinpénn Gimon
Jerdoe1g evotkion ’ J0pov’ peropévol

drbéapor kevol ypor,
otabeporoinen evowkiov

Emnroceg ote

Avaypnparodomon
Axivijra

evurdfnwov duveiov
IInyn: The Roulac Group, Roulac 7996, Idia exeéepyaoia.

H xatackevaotikn dpactnpiotnta Eekiva e€ontiog e avaykng yuo véo yopo. H
KOTOOKEVOOTIKY OpacTNPLOTNTA 001YEL GE OIKOVOUIKY| EMEKTOOT Kl EMKPOTEL BETIKO
KAMpo oy ayopd. To emkpatdv Betikd KAMpa TG owovopiog evieivel mepattépm v
KOTOOKEVOGTIKT OpOGTNPLOTNTO ONUIOVPYDOVTOS TAEOVAGHA SOUNUEVOL XDPOL. AVTO

oonyel oe pelwon TV VEOV KATOOKELMOV Kl eMOUEVDS opyilel va emkpotel pio
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apvnTiky yoyoroyio omv ayopd. Koabo¢ mopatnpodvior onuddie Heeong otnv
olKovouio, oTadloKA TPUYUUTOTOLEITOL KAADYT TOV KEVMOV SOUNUEVOV YDP®V. AVTd
oonyel ©€ OIKOVOWIKY EMEKTACY, 1 ONOI0 TOVOVETOL TEPAUUTEP® HECH VEOV

KOTOUOKEVDV.
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6. EMIIEIPIKH ANAAYXH
6.1. Ewayoym
O e€eliéelg otV ayopd KATOKIOG UTOPEL Vo £(OVV ONUOVTIKEG EMMTMOCELS GTNV

owovopkn opactnpomre. H ypnuotomototiky didotaon e ayopds Kototkiog
(credit) xou M emidpacn tov owiotikov mAovtov (housing wealth) ackovv emppon
oV katavoilmon. To yeyovog avtd, kabiotd v avaivon g oxéong Hetasd Tov
EMYEPNUOTIKAOV KOKA®V Kol TOV TILOV KOTOIKIOG amapoitnen.

SVYKEKPEVQ, N EMIOPOOT TOV TAOVTOL GTNV KATOVAANDGT TOV TPOEPYETAL OO
UETOPOAEG OTIC TIHEG TOV OKIVITOV lval cuVHO®G TO GNUOVTIKY ad TNV ENIOPOT
OV TPOKAAOVV Ol HETAPOAEG TOV TIUAV TGOV YPNLUOTOOIKOVOUK®DOV TEPIOVGIOKMDV
otoyeimv. Ouv e€eliéelc emopévg otV ayopd KATOKIOG €YOVV GULVERELES OTN
pakpootkovopukn wsoppomia (Catte, Girouard, Price, & André, 2004).

O Bobudg ocvyypovicpod TV HETOPOADV TOV THOV KATOlKiog HETAED TV
yopov gaptdtor amd Sapopovg moapdyoviec. Ot do@opés HETOEDL TGV AYOpdV
Katowiog, 1 @oporoyie, 0 avTOyY®VIGHOG, ot €EgMEElg oty ayopd pcebdoewy, M
KOwmViKn Katowkia kabmg Kot dnpoypagikoi mapdyovieg ennpedlovv m {ftnon yuo
KoTotkia.

270 TOPOKAT® S1oypALLILOTO. TEPLYPAPETOL 1] OLOYPOVIKT) CUUTEPIPOPAL:

e Tov deiktn mpaypatikdv Tinmv Katokiog (real house prices).

e Tov odeiktn tov Adyov TWNG KOTOKING TTPOg €060 (price to income

ratio).

e Tov deiktn TOV AOYOL TIUNG KaToKing Tpog voikio (price to rent ratio).

H Bdaon oedopévov tov deiktdv avikel otov Opyoviopud OKovopknig
Yvvepyaciog kot Avamtuéng — OOXA (OECD Analytical House Price database). Ot
oeikteg elvar tpyumviaior (quarterly) ko 1o €tog Pdong tovg eivor to 2010. Ta
tpyunvicio otoyeion €govv peydAn onupacia yuoo kdbe gidovg avdivon, oapov
eEacearifovv axpiféctepa cvumepdopata. Avagopikd e TO OEIKTN TPOYUOTIKOV
TV katowkiog, afilel va onuewwbel mwg sivor emoyikd dopbopévog (seasonally
adjusted).

2T OLVEXELD, TPOYUOTOTOEITOL GLYKPITIKY avAALoN TV &V AGY® OEIKT®V
petald €61 yopav oo OOZA mov avikovv ot {dvn Tov gup®d (Euro Area 15). Ot
peretopeveg avtég yopeg etvor n Ieppavia, n ToArio, n Itodia, n EAAGSa, 1

OMavoia kot 1 lomavia.
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[a tovg deikteg TV YOOV, LVIapPYoLY dbEécIa oTotyEla Tov Eekvovv TO
1970 won @Bdavovv puéxpt kan to 2015. E&aipeon amotedovv n EALGOa kot 1 Iomavia.
Mo mv EAAGSa vrdpyovv ototyeio mov Eexkvodv 10 1997 evd yio v lomavia ta
dbéopa ototyeia Eektvovv to 1971.

Ta aBpototikd peyédn (aggregates) twv yopmv tov OOZA Kol TOV YOPOV TOL
OOZA mov avikovv 61 {®VN TOL gVP®, ATOTEAOVV PECOVS PpLOLOVE aENoNG OV
otabuilovtor pe to kotd kepaAv AEIT (GDP) oe 6povg Iootipiog AyopaoTikng
Avvoung (Purchasing Power Parity).

6.1.1. Agiktng [Ipaypotikov Typov Kotowiog
Mo ™V Kataokevn Tov OEIKTN TPAYUATIKOV TYLOV KOTOIKING, Ol OVOUOCTIKES TILEG

Katowkiog £xovv amonAnOmplobel e TOV amOTANO®PIGTH WIOTIKAG KATOVAA®ONG 0md
T0 GTATICTIKG GTOLYXElD TOV EBVIKOV AOYOPLOGL®V.

Awgypappa 6.1: ZUykpion SEIKTOV TPOYRATIKOV TILOV KATOIKING

140

120

(=3
(=}

100)

<]
=

60

Agiktng Tiwdv Katowkiug (emojuka dropbopévog,
£tog Paong 2010

Inueio Kapmig (Zavn tov svpm) ——Teppavia ——Tuilia
— Itohio —Elhada ——O)havdia
Ionavia Kdbpeg OOZA Ziwn tov sopid (EALS)

IInyn: OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.
O petaforég otic Tég Katowkiog oyeTiloviol OTEVA LE TOV ETLYELPTHOTIKO

KOKAO, YU a0TO Kot 01 cvykpicelg petalh toug mapovstdlovy 101iTEPO EVOLAPEPOV.
270 TOPATAVE® SLAYPULLLLO, TAPUTNPOVUE TMOG Yo TNV TEPiodo petald twv etmv 1970
Ko 2015, ot petaforéc TOV TPAYUATIKOV TILOV KOTOWKIOG Ko TO OMIELN KOUTNG TOV
EMYEPNUATIKOV KOKA®V (turning points) Katd kvplo Adyo cvumintovv. Ta onueia
Kopmg gival o kaT®ToTo onpeio (trough) kon to avodtato onueio 1 kopven (peak)

evog emyelpnuatikov KOkAov. H oklacuévn mepoyn mov @oivetol 6To OdrypopLpLol
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EMOUEVMG, TPOGOOPILEL TIC TEPLOSOVG VPESTG TV YOP®OV TS {DOVNG TOL EVPD, OTMG
avtég opilovrat amd tov OO0zA®™,

2opeova pe to afpoloTikd peyéon (aggregates), ot TPOyYHOTIKEG TILES KOTOKIOG
v 115 yopeg tov OOZA kot yio g yopeg TG LOVNG TOL €VP® TTAPOLSIALoVY T
UEYOADTEPT] SLAPKELONG, TAVTOYPOVY AVOOIKY| TAoM, amd To 1997 ém¢ Ko 10 devTEPO
tpipunvo tov 2007. And to té€tapto Tpiunvo tov 2007, TG0 0 JEIKTNG TOV YWPAOV TOV
OOZA 0600 KOl 0 AVTIGTOL(0G TV YOPAOV TOV OVIKOVV 6T OV TOV EVPD PELDVETAL.
To tétapto tpiunvo tov 2009 mapatnpeiton avENON TV dEIKT®V Kot TaAl. H devtepn
HOKPOTEPT] TEPTI0OOG TAVTOYPOVNG AVOOIKNG TACTS TV SEKTMV EEKIVA 0md TO 0eVTEPO
piumvo tov 1986 ko KoataAnyst oto Oevtepo Tpiumvo tov 1991. T v
npoavapepbeicn mtepiodo PETAROANG TOV JEIKTOV TOV TPUYUOUTIKAOV TILOV KOTOIKIOG
(1997-2007), mapatmpeitor TOPOUO GUUTEPIPOPE ©TO. ONUEio KOUTAG NG
Evpolovng.

YUVOAMKG, 1 GUYKPION TOL SEIKTN TOV TPAYUATIKOV TIUOV KOTOWKIOG HE TIG
TEPLOOOVS VPESNS TOL POIVOVTOL GTO TOPATAVED Oldypappa, Seiyvel Twg To onueio
KOUMNG TOV TILAV KATOKIOG KOl TOV EMLYEPNUATIKOV KOKAOV GUUTITTOLV UETAED
1970-2015 mapoéAo MOV e KAMOLES TEPLOSOVG OVAKAUYNG Ol TLUES TOPOVGLALOVV
VOTEPNON).

Ot Tipég Katowkiog o€ ox€on LE TO ELGOIMUN TMV VOIKOKLPIOV KOl Ol TUHES
KOTOKIOG G€ OYE0N HE T €voiKla amoteAovV 000 cuvnBelg deikteg TV BepeAwoOdV
TOPAYOVIOV TNG Oyopds KATolKiog mov emopovv otnv a&lohdynon 7y Vrapén
(QOVOKOG OTIG TIUES KOTOKING. XPNOUOTO0UVTaL ONAAOT O OEIKTES VIEPEKTIUNGNG
TOV TILOV KOTOIKIOG. T CUVEXELD, EMYEPEITAL L0l GLYKPLTIKN OVAAVGT TOV €V AOY®
OEIKTOV HE TOVG OEIKTEG T®V MPAYUATIKOV TIU®V KOTOWKING avl Ydpo, opov
TPONYOLUEVMG TTPAYLLATOTONOEL il TPOGTABELD, OPIGLLOD TOVC.

6.1.2. Asgiktng Tov Adyov Tyig Kartowkiog tpog Ewcéonpa
O d&iktng Tov AOYOVL TING KoTolkiag Tpog eloodnpa (price to income ratio) Tpokvmtet

amo TN OipeESN TNG OVOUOGTIKNG TIUNG KATOKIOG [LE TO OVOUOGTIKO 01006610 KOTA
, . 17 p . . , . ,
KeEQOAV e1600Mua . O deiktng avtdg, AvTavakid T dSuvaTOTNTO AYOPAS KOTOWKING Kl

eEuINPETNONG TOL GYETIKOV JAVEIGLOV.

1® OECD Composite Leading Indicators: Turning Points of Reference Series and Component Series
(April 2017).

Y TInyy Ovouaotikot Aiabeoinov Eigodiuaroc: Paon de30pEVOV TOV OIKOVOUIKGOY TPOOTTIKGY TOV
OOZA. IInyn Zvvolikod ITAnBoouod: Paon SedOUEVOV TV OIKOVOUIKOV TPooTTikdv tov OOZA Kot
npoPréyeis tov OOZA.

119



O dgiktng Tov AOYOL TIUNG KOTOWKIOG TTPOG E1GOMUO GUYKPIVEL TO GLVOMKO
KOOTOC LOG KATOKIOG G€ GYE0T UE TO UEGO ETNGLO EIGOMN O, OTOTEADMVTOG VO LETPO
OIKOVOUIKNG TTpocttotnTog TG otéyaong (affordability of housing). O deiktng avtdg
VTOONAMVEL OTL Ol THEG KATOKIOG HELMVOVTOL HLoKPOXpOVia, e&ottiog TG advvapiog
TOV  owoyevelwv va  ovtééovv to  Pdpoc MG  ayopds TOL  AKIVATOV,
ocvumePAOUPBOVOUEVIG TG OOVVOUIOG OITOTANPMOUNG TOL YPEOVS OV TPOEKLYE Y10l
™V ayopd tov.

Ot awénoetg oTig TYES KOTOoKiaG 0gv UTopovV va. amokAivovy amd v avénon
TOV EIGOONUOTOG TOV TOUVOV AyOPOUSTAOV Y10 LEYAAO XPOVIKO dtdoTtnua. Edv ot tiuég
TOV KATOKIOV EEMEPAGOVY TNV aENON TOV E1GO0ONUATOC, oNUaivel 6TL o1 duvnTiKol
ayopaoTég (Vvoukokvupld) dev dtobétovy dtobéoia ke@dlota Kt 0Tl dev gival TAEOV o€
Béom va aviéovv owovopkd v ayopd. Avtd odnyetl oe peimon g {Rmong, n
omoia pe tn oepd TpokaAel peimon otig Tyés katowiog (André, Gil-Alana, & Gupta,
2014).

Awgypappa 6.2: AgikTig T00 AOY0V TIPS KOTOIKING TPOS E1GOIN LA

(2015:Q1, 2010=100)
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IInyi: OECD, Housing Prices database, 2017.
210 ddypappa 6.2 @aivetal Tmg o€ TOAES xdpes Tov OOZA T0 TPdTO TPiUNVO
tov 2015, pe €tog Bdong to 2010, ot Tyég Katokiag avéndnkay ypnyopotepa omd to

glooonuata. o 11g xdpeg tov OOZA mov avikovv ot {ovn tov gvpd (EALS),
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&yovv ypnowomnombel ta abpototikd peyédn (aggregates), mov omoteAOVHV HECOLG
pvOpovg avénong mov otabuilovion pe 1o Kard kepainv AEIT (GDP) oe dpovg
Icotipiag Ayopaotikng Avvaung (Purchasing Power Parity). ‘Eva counépacpo mov
TPOKLITEL OO TNV TAPATHPNOT TOL daypappatog eivar tog otn Evpolovn (EALS),
ot [oAAia, otnv EAAGOa, oty Itaria, otnv OAhavdio kor oty Iomavia ot Tyuég
Katokiog avéninkav o apyd and ta elcodnpota. A&ilel va onueiwdel Twg amd TIg
eEetalopeves yopeg povo ot I'eppavia or Tipuég katowiog avénonikay mo ypnyopa
amo T ewloodnuato. H tiun tov deiktn tov Adyov TG KATOKING TPOG EIGOOMILOL TNG
I'eppoviog etvar peyohdtepn amd TIC TIHEG TOL GLYKEKPIUEVOD OEIKTN TOV YOPDOV TOV
OOZA, cvumeprrappavopévev tov xopav e Evpolodvnc.

6.1.3. Agiktng tov Adyov Tyig Kartowkiog tpog Evoikio
O Seiktng Tov AoyoL TwAc katouiag Tpog evoikio™® (price to rent ratio), mpokvmel

amo T dlipeon TOV SEIKTY OVOLOGTIKNG TIUNG KATOKIOG e TO OeikTn TG EVOlKiov.
O Adyog awtdg cvykpivel v €£EMEN TOL KOGTOVG OyOpdS KATOWING €vavTl TOV
Kk6oTOLG HicOmong tov axwvitov (profitability rate).

H Bewpio amotiunong meplovclokdv otoryeiov mpoPAémel po capn oyéon
petalhd TV TIHOV KATOKING, TV EVOIKI®V KOl TV TPOEEOPANTIKOV EMTOKI®V TOL
Bacilovtan og e&looppomntikég evkaipieg (arbitrage opportunities) HeETOED ayopds Kot
picBwong akivnng meplovoiog.

O tipég kartowiog emopévmg Umopovv va ekTiunBodv pe Pacn to KOGTOG NG
evokiaong. Ot petaforéc TV TIHOV KaToKiog Umopel va opeilovtol oTic LETOPOAES
TOV  OVOUEVOUEVAOV KEQOAUOK®OV Kepd®v (capital gains) M oTIG HEAAOVTIKEG
amodooelg evolkiaong (rental yields). Xe 1coppomia, o1 mapdyovieg mpémel vao givon
ad1dpopot PETOEL ayopds / mdAnong kot ekpicBwonc. 'Etot, o1 petaforéc Tov deiktn
OV AOYoV TIUNG KaTowKiog TPog evoikio Bo pmopovoav vo epunvevfodv wg oot
vrepBéppravong (vymAdtepog deiktnc) N To avtifeto (yapunAodtepog deiktng).

O deiktng Tov AOYOV TIUAOV KATOIKING TPOG EVOIKIO OATOTLTMVEL TN LOKPOYXPOVIKL
oxéon HETOED TOV KOGTOLG KOTOYNG oG KATOKIOG Kol TG 0mdd0ong 0 MEPIMTMON
oL ot pobdvetat. Emopévmg, 6tav ot TYHES KOTOKING GUYKPIVOUEVEG LLE TOL EVOTKLNL
glvar ToA) vymAég, ot dvvntikol ayopactéc Bewpoldv 4Tl lval Mo cLpPEpovoa M
picBwon amd v ayopd. Avtd odnyel oe peimon g {fTnong yw axivinta, 0O®VTOG

TIG TIWEG KATOIKIOG TTPOG TO KAT.

8 TInyn: OOZA, Bhon 8e30UEVOV GNUAVTIKOTEP®VY OIKOVOIKGY Setktdv kat Kevipue Ztotiotiki
Ynnpeoio tov Iopani.
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e mepinT®on oL 0 JEIKTNG eivon TOAD YOUNAOS, 1 ayopd KaTolKiog TpoTidTot
évavtt ¢ evolkiaong. Eav o deikng mapapeivel vymAdg yioo ToAD peyaAo ypoviko
SloTNHO, Ol TIHES TOV KOTOKIOV Pacilovtal ce U peaMoTikéG TPOGOOKIEG Yo
UEALOVTIKE KEPON A0 TNV TOANGY KOTOKIMV Kot Oyl omd TNV TPOyUATIKY o&io TV
evokiomv. Evdéyetar oniadn vo vmdpyelt "govoka" oTlg TWEC  KATOKIoG
(vmepektipnon).

210V TOpOKAT® TivaKa Topouctdlovtal ot LaKpoXpOvIol LEGOL OPOL TOV TIUOV
TOV O&lKTN TOV AOYOV TIUNG KOTOIKIOG TPOS E1GO0MLA Kol TOV OEIKTN TOV AGYOVL TIUNG

KATolKiag Tpog evoikio avtictorya.

O mivakag amoteheital, omd TIG TEAELTAIES TOPATNPOVUEVEG TILES TOV OEIKTMV
Kol TN OY€0M TOVG UE TOVG pecovs Opove. H meplodog perémng Eexvd to 1980 ko
KataAnyel oto mpdTo Tpiunvo tov 2015 (tedevtaio mapaTnpNon), TPOKEWWEVOL VoL
eEacpalobel n poakpvTEPN duvar TEPIOO0C Y10 TOV VTOAOYIGUO TV HECHV OPWV
tov deiktov. H EALGSa dev Oa cupmepiinebei, 61611 vdpyovv dabécipo dedopéva
mov Egkvovv 1o 1997.

MMivoxog 6.1: Agikteg MOyov TIPS KATOIKIOS TPOG 160N PO KAl AOYOV TIUNG KATOLKIOG TPOS
£voiklo
AgikTng AoYyov Ty KOTOKIOG TPOS E160dN10 AgiKTNG AOYOV TYIMS KUTOKING TTPOS EVOIKLO
Méoog Opog (1) Terevtaio Tpipmvo (2)  (3)=(2)/(1)x100 Méoog Opog (1) Tehevtaio Tpipnvo (2)  (3)=(2)/(1)x100
Teppavia 128 116 90 125 121 96
ToAkio 79 96 122 77 94 122
Troio 85 87 103 92 82 89
OMavdio 72 83 115 75 97 129
lomavia 69 73 106 69 72 104

IInys: OECD, Housing Prices database, 2017.

M mopoTpnon Tov TPOKVLATEL OO TOV TOPATAVE® TIVOKa €ivol TOC GTIG
TEPLGGOTEPES YMPES, Ol TUES KoTOowKiog evappoviovior pe TOVG HOKPOYPOVIONS
pécovg opovg. Ot ocvpPotikés ovtég UETPNOELS OUMG, Ogv  pmopolhv  va
avTiKatonTpilovy mAvToTe Kot Pe akpifela ta KOGTN GTEYAOoNG.

210 mopokdTe odypappa 6.3 eaivetor mwg e mOAAEG ydpeg Tov OOZA 710
mpoto Tpipunvo tov 2015, pe érog Paong to 2010, ot Téc Kotokiog avénonkav
ypnyopotepa amd to evoikia. o tic xdpeg tov OOZA mov avrkovv o1 {dvn Tov
evpo (EA1S), &yovv ypnowomomBel ko wdh to abpototikd peyédn (aggregates), mov
amoteloVV pécovg puBpovg avénong mov otabuilovrar pe to katd KepoAnv AEIL
(GDP) og 6povg Iootipiag Ayopactikng Avvaung (Purchasing Power Parity). Ztnv
Evpolovn (EALS), o FoAAia, otnv EALGOa, oty Italia, otnv OAdavdia Ko oty
Iomavia ot Tyég karowkiag ovéndnkav mo apyd omd to evoikia. Avtibeta, ot

['eppavia ot Tipég Katowiog ovénonkay mo ypriyopo amd To EVOikio. ZVYKEKPIUEVA, 1)
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TN ToL OeikTn ToLv AOYOL TWNG Kotowkiog mpog evoikto g I'epuaviog sivor m
ogvtepn peyadvtepn (petd v Tovpkia) amd T TWES TOV OVTIGTOLYOL dEiKTN TOV
xopav tov OOZA.

Awaypappa 6.3: AgikTng TOV LOYOV TINNG KOTOWKING TTPOS EVOIKLO

(2015:Q1, 2010=100)
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IInyn: OECD, Housing Prices database, 2017.
AxoArovBolv €& daypdupata Tov ved PEAETN YOPOV 6T omoio amelkovileTon
N Swypovikn €£EMEN TV deKTOV TOG0 o¢ eminedo Ydpag OGO Kol GE €MIMEDO
Evpolovnc. Ze kdbe Eexmptotd S1dypapiLa, ol GKIOCUEVES TEPLOYEG AVATOPIGTOVV TIG
EPLOdOVE VPeoNS Yoo kKibe ympo o1 omoieg €xovv kataokevachel pe ypnon Tov

Su0eoipov onpeiov kapmg oo OOTA™.

9 OECD Composite Leading Indicators: Turning Points of Reference Series and Component Series
(April 2017).
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6.2. Teppavio
Awaypoppa 6.4: Awaypovikn e&éhén dektav - Feppavia
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Enueta Kepmig (Cepuavia) —Agixme Tipndv Katowiag (Feppavia)  =——Tiun apog Eisddnpe (Feppavia)
— T mpog Evoikwo (I'eppavia) —Aeikte Tipdv Katowiog (EALS) —Thwn npog Excodnue (EALS)
Twun npog Evoikio (EA15)

IInyn: OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.
H avotamn T tov delktn TV Tpaylatikdv THev Kototkiog yio ) Ieppovia

eppavifetar 1o dgdtepo tpipnvo tov 1981. Opotwa, ot deikteg tov Adyov TNG
Katowkiog mpog €166ONUe Kot Tov OgikTn Tov AGYOV TIUNG KOTOWKIOG PO EVOIKIO
Kopve®vovTol T0 1010 €10¢. H kophomon Tov JEIKTOV TPOyUATOTOEITOL &V HECH
TEPLOOOV VPESTG TOL EMYEPMLLATIKOL KUKAOL (Peak 1979M11, Trough 1982M10). H
nepiodog avTy|, avTiotolyel 6T 0evTEPT HeyolvTEPN d1dpKelog meEPiodo HPEoNS Yo )
I'eppavia yio to dtdomnua 1970-2015. Avtictoym kopbewon, LETOEL TV onpeimv
Kapmng, mopatnpeiton kot yo tovg deikteg g Evpawldvng (EA1S).

To étog 1990 amotelel onpueio avagopds yio ™ xdpa, e£otiog g EVOons e
Avatohkng pe ) Avtikn Feppavia. Xtic apyéc tov 1991 Eekwvd mepiodog vepeong
(Peak 1991M3, Trough 1993M9) ko o1 dgixteg mapovsidlovy Eviovn peTafAntoTnTa
TPOEPYOUEVT EVOEYOUEVMG OO TNV gvoTtoinot mov cuvéPN to 1990.

Onwg eaiveror oto dibypappa, ot Tpelg deikteg tOco yia ) [eppovia 660 Kot
vy Vv Evpwlovn (EA15) mapovcialovv cuyypovicuévn ntoon 1o 1995. Ewdwkdrepa,
LT M TOVTOYPOVN KaBOOIKY| Topeia TV JEKT®V, GLVERN TO deHTEPO TPIUNVO TOL
1995 6mov Eexvd mepiodog Veeong Yo T [epuavia pe o avdtato onueio 1 Kopven
(peak) tov emyepnuatikov kKOKAOL va ypovoAoyeitoar oto idwo Tpiunvo (Peak
1995M6).
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Xmv apyn tov devtepov Tpunvov tov 2001 (Peak 2001M4) Eexvd mepiodog
vopeong vy ) [eppavia n omoia Ba dwwpkécer péypt 11 apyés tov 2005 (Trough
2005M2). Avt 1 mepiodog VPESNG 0T XDPO SOMPKNGE TOAD TEPIGGOTEPO GLYKPITIK
pe Tig vmolouteg Yoo TV mepiodo 1970-2015. Kab’ 6An ) dudpkela g meptdodov
OTNG Kol Ol TPELS OeikTeG datpnoay TV Kabodikn Tovg mopeion Tov elxe EEKIVIOEL
10 1995.

m Teppavie n mepiodog 2009 £wc 2015 ovvodevetar omd  avodiky
oLUTEPLPOPE Yo TOVG EgTalOpevoug ogiktes. Avtifeta otnv Evpmlmdvn, ot Tég tmv
OEIKTMOV HEW®VOVTOL TNV 1010 TEPindo. XT0 TOPATAvV® SAypoppo eivol ELovie M
amoOkAlon wov mapovotdlovv ot degiktec g eppaviog kot g Evpoldvng
GLYKEKPLULEVN YPOVIKT TTEPTODO.

6.3. Tairia
Awgypappa 6.5: Awaypovikn e€éMEn deiktav - Faidia

120
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IInyn: OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.
210 TOPOTAV®D SUAYPOLLLLOL, TOPATPDOVTOS TO OVOTUPIGTMUEVO, CNUEIN KAUTNG,

e€dyetan 10 oLUTEPAGUO TG M HEYOADTEPT] VPESLaKT Tepiodog otn [NaAAia yuo to
dwomuo perétng 1970-2015, Eexvd to 1982 k1 oloxAnpwvetor to 1987 (Peak
1982M6, Trough 1987M3). Tnv mepiodo avtn, ot deiktec Tapovciacay TAPAAANAN
kaBodikn ki ev ovveyeia avodwkn mopeia. To mpwto Tpiunvo tov 1985, ot péon
TEPIMOV TNG GLYKEKPLUEVNG TTEPLOOOV VOECNG, O OEIKTNG TOV TPUAYUOTIKOV TYLOV
Katowkiog, 0 0elkTNg TOL AOYOV TYUNG KATOKIOG TPOG EIGOIM LA KL 0 OEIKTNG TOL AdYOL

TIUNG KOTOoKiog TPog £voikio BpioKoviol 6TO KOTdTATO GNUEID TOVG.
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H ToAAio vpEe mopadoctokd pior ydpo YOUNANG petafAntotrog o O, Ti
apopd Tig TES katokiag. Tn dekaetion dpmg Tov 2000, o1 TIHES KATOKING GTN YDPO
avéNOnkav Kt €to1, n dALote otabepdnTa TOV TGV TG e€apavicOnke paydaia. To
010 potifo cvumeplpopds mopATPEITOL KOL Y0 TOVG VIOAOTOVG OEIKTES Ol OTOioL
avéavovtar olaypovikd Kab’ OAn 1N Oldpkela mepldoov Veeong g I'aAliag mov
Eexwvd 1o 2000 (Peak 2000M11, Trough 2003M6). Xtv Evpwldvn n ewodva gival
TOPOUOLO. KOOMG Kot 01 TPEIS OEIKTEG KATAYPAPOLV vVOOIKY TTOPEiD T GLYKEKPIUEVT
mePiodo.

To 2003, petd o T€log TG VPeoNGS, 01 dgikteg cuveyilovy va avéavovtal aAld
VT TN QOPA HE O £viovo puiuod. Zvykekpiuéva, yuo Tig meptodovg 2003-2004,
2004-2005 ka1 2006-2007 to. €TNO0. TOGOOTA AVENCTG TOV OEIKTN TILAOV KATOWKIOG
gtvon 12,5%, 13,30% o 11,85% avrtictoya. Ta mocoostd avtd, eivar onpovikd
VYNAOTEPA Ao TIC OWENCEIS TOV oNUEMONKAY KOTA TN SAPKEW TPONYOVUEVOV
aVEAOY®V QAVOUEVAOV EKPNENG OTIC TIUES KOTOKIOG.

To tétapto tpiumvo tov 2007 ot Twég TtV TPV dekTdv Yoo T [oAlia
Bpiokovior 610 ovdTATO GNUEID TOVLG, YPOVIKN TEPIOSOG KOVIO GTNV KOPLOTN TOV
EMYEPNUATIKOD KUKAOL NG YOpas. Ta onpeio koumng ToU EmyepnUaTikod KOKAOL
g mepodov (Peak 2007M12, Trough 2009M6) é£pyovior TPOGEYYIOTIKG GE
avTIoTOlYio LE T XPOVIKA onueio LETOPOANG TOV SEIKTMOV Amd OVATATO GE KATDOTUTO
onueio. H peioon tov tipdv tov deiktdv g Fodiiog kotd ) dibpkela g meptdoov
VeeoNGg KABMOG Kol 1 TOPAAANAN TOVTOXPOV] HEIMON TOV TIHAOV TOV OEKTOV TNG
Evpwldvng v idwa mepiodo, eivar epeavig 6To mopamdve StérypopLLa.

To devtepo Tpipumvo tov 2009 onueidvetal Tayeion aOENON TOV SEIKTOV £0G Kot
to Tpito Tpipunvo tov 2011 dmov ot deikteg KoTaAapuBdvovy T PEYIGTN TN TOLG Ayo
mpwv Eekvnoel n kabodikn tovg mopeio. Ot péyloteg Tég tov dsktav to 2011
CUUTITTOVV LE TNV KOPLOT TOV EMYEPNUATIKOV KUKAOL 1 omoiot GNUATOS0TEL TNV
évapén g meptdoov veeong o ) [oAlio (Peak 2011MS8, Trough 2014MS5). Onwg
QOAVETOL KOl OLOYPOUUOTIKE KoTd TNV TEPiodo Veeong ot deikteg ¢ [aAriag kot g

Evpwldvng mapovsialovv otadiaxn peimon.
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6.4. Itahia
Awdypappoa 6.6: Avaypovikn e€EMEN dekTaV - ITadia
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IInyn: OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.
210 Oodypappa avtd mopovctdlovrol kot TAAM To EmINEdN TOV OPOP®V

OEIKTOV Yo dloPOVIKEG GLYKPIGELS ™G ocLumePlpopds tovs. Eva a&loonpeimrto
YOPOKTNPIOTIKO TOL SloypAppoTog ovtov etvar 0Tt ot deikteg 1060 otnv Evpoldvn
(EA15) 660 kou og eminedo ydPOG TOPOVSIALOVV TOPOUOLN CLUTEPIPOPE KT TO
UEeYOADTEPO PEPOC TNG TEPLOOOV VIO e&€TaoT. YTAPYeEL ONASN [0l GLYYPOVIGUEVN
Kivnon tov KOUTLAOV.

ATO TNV TPOCEKTIKN TAPUTPNON TOV TOPATAVE O0YPAULATOS TPOKVTTEL TMG
N Yeeomn g mePLOdoL Tov ekteiveTan amd o TEAN Tov 1979 £mg Ko TIG apyég Tov
1983 (Peak 1979M12, Trough 1983M3) mponyndnke g avodikng mopeiag TV TIH®V
TV dektdVv ™S Itariag. [To cvykekpiéva, ot TIHES TOV TPLOV JEIKTAOV dvEdvovTal
10 dgvTEPO TPiumvo tov 1980, onhadn Atyo apydtepa.

Tnv mepiodo 1980-1981 mapatnpeitar n peyardtepn €010 TOCOGTIOAN AVENOT)
TOV TILOV TOV deKTOV, 46% Yo 10 deiktn Tindv Katowiog, 33% ywo o deiktn tov
AOyov TG Katowiog mpog ewcodnua kot 47% vy 1o Ogiktn tov AdyoL TIUNG
Katowiog Tpog voiklo.

Apybtepa, v mepiodo 1998-2007 Shor ot deikteg av&dvovior péxpt TNV
KOPUO®OT TOVG TOV TPAYHATOTOlEITOL TO TpdtTo Tpiunvo tov 2008. To 2008
mopoatnpeitor kabodikn mopeion Yo TO OOVOAO TV OeIKTOV. Xtnv ItaAdio ot

TPOAYUOTIKEG TIEG KaTolKiag Emecay Katd 26 % amd 10 onueio KopuE®OTNG TOLG TO
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TPOTO TPipMvo tov 2008, Tov cvumintel pe v Evapén g TEPLOSOL VOESNS Yo T
yopa (Peak 2008M2, Trough 2009MS5), oto younidtepo onueio tovg 1o 2015,
Tapovctalovtag po adtdkontn kabodikn mopeia. Tnv idwo ewdva Tapovstalovy Kot
ot GAAot dvo deikteg, udvo mov ekeivn TV mEPi0do, 0 OeikTNG TOL AOYOL TIUNG
KOTOwKioG TPog 160N UA TOPOVGLALEL KATOEG UIKPEG OLEOUELDCEL,.

Mo GAAN ONUOVTIKY TOPATHPNOT 0POopd TO SEIKTN TOL AOYOL TIUNG KOTOIKIOG
npog evoikto. H deiktng avtdg and to tpito tpipnvo tov 1973 émg 10 T€AOG TNG
e€etaldpuevng meplodov LIEPTEPEL EVOVTL TOL OEIKTN TOV TPUAYUOTIKOV TULOV
Katokiog. AkOpo ko 10 Tp®@to TPipnvo Tov 2008 oL 0 GUYKEKPIUEVOSG OEIKTNG
Aappdvel T pHEYIOTN TN TOL, AlYO TPV TV KOTAKOPVPN TTAOGCT TOV, 0 O&iKTNG TOV
AdyoL TNG KaTokiog TPog evoiklo £xel aeONTd VYNAOTEPN TILY.

6.5. Olhavoio
Awgypappa 6.7: Awaypoviky e€€MEn deikTtav - Orhavdia
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Twn mpog Evoixio (EA15)

IInyn: : OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.
Ao 1o TéTapto Tpipnvo tov 1974 0 deiktng TOV TPAYHOTIKOV TILOV KOTOIKIOG

moapovctdlel cvveyr] avénon €mg Kol to dgvtepo Tpiumvo tov 1978, A&iler va
onuedel mwg o deiktng Eekvd TV TTOTIKN TOL Topeia To Tpito Tpipumvo tov 1978,
oxeddV €va ¥pdvo mpv TV Evopén TG TPOTNG HOKPAS TEPLOdOL VOESNS Yol TNV
OMavdia (Peak 1979M11, Trough 1982M12).

H poxpdtepn mepiodog ocuveyolc ovoOikng MOPEelag ToV TIUAV TV TPUDV
deiktdv gpeaviletar petald tov etdv 1993 kot 2007. Ewdwodtepa, o deikng tmv
TPAYUOTIKOV TIHOV Kotowkiog av&avetol and 1o Tpdto tpiumvo tov 1993 €wg kot to

tedevtaio Tpipumvo tov 2007 6mov Aappdvet T péyiotn tun tov (107,70).
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To mwpdto Tpipmvo ToL 2008 Eekvd M peiwon TOV TPUOV OEIKTOV 1 OToio
otapatd mepimov ota péca tov £tovg 2014, O delkng TOV TPAYUATIKOV TIUOV
Kotokiog peidveral ocwpeutikd Kotd 25%. IHopdAAnia, 10 mocootd peiwong tov
OglkTn TOL AOYOV TIUNG KOTOKIOG TPOG €LGOOMNUA KOL TOL OgikTn TOL AOGYOL TIUNG
katowiog mpog evoikto @Baver 10 22% kot 10 32% avtictoyya. To 1610 axpiPmg
tpiunvo tov 2008 (Peak 2008M3, Trough 2009M6) Eekivd 1 mepiodog Hpeong Yo ™
YOO

YuvoAKa, ot deikteg g OALavOiag peTafAAAOvVTOL TOPOUOLD LE OVTOVS TNG
Evpolovng kotd t otdpkelnr oxedov OANG TG HeAetdpevng meptooov. Kotd
dupkelo, TG HEYOADTEPNG TTEPLOSOL Veeong ¢ ywpag (Peak 2000M11, Trough
2005M1) ot deikteg g OAhavdiog ko ™ Evpoldvng mapovsialovv v oo
GUUTEPLPOPE KOL TTLO GLYKEKPIUEVE, AVEAVOVTOL.

Elvar epgavég dume, mog kotd ™ didpketo meptddov voeong (Peak 1990M9,
Trough 1993M12), evdd ot TWég TOV OEIKTOV GE EMMEdD YMPOS aw&dvovial, o€
eninedo Evpolovne pewdvovtor. Ot deikteg akolovBodv ) cuykekpiévn avtifetn
KkatevBvvon péypt kot to tedgvtaio Tpipnvo tov 2008, dniadn Alyo mpv Eekvioel M

veectokn tepiodog yuo v OAAavoia (Peak 2008M3, Trough 2009M6).

6.6. Iomavia
Awdypappoa 6.8: Avaypovikn eEEMEN dekT@V - Ioavia
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IInyn: OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.

Awypoppotikd @aivetar mog olaypovikd ot dgikteg ¢ lomaviag xot g

Evpwldvng petafdirovtal oxedov pe tov 1010 puOud. Ta onueio kounng g mopeiog
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TV deIkTtdV ¢ lomaviog gaiveton va evappoviCovror pe avtd g Evpolovne. Me
mv évapEn g meptodov veeone to 2011 (Peak 2011MI1, Trough 2013M6),
mapotnpeital Kabodikn mopeia yio toug deikteg ¢ lomaviag n omoia givat ylo TpmTn
QOPA JPOPETIKN O TNV TTopeia TV dEIKTOV TG Evpmlmvng ot omoiot avédavovtal
exetvn v mepiodo. [Ma 1o dtdomua 1970-2015 mapatnpeiton dvodog tov deiktn TV
TPOYLOTIKOV TIH®OV Katolkiag g lomaviog tig meprodovg: 1972-1974, 1976-1978,
1982-1985, 1986-1991, 1995-2007, 2014-2015.

H mepiodoc pe to peyoAvtepa €Tolo. TOGOOTA adENONG TOL OEiKTn TOV
TPAYLOTIKOV TIHOV Katotkiag Eekivd to 1986 kat teAeidvel to 1991. X10 ddotnuoa
avto, o 000 peyaAdtepa m0c0oTd avENONG epeavitovtol petald 1986-1987 (31%)
kot peta&y 1987-1988 (24%). H avénon tov Tindv e meptdodov GuvePT 1o devTepo
tpiunvo tov 1986, mpotov TEAEDGEL M| VPEST, apyNS Yevouévng and to 1983 (Peak
1983M5, Trough 1986M10). To télog tng avéntikng avtfg tdong evromiletot To
televtaio tpipunvo tov 1991 evd éxovv yiver NOM gpeavi ta Tp®TO oNUAIIOL VPECTG
ot yopo (Peak 1991M10, Trough 1993M6).

H peyoldtepn o1dpkelog cvveyng avénon tov deiktn Eexivnoe 1o 2005 Kot
teleiwoe to 2007. MdMota 1o tpito tpipnvo tov 2007, Ayo mpv apyicet 1 mepiodog
vepeong ywoo v lomavio (Peak 2008M2, Trough 2009M9), o deiktng Aapfdver
péytotn tun tov (116,56). To 1010 tpipnvo, avdrloyn coumeplpopd, SNAAON HEYIOTN
TN, TAPOLGSLALOVY Kot 0t GAAOL dVO Ogikteg (AGYOG TIUNG KATOKIOG TPOG EVOIKIO Kol
AOYOC TYNG KATOKIOG TPOG ELGOOTLAL).

Ewwotepa, and 10 1997 émog ko 10 2007 ot mpoyloTikég TYES KATOKIOG
avéNOnkav katd mepimov 130%. e ovyKpion pe GALES YOPES, 1 WOTAVIKN abENCT TV
TPAYLOTIKOV TIHOV KATowKiog ftav mpotoeavig e€attiog g amdtoung kiiong, g
OLAPKELOG KOl TOL YEWYPOPKOL £VPoLg TS H «ekpnktikn avénon» cvvodevdnke pe
TAPIAANAEG 0VGLUOTIKEG aAlayéG o€ Paocikéc petafAantés. Ta younid emroxio, M
1oYLPN AVENCT] TOV EIGOONUATOS TOV VOIKOKLPIMV, 1) ADENCT] TG ATOGYOANGNG KoL TO.
TOALAPIOLLA POPOAOYIKE KivN TP £tV PEPIKES OO QVTEC.

Qo61660, T0 VYNAO eminedo TV evipiewv Katokiog, TV meEPiodo avddov TV
TILOV KATOKIOG, VTOONADVEL OTL Ol AVENGEIS TOV TIUADV Ogv TPokANOnKay e€ortiog
TPOGPOPAC. Xvykekpéva oty lomavia, 1o eninedo TV evapiemv KATOWKIOV KATH TO
televtaia ypoévia g meprdoov £pbace ta 14,7 ava 1.000 katoikovg, oe GOYKpPLoN e

6,1 otig Hvopéveg IoMteieg ko 4,5 otn IN'oAAia (Barkham, 2012).
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Onwg @aivetar 6T0 Sdypaplo, TV EVILTMOGLOKY av&nomn Tov Jdelktn TV
TPAYUOTIKOV TWOV Katolkiag pe amokopbeouo to Tpito tpipnvo tov 2007,
Swdéynke M OPOUATIK TTAOOT TOVG oL Eekivnoe T0 OUECMG EMOUEVO TPIUNVO
(tétapto tpiumvo tov 2007). H peiwon tov deiktn ocvvéPn Alyo mpwv Eekwnoet n
vpeon to 2008 (Peak 2008M2, Trough 2009M9).

H mpoavagepbeica cmpevtikn peiwon eni ogpd etdv dopkel €mg Ko TO
dgvtepo tpipnvo tov 2013 6mov 10 T0G0oTd peimong ayyilel To 42%. H peyardtepn
€mMoln mocootioio peimon kataypdeetal v wepiodo 2011-2012, pe m0606Td NG
t6&emg tov 16% K1 M apéomg enduevn peyarvtepn mapatnpeiton to 2012-2013, pe
T0G00TO oL avépyetal oto 15%. A&ilel va onpeimbel nog n lomavia peta&d tov
etov 2011 ko 2013 Bpickeror og veesiokn tepiodo. To mpmTo Tpipnvo Tov 2015 ta
TPOTO. ONUASIL OVAKOUYNG TOV TPOYUOTIKOV TILOV Kotowkiog elvar gpeav.
Avtiotoym avodikn mopeia epgaviCovv kat ot dALot dVo deikTeg TO 1010 TPiunvo.

6.7. EALGOQ
Awaypoppa 6.9: Awaypovikn e€EMEn dekTtdv - EALGda

140

120

100

100)

80

Asikteg (2010

015:1

”

Inueio Kapmng (Exrada) —Aceiktng Twov Katowiog (EAhade)  ——Twn npog Ewoédnua (EALada)

——Twn mpog Evoixio (Exrada) —Aceiktng Tinodv Katowiog (EALS) ——Tuyn npog Ewcodnua (EALS)

~—Twn mpog Evoikio (EA1S)
IInyn: OECD, Housing Prices database, 2017, OECD, Composite Leading Indicators, 2017.
Mo mv EAAGOa, Ta dbéoipa dedopéva Tov eETalopEVOV OEIKTOV KOADTTOLV

Vv epiodo omd 10 TpdTo TPipnvo tov 1997 éwg Ko 0 devtepo tpipnvo tov 2015.
To 1998 Eexwva vpeoiakn mepiodog yio v EALGSa (Peak 1998M1, Trough 2000M2).

Tnv mepiodo avtr, T000 0 SEIKTNG TOV TPAYUATIKAOV TIUDV KATOKIOG 0G0 Kot O
OglkTNG TOLV AOYOV TOV TILMOV KATOKING TPOG EVOIKIO £XOVV OPYIGEL VO KOTAYPAPOLV
avodikn mopeia. ‘Emg to mpmdto tpipnvo tov 2003, mapovsidletor cwpevTikn oavénon

TOV JEKTOV NG TaEems tov 61% won 47% avtictoyya. H mepiodoc avénong tov
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OelkTn TOV AOYOL TOV TIHAOV KOTOKING TPOG €1600MUA givor PKpOTEPNS O1BPKELNG.
Méypt 10 devtepo tpipnvo tov 2002 £yl avéndel katd 44%.

Onwg @aiveror K1 amd TO TOPATAVEO Stdypappd, o deiktng Tov AOYov TIU®OV
kartowiog Tpog e1cdoMua dev Topovotdletl pa otabepn mopeio, aAld avtibeta, TOAAES
QVEOUELDCELS PEXPL TO TEAOG TNG LEAETMOUEVIG TEPLOOOV.

H peyaldtepn mepiodog veeong yia ™ yopa Eekvd 1o 2008 Kot TEAEUDVEL TO
2012 (Peak 2008M4, Trough 2012M7). To tpito tpipunvo tov 2007, dnAaon ) xpovid
mpw TV Evapln TG VEEoNG, 0 OeikTNg TOv AGYOL TIUNG Katowkiog TPog €VoiKio
aviABe oe vynio enimedo otig 119,3 povédeg. Mdaioto avty n T elvon kou m
peyorvtepn mov Erafe amd to 1997 £wc 1o 2015. Ewdikdtepa, to vynAod eminedo tov
OelKTN ATOTVAOVEL TN LEYOAVTEPT AENGT TOV TILAV KOTOWKIOG EVOVTL TOV EVOIKI®V.

To 2007 Eexwvd évtovn peimon tov deiktn towv THOV Katokiag. Méypt to 2015
éxel pewwbet copevtikd kotd 45%. H peioon avt) odfynce ce mapdAinin peimon
TOV AOYOV TOV TILAOV Katokiog mpog evoikio. To yeyovac avtd gavepdvel Tnv £viovn
peiwon g {mmong vy oyopd KoTtowkiog TOL pHE TN CEPA TN OONYNOE OF
vrepParAiovca TPOcPOpPA.

6.8. Xvumepaocpato Epmeipikig Avaivong
‘Eva Bacikd copmépacuo mov TpokuTel and T UEAETN TOV SypappdTov Tav €5

YOPOV gival Tmg 6tav ot TEPI0d0L VPESTG G LA YDPA GLVOSEVOVTOL LE PALVOUEVQ
EVTOVIG TTMOONG TOV TILAV KOTOKiG, Teivouv va yivovton pakpOtepeg Kol 6€ PeydAo
Babuod Pabdtepec amd dAleg mePOOOVE VPESNG, CLUTEPIAAUPAVOUEVOV QLTMV TOL
GLVOOEVOVTOL atd GAAOL TUTOV OIKOVOUIKEG dtatapoayes. Avtifeta, ot avakapyelg
ov oyetifovtanl pe v amdToun avénom TOV TIHOV Katowkiog teivovv va givol mo
évtoveg (Claessens, Kose, & Terrones, 2012).

To yeyovog 0Tt mapovoidletal KAmolog Pabuds GuYYPOVIGHOD HETOEL TOL
KOKAOL TOV TILOV Katowkiog (OEIKTNG TPOYUATIKOV TILOV KOTOIKI0G) Kot TOL KOKAOL
OWKOVOUKNG TtpocttOTNTOS (OelkTng AOYOL TIUNG KOTOWKIOG TPOG €160OMUM), OEV
onuoivel omapaitnto 0Tt €ivanr aAiniosgaptopevol. Emouévaog, m avdivon tov
OEIKTOV TOv TpaypatomomOnke yo Tig emuépovg yopes s Evpwlmdvng eyeipet
OPICUEVA EPOTHLOTO Y10 TEPALTEP® dlEPEHVNOT. MeAdovtikn £pguva Ba pmopovoe va
opioetl kaAvtepa TNV €vvola ¢ Tpocttotntog (affordability) pe  Pondeia e&étaong

¢ outotntog (Pitros & Arayici, 2017).
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YYMIIEPAXMATA
H ovélvon tov owovopuk®v KOKA®V Topovctdlel HEYOAO HOKPOOIKOVOLIKO

EVOLOPEPOV JOTL TOCO 1 avENCTN OCO KOl 1 UEI®ON NG GLUVOAIKNG OIKOVOUIKNG
dpaoTNPLOTNTAG, ONANSN Ol SOKLUAVGELS, emnpedlovy oAOKANPN TV otkovopia. Ot
KUKAMKEG  owovopkég  dtakvpdvoelg  ovpPaivoov  6tav 10 mpoypotikd  AEIT
QmOpOKPOVETOL amd TO SVVNTIKO KOl TOPOTNPOVLVTOL GE OAEC TIG OVETTUYUEVES
OKOVOEES TNG QryOpaC.

Ot owkovoptkoi KOKAOL gival SOKLUAVOELS TOV GLUVOAKOD eBvikoh Tpoidvtog,
TOV EI000MOTOG KOt TG amacyOANoNS TOL cLVNOMS dtaPKOVV Yol o TEPT0d0 2 Emg
10 etov wor m omoio yopoktnpiletar amd gvpeion EMEKTOOT 1 TEPIGTOAN GTOLG
TEPLEGOTEPOVG TOLELG TNG OKovopiag. Ot SLOKVILAVGELS OVTES, TAPATNPOVVTOL GE OAES
TIC OIVETTUYUEVEG OLKOVOULIEG TNG aYOPOC.

Tomkd ot owovopoAOYOL O1opovV TIG KUKAKES SaKLUAVGELS 08 000 KUPLES
Qacelg, v Veeon kol v enéktacn. H ocuvoAikn otkovopukn dpactnpotra
HELDVETOL HE poL KApy™ pépt va Bdcel otov muhuévo Kot 6T cLVEYELD avEAVETOL
pe (o eméktacn N avinon péxpt va eBdcel oty xkopven. To onpeio Kapmmg tov
KUK oV yopaktmpilovtal amd kopveéc kot muhuéveg Kot mpocdtopilovtarl emionpo
a6 v Empom Xpovordynong towv Owovopkdv Kokiov tov NBER. Mu
wwitepa coPapn Kapyn ovopdletal VEeo.

H xatebBovon pog petoaPfAntig o€ oxéom HE Tr GULVOAKY] OIKOVOUIKN
OpacTNPOTNTA GTN O1EPKELD TOV OLKOVOLIKOD KUKAOL UTOPEl va gival mTPOKLKAIKT,
OVTIKUKAIKY] 1 okvkAkn. Emmpocheta, o ypoviopdg pog petafAntig o oxéon pe
GUVOAIKY] OIKOVOUKT] OpacTnPlOTNTO MG TPOG TOV OIKOVOULKO KOKAO umopel va gival
TPOTOPEVOLLEVT], GUUTOPEVOLEVT] 1] VOTEPOYPOVT).

Ot Khaotkoi owovopoAdyor vrootnpilovv 6tt 1 owovopia eOavel ypiyopa ot
HaKpoypoOvia 1I6oppomio TNG Kot 0@povv TIC S1OTAPYES TNG CUVOALKT] TPOCPOPAS MG
YN TOV OKOVOUIK®OV KUKA®V. Agdopévoy OTL MIGTEVOVV MG TO KPATOG ExEl
TEPLOPIGUEVO POLO Y10 TNV OAVTIYLETMTIGT TOV OIKOVOUIKOD KUKAOV, Bempolv g dev
B Tpémel va ¥pNOLOTOIEITOL 1] ONLOGIOVOUIKY] TOALTIKY] Yol TNV €E0UAAVVOT| TOV.

Amd Vv GAAN mAevpd, ot kebvolovol otkovopoAdyor divouv Eppacmn o1
onuacio ToV dTapay®V TG GLVOAKNY (RTNoNG, N omoia dVVATAL V. EPUNVEDGEL TNV
TPOKLKAIKT] GUUTEPLPOPA TNG OTACYOANONG, TOV YPNUATOC, TOL TANOWPICHOD KOl TNG

anacyoinons. H kebvorovn Bewpio emopévmg, pmopet va epunvedcel apketd omd to
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YOPUKTNPIOTIKO TOL OIKOVOLIKOD KOKAOL Kot Bempel mwg yio v e€opdivvon tov Ha
TPENEL VO, PO LOTOOVVTOL TOGO 1) VOUUGHOTIKT OGO KOl 1] ONUOGIOVOULKT TOALTIKY.

Yrdpyovv 1é€66€p1g Pacikol TOmOL KUKA®MV: 0 KUKAOG amobepdtov tov Kitchin
(3-5 é11), 0 kOdKhog emevdvoemv mayiov kepaAaiov tov Juglar (7-11 £mn), o KOKAOC
enevovoemv vrodopmv Kuznets (15-25 £€1), ov kvpoatiopol Kondratieff 1 Maxpd
TEXVOAOYIKA KOpaTa (45-60 étn).

H oxivnmm meplovoio Kor 1 Agttovpyio TV oyopdv OKIVATOV OEV £YOLV
perenOel emapk®dG OTN YEVIKN OlKOvouio, TOpOAO TOL 1 AEltovpyiot TOvg €xel
ONUOVTIKEG GUVENELES, Oyl HLOVO Y0 TNV OTOTEAEGUOTIKOTNTO TM®V UEUOVOUEVOV
EMYEPNOEDV, OAALG Kol Y TNV otkovouio 6to oOvord tng. H emown aéia tav
KOvoupylmv KInpiov mov KatooKevdloviol avImpos®TEVEL oL ETNOLN ETEVOVGT GTO
amofepa keporaiov pog yopas. H axivnmn meprovcio amoterel emopévog pa moAd
ONUAVTIKY] GUVIGTMOGO TOV TAOVTOV LG XDPOS.

‘Eva and to dopkd ototyeio TV OIKOVOUIKAOV NG 0yopds OKWVAT®V givol 1
mapadoyr 01t otn Ppayvypdvia TePiodo, N TPOoGPopd Kotoking elval aveAaoTiK.
[Mopdyovteg 6mwg n afefordotnTo, 1 HOVOT®AINKY 1010KTNGia, To VYNAL KOGTN
GUVOAAQYTG OKIVATOV KOl O ¥pOVOG oL YpeldleTarl Yoo va KOTaokeELOGHoHV VEES
Katowkieg vTodNA®VOLY OTL 1| TPOSPOoPA Ppayvmpdbeopa petpdton e Paon poévo To
VILAPYOV OmOBENA KOTOKIDV, TO onoio vrotifetar 0Tt Tapapével apetdfinto. Qg ek
T00TOV, Bporyupdecia, Ol TIHES TOV KATOWKIOV KOTAANYOLV va £0pTOVTOL LOVO Ao
T1G aAlayég ot LTNOM TOV KATOIKIDV.

H avdivon g ayopds akivitewv cuviBmg eoTidlel 6e éva CLYKEKPLUEVO €100G
W010KTNGil0g OT®MG KOTOWKIOL 1) EMAYYEAUATIKG OKIVNTO. XTNV TPOYUOTIKOTNTO, L0
TETOOV €100V EUTEIPIKT] OVAALOT £YEL O YOPIKN O14oTOGN, dNACOT, Ol Oyopég
KOTOIKIOG GE L0 GLYKEKPIUEVT] TTOAN 1 TEPLOYT).

H aAAnAenidpacn g ayopds oKvAT®OV HE TNV LOKPOOIKOVOpia, Kupimg e Ta
EI000NUATO TOV VOIKOKVPLOV, TIS KOTAVOAMTIKEG OOmAVES, TN OUOPEOOT TOV
pofov, v avepyla kot Tn petavdactevon eivor adopeioprimn. H katackeon
OIKIGTIK®V Kl EMAYYEAUOTIKOV oKWtV efaptdtor o€ peydro Pobud amd 1
VOLUGHOTIKY) TOALTIKTY], LECH TMV OMOTEAECUATOV TOV OOKVUAVEE®Y TOV ETITOKIOV
070 KOTAOKEVAOTIKA KOGTN. Ta amoteAéspata TG TpOSPATNG EKPNKTIKNG OVATTLENG

™G ayopds katowkiog kot Tng emakdAovOng kobilnong amotehovv pi coen

134



amelKOVION OVTNG NG  OoAAnAedptnong, oto mAaiclo pg OA0 Kol To
TOY KOG LLOTTOUNLEVIG OLKOVO LN,

H ayopd axivitov pmopel va e€etachel ocav v ayopd Wdoktnoiag (yo xprion)
KOl ooV TNV ayopd TEPLOVGLOK®OV OTOolEiMV. TV TPpOTN TEPIMTTOON TO KTNPLOL
evoktalovtol 1 TOAOVLVTOL Y10, Vo XPNOIHOTOMOo0V ®g SOUNUEVOS YMPOS EVM OTN
dgvTEPN T KTHPLOL oyopalovtal 1 TOAOOVTOL MG «EMEVOLTIKN» dpactnpidtnta. H
ayopd TEPLOVGLOKDV GTOLYEIMV OU®G Elvar oNUOVTIKN (oG Kot tpocsdiopilet v atla
TOV AKIVINTOV, 1] 0010 TPOKOAAEL T1] PO} KEPOAOI®V GTNV ayOpd OKIVATMV.

Ta okivnta  meplovolokd otoryei  pmopodv  vo  cvykpiBodv Kot va
avTayoviclovv o1 ayopég KePoAaimv pe GALEC LOPOES TEPLOVGLOKMOV GTOLXEI®V
OTmMG o1 PeTOYES Kot o opdroya. Ot ayopéc kepalainv mpocdlopilovy tov TpOTOo e
TOV OTO{0 SLOVENETAL O TAOVTOG KoL O KEQPUAOLOLYIKOG EE0MAMGLOG GtV Kowvmvia. To
veYOVOS awtd, TPoodlopilel T UEAAOVTIKY OVATTLEN KoL TIS TOPAYMYIKES EMAOYES
g owkovopiag. H ayopd akwvntowv amotedel €vo peydlo Kot SNUOVTIKO TUNHO TNG
ayopds KEQPOAOI®MV KOl GUVETMG GUVEIGPEPEL OVGLAGTIKA GTN O10OIKOGT0 KOTAVOUNG
TOV TOPAYOYIKOV TOP®V GTNV OlKovouia.

Ta meplovolokd otolyeion umopovv va givor dloeopwv €0OV: Katowkio, Y1,
HETOYES, XPLOOC. O 0IKIGTIKOG TORENS EIVOL OTHOVTIKOG TOGO Y10 TNV KATOVONGT TOV
OKOVOKAV SOKVHAVGEDY OGO KOl Ylol TNV KOTOVONON TOV YPTLOTOOIKOVOLK®V
kpicewv. O 0KIOTIKOG TOUENG EKTOG OO TEPLOVGLOKO GTOLXEIO €lvan Kol OlopKEG
KOTOVOAWOTIKO oyaf0 Yo T0 VOWKOKLPLY, OVTITPOCMOTEVOVTOS HUEYOAO UEPOS TOL
mhovtov tovc. EEautiag g axwnoiog g katokiog Kot g ¥pnomg g og £yyovmon
Y10 OOVELODOTNOT, Ol OKVUAVGELS OTIC TIES OKIVATOV UTOPEL VoL EYOVV GNUAVTIKES
GUVETEIEG  OTNV  OIKOVOWIKY  OpooTtnpuotTnTe. kKol ot otafepdtnta  Tov
YPNUOTOTIOTMOTIKOD GLOTHHOTOG, HEG® TNG EMIOPOUCNC TOVS GTNV KEPOOPOPia KoL TNV
KEPOAOLOKT] ETAPKELD TOV YPNUATOTICTOTIKMV 10PVUATOV.

H ayopd wxatowkiog emdpd oe GAAOVLG TOUElS TNG OKOVOMiG, MHEC® TG
emévovong o€ amdbepa otabepov KEPOAOIOV GE KATOIKIEG TNG OKOVOUING KOl HEGM
TOV TAOVTOL TOL VolkokvploV. TTo cuykekpéva, emdpd Oetikd otov TAOHTO TOV
VOIKOKLPLOU HETA omd Gvodo twv Tmv. Otav avefaivovv ot Téc xotokiog, To
VOIKOKVPLE VIdBoUY TAOVGLOTEPA KL £TGL KOTOVOAMVOLY TEPICGOTEPO (TO 1010 1oYVEL
KOl O TEPIMTOON avOO0L TNG TWNG oG HEToYNS). Avtd odnyel oe avEnon g

OKOVOUKNG OpacTnplOTNTOS e TNV Tpoimdbeon OTL T0. VOIKOKLPLL HEVOLV GE
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00K Katowkio Kt Ott vapyovv Tpamelikd mpoidvta oL OLELKOAVVOVV TN
pevotonoinon g vrepatiog g Katowkiog. H xatowio emnpedlel emiong 1o €100oMU
TOAGDV emayyeApdtov. Mo peioon otig atleg Tov akivitowv odnyel e AMydtepeg
KOTOUOKELEG Kol o€ Kpion oto emayyélpoto mov oyetilovtar tOG0 pe TNV
KOTOOKEVOOTIKY OpaotnpldtNTo 0G0 Kol HE TNV OYOPUTOANGIO TMOV OKIWNATOV
(ueoiteg, ovuPoraioypdeotr). Térog, Ta akivnTa ETOPOVV GTIG YPTLLOTOOIKOVOULKES
YOPEG LECH KOVOUPYI®V YPNUATOTIGTOTIK®OV TPOIOVT®V.

I'evikd, M xotowio dtapépet amd ta dAAa ayadd yio Tpelg Adyove. Tlpdtov, n
Katokioo fvor etepoyevég ayafd, onAladn ot katolkieg petad Tovg OPEPOVY GE
péyebog, nikia, YapaKTPoTIKA, TOTO Kot BEomn. Aedtepov, N Katokio SopEPel ©¢
TPOG TN JbpKeEWd TG, N omoia €EQPTATOL O’ T GLVTIPNCN MOV YIVETOL GE CTNV.
Tpitov, n petaxodpon and pia katowkio oe pio GAAN £xel «<KOGTOGN.

Ta axivnta d100£T0VV OU®G KATOL0 YOPAKTNPIGTIKA TO 07010 SLGKOAEHOLV TOV
woyvupopd mepl vmopén kvkhkotntag. H etepoyéveld tovg kabog kot n vmopén
OLOKOM®Y UETPNONG TOV TIUAOV TOLG G OY€on pe GAda ayabd eumodilovv v
EexdBapn  Oamictwon  KukAkdmrtag.  EmumpdcBeta, ot tég akwvntov
yopoktnpilovion amd peydio Pabud «adpavelns» Kot TovTOXpova €ivol GYETIKG
«AKAUTTEG) TPOC To. KATtw. H dradkacio mpocaproyng yivetor HEc® HETAPOADY TNV
mocoTNTA Kot Otapkel TOAD.

H ayopd axivitov yapoakmmpiletor and kdkAovg. Iotopikd ot ayopég akvitwv
€xovv ocvyvd kataypayel Evtova ovoolkég Kot €viova kafodikég meptodoovs. To
vodetypo  tecodpmv  tetaptmuopiov  (DiPasquale & Wheaton) pmopei  va
yxpnoonomBel yio va 0ei&el TG SIUKVUAVGELG KOl T LOKPOXPOVIO. 1GOPPOTHN OTIS
ayopég axwvntov. ‘Evag kdkhog pmopel va mpokAnbel and tig dopopéc petald tomv
Bpoyvypoviov Kol TV HOKPOXPOVI®V SOKLUAVGE®Y TOL onueiov 16oppomiag,
eMelyel TG TéAEL0G LEALOVTIKTG TPOPAEYNG OTO TOVS GLUUUETEXOVTEG GTNV OYOPd.

H ayopd axwvitov epeaviCel po oelpd gotvouévav, KukAtkov yopoktipa. 1o
ovyKekppéva epeaviCel: Tov KbxAo evokioong akwvntov (real estate rental cycle),
Tov kUKAO emevdvoewv (investment cycle), Tov kOKAO KOTAGKELAGTIKOD TOWEN
(development cycle). Ot kOkhot TV oakwvnm@v mpokbmToLV efottiog NG
avavtiototyiog HeTald mpoopopds kot {Tnong T000 OTIC ayopég xpnons, 060 Kot
OTIG 0YOPEC OYETIKEG LE EMEVOVOELS Kol KOTAoKEVES (use, investment and development

markets). H oavavtiotoyio ovtr, mpokaAeitor omd OSAPOpPoVS £0MTEPIKOVG Kl
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eEmtepcog mapdyovtes. Ot KOKAOL gtvar parvopeva Tov emavaAapBavovTot ToKTIKA.
Ev 100101C, Y100 S10pOpETIKOVS TOTOVE OKWVIATOV KOl Y10, OLUPOPETIKEG OYOPES, M
oLYVOTNTO KOl TO €0POG TOV KOKAMVY TOIKIAAOLV.

O owodopkdc kokAog (building cycle) e€optdrarl omd: 1) v ToydnTa Ko ™
dovaun avtamdkpiong ¢ ayopds ot évo eEmyevég ook (600 mo opyn eivor M
TPOGOPLOYT], TOGO 710 ThAV EIVOL ELPAVIOT) SLOPKDOV KUKAIKGOV SIOKVUAVEE®DY), 2)
TIG LVOTIKES TPOCOOKIEG TOV POPEMV TNG AYOPAS Yo TIG UEAAOVTIKES TIUES GE oL
ayopd, n omoia yopoaktnpiletor omd HoKPES KATOOKEVUOTIKEG TEPLOOOVS Kl LEYAAN
afepforota yioo o péALov, 3) 10 Kotd mdéso n (Tnom Yoo KTplo eivar oXETIKA
OVEAACTIKT] ®OG TTPOG TNV TN, AOY® TOV OKAUYIOV, 0TS ivol ol Heyaieg otadepéc
HoBOGELS Kot To LYNAG KOGTN CLVOAAAYDV KOl LETOKOUIGG.

H xokAikn copmepipopd g ayopdis aKviiTav dpo GTO OIKOVOUIKO KUKAO, LEGM
Spop@V dawAwv: 1) e HeTaPfANTOTNTAG THG OIKOOOUIKNG dPOGTNPLOTNTOC ) OTTOoiol
petadidetor  queca ot ovvabpolotikn {tnon HEC® TOL  TOAANTANGLOGTY|
EMEVOVOEMY, 2) TOL KOKAOL TOV OIKIGTIKOV OKIWVATOV O 070iog emnpedalel
GUUTEPLPOPE TOV KOTAVOAOT®OV PEGO omd TNV emdpacn Tov TAOVTOL Kot UE TNV
amoOcLPoT TOV WiV KePalaiwv, 3) Tov pOAOL TNG AKIVITNG TEPLOLGING MG EYYONON
daveiov, ot KOKAOL oTa aKivnTo HETOSIOOVTOL OTIG TIOTOTIKEG OYOpPES, KOl OTN
CUVEYEL OTNV  TPOYUOTIKY OlKOvopio, HE TN HECOAGPNOT TOL  OKOVOULKOV
emtayvvin. g €k TOLTOV, 1 AvONoM ota aKivnTa EVIGYVEL TNV OKOVOULKY dvOnon
HEC® TNG EVIGYLONG TOV ENEVOVGE®V, TNG KATAVAAMONG KOl TOV JUVEIGHOV, EVA TO
avVTIGTPOPO, ATOTEAEGUATO AELITOVPYOVV KATA TN OPKELD HIOG VOECNG OTOV TOUEN
TOV OKIVITOV.

Xmv TEPITTOOoN TOV  ayopadV OKWNAT®V, OTOV AGUE Y100 OIKOVOMIKEG
olakvpdvoelg, wAdpe ywoo kpiocglg omv ayopd oaxwnrov. H omuovpyio pog
APNUATOTIOTOTIKNG Kpiong pmopel va opeiretor og: kepdOGKOMIKO TANOWPIGUO TOV
TILDV TOV TEPLOVCLOKMOV OTOlKEl®V, Un Pudoipuovg deikteg ypEovs / €1600MUATOG,
EMewym pevotodmrog. Mo ovykekpuéva, por xpNUOTOTICTOTIKY Kpion ocvvhifwg
apyilel He HEIDCES TOV TIUOV TOV TEPIOVCIOKADV OTOVYEIWV, HE YPEOKOTIES
APNUOTOTICTOTIKAOV 1OpVUAT®V 1| Kot To, 000. Ot ¥peoKomies UTOopovV Vo TPOKHYOLV
oo KPIGELS apePEYYLOTNTOGS 1] pELGTOTNTOC. Mo XPNUATOTIGTOTIKY Kpion pmopet va
ONUOVPYNOEL TOTOTIKY KOTAPPELGN KOl VO PEIDCEL TN ocvvabpototikny {ftnon,

TPOKaADVTOG Veeo. H vpeon evioyvet Tig autieg g kpiong.
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O HEIDOGELS OVTEG EPUNVEVLOVTOL OO TOAAOVG OIKOVOUOAOYOVG MG TO TEAOG TNG
«POVGKUCY TOV TIUDV TOV TEPLOVCIOKADV GTOLEIMV. «DOVCKES) dnpiovpyodvton dtav
Ol TIEG TOV TEPLOVCIOKAOV GTolXElmV avédvovTatl ToA) Tave arnd TV mapovoa atio
TOV TPOGOOKADOUEVOD ELGOONUATOG OO TO TEPLOLGLOKA otoryeie. H mpokdmtovsa
avnouvyio oYeTikd pe TG ovénuéveg TIUEG KOTolKiog 0dmnyel ommv mOANGN TOV
TEPLOVCIOKDV GTOLYEIDV TOVG, MOMVTOG TIC TIHES TPOG T KATtw. H peimwon tov tipdv
KAovilel axoun TEPIGGOTEPO TNV EUMLIGTOGVVI), YEYOVOS TOV 0dNyel o€ TEPIOCHTEPES
TOMOES Kot o0t KabBefnc. Ov TWEC TV TEPLOVCIOKMOV OTOolKElV umopel va
pelmBolv gite oe PEPIKOVG UNVES €iTe GE o HEPQL LLE EVaL KPOLy.

Ot owkovoporoyor éxovv vmootnpi&el OTL 01 AGYOl Yoo TO GYNUOTICUO HI0G
«povokacy eivar: M afefardtra (uncertainty), m kepdookomion (speculation),
nepropopévn opBoroywomnta (bounded rationality) 1 o1 mpocdokieg (expectations).
O tpocdokieg 1 1 memoifnom OTL ot TIEG TV TEPLOVGLUKADY 6TOlXEIMV B cuveyicovY
va av&avovtol oa va €xel ovuPet KAt véo otnv owovopia, odnyohv G€ EKTETAUEVES
EMEVOVGELS GE 1O10TEPO POVCKMUEVO TEPLOVGLOKE GTOLYELD.

ZOUTEPAGUATIKA, Ol POVCKES TMV TIUOV TOV TEPLOVCLAKAOV GTOVKEIMV givat
dVOKOAO VO TPOGAOPIGTOVV eX ante Kot 0gV 001youV OAEG GE OLKOVOLUKEG KPIGELS.
Emumiéov, ov @ovokeg eupovifovior pe HeYOADTEPT CLYVOTNTU OTIG OVAOVOUEVES
owovopieg amd 6, Tt 6TIG avenTvyUEveS otkovopies. Ot ydpeg mov TANTTOVTOL OO
HEYOADTEPEG KOL MO OmOCTAOEPOTOMTIKEG POVOKES TElVOLV VO €XOVV  YOUNAN
Olopdvela, adOVOUES LOKPOOIKOVOUIKES TOMTIKEG KU EAAELYT O10POPOTOINGONG OTIG
OLKOVOUIES TOVG,.

[Tpw amd to 2007, ot TIES TV aKVATOV 0Ny OnKoV o€ Kopueaio emineda 6To
UEYOAVTEPO UEPOG TOL OVERTVYUEVOL KOGHOVL. Ta yaunAd €mrtoOKio NTav avTd TOL
otV ovcia TPoEoddToay TNV ekpnktiky ovénorn. Ta younAd emtdéxi (| 1M
EMEKTOATIKY] VOUICUOTIKY] TOALTIKT) EMOPOVV GTNV EAKLGTIKOTNTO TOV OKIVITOV ©OC
EMEVOLOT] YTl UEWOVOLV TO KOGTOG OTPNONG TOL TEPLOVCLKOD GTOLKEIOV.
EmmAéov, pe tv evioyvon ToV TOUEWKOV podV ToOV Ypnotdv (occupiers),
BeAtidvouv TV 0oQAAELD TOV EGOOMV EKUETAAAEVLGNG OKIVITOV.

To 2008, ot tiég katdppevoay pe mocootd €mG Kot 60% c€ OPIGUEVES YDPEC.
Av16 giye cov CLVETELD TO TOYKOGUIO XPNUOTOTIOTOTIKO GUGTNUO VO KOTAGTPAPET
6YEO0V OAOKANPOTIKG TpokoAdvTag o véa MeydAn Yoeon (Great Depression).

Meta ™ Meydin Xpnuatomototiky Kpion (Great Financial Crisis - GFC), ta cok
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TapoéVouY TOG0 6TV Kpion tov dmpociov ypéovg e Notwg Evpodnng 6co ot
oV ayopd Katowidv tov HITA. Emmpocshétmg, n avepyla (to kowvovikd K66Tog ™G
Kpiong) 61OV AVETTVYUEVO KOGLLO, TAPALEVEL GE TTOAD VYNAL nimeda.

Ot  xowotopiee  oOTIG  YPNUOTOTIOTOTIKEG  OyOpEC UECH  TOADTAOK®V
TITAOTOMUEVOV  TTEPLOVCLOKMOV  OTOWEI®Y, Om®MG ot TitAol eE0CPAMGUEVOL e
evomdOnka ddvela (mortgage-backed securities, MBS), ot omoiot éyovv avainedel
amd TOAVTAOKA TTAPAY®Yo OO 0l GLUPACES OVTIOTAOUIONG TOTOTIKOD KIVOUVOL
(credit default swaps, CDS), enétpeyav ot tpanelec va daveicovv vyniotepa
KeQAAoto, €mEWN miotevay OTL OVTEC Ol  KOLVOTOWUIEG, TOVLG EMETPEMAV VO
avtioTafpicovy tov Kivouvo Savelspod pe TN HopeY| SlompoyUaTtedGIU®Y TITAMV.
Kotd 1o dtdompa 2007-2009 1 kpion pe to emo@ain evomodnka ddveto (mortgage-
backed securities) eEgliyOnke oe gupelog KAILAKOS XPNULOTOTIGTMOTIKY] KO OUKOVOUIKT
Kkpion otig HITA, 1 onoia v cuveyeia eEamimOnke e OA0 TOV KOGLLO.

[T ocvykekpéva, ta aitio g Kpiong tov ayopodv okwvntov otg HITA
amodidovtol og mopdyovies Onmg: 1) v mAnbvopiokn avémrtuén Kot actikoroinon,
2) 115 kuPepvnTikég moltikég (vopot, opyavicpoi twv HITA mov mapéyovv motdoels
VIO KPOTIKY €YYOMon), 3) TV TTOOT TOV GTEYOOTIKOV daveimv Kot TNy avénon g
YPNUOTOSOTNONG amd TG «OKIDOE» Tpameles, 4) ta evomodnka Sdvelo vyNnAoD
Kwdvvov (subprime loans), 5) to poro g TitAomoinong (securitization), Twv tithwv
eEaoparopévov pe evomodnka daveto (mortgage-backed securities), Tov cuufdcewv
avtiotdfuong motoTikoyv Kwwdvvov (credit default swaps) kot towv poviédmv
(models) omv kpion, 6) ™V vEEPPOAKN YPNUATOSOTIKY) HOYAevor (excessive
financial leverage) ko 7) ti¢ mtoyevoels tpaneldv (bank failures).

Ot xpNUOTOTIOTOTIKEG KPIGEIS £XOVV TPOKOAEGEL TOAAES OO TIG XEWPOTEPES
VOECELS Kol Ta VYNAOTEPA emimeda avepyiog Oxt povo otig HITA, aAld kot otov
VIOAOMO KOGUO. XuYVO 1 VOUICUOTIKY] KOt 1 ONUOGIOVOUIKY TOAMTIKY amoTeAovV
ePYOAELD Y10 TOV TEPUATIGUO QLTOV TV VEEGE®V. [a TV avTipeT®mion pog kpiong
n xvPépvnon kol n Kevrpun Tpanelo maipvovv dpactikd pétpa mov Eekvodv amd
™V KNpLéN pog apyiog yia Tig tpamelec Ko @Oavouy péypt  yoprynon daveiwv kot
EVECE®V TEPLOVGIOG YO TOL YPNUATOTIOTOTIKG 1Wpvpata. Otav o avadvopevn
owovopio avtipeTomilel o ¥pNUOTOTOTOTIKY Kpion, 10 AeBvég Nopopotud

Tapeio yopnyel ddvelo ot YOpO.
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Ymhpyovv avnovyiec OYETIKA e TNV OIKOVOIKN OVATTUEY OTIG OVETTLYUEVEG
YOPES, M omoia elval TOAD TOAVO Vo TOPApEIVEL OOVVOLT Y10 TUPATETOUEVO YPOVIKO
dwaopoa. Ot avnovyieg avtég cuvoyilovtar pe tov 6po “secular stagnation” dniadn|
po Topoatetapévn mePiodo YOUNANG avamTuéENG oV OVTOVOKAG TN cvvexlopevn
e€acBevnuévn {non mov o UmopovcE Vo PETOTPONEL GE GTACIUOTNTA EMEWN M
advVau oOENCT TNG TPAYUATIKNAG TOPAYOYNG EVIGYVEL TN UEI®ON TS AvATTLENG TG
duvntikng mapoaywyns. H otkovopukn otactudtnto evodyetal vo eivor pio HOVIuN
KOTAGTOON Kol Ol OmAMG o Topodikn adLVOUio TNG TOYKOGUING OIKOVOUTOG TOV
0QEILETOL GTN PACT) TNG VPESCTG TOL OIKOVOUIKOD KUKAOV.

Ot INUOYPaPIKES TAGELG OOUOPPDOVOLY Kot KOBodN YOOV TIC ayopés KaTOKiog
0G0V aeopd T doun ™G NAkiag Kot TV aAloyn Tov TANOVGHOY. AveEAPTNTO OO TIC
LOKPOOIKOVOLKEG  oLVONKEG, M ovveyng  dvvapukn  ToL  UETARAAAOUEVOL
onpoypaekoy TANBLoUHOD oMUaivEl CALOYT TOV OTOLTHCE®V GTEYOONG TOPEYOVTOGC
TOV Kvnmpa yu v ayopd katowkiog. Emouévaog, m dmapén oxéong petald tov
ONUOYPAPIKAOV GTOLYEIMV KOl TOV TIHOV TOV KATOKI®V gival adtapgiofnitntn. Evog
oNuoypaekds mopdyoviag mov  givor wWwodtepa onuavTikdg efvar M MAKLOKD
katavoun. KaBdg ot baby-boomers épBacav oe nlkio epyociag kot dpyioav vo
ayopalovv kaTolkieg, @Oncav Tig TIHEG TOV aKIVITOV TTPog To Tave. Kabog ot baby-
boomers peyoddvovv, Ba peudoovv 10 oTEYOOTIKO TOLG OamObepa - kol £Tol Ha
npokaAécovy peiwon otig Tés. Ot onpoypagikés avtiEodtnreg Opmg, dgv
UETOPPALOVTOL ATOPOLTITMG GE TPAYUATIKESG LEUDGELS TOV TYLAOV TOV KOTOWKIDV.

Onwg  omokoAOTTOUV  O1APOPES  ONUOYPOPIKES UEAETEG, O ELPOTAIKOG
mnBououdg yepvael. Emopévmg, Bo pmopodcoe vo epeuvnbel evdeyopevn obvvoeon
avdpeca ota ddpopa cevlplo yroo TV TAnBvooky e£EMEN oty Evpdnn kot v
ayopd axwhtov, vo eEetachel omiadn, €dv kor oe mowo Pabud ot didgpopot
onuoypagikol mwapdyovteg ennpedlovy T1g TEG Katowkiog ot Evpomaikég ydpes.
‘Evag ynpdokwv minbuopdg ocvvemdyetal acBevéotepn (ftnom yio meplovcilokd
otoyyela, Kvpiog koatowiag. Ot dnuoypapukol mapdyovteg 6o pmopodoov va
EMOPAGOVY APVNTIKA OTIC THES KATOIKING HEWDVOVTAG TO pLOUO aENONC TOV TIUMV
™G axivntng meplovsiog. Oa pmopovoe emiong va meptAnedel kol to {fTnuo g
LETOVAGTEVOTC.

Ouv HITA, pe Vv €Qoppoyn EMEKTATIKNG VOMICUOTIKNG TOMTIKNG, &€ENAOav

TpOTEG O’ TNV Kpion, oAAd cvveyilovv va avtipetonilovv mpofAnuaTe otV
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enitevén otabepng owovoptkng avantuéng (vmhpyet mivimg pio pikpn Pertioon tov
otkovoutkov KAipotog oty Evponn to 2017). Xnv Evponaiki ‘Evoon, 1 katdotaon
etvar axopa yepdtepn, kabdg To TEPLGGOTEPO KPATN KvOoUuvVTOL OTO Oplol TNG
OIKOVOUIKTG OTAGILOTNTOG, VO 1) avantuén g Kivoag emiong emiPpadvvetar.

Xyetikd pe 1o €dv umopel vo amo@evyfel 1 HOKpPOYPOVID, OUKOVOUIKY|
otaciuomta otnv Evpann, opiopéveg and tig pokpoypdvieg tacelg oty Evpann
eaivovtol o€ peydao Babud pn avaotpéyipec. Ewdwotepa, ot onpoypagikég eEeMEeig
yopaxtnpifovior amd peyain adpdvela. AKOHO Kot PE KATOlo OVAKOUYT) GTOV OEIKTN
YOVILOTNTOG, ME OvENoEg otV MAKia ovvta&lodoTnone Kot HE VYNAOTEPESG
UETAVAOTEVTIKEG POEG omd ywpeg ektdc Evpmmne, o Adyog tov cuvvtaglodotnbévia
nAnBvcpov mpog tov mAnBuoud oe mAikia epyaciag Oa cvveyeBel va avEdveton
£viova.

H avélvon mov 61eénydn oto mhaiclo ™G mapovGas SIMAMUOTIKAG EPYacia,
Baciletal oe S100éa1ES XPOVOAOYIKEG GEPES Y10, £E1 ELPOTATKES YDPES TOV OVIKOLV
ot {ovn tov gup®. Méoa amd v avdivon ovt) kot pe ™ Pondea tov deiktn
TPAYULATIKOV TGV KoTotkiag (real house prices), emyelpeiton va egtacbel n kivnon
TOV TIUOV KOTOoKiog o€ oyéon pe tov emyyelpnuatikd kokro. E&etaleton emiong n
SLLYPOVIKY] GUUTEPLPOPA TOV JEIKTN TOL AGYOV TIUADV KATOIKIOG TPOS GO (price
to income ratio) kot Tov deikTn Tov AOYOL TIH®V KaTowkiag Tpog evoikio (price to rent
ratio).

Aoppavovtog vtoyn To ATOTEAEGILATO TOV TPOEKLYOV OO TO EUTELPIKO TUN O
gpyooiag, odnyovuacte o€ éva Pacikd cvpnépacia. Otav ot mepiodol Hpeong oe i
ADPO. GLVOOEVOVTOL [LE PUVOLEVO £VIOVIG TTMOTG TOV TILAOV KOTOoKiag, Teivouy va
yivovtar poxputepeg kol o€ peydlo Pabuo Pabotepeg amd dAlec mepidoovg VPEONG,
GUUTEPIAOUPOVOUEVOV AVTOV OV GLVOOEVOVTOL OO (GAAOL TUTOL OIKOVOUIKES
dwtapayés. Oa Moy WiTeP EVOLUPEPOV, Y10l TI GLYKEKPIUEVT] TEPTI000 UEAETNG TNG
avdAivong 1997-2015, va vapéet pa 16 BABo¢ peAétn Kot KOADTEPN TPOGEYYIOT TNG
dldkaciog LETPNONG LE YPNOT| OLKOVOUETPIKADV LOVTEAWMV.

Ta ototyeio mov ¥pnoyonomONKaV G QLT TN SMAGUOTIKY Yl TNV EUTEIPIKN
avdAivon elvar dwBéoya povo oe ebBvikd enimedo yw 11g xdpeg ™G Evpdnng. Oa
Umopovoe OUMG Vo TEPIEXEL KAl GTOLXEIN Y10 CUYKEKPIUEVES TTEPLOYES, VAL emeKTOOEL
ONAaodn oe emimedo mEPAV TOV EOVIKOV, OMOKTAOVTAG TG L0 TEPLPEPELONKT] O1AGTACT).

M Baocikn dapopd peta&d g O01ebvovg / eBvikng ayopds kotokiog kot Tng

141



TEPLPEPELOKNG / OOTIKNG OVOALONG €ival OTL OTIC TPOTEG TEPUTTAOCELS, 1 YMOPIKN
dldoTaon eivot amovasa.

H peiém Oa pmopotoe emiong va mpaypoatomombel kot yio GALEG EVPOTOTKES
Yopeg, TpokeévoL va egetaoctel TL cvpPaivetl ki ektdc g Evpwlmvng. Aedouévov
otL M ayopd oakwvntov tov Hvopéveov TloArtewwv émoi&e onuoavtikdé poéAo otnv
TPOCOUTN YPNUATOOIKOVOULKY] KpioT, Hio €mMTAEOV TPOGONKN OTN GLYKEKPUUEVN
epyooia o nrov n e&étaon g ayopds axkwvntov Tov Hvopévov [MoMteidv oe oyéon
HE TIG avTIOTOXEG OYOPEC OKWVINTMOV OTIG EVPOTAIKEG yopec. EEGALov, vmdpyovv
UEAETEC OV €YouV OElEEl ONUAVTIKEC GULGYETICELS TOV TACEMV TOV TPAYUATIKOV
Tiuov  kotowiog avdpeco ot Hvopéveg TloMteieg ko tv Evpomn, pe 116
EVPOTUTKEG YDOPEG VO aKOAOVOOVV TIC TPAYHATIKEG TWES KaTokiag Tov Hvouévov

[ToAterdv, pe xpovikn voTépnon 600 ETOV.
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