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H Kpion mg Ayopag I'papeiov g AOnvag:
Mua Epunvevten Ilpoogyyion

Nixog Tpravtapuviiomoviog
Evtetaluévog Sibaokaiiag (I1.A. 407/80), Ilavemotmuio Ocooaliag

Iepiinyn

2myv gpyaoia autn) Siepevvoval ot KUPLol HAKPOOIKOVOUIKOL, UIKPOOIKOVOLLIKOL Kal
Beouixoi mapayovreg mov mpokalecav v avodo Kal ATWOT TWV TIUDV TOV XOPWV
ypageiwv ot untpomoAitikn AGnva xata mv mepiodo 1995-2005. Ot 0IKOVOUIKES KAl
Oeouixég mpovimobeoeig yia tm Sounon evog auroTpoPoSOTOVUEVOV KEPSOOKOMIKOU
OVOTIUATOG TTAPAYWYTIS YPAPEIWY TTOV TIPOKAAETE TNV AVOSO TV TIUWDV KAL TNV VITEP-
Tapaywyn ypageiov Snuovpyndnkav otadiaxa. Me mv mpoodevtixn aneAevBépwon
NG AYy0pag KeQPAAAiwy KAl TOV XPNUATOTIOTOTIKOV OVOTUATOS, TA EMITOKIA PBpioKo-
VIQV 0€ OUVEXT] ITWOT), EV@ TO VWPOS TOV TPAME(IKOU SAVEIOUOV Yia emeVEVOEIS OF
axivnta amelevfepwOnke. Ot eyyeveic SUTAEITOVPYIEG TOV XPIUATOTIOTOTIKOV OUOT -
Uatog evrabnkav ue v exippwon Tov aviaywviouov UETA&) TwV TPAme(V, 0 000G
08MNynoe oe evxepeic Yopnynoeig Saveiwv yia v KATAoKeL!) véwv xopwv. Meoa oe
&va ePIfAAOV VYNATIC PEVOTOTNTAS KEPAAQIWV KAl atatodo&ng ovAAoyIkS YuyoAo-
ylag avagopika pe v mopeia g otkovoulag kat ¢ KTNUATayopdas, ot iobwtikeg
adies twv ypageiwv yvopioav ovvexn avodo. Ot unyaviouol (ag avamroTeEAEOUATIKIIG
ayopag Kat o [oXUOV POPOAOYIKO oUOTIHUA STIULOVPYNOQAY EVKALPIES LA ETEVOVOELS O
ypageia, peow twv omoiwv ntav Svvato va vouiuorombovy onuavtika kepalaia mg
JTAPAOIKOVOUIAG.

Ag&&eig kAebra
Ayopa akivntwv, XpnUATOTIOTOTIKO OUOTNUA, KEVIPIKEG AELTOUPYIES, POPOAOYIKO
ovomua, YuyoAoyia ayopag, tapaotkovouia, Aénva.

agwpog, 4 (2): 4-33



KEIMENA
MOAEOAOMIAY
XQPOTA=zIAX
KAI ANAMTY=HX

The Crisis of the Office Market in Athens: An Interpretative Approach

This paper attempts to explore the macroeconomic, microeconomic and institu-
tional factors that played a role in the boom-and-bust in the Athens metropolitan
area office market during the 1995-2005 period. Under the gradual deregulation of
both the capital market and the financial system, interest rates were continuously
decreasing. Due to fierce competition in the banking sector, the dysfunctions of the
financial system were accentuated; this led to substantial loans being easily granted
for the construction of new offices. Within a context of high fund liquidity, investor’s
optimism about economy and real estate market, rental values were constantly
increased. The inefficient property market and the existing taxation system, created
opportunities for investing in offices, through which, the legalization of significant
funds resulting from the underground economy activities was possible.

Keywords
Property market, financial system, taxation system, market behaviour, underground
economy, Athens.

I'ENIKO ITAAIXIO KAI XTOXOI THX EPI'AXIAX

'Enerta amd pia Ogapatikn avodo Tov TIHGOV TV YPAPEI®Y 0N UNTPOTOAITIKN AOTva katd
T Sekaetia Tov 1990, A0 TA PEGA TOL 2001 EVTOMILOVTAL OTUAVTIKIG GUVOAIKTG EMUPA-
VELAG KEVOL XWPOL YPAPEIDVL, VR 01 LIOOMTIKEG TOVg afieg akoAovBolV ouveyn TTWTIKN
mopeia. H onuavtikn peiwon Tov TV aoTIKOV aKIVIITWV, ATTOTEAEL VEO (PAIVOUEVO YA
v e VIKn ktnpatayopd. To epotnua sov tiBetan eivat S1tto: mpokertal yia pa eEEMEN
N o7oia eival PUOIOAOYIKT] KAl €YYEVIG OTNV KUKAKT stopeia kaBe ayopdg akivitwy, 0
mpokerTar yia pia kepdookormikn "povoka” (bubble), 6mwg autég mov onuetwdnkav oe AAeg
"plueg” ayopeg LEYAA®Y UNTPOTTOAEWY OMtwg ToV AovSivov, Tou ITapiolov, Tng Bootovng,
tov Tok10, TOU Zidved kol AWV TOAEWV, KATA TO SeVTEPO L100 NG Sekaetiag Tov 1980 Ewg
Kat TIg apyEg e Sekaetiag Tov 1990;

H mapolvoa epyacia §ev ammookomel og pia LOVOCT)UAVTH QTAVTNGOT) TOV TAPATAVK
EPWTNUATOG, TO 0TT0I0 CLUVIOTA OVCLACTIKA Ui VtdBeon epyaciag. Emdiwen emiong g
epyaoiag dev amoteAel 1 TPOCEYYIOT TOV UNYAVIOU®Y NG Ayopds YPAPEIDV He OTOXO
™ Stapopewon evog BewpnTikod povteAov. Baowkog okomdg g elval 0 eVIOMOouog kat
n S1epelivnon ekelvev TV KUPIOV TAPAYOVI®OY KAl TOV UNXAVIOUGV TTov mifavotata

1 @ampémel va onuewwbdel 0T ypagpelakoi xwpot Bempodvral oty ayopd eKelvol ov £xouv Kataokevaodel asto-
KAEI0TIKA YO ETTAYYEALATIKY XPTI0T), O€ AVAAOYNG KATAOKELNG KTIPLA, Kat OXl S1apuepiopata TOAKATOKIOV 1)
XOPOL 0€ AMA KTIPLA HEWKTMV XPTIOEWV.
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A£LToVPYNOAVY KAl JIPOKAAECAV TNV AVOS0 KAl TNV ITOOT TV TIUOV OTNV Ayopd Ypapeiwv
™mg ABnvac.

Avo Paokeég ovvOnkeg, mov oploBeTolV KAl TIG EPUNVEVTIKEG SUVATOTNTEG TNG
mapovoag epyaociag mpernet va Statumwbolv:

H stpaotn agopd v adia@aveia g eMIN VKNS KTNHATtayopag kat mg EAenyng dedo-
HEVOV OYETIKA LLE TNV AYOPA YPAPEIWV, KAl 1) 05T0la AIToTEAEL KUPLO OTOLXELO TNG AVWPILO-
™mtag e. Baoka ototyeia yia v avaiuon g KTNUATAYopAs, Otwg 01 VEEG KATAOKEVEG
KAl 1] YEYPAPIKN Toug B¢on, o1 ipeg piobwong kat —18taitepa— ta r0000TA KEVRV2 dev
elvan SraBeopa. ‘Onwg emPefarwvetal kar amo to Aefveg Nopopatiko Tapeio (IMF,
2005) kaBmg ka1 to IOBE (Mmadwpévog kat ITaddokag, 2006)3, Sev vdpyet emionun kat
a&lomoTn TANPOPOPNOT YA TNV EAANVIKI KTHUATAYOPA, ANV ToL Seiktn uetafoAng twv
TILQOV TOV KATOKI®V 710V Snpootevetat amd v Tpdmeda g EAAASog. Zoppwva pe ékbeon
g Jones Lang LaSalle (JLL, 2006) oxeTikd pe N S10pAveld ToV ayopav AKIVHTOV, 1
EMada katataooetar oty 34N 0o petadd 56 ywpov. H yaunrn Stapdavela g eAAnvikrg
KTnuatayopag eival adtap@iofntnn, mapd To yeyovog 0Tt TETo1eg ekBeaelg eEumnpetolv
OUYVA TOUG ETYEIPTUATIKOVE OKOTIOVG TTOAVEBVIKGOV eTA1pe1®Y GLUBOVAWY oV S1aelpido-
vral Kat katevBuvouy peydia keparaia Beouikav eneviutav (de Magalhaes, 2001) mpog
enevOVOELG 0€ AKIVITA EMAEYUEVOV AYOP®V, KAL 18101TEPA OE TITAOTONUEVA 110K TNO1AKA
Sikaimpata el xapTo@uAaKinyv akvitemy, dnhadt| oe Stampaypateoluovg 0To Xpruatt-
otmpo tithovg Apoifainv Keparainv Axivnng Ieprovoiag (REITs)4. Emonuaivetatl ot
N ayopd ypageinv g ABnvag Bempeitat pikpr) kot EAA10TA EAKVGTIKT] 0€ OXEOT LE AANEG
EVPWITATKEG AYOPEG, KAL TIPOTEAKVOE TNV OTIOLA TTIPOCOYTN THV HEYAAwV S1EBvmV eTapelmv
ovpBotAwY pOALg atd Tig apyEg g Sexaegtiag sov Sravoetais.

2 O kaADTEPOG SelKTNg yia TNV TTAPAKOAOLON O NG TTOPELAG LG AYOPAS AKIVIT®V EIVAL TO TTOGOGTO TV KEVOV
xopwv (vacancy rate) (Prichett, 1984 Hanink, 1996 Pyhrr k.d., 1999).

3 Ot gpevvntég Tov IOBE onpeiovouy my EMAEWYN OTATIOTIKOV OTOEIWV, VR Ot 15101 Xpnolpomololv yia v
AYOPA YPAPEIDV OTOIKELA TTOV TPOEPYOVTAL ATTO EKTIUNOELG ETALPEI®Y TTOL OpacTnplomolovvTal otny EAAGSa
(DTZ, Aavdg-CB Richard Ellis, DB). Ze 611 a@opd 0 amodbepa Ypagpelakomv xopwv oty Abnva eknpdtal oe
3,1 EKATOUUDPIA TETPAYDOVIKA LETPA, EKTOG TV XDPWV AAANG XPTONG TTOV peTaTpamnkayv oe ypagpeia. H aglo-
TMOTIA TV OTOLEIWV AUTAOV KpiveTal ap@opntioun.

4 ¥mv EAGSa to Beopkod mhaioto ya ) dnuovpyia Apoaiwv Keparaiov Axivnmg Iepovoiag (Real Estate
Investment Trusts) T€0nke o€ 10YL LE TO V. 2778/1999, A& 0 Beopog Sev exel akoun avantuydet oe agloon-
peiwto Babpo. Oa mpémet emiong va onpewwdel 0Tt BewpnTiKA, N TITAOTOINGT TNG AKiVITNG TEPLOVOING HETW®
twv REITs guvoei ) BeAtinon tov emuédov Srapavelag g ayopdg, dedopévou ot yia v amoteAeopaTikn
Slayelplon TV XAPTOPLAAKI®V AKIVAT@V LIAPYEL adnprtn avaykn ya Umapén aflomotev enegepyaoipumwy
oTokelwv ka Stapavov Beapikov mTAaioiov.

5  BAéme oyxetikég meplodikeg exbeoelg yia tig ayopeg ypageinv omyv Evpwnn tov etaipewwv DTZ, CB Richard
Ellis, Savills ka1 Jones Lang LaSalle.



H 8ebtepn ouvOnkn agopd v eéAetyn BiAoypagiag 1 LEAETOV OXETIK®V UE TNV
EMIVIKT] KTNUATAYOPA KAt EI0IKOTEPA TNV AYOPA YPAPEIWV.

YV apovoa epyacia yivetal apyikd g ovvioun Bewpnon Twv OYETIK®V WE
TO QVTIKEIPUEVO TNG £PYAOIAg VEOKAAOOIKQOV Kal BeoKOV BempnTik®V mpooeyyioewy.
AxolovBel mapovoiaon g e€EMENG g ayopdg ypageinv oty ABnva, kat n avaivon
Tov (Hakpo) kat (LKpo) mePPAAOVTOG TG ayopag, Le TNV aglomoinomn Sedopevmv mpoep-
XOpeEVwV amto 181ia €pevva, KabBag Kal atd Qopeig Kal eTalpeieg Tov SpaotnplomolovvTaL
010 Ywpo. Emonuaivetar 06Tt moAeg amd Tig Stabéoueg mAnpogopieg kat deSopéva mov
gxovv \@Bet vown oV mpofAnuatikn g epyaociag dev eivar Suvato va Snuoaciomon-
Bovv, ene1dn £xovv xapaktnplobel mg TPOCWITKA 1) ETAIPIKA ATTOPPTTA CUUPHVA LE TO V.

2472/976.

OEQPHTIKEX ITPOXEITIZEIX THX KYKAIKHX KINHXHY THX ATOPAX
I'PA®EION

H évvola g KukAIKOTNTAG TNG ayopdg akwvhitwv Oev exel mavta amodobel pue ocapn-
vela. "Evag anod toug o evdiagepovieg oplopovg g £xel dobet amd to Royal Institution
of Chartered Surveyors (RICS, 1994): "Ot xUxAot akiviiTwv amoteAovv meptodikeg, alia
appvbueg Siaxvuavoelg g ovvollkng arodoong aKivTwy, 1 0mola OUWS EXEL EMTTW-
OEIC Kal elval eu@avig Kat oe AAAovg SeikTeg IOV aQopovV Ti¢ SpAOTNPLOTITES OXETIKES
UE TA aKivTa, KAt ot 0I0i0t ATEIKOVI(OVY KATAOTACELS JTOV TIPOTYouvTaL 1) akoAovBovv 1
oVVoALKT) mmopeia Tov kUkAov". KdBe ayopd axivitov akoAovbel ) Sikn g aveEaptnt
KukAkn mtopeia (Wheaton, 1999), evé evromidetat "@ovoka" otnv KukAkn kivnor| g otav
Ol TILEG TV AKIVI TGOV S1aQ0opoTTololval OnuavTika og oxéon pe Tig Oepehindeig atieg Tovg
(Stiglitz, 1990 " Renard, 1993 ka1 1996 " Shiller, 2006).

O1 1tep1o00Tepeg HEAETEG TToV €xouv ekstovnBel 118 amd ) Sexaetia tov 1980 kat
S1epEUVOLV TIG OLOYETIOEIS S1APOPWV OIKOVOUTK®Y TTAPAYOVIWV LE TNV AYyopd YPAPEIDV
o€ S1APopeg XWPES, TTPOEPXOVTAL ATTO OTKOVOLOAOYOUG TNG veokAaoolkng oxoAng (Kling kat
McCue, 1987" Corcoran, 1987 Grenadier, 1995 ka1 1996° Gordon k.d., 1996° Wheaton,
1987 ka1 1999~ Hendershott, 1996, Wheaton k.&., 1997 Pyhrr k.4., 1999 Bjorklund ko
Soderberg, 1999 Quan kot Titman 1999 De Wit ka1 Van Dijk, 2003). Ta otkovopetpika
HOVTEAQ TTOV AVAIITUOCOVY, SIEPELVOLV TIG SUVNTIKEG OUOXETIOEIS HETAEY TWV HIKPOOl-
KOVOUIK®V KAl HAKPOOITKOVOUIKGOV TTAPAYOVT®YV, o1 ostoiot mbavotata ennpedlovv Tig
KUKATKEG KIVI|OELG TNE AYOPpAg KAl IPOKAAOVV TNV eKOTIAWOT @aivopevmy "@ovokag”, xwpig

6  @a mpéner emiong va onueiwdel 0T oe KABE EMAYYEALATIKT HEAETN OA®V T@V ETALPEIOV GLBOVAWY, SnAGVETAL
OTL ATAYOPEVETAL PITA T} OTOLAST)TTOTE AVAPOPA OTA ATOTEAECUATA KAL TA OTOLXEIA TNG KAl GUXVA QKO KAt
OTNV EKTTOVNOT) TNG.

KEIMENA
MOAEOAOMIAZ
XOPOTAZIAX
KAI ANAMTY=HX



agdooc

OLWG VA EXOLV KATAPEPEL EWC OTLEPA VA EVTOTIOOUV LE ATPAAELN TOVE TTAPAYOVTES TTOV
TIG TIPOKAAOVV KAl TI¢ OVOYeTioelg uetafd tove. Ia mapdderypa, ovpu@mva pe tov Brown
(1984) vTapyel 10YVPT] CLOYETION HETAEY TV KUKA®YV TNG O1KOVOUIAG KAl TV artodooemV
TOV TOUE TWV AKIVIT®V, aAAA avtifeta, katd tovg Wheaton (1987) ka1 Grenadier (1995)
01 KUKAIKEG KIVI|OEIG TV amoS00ewV TV emevOloemV, TV KATAOKEVMV KAl TOV JT000-
0TV KEVOV XOPWV TIG TIEPLOCOTEPES POPESG OEV CULITIITOVV UE TIG KUKAIKEG LAKPOOTKO-
vopukeg petaforég. Ot Wheaton kat Torto (1988) aduvatolv va e€nyrnoovv 1kavomomtika
OTO HOVTIEAO TOUC TNV QIIOTOUN CLUIEPIPOPA avodov kat mtwong (boom-and-bust) g
ayopdg ypageiwv. Ta veokAaokd HOVIEAA adUVATOVV ETTIONG VA EVOMUATMOOVV TAPAYO-
vteg Omwg o1 ouvOnkeg Tov deBvoiig otkovopkoU mepBaAlovtog, Tng eBVIKNG olkovouiag
KOl TOV YPNUATOMOTOTIKOV GUOTIHATOS, EVQ 8& AAUBAVOUV LITOWN TOUG TIG TTOAVITAOKEG
a0TIKEG HETABOAEG Kt Aertovpyieg. TTAE0V TV TAPATAV®, ONUEIWVOVLE OTL TA LOVIEAQ
IOV AVATTTDOCOVTAL APOPOVV AYOPES OOV LITAPYOLV dtabeoiua emionua OTATIOTIKA OTOl-
XELQ, AV KAl 1] 7IO10TNTA auT®Vv Oev eival mavta adiau@iofntnn, yeyovog ov vimobnkevet
TIg epunvevTikEG Toug duvatotnteg (Shilton ko Tandy, 1993 Louargand, 1998 " Pugh kau
Dehesh, 2001 Ball kau Tsolakos, 2002).

Ta v TEPLocOTEPO OPAIPIKT BEMPNOT) TNS KTNUATAYOPAS O€ OXEOT] LLE TIG VEOKAAO-
OKEC TIPOOEYYIOELS YpMoomolovvTal, mutatis mutandis, TPooeyyioelg Twv OeoUKOV
Owovopikov (Institutional Economics), mapad ta omola Bewpnuika kar peboSoloykd
mpoPAnuata evromidovral ouyva o avteg (Healey, 1991° Ball k.d., 1998 Ball, 1998 Guy
ka1 Henneberry, 2000 Samuels, 2000). H 8eopukn tpoogyyion avayveopilel ev yével omin
KTNUATAYOPA OXETI(ETAL OTEVA UE TIG YEVIKOTEPES KPATIKES TIOAITIKEC, TO £0VIKO KAl TOIIKO
O1KOVOUIKO 7tep1BAAOV, TO XPNUATOTOTWTIKO CUOTNLA, TO (POPOAOYIKO OVCTNUA, TIC TTOAE-
oSopukeg puBuioeig kat AAovg, eEwyevelg oe autr mapayovteg. Ot emppoeg Tov Beopkon
TAQOIOV OTNV KTNpatayopd eival ammeploploteg, kal ekteivovtal asto tn vopoBeoia mepi
TITWYEVOEWE, TA LETPA EAEYYOU TOV ETLXEIPTLATIKOD KivEUVoL kat tng Siapbopdg, ewg v
molTikn yng (Pugh xar Dehesh, 2001). Tta miaiowa piag yevikotepng Bempnong towv mepi
g axivnng 8oknoiag Beopwv (Jiitting, 2003 " Searle, 2005) Sexopaote 6T oe avToUg
ovteptiauavovtal ot pnTol Kar AppnTol VOUOoL KAl KAVOVIOTIKEG pubuioelg, Katl yevi-
KOTEPA O1 TUTNKEG KAl ATLTEG OXEOELS TNG KOWV®VIAC KAl TNG O1KOVOUiag He TNV akivnt
181oknoia.

AeSopévng g tédelag EMenyng aflomoTwy TOCOTIKGV OTOXEIDV, OAA KAl TV
ASUVALI®V TWV VEOKAAOIKGMV LOVTEA®V TTOL Tpoava@EpOnkav, 1 onmotadrnmote Siepevvnon
™mg ayopdg ypagpeinv oty ABnNva, péoa amd pa mpootyylon Baciopévn TOKAEIoTIKA
OTN OXE0T NG TPOoPOPAC e TN JTnomn, N N avaurtudn evog OIKOVOUETPIKOD HOVTEAOV,
Bewpovpe 6Tt Ba ammotehovoav atonn pebodoroyikn doknon. Avtibeta, n avdivon twv



UNYAVIOU®OV TNG Ayopag HEoa ammo pia Oeopukr) Ipootyyion oty ool eVOUATOVOVTAl
XPNOUA ATOTEAECUATA VEOKAAOTKMV TIPOCEYYIOEWV, ATOTEAEL KATA TN YVGOUT Hag OX1 LOvo
TN Hovadikr), aAAA ka1 1 PEAAOTIKOTEPT) ETAOYT).

OPIZMENA XAPAKTHPIXTIKA THX ATOPAX TPA®EION THY AOGHNAX

O1 meproyég g ABnvag oTig ormoieg evTomidovTal 01 ONUAVTIKOTEPES XWPIKES OUYKEVIPQ-
OE1G KTIPIWV Ypapeiwy, elval T€ooepig:

+ To 1wtopikd kévipo Tng AOnvag, kar Wwaitepa ANCIoV NG AATEIAG
JUVTAYUATOG KAl KATA Unkog Twv 0dav Akadnuiag, tadiov, ITavemotnuiov
kat Apodiag. AMeg Teployeg Tov KEVIPOUL, ONWG 1) TEPLOYTN TNG mAateiag
Opovoiag, StaBétovv éva peydho aAAd moAad kKot armaflwpuévo amobepa
KTIplwV Ypagpelnv, Kuplng k¢ QIOTEAECUA TNG AVLITAPEIAS TTOATIKNG YNG
Kal S1ayeiplong akvntwv, aAAA Kal TG EKTETAUEVNC ouVISIoKTNolag, 1
071010 KATEOTNOE TN S1aEIPIOT KAL TN CLUVTNPNOT TOA®V KTIpinv 181aitepa
TPOPANUATIKT).

+  Hlew@opog Kngioiag amoteAet afova kata punkog tov ooiov avamtoydnkav
KTip1a ypageinv. H onuavtikdtepn Xwpikr OUYKEVIP®WOT] TAPATHPEITAL OTO
Bopeto Tunua g, evrog Twv S10KNTIK®V opiwv Tov Afpov Apapovoiov.

+  HAew@dpog Avipéa Zuyypov, amd TNV KATAOKELT) TG KATa T Sekagtia tov
1960 QITOTEAECE TIPOVOUIAKO AEOVA EYKATAOTAOTC EUTTOPIKQOV ETYEIPT|OEDV
Kal ypageinv, apov efao@dMle evxepn mpocfacn TPog TO EUTOPIKO KAl
S101KNTIKO KEVTPO NG MPWTEVOVOAG, TA TPOVOUIOUXA VOTIA TTPOACTIA, TOV
Ielpaid kat o agpodpouto tov EAAnvikov.

« H lew@dpog Mecoyeiwv, petd tn Oeapatikr avamtuln Spaotnplotntwv
KAl TN OVYKEVTIpwoT mAnbvopol ota Bopela kat Avatodkad mpodotia g
TPWTEVOVOAC KAl 0Ta Meooyela, kabmg Kat Tnv LAOIoInor ueyaAwy Snuooinv
£PYWV LITOSOUNE OTTWG TOV VITOYELOL AGTIKOL 0181 p0SpOLOv, TOV TPOATTIAKOV
018N podpoLoV, TOV VEOU AePOSPOUIOV TV ZMATWV KAl TNG ATTIKNG 050V.

Ta oToLKElA TTOV XPNOIUOTTO|ONKAY YA TOV TIPOCTSIOPIoUO NG LETAPOANC TOV TIUWV
TWV YpaPeiwv CLAAEXONKAV QIO TPWTOYEVT €PEVVA TOV AYYENOV ToV epnuepidwy "Ta
Neéa" kot "Kabnuepvn)", katd tovg pnveg Ampidio, AUyovoto kat Aekeufplo twv etqv
1995-2005, ka1 a@opoLv {nrovueveg Tipeg puiobwong kat epPfadd twv xopwv (686 ayye-
Meg, emleyuéveg €10l wote va SnuovpynBel katd to Suvatov opoloyeveg Selyua). H
gpevva ayopag mov SievepynOnNKe yia 1 OUYKEVIPWOT] OTOLXEIWV TNG Ayopag YPAPEinv
apopa HOVo TIg TEPLOXES TV AewPopwv Kngioiag, Zuyypov kat Meooyeiwv. TTig Teployeg
ALTOV TOV 0SIKOV AEOV®V, TO eMESO KATAOKELT TwV KTIPIwV elval v yevel tapopoto. Ot
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ool amma&lmuévol xmpot elval ekel eAay10Tol 0 oxeomn Ue To KEVTPO Tng ABnvag, 6mov
TA CLYXPOV®V TIPOSIAYPAPOV KTIPLA YOT)TPOL JTov Siabetovtay mpog evolkiaon Katd v
mepioSo peAetng fitav oAtyapiBua. Me v epapuoyr g MeBodov Tiumv Metafifaong
(Hoesli ka1 Thion, 1994) vtohoyioOnkav o1 péoeg etoteg obwtikég aieg ae tpeéyovoeg
TiéEG. Aoym Twv averapkaov dedopevmv, dev ntav Suvatd va vohoytobovv pe amodSektod
Babuo akpifelag ot etrol0l ovvteAeoteg ayopaiag amodoong (initial yields) yia Tig ovyke-
KPIUEVEC AYOPEC.

e 1. EEEMEN mobotrdv aEldv xhomv yoapeiny

30
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[Mnyn: MpwtoyevA oToixeia amd ayyehieg epnuepidwy "Ta Néa" kar "Kabnuepivy"

SVUP®VA e TA OTOLKEI TTOV TPOEKLYAV QIO TNV EPEVVA AYOPAS, Ol OOMTIKEG
a&leg TV ypageiwv katd Vv mepiodo 1995-2001 onpeiwvay avinon mepimov 9% enoimg
Eynua 1), eve avtifeta onueiwoay TTwor ¢ TiEewg Tov 10% £tNoimg Katd Vv mepiodo
2002-2005. Ot petaforég v obwtik®mv allov propei va BewpnBel 6T avtitpoocwtetovv
o€ IKavorromTiko Babpo kat tig petafolrég twv ayopainv alomv, agov ot teAevtaieg, 18iai-
TEPA YIA TA EMAYYEAUATIKA AKIVITA, TIPOKVITTOLY QIO TNV KEPAAAOIOINOT TV obw-
TiK®V. Ev toUTo1g, vrtoypappidetatl 0Tt ol cuvieAeoteg ayopaiag amodoong (initial yields)
o€ kaBe meployr| Exovv onwaodnmote petafAndel (uewwbel) kata v mepioSo peretng, pe
OUVETELA TI) OXETIKA LIKPOTEPT] TTTWOT] TV AYOPAL®V A&l0V, O OXEOT) LLE EKELVI) TTTWOT) TOV
o TIK®OV.



H AITEAEYOEPQXH THX EAAHNIKHX ATOPAYX KE®AAAIOY KAI TOY
XPHMATOIIIZTQTIKOY XYXTHMATOX

H amelevBeépwon Tov ayopmv Ke@AAAoOL Kal TOU XPNUATOMOTOTIKOD CLUOTIUATOS KATA
m Odekaetia tov 1980 0OTIC XWPEG NG €AelBepng ayopdg, eveiyav oTolyela amoppvb-
uong (1 emavappvbuiong) Twv ayopmv, avaSiapopemong Twv OXEoewV UETAED KPATOUG,
ayopAag Katl Kovmviag Kat Tn oXETIKT evtagn twv eBvikwv ayopamv oto S1eBvEég o1kovoUKO
ovotnua (Renaud, 1997). EvroUtolg, poAig katd t Sekaetia tov 1990 dpyloe va yivetal
AVTIANIITO OTL TO S1EBVEG XPNUATOTOTOTIKO OUCTIUA VITOPEPEL ATTO TTOMEC ATEAELES, EIVAL
avasoteAeopatiko (Stiglitz, 2000), alMnAeEaptatal pe v ayopd akwvitov, kabaog kal
OTL 1| asteAevBePwOT) ToL 0dNYel TPOOdEVTIKA 0e A0TADEIEG TV KTNuATAyopwV O S1ebveg
eminedo (Coakley, 1994 " Aveline, 1995  Nappi-Choulet, 1997 Renaud, 1997 Dehesh kau
Pugh, 2000 Pugh ka1 Dehesh, 2001).

H &vap€n mg Sadikaociag amelevBEpwong g ayopag KEQAAQ®V KAl TOU XpNUa-
TOTMOTOTIKOL cuotnuatog oty EAMada tomoBeteital oto 1982, otav katapyndnke 1
Nopopatikn Emtport katotappodiotnteg g petafifaodnkav oty Tpasneda tng EMAdog,
n omoia avefaptnromoOnke mANpwg pe o v. 2548/1997. Baokog okonog tng Tpamedag
elval AoV 1 emitevén g otabepoTnTAg TV TIHGY, 1) TAPAKOAOVONON KAl 1) a&loAdynon
TOV XAPTOPLAAKIOV, TV davelmVv Kal TV AAA®V TooDeToewV TV TPATE(WV, 1) (PEPEYYV-
OTITA KAl T} £V YEVEL KEPAAAIAKT) TOVG emdpkela. Eidwkotepa, n ameAevbepwon g ayopag
Kepahainv mpowOnonke to 1987 pe v Odnyia 566/1987 tov ZuufovAiov Ymovpyav g
Evpwmnaikng Kowotntag (n omoila evoopatodnke oto IIA 207/87), kat ohokAnpaodnke 1o
1994 (T1A 104/94), evmd 1) Sradikaocia areAevBEPWOTG TOV XPTUATOMOTOTIKOD GUOTHUATOC
evtadnke amo 1o 1986 kAt 0AoKANpwONKE OTAV N YWpa pirke oto Tpito otadio g ONE kat
vo0&oe TV eviaia VoUIoPATIKT TOALTIKT), Tov Iavoudpio tov 2001 (Bopidng k.d., 2003).
Yta mAaiola g ameAevOEPWONE TOV XPTUATOMOTOTIKOD OUOTIHATOS, ONUAVTIKES TTAPELL-
Baoeig SievkoAvvay TV TpAediKn XPNUATOSOTNOT TOV KATAOKELACGTIKOD TOUEQ, OTME 1)
APOT| TOV TEPLOPIOLOV OTNV TPATEQKT XPNUATOSOTNOT Tov To 1988, Kat 1) KATAPYNOT| TOV
oplov 1oV 1oYVE EMG TOTE Y1A TNV TPATEQIKT) XPTLATOSOTNOT LEXPL TOV 70% TNG GUVOAIKNG
a&lag evog akivitov, Tov AUyovoTo TOL 1990.

Katd v mepiodo 1996-2000, oe pia mpoondbela amokAUAK®mong Tov Anbwpt-
opov, n Tpanela g EAAaSog vioBemoe tn otpatnywkn g "okAnpng Spayung”. T va
VOO TNPIXOEL 1] TTOAMTIKT) ALTH TA TPAYUATIKA EMTOKIA SratnphOnkav oe vynAd emineda,
eve 1) Sapopd petal TV EMTOKIOV XOPNYNOEMV KAl TV EMTOKIOV KATabeoewv Katd
Vv 7eP10d0 1995-2000 TJTAV KATA PHEGO Opo 5,4 povadeg (Gibson kot Agpévayag, 2002).
H mohitikr] avtr) amodeiybnke emtuynuevn, agov mpog Ta teAN g dekaetiag tov 1990
0 TANBwpPopog pewwbnke oe emineda katw Tov 4% (ExHua 2) kal emtayvvOnke onua-
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VIIKA 0 pLOUOG OTKOVOUIKNG AVAITTUENG; TTAPAANAA OUKC, TIPOKAAEDE OTUAVTIKT] €10POT)|
KEQAAAI®V atd To eEMTEPIKO KAl KATaypagpnke vypnArn pevototnta oty ayopd (Emtport)
Kepahawayopdg, 1999). H Tpaneda g EAAMGSog xatdgepe e TOUg XEIPIOHOVE NG va
€€0LBETEPHOOEL TIG EMUITTMOELS TNG E10POTIG KEPAAAIWV ATTOPPOPROVTAS UEPOG TNG LITEPPAA-
Aovoag pevototnTag Wiaitepa Katd ta £t 1998-1999 (Bopidng k.d., 2003).

Tynura 2. Metofol) faoav oy emroxinv, ATK zow amédoong 10etav ouohdymv tov dnuooiov

25
— eMITOKIO KOTaBEGEWY TapIEUTNPIoU
S ‘o — - - — £mTOKIO BPaxuXPOVIWV ETTIXEIPNHATIKWY daveiwv
20 T ~ — - — - emTOKIO YAKPOTTPABECHWY ETTIXEIPNUATIKWY daVEiwv
N~ - — — — TATK (un evapyoviauévog)
oo | e amodoaon 10eTwv ouoAdywv Anpoaiou
15
%
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Mnyn: Tpameda g EAGBag, Emmitpotr Kepahaiayopdg

H pevotdémta twv tpamedov meplopiodnke onuaviikd katd 1o Sidotnua 1999-
2000, 0Tav Ol KatafBéteg, avaldTOVIAg HEYOADTEPEG ATTOSOO0EIS TOV KEPAAAIWY TOUG,
avTIAN@Onkav OTL prropovoav va emAeEovy Kal AMEeG HOpPESG EMEVOLONG, EKTOC QIO TIg
kataBeoelg oe Tpautedeg Ko opoloya (ta omoia poporoyovvtav nén amd To 1991 Kl TO
1997 avtioTtolya), 67wg To Xpnuatotiplo A&iowv ABnvav, tov omoiov n mopeia mpog tnv
exbnAwon g "povokag” tov eixe 1161 apyioet. Me v avodo TV TIHMV TOV, TTOAEG eTAl-
peieg eomevoav va enm@eAnfolv Kal va avtAnoouy Kepaiaia, Ta omoia S10xETevoay otnv
ayopd. ZVugpwva pe ototyeia tg Emtporig Kepaiaiayopag, 1o 1999 aviAnOnkav sepimov



€12,9 81 ka1 t0 2000 €11,24 Sig. H ewkova avt) dMa&e Spapatikd pHetd my atoor Tov
Xpnuatiotpiov. Ao T0 2001 KAl ETEITA, TO EVOIAPEPOV TV ETAPEIOV OXEOOV eEapavi-
OTNKE, APoV 1) €KG00T) LETOY®V €lXE LEYANO KOOTOG VM OUYXPOVWE TA EMTOKIA HEIOONKAV
Katl 0 Savelouog v eTAPEIOV OTNV ayopd OHOAOYWV 1) 0TIg TPATedeg Eyve pONVOTEPOG.
INa mapdaderypa, to 2001 avtAndnkav poiig €1,22 Sig (AvAwvitng kat Baplehiwn, 2003).
TEAog, aTnV EVIoYLOT) TNG CUVOAKNG pELOTOTNTAG TNV ayopd Ba TpEmel emMiong va GuvuIo-
Aoy1o0000V ka1 AAMEG EUEDES E10POES KEPAAAIWV OTN XWPA, OMwS auTteg Tov B’ Kowvotikov
IM\atoiov Tmpéne.

Zynpa 3. Metafol) tov Tudv Tov xatoridy oty Adqva (1) zow péon puetafori towv ooty oEidv
KOV Yoapelwv oTs Teels meQLoyés werégs (2)

230
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Mnyn: (1) Tpamela g EAAGDOG, (2) 18ia épeuva

JVOXETIOEIg HETAED TV HETAPOAMY T®WV TIUMV TWV LETOXMV OTO XPNUATIOTHPI0 KAl
TWV TIUOV OTNV KTNHatayopd, kat idiaitepa oty ayopd ypagpeiwv, dev eéxovv evromodei
pe BePardmra (Quan kot Titman, 1999 Brown k.d., 2001° Kapopoulos ka1 Siokis, 2005°
Liow, 2006). Ot petafoAég oTig poLg KePpalaiwv €Xouv pHakporrpoOfeoua TOAD ONUAVTIKEG

KEIMENA
MOAEOAOMIAZ
XOPOTAZIAX
KAI ANAMTY=HX

13



agdooC

14

EMUTTOOELS OTIG KUKAIKEG KIVI|OEIg TNE KTNUATAYOPAS KAl 0TA JT0000TA kKevav (vacancy
rates) (Gordon, k.d., 1996). Katd ovvéneia, 0nwg kat otig meproodtepeg xwpeg (Renaud,
1997 Dehesh ka1 Pugh, 2000° Pugh kat Dehesh, 2001), n amelevBépwon tov xpnpato-
TMOTOTIKOV CUOTIUATOG KAL ) UPNAT] PEVOTOTNTA KePaAaimy eviExeTal va ouvePfale otnv
avENoT TV TIHOV TOV akKivijtov oty EMASa, oty évapén g KUKAIKIG Topeiag Toug
Kal 0TV aotafdeld g KTNUATayopag, Tov mpotd ekONAnBnke otnv ayopd ypageiov g
ABnvag.

EvSiageépov mapovoiadel n aviutapafoin tov pubuol abEnong twv TiH®y g Heya-
AUTEPTC KAL O ULAVTIKOTEPTIG AYOPAG AKIVI TV —TNG AYOPAS KATOIKIAG— KAl T®V OO TIKWV
a&lov TV ypagpeinv, mapd o yeyovog 0Tt o1 500 ayopeg Sev eivatl ovykpiolleg. Zopu@uva
pe ta dnuootevpéva otoyeia g Tpamedag g EAAGSog (Bank of Greece, 2006) katd tnv
mepiodo 1995-2002 o1 ayopaieg a&leg TV KATOKI®V otV ATTikT) vepSuthaciacdnkav. O
pLOLOC AVENOTIC TOVG elval AVAAOYOG LLe EKEIVOV TNG ayopag Ypagpeinv oty ABnva katd ta
£ 1995-2001, 0TIw¢ TTPOEKVYE amtd TNV 18ia epevva (Txnua 3). To pavopevo avto pmopel
va otnpi&el v amoyn OTL N Topeia TG AyopAg AKIVIITWV KAl CUYKEKPIUEVA TNG AYOPAS
ypageiwv Sev oyetidetanl onwodnIoTe e eyyeveig g ayopdg ypagpeinv efeAifelg, ommg
N avAITTLEN TOV TOUEA TWV LINPECLMOV TOV OTI0I0V CUVIEAETTIG TTAPAYWYTE EIVAL O1 XK POl
YPAPEI®V, AMA OTNV eMSPaoT) EEWYEVQOV TAPAYOVTWYV, OTTWG 1) AteAeVOEPWOT) TNG AYOPAg
KEPAAQIWV KA1 TOV XPTUATOTOTWTIKOV GLUOTIUATOG.

OI EIIIIITQXEIEX THXE AEITOYPITAY TOY XPHMATOIIIETOQTIKOY
2YXTHMATOX XTHN ATOPA TPA®EION

'Onwg emonuaivouvv ot Dehesh kat Pugh (2000) o touéag twv akwviteov eEaptdtal mepio-
00TEPO ATTO AAMOLG —OTIWE Y sapadetypa 1 fropunyavia— amod Tov 1pasmediko Saveiouo,
KO TO AVOUEVO TV "(POVOKMV" OTNnVv KTnuatayopd eivatl appnkta ovvdedepévo pe v
TMOTWTIKN ENEKTAOT] TV XPNUATOMOTOTIK®V 10pLUHATOV KAl £yyevr) pofAnuata ot
Aertovpyia touvg (Pugh kar Dehesh, 2001). H onpavmiki mMOTOTIKY £TEKTACT] TOV EAAN-
VKOV Tpamtedv gixe apyioel 118n amd ) Sekaetia tov 1980 (Bopidng k.d., 2003), eve
UE TO V. 2076/92 gmTpdmnke n eykataotaon oty EAAaSa Siebvav xpnuatomotowtikmy
Bpupdtov, Ta omola emyeipnoav va KaADWPoUV pe gLVOIKOTEPOVS OPOVE TO KOOTOG KAl
TI AVAYKEG TV emiyelpnoewy oe Savewouod (s.y. ot tpasteleg Credit Lyonnais, Bayerishe
Hypo-Und Vereinsbank, BNP-Paribas, Citibank, Société Générale, Bank of Cyprus, x.d.).
Agv elval yvwoTO TO Dog TV XOPNYNOEDV Savelnv yia emevoloelg ypageimv, apov o kdbe
XPNUATOMOTOTIKOG opyaviopog Sev mapéyetl oty Tpdumeda tng EMASog otolyeia oxetika
LLE TOV TTIPOOPIOUO TV SAVEIWV TTOV XOPTYEL, APOoV aUTA Ba EMETPETAV TNV AWTOKPLITTOYPA-
PNOT TOV OTPATNYIKNG ONLACIAG KIVI|OEWMV KAl ETAOYMV TOL.



Katd v kpiown nmepiodo enéktaong g ayopdg 1998-2001, Td eMTOKIA SAVEITUOV
ntav yaunAotepa tov pubupod adENoNg TV TIH®V TNG KTNUATAYOPAS, KATL IOV 1000Uva-
povoe e emdotnomn Twv davelwv yla enevdioelg oe axkiviTa. ZUYKEKPIUEVA, CUUPOVA LE
v idia épevva (Zxnua 1), o HEoog eTo10¢ pLOUOC AVEN O TV LoD TIKGOY AlldV ypapeiwV
ntav mepimov 9,9%, kat e181kotepa mepimov 8,8% kat 13% OTIg TEPLOKES TV AEWPOPWV
Knoolag kat Megoyeinv avtiototya, 67T0v onueiwdnkayv kal o1 IeplocotePeg AvVaITUEELS
KkTplwv ypageinv. Katd tnyv idia xpovikr) mepiodo ta emtokia pakpompobeoumy entyelpn-
paTikov Savelwv petmdnkay Katd epiiov 7,5 povadeg. AeSougvng g MTwoT g TV OUVTE-
Aeotov ayopaiag anodoong (initial yields) mov onuel®ONKe 0TV KTNUATAYOPA KATA TN
OUYKEKPUEVT TTEPI0G0, TO TTPAYHATIKO OPEAOG autd TN S1dotaotn petadd tng abinong twv
AYOPAOV TIL®Y KAl TOU XPNUATOMOTOTIKOU KOOTOUES EKTILHOVUE OTL KUUATVOVTAV JTEPITTOV
010 5%, YEYOVOG TTOV €LVOOVOE TIG EMEVOVOELS € XOPOLS YPAPEIDV Le Savelouo.

O1 KUKAIKEG KIVIOELS KAl O1 POVOKES OTNV AyOpd AKIVI TV EVOUVAUMVOVTAL Atd TNV
£MSPAOT) TV TPAKTIKGOV TV ETEVOUTAOV KAL TOV TPATTEQKOV IO PUUATOV 0TI AEITOVPYIaA TNG
ayopdg (Allen ka1 Gale, 2000). 'Otav o1 enevdutég eivan Suvatov va daveifovrar xprjpata
vroBnkevovtag akivnta 1 va daveidovral €wg kat T0 100% Tov Ke@aAaiov piag emevovong
0€ axivnTa, ol TIHEG TWV AKIVIITWV EVKOAQ ALEAVOVTAL. Ald HEC® TOV YXPNUATOMIOTOTIKOV
ovoTtnpartog n axkivinn Wokoia eival Suvatd va vep-ekTiun el kKat va vIep-KePAAAO-
monOel yia pakpeg meplodoug, Kat 01 AoPACELS Y Xopnynoelg Savelnv yia enevdioelg
0€ aKIVNTA va eival evoTiKT®mdelg, mapd va facilovial mave oe PEAMOTIKEG LEAMOVTIKEG
extiunoeig (Renaud, 1997 Pugh xat Dehesh, 2001).

H ovumepipopd xopnynoemv Saveiwv twv tpamedy pog TOV TOUEA TV AKIVITOV
elvan mpo-kukAikr| (Caterineau-Rabell k.4., 2005) kat eival eploodTePo EVKOAO YA TOUG
enMeVOLTEG VA £MTUXOLY VYNAOTEPO SAVEITUO Og meplddoug Ekpnéng Twv TiHav (avodov
TOV KUKAOV), tapa o€ mepltodoug mtwong (kabodov tov kukAov). To yeyovog autd evieivel
v aotdbeld g ayopag KAl LVoel TNV LIEPTTAPAYWYT XWwPpwv. To evretvopevo kAipa
AVTAYWVIOLOV TOV EAMNVIKQV Tpasted®V mpog Ta TeAN ng Sexaetiag tov 1990 (Gibson kat
Agpévayag, 2002) KAl g ieong yia emtevdn twv otoxmv, odnynoav oe YaAapwon twv
OpwV Xopnynong Saveiwv Kat 0Tov TOUEA TV AKIVI TV, OTTMG KAl OTIS TTEPIOCOTEPES XD PES
(Dehesh ka1 Pugh, 2000).

O1 epyadopevor pag tpautedag, dev xovv ouvnBwg 181aiTepoug TPOoWITIKOVE AOYoug
yia va unv mpowBnoovv pe kabe tpdto pia ovppwvia daveiov, and v omoia Ba amoko-
pioovv emuioBio (bonus). AA\waote, ta mBava AmoTeAEopATA LG eMENUIAG XOPTynong
Sdaveiov ya v tpasteda Ba ekdnAwBolv pepka xpovia apyotepa, Kot avutd Hovo otav n
mopela g ayopag avtiotpagel (Pavlov kat Wachter, 2004), eEEMEN Oewpoduevn kg ampod-
BAemttn, ka1 1) 07Ol CLVIOTA GLYVA TO AAAOBL eMOPAAOV arto@acewv. EmmAéov, Sievko-
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AUvovtag tn davelodotnon tov meAdn, ol Tpartedikol amo@evyovy kabe poperg Svoape-
OKEIEG, EITE LIE EKEIVOV, EITE —OUYVOTATA— L€ TOVG AVOTEPOLE TOVE OTNV Tpasteld.

O1 emtevVOUTEG, TIPOKEUEVOD VA HETAPEPOVV TOV ETYEIPTUATIKO KivEuvo astd avtovg
0TIg TPATEdES, XPNOLOIIOI0VV TTEPIOOOTEPO TO SAVEIOUO, 101aiTEPA YA ETMOPAAEIG emev-
S6voelg. Embiwkouv va Ppiokovtal oe B¢on va abetnoouvv Tig vmoxpemoelg TOUG TPOG TIg
Tpamedeg otav mapovolacHel mpofAnua oy enévduor] Toug, kal va petabéoovy €1l o
avtég o mpofAnua (Allen kot Gale, 2000). O1 IPAKTIKEG TTOV KATAATYOUV OE €UXEPElg
xopnynoeig daveiwv eivar toAvapiBueg, katr pmopovv va cuvdvadovtal pe Aemrtovg Aoyi-
OTIKOUG VTTOAOYIOHOUG KAl Xepiopove. Ia mapadetyua, otoug emayyeAuatikotg KUKAOUG
elval YVwOTEG TOAMEG TIEPUTTMOELS TTAPOYNS HakportpOBeopov Saveiov yia v KATAOKELT
KTIplwV YpaPeimVy, Xwpig TNV LIobnKevon meplovoiakmy oToiyeiwy Tov okt (non-
recourse loan). Autd ovufaivel ovxvotepa OTAV TPOKEITAL YA AVAOVLUN ETALPEIA TTOV
OoLOTHVETAL Le e181KO avTiKeinevo TN S1ayeiplon evog KTIPiov Tov TTPOKELTAL VA KATAOKEVA-
00el, ka1 1 oola ToAAEG PopES armoTelel BuyaTpik TNg eTalpeiag 7tov Oa To XPro1UOTTo|oel
(Fraser, 1993). H tpasteda emdntel v e£ao@aAior] g ato ta mpocdokmueva €coda amo
TN Xpnon Tov ktipiov, SnAadt| amo ta £éooda tng Srayepiotprag etarpeiag mov Ba pobmoet
To akivnro ot "untpwkn" ™. Eav n amodoon, kat apa n afia tov akwvntov eival yaun-
AOTEPEG TV AVAUEVOUEV®V, LITAPXEL 1) Suvatotnta o daveldouevog va petafipaoet oty
TPAEeda TO AKIVITO, TIPOKEILEVOL VA KAADWEL HEPOG TOV OPEINOLEVOD TIPOG AUTH| JTO00, O
OUYKEKPIUEVT TIUT. € AUTN TNV TEPLTTWOT), 1] TPATE(A OLVTACOEL CLUUPOAAO TTPOAIPEOT|C
pe Sikalwpa amdKTNOoNG TOU MEPIOVOIAKOV oToyeiov (put option) wS ATOMEPATMOUEVOL
KTIplov ypa@eiwv, og T UIKpOTEPT TN AYOPAiag TIUTG IOV EKTILATAL OTL AVTO Oa EXel WG
QITOTEPATWEVO O€ KATIO10 oLYKeKPuevo xpovo (Pavlov kan Wachter, 2004). 'Otav ) aia
aUTOL TOL CUUBOAAIOV TTOV APOPA TO HEAOV VITOEKTILATAL —KATL eEAIPETIKA EVKOAO va
yivel ad\d oxetikd SVokoAo va eheyyBei— 1 mapovoa ala Tov akvrTov TPOKVITTEL LITEPE-
KTIUNUEVT), LE QTTOTEAEC LA TI) XOPTYNOT) LEYAAUTEPOL Loug Saveiov. ITAEOV TOL OTL TETOLEG
TPAKTIKEG LETADETOVV Eva HEYAAO HLEPOG TOV ETXEIPNUATIKOV KIvEUVOL otV Tpaselq,
elvat Tpo@aveg OTL VVOOLV TNV AVENGCT TOL VYPOUS TWV XOPNYNOEDYV YA TNV KATAOKELN
VE®V KTIPLOV, TNV LIIEPTIAPAYDYT) VEOV XDP®V KAl KATA OLVETELA T S1jHiovpyia ouvOnkaov
"povokag" otV ayopd.

OewPNTIKA, LE TNV WTEAEVOEPMOT TOL XPNUATOTIOTOTIKOD GLOTHUATOC Ol TPATECES
Ba pmopolioav va EVOWUATOOOVY TOUG ACQAAICTIKOUE KIVOUVOUS TV XOPNYNOEDV TOUG
(risk premia) oto VYOG TOV EMTOKIOV, KADMS KAl VA ETMAEYOVV ALOTNPOTEPA TIC XOPNYT)-
O€1¢ TOVG L€ YVOUOVA TNV TO0TNTA KAl WTOSOTIKOTNTA TV €PYWV JOL XPNUATOS0TOVV
(Bopidng, 1995), Ouwg Ta BEpata g e0mTePIKNG Aettovpylag Twv Tpastedwv dev paivertal
OTL TO EMETPEWYAV O€ eMAPKN Pabpo. Zvykekpiuéveg Tpamedeg mov eiyav akolovdroet 1diai-



TEPA ETMOETIKN TTOAITIKT) TNOTWTIKNG EMEKTAONG LUE OTOXO TNV KATAKTNOT peydrov pepidiov
g ayopag daveiwv, 118N amtd 1o 2002 Ppednkav va dtabetouvy yapto@uAdkia emayyeApa-
TIK®OV aKIVTOV Ta o7toia ftav adlivato va ekmotrjoovy otig ektiundeioeg a&ieg toug, mpo
NG MTTOONG TWV TIL®V TOVS.

O1EMINTOOEISKAL TATTPOPAT|LATA TTOV TIPOEKVYPAV AITO TNV AWTEAELOEPWOT) THV AYO PRV
KEPAAQIOV KA1 TOV XPNUATOTOT®TIKOV CUOTHUATOG EYIVAV TTPOTPATA AVTIANTTA OX1 LOVO
otmv EAASa, ad\a kat o1ig mteploodtepeg Xwpeg, kat odnynoav to Aebveg Nopopatiko
Tapeio (IMF) oty enefepyaocia pvbuioswv pe atdxo v mpootacia tov diebvoig ypnua-
TOTOTWTIKOV CUOTILLATOG, TOV EAEYYO TWV EYYEVOV TIPOPANUAT®V TOV KAl TNV ArocoBnon
peAlovtikwv kpioewv. Tov Iovvio tov 2004 1 Emttponn g Baoleiag ywa v emosmteia
tov TpameQxov Zvotuartog (Basel Committee on Banking Supervision) tng Bank for
International Settlements (BIS) tov IMF, &npooicvoe to Néo ZOugpwvo g Baciieiag (New
Basel Accord), yvwotd kan wg Basel I (BIS 2004). ISwaitepn tpocoyr) amodidetal asmod 1o
Soupwvo otig YynAd AotaBeig Ayopég Epmtopikaov Axwvntwv (High Volatility Commercial
Real Estate), oT1g omoieg mepthapfavetal ka n ayopd ypapeimv, kat poteivovral pebodot
Yla TNV TEPLOCOTEPO PEAAIOTIKI] AVTIANYN TOV MOTOWTIKOV KIvdvvou astd Tig tpamedeg. Ot
ApPXEG AVTOL TOV ZLUPROVOV, TIPOCAPUOCUEVES OTIG CLVONKeE KABE Ywpag vITO TIg 0ONYiEg
TWV KEVIPIK®V Tpasted®v Toug, pofAemetar va viofetmBolv anod Tig xwpeg g Evpwiaikng
'Evwong péoa oto 2007 péow e8ikng katevbuvinpilag odnylag (Capital Requirements
Directive). v mpayuamikOt)Ta Opmg 0 XpOvog LI0BETNONG TOLV CLUHEPE®VOL peTatifetat
TOVAG1IOTOV Y1d TO 2008, AOY® NG SLOKOAIG TTPOGAPLOYTC TOV TEPITCOTEPWV TPATIELWV
oTig anaitnoelg Tov. ‘Otav ot o8nyieg Tov Zvuemvov epappocbolv, avapevetar ott Ha
£XOLV EMUTTMOEIC TOOO 0TI AEITOVPYIA TV TPATE(®V 000 KAl 0TO KOOTOC TOV EPYWV, APOV
Ta emtokia Savelopov Ba eivat mbavotata vYnAdTEPA, AOY® TNG TTPOCEKTIKOTEPTC QITOTI-
UNONG KAl TNG EMAPKETTEPNC EVOMUATMONG O AUTA TOV EMYEPNUATIKOD KivEUvov. Tooo
o1 Tpautedeg, 000 Kal 01 SaveloAnmteg Ba elval LITOYPEWUEVOL VA TIPOXWPOVV O€ AETTTOUE-
PEOTEPES KAl AVTIKEIUEVIKOTEPEG TEXVIKOOTKOVOLIKES LEAETEG Y1 kAOe oyedlalopevo €pyo
(Pitschke ka1 Bone-Winkel, 2006), xatt to omoio Sev yivetal emapkmg €mg atjuepa otnv
EMada, adAd akoun kat oe AAEG X0 Peg, e S1apaveig KTNUATayopES.

7 To Beopkd mhaioo ya m xpnuatoSotk pwioBeoon axwvitmv mov ewfydnke pe Toue v. 1665/1986 KAt V.
2682/1999 evlexeTan va elye KATOlEG EMITTMOELS OTNV EVTaoT Tov Bepatog mov Siepevvatal otny gpyaocia.
IMapa mv avOnon tov Beopov katd Ta tedevtaia xpovia, dev eival yvwotd edv £xouvv mpayuatostom el ai-
oonueinteg mpaelg mwAnong kat enavapiodwong (sale and lease back) ypageiwv katd Ty petd T0 2000
niepiodo, Otav 16pLONKav o1 TpmTeg eTaupeieg Leasing.
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XTAXEIY KAI ITPAKTIKEX TON EITENAYTON KAI TON EITATTEAMATION
THX ATOPAX

Eivat 6eSopevo 0Tt o1 ayopég ypageinv eivat S1eBvag ot meplocotepo aotabelg, petd Tig
ayopeg epmopikov kataotnuatwv (Pritchett, 1084° Wang, 2000), kat eival emippeneig
oV vIEPTAPAYwYN Xwpwv (Grenadier, 1996). Ot meploooOTEPOL €MEVEVLTEG AAAA Kal
AVOALTEG, eMUEVOLV va Bewpoliv TIg KIVIOELS TNG ayopdg wg "taoelg" kat oxl KUKAOUG,
KAl paivetal 0Tt ANOHOVOLY GUVTOUA TIG EUTIEIPIES TOUG QITO TTPOTYOULEVOUS KUKAOUG TV
ayopwv akwvitwv (Pyhrr k.a., 1999). Aettovpyolv OTIMG oav 1) ENEKTACT] NG ayopag dev
mpokertan va otapatnoet moté (Herring ka1 Wachter, 1999) kot vmepekmipoliv xovdpo-
1dmg Vv afla Twv aKIVH TV, UE ATOTEAEOUA VA eVELYVAUOVOVTAL 01 TANDWPI0TIKES TAOELG
tov Tinwv (Hendershott kan Kain, 1995° Hendershott, 1996). Ei6wotepa omyv EMaGSa,
0710V KATA TO TapeABov o1 ayopaieg afleg Twv aKIVTWV BPloKOTAV OE TOPEIA TUVEXOVG
avodov, dev v pye avaloyn epTtElpia TTOONG TV AleV Twv akvhtewv. Ot eneviloelg oe
akivnta amotedovoav Tapadooiakd Evav Tpomo eEA0@ANOTIC TOU KEPAAAIOL EVAVTIA OTNV
artaiwot) tov amnd tov mAnbwplouod.

'Exet mapatnpnbel 0Tt katd mv meplodo emMEKTAONS KAl KOPUP®ONE TNG Ayopag, ot
ETTAYYEALATIEG TNG KTNUATAYOPAG AYVOOUV TOV TTAPAYOVTA TNE KUKAIKOTNTAG TNG AYOPAg
ene1dn amoAapavouy peydAmv e00dwv amod mpoundeieg, apolPeg, emiteven otoxwy, KA.
To emayyeA\uatikd Touvg ovu@EPov mpotacoel ) 61adoorn g 18&ag OTL ol TIHEG KAl Ot
amodooelg Twv akviTewv Ba cuveyicovv va avEavoval 6to HEANOV, KAl EMOIMKOUY £TOL
TNV eMTEVEN CLUPOVIOY HE O0O0 TO SUVATOV LEYOADTEPA KEPAAAIOTIOUNUEVA UEAAOVTIKA
k€pON. Ta id1a dtopa mposmayavdifovy emiong TNV AVTIOTPOPT] TOU EMEVOLTIKOD KAIUATOG
0TV KUPLAPYEL 1) VPEDN, 1) 1] TTOPEIA TNG KTNUATAYOPAS Eival TTWTIKT).

Ye ONeQ TIG LEAETEG ATTOTIUNOTG TTPOY PAUUATI{OUEVROV avanTUEemy akvijtwy (devel-
opment appraisals), n KUKMKOTNTA NG ayopdg dev Aapfavetat vioyn. Xpnouosotovvtat
OTOIYELA TNG AYOPAC TTOV APOPOVV TO TIAPOV 1) TO TPOGPATO TTAPeABOV, KAl 1) artodoyn g
VEOKAQOO1KTG LtoBeong/mapadoyrg g amoteAeopaTikOTnTag TG ayopdg eivar Sedo-
puévn8 (Brown, 1984 Ekelid x.&., 1997° Herring kon Wachter, 1999° Fraser, 1993 kat
2004). O kiviuvog QUTOV TOV ETAYYEAUATIKOV TIPAKTIKMV EYKELTAL OTNV AVETAPKT] EKTI-
UNOT TOV ETMYEPNUATIKOD KIVEDVOU TO0O Yld TOUG KATAOKEVAGTEG Ol 00101 eival TTOAD
mBavo va Siabeoovv Eva KTIpLo oTnv ayopd OTav 1 JTopeia Tov KUKAOL Ba €xel avtiotpagpel
(Pitschke xan Bone-Winkel, 2006), aAAd ka1 Y1 TOUG XPNUATOMOTOTIKOUS OPYAVIGUOUS
7OV Yopnyovv davela yia v vAosoinon tov. Eivat yvwota moAvapiBua mapadeiypata

8 Ta pa emokdmNoT TG £VVolag/voBECTC TS AMOTEAECHATIKOTITAS TNS AYOPAS AKIVTOV KAl TV S1apOpmV
oXeTKQV epevvav PAémne Gatzlaff ko Tirtiroglu (1995), ko yua pa kprikr) Oewpnon g €vvolag g amotele-
opatikottag PAéne Keogh & D’Arcy (1999).



TPOPANUATIKOV avamtTOEemy KTIplov ypageiov Adyw viepPfolikd aold8ofwv mpofAe-
PeWV KAl vtoAoyouav. EufAnpuatiko opmg eivat autd tov £pyov atoKaATaoTAon g Kat aglo-
moinong tov ktipiov tov Metoykol Tapeiov Ttpatov, w@EAUNG emupaveiag 65.000 U2,
mAnoiov g mateiag Zvvraypatog oty ABrva. Katd ta téAn g dekaetiag tov 1990,
OTAV AWTOPACICOHNKE 1) AVAANYT TOV EPYOVL APYIKOD TIPOVTOAOYIOUOV €250 EKATOULVPIOV
Kal 1 pakpoyxpovia pioBwor tov yia 50 xpovia amod tov opdo g Tpamedag Ietpaimg, M
ovykvupia nrav evvoik. IIpv Ouwg To £pyo Tpoxwpoel o€ onuavTiko Baduo, n katdotaon
g KTnuatayopdg eiye petafinbet £to1 wote oe ouvdvaoud pe ampPoOPAETTA KATAOKELA-
OTIKA TTPoPATHATa, TO €pYo va Kivduvevoel e amotuyia. [Ipokelpevou o1 xmpot ypagpeinv
TOV va Tapepevay Kevol 1 uobwpévol oe YaunAég Tipeg, emheéyOnke 1 eykatdotaon oe
avtolg Tng Soiknong g tpdumedag. AMo mapaderypa amoteAel to mponv evodoyeio
Cecil otv Kngotd, t petatposnr) Tov omolov o€ KTiplo YpaPelnv CUVOAIKTG emupaveiag
6.000 P2 avédafe o oprog g Lamda Development, kot amotéAece £va amod ta IpmTa
£pya tov. 'Hon katd m Sidpkela Kataokeur|g Tov, kabe vedTEPN ATOTIUNOT NG aAyopaiag
a&lag Tov KTIpiov wg ATOMEPATMIEVOL TITAV XAUNAOTEPT) ATTO TNV TPONYOVUEVT], EVG OTAV
aUTO OAOKANP®ONKE TO 2002, 01 TIUEG EVOIKIAONC TOV YPAPEIDY TOV NTAV KATA TTEPIov
20% YAUNAOTEPES TWV TTPOPAETIOUEVHOV KATA TN OTIYUN ANYNE NG AIO@AoT§ LAOTIOINOT|Q
Tov. ITA¢ov TV mapamavw, Ba mpemel va onuelwdel o vynAdg Pabuog emyelpnuATIKOD
Kvdvvov enevBboewv og KTipla ypageimv tov §ev KataokevadovTal ATOKAEIOTIKA Y TNV
KAAUYT] TV AQVAYKOV U10¢ CUYKEKPIUEVNG eTTXelpnong, otav avtifeta pe ot mpofAemnet
N evEEIKVLOUEVT] EMAYYEALATIKT TTPAKTIKT —1 HioOwon 1) IOANGCT) OTUAVTIKOD TT0GO0TOV
TWV XOPWV Toug Sev elvat tpoovupwvnuévn. Katd ovvemnela, ekeivol mov avarappavouvy
TNV LAOIIOINOT £vOg ONUAVTIKOV £pyov, Bplokovtal ouyva otny eaipetikad Svopevr Beon
VA QVTIHETOITIOOUV TAVTOXPOVA TO TIPOPANUA eVpeong OBHTOV KAl To TPOPANUA TwV
XaunAomv pobwuatwy.

H mtrtoon twv Tipov g ayopdg ypageiov g ABnvag evdéyetal va ivar paypartt
AITOPPOLA TV AAVOACUEVHOV LAKPOOTKOVOLIKMV TIPOPAEWENV TOV KATAOKEVAOTAOV OYETIKA
pe T HetaPoAn Twv emToKiwy, NG OIKOVOUIKNG AVAIITUENG KAl TNG LEAOVTIKNG {NTnong
yia xopoug (Kling kat McCue, 1987), a@ov amd v amd@aon NG KATATKELTG evOg KTIpiov
YPAPEIWV €wg TNV MPormOnon Tov otV ayopd, kal Sedopevng g Stabeopotntag tov
owkoneSov, pecorafovv mepimov dvo £tn. Enuthéov, 1o woyvov otnv EAAaSa @oporoyiko
KABE0TOC TOV EMAYYEAUATIKOV oOmOewy paivetal 0Tt EVIEIVEL TO €DPOS TWV KUKAIKGWV
Kvroewv g ayopag. Me 1o ITA 34/95 (0twg Tpostomofnke Ue 10 v. 2741/99) TPOOTATED-
ETAL €V YEVEL TTEPLOCOTEPO O UIOOWTNC, TAPA 0 EKUIOOW TG EVOG AKIVITOV, APOV 0 TTPDTOG
LITOPEL va KAVEL XPT10T ToL HioBiov Ewg Kat yia 15 £T1), e TOUG OPOVE TOV APXIKOL Gupfo-
Aaiov Tov. Katd ovvemela, o ekpiobmng evog ETAYYEALATIKOD AKIVITOV TTPOTILA CUXVA VA
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UMV LETPIACEL TIC QTALTIOELS TOV KAl VA TIEPIUEVEL TIV AVTIOTPOPT] TOL KUKAOU NG Ayopag
Kat v avodo twv eV, Bewpovtag ot avtn Ba éABel ouvtopa (Renard, 1993), mapd va
Seopevbel pe eva pakpoypovio oupforato pe mbavotata Suopeveig HeAOVTIKA yia AUTOV
opouvg. Ev tovto1g, eival yvwoTo 0Tt Katd v Tedevtaid S1ETia apKeETEG ETAPEIES TTPOX®-
pnoav oe emavadlampayudTevon Kal Heiwon Tov HIoH®UATOS THV XOPWOV TTOV KATAAAL-
Bavav, 1 peteykataotadnkav oe AAOUE XDPOUG, LE IO EVVOTKOUG Opovg tioBwong, TAEov
eKelvwy 1oV peTakvnOnkav oe véeg 0£oe1g ov Bewpnoav 0Tt SievkdAvvav TeEPIoCOTEPO TN
Aettovpyla Toug, OTTWG Y TapdSetyua o meployEg el 1) mepl g ATTikng 05ov.

Poyoloyikol smapayovieg kal avopBoloylopog otn oLUITEPIPOPA TV ETEVOUTOV
EVTEIVOLV TNV KUKAIKOTNTA TNE KTNUATAYOPAS KAl TIPOKAAOLY TNV ekdniwon "@ovokmv"
(Flood xau Hodrick, 1990 " Renaud, 1997 Schiller, 1990, 1995, 2001 kat 2006). ‘Otav dnui-
oupyeitar "@ovoka” o€ pa ayopd, ot TIHEG avavovtal eneldn ol emevOUTEG OTEVOLY OTL
N ala TV TEPIOVOIAKMOV OTolKelwV Ba elval peyahdTepn 010 UEAAOV, EVG) AVTIKEIUEVIKOL
mapayovteg e ouvnyopoLv oe avtn v avtidnyn (Stiglitz, 1990). Tu@wva pe Tovg oupste-
prpoproteg (behavioral) owovopoldyoug, o avBpwrog Sev eival 0TV TPAYHATIKOTNTA OV
owovoukod (homo oeconomicus) kat WPuxoAOYIKol stapayovteg €xovv peydio Bapog ot
ANy amo@acewv. Metd amnd mep1odovug eunpepiag o1 avOpmItol amokTolv alo1080En Yuyo-
Aoyia, kat atoBavovtal ott avahapfavouy HKpOTePO emtyelpnuatiko kivouvvo Aapfavovrtag
KATTO1EC ATTOPATELS, AIT’000 OTNV TPAYUATIKOTNTA avaiaufavovv. Me Baon pia aio1680€n
AVTIANYP1) TN KATAOTAOTG, Ol EVOUTEG OTAV TIPOEKTILOVY TO HEANOV KEPAAQLOTTOIOVV TV
Iapovoa O1IKOVOUIKT] ovykupia oto Sinvekeg. "Etol, Aettoupyolv 0mwg €AV 01 Tapovoeg
Taoelg —oOrmoleg kat eav eival avtég— Ba mapéuevay ot i8ieg yia mavta. Kata ovvénela, ot
EPLO0OTEPOL EMEVOVTEG KAVOLY ouyva TN AdBog okéyn oe AdBog xpdvo oe oxEon e Tov
KUKAO TNg KaBe ayopag akivijTmVv Katl EVEPYOLV OTIWE TIPATTEL TO MANO0C, LITAKOVOVTAG OTO
"eévotikto g ayeAng” (herd instinet), ebVo®VTAG KAT AVTOV TOV TPOTIO LIE TT) CLUTEPLPOPA
Toug TV exkdnAwon "povokmv" (Shiller, 1995).

ASrau@ofrmta katd ) Sidpkela g avodov Twv XPNUATIOTNPLAK®OV AoV, KAAL-
epyNOnke petald twv emeviutov eva kAipa vrepfoAikng evgpopiag kal atoodoglag ya
Vv avamtudn g eMnvikng owkovopiag (Emtposn Kepahaiayopdg, 2000), aAAd kAl TNG
ayopag ypageinv. H aioio8o&ia yia v mopeia g ayopag evOuVAU®@VOVTAV KAl GuVTn-
pouvtav —Katd mapadofo TpOTo— amtd TNV TPOOITTIKN TEAEONS TV OAVUITIAKOV AYDVoV
TOV 2004. ZXeS0V OAO1 01 ETTAYYEAUATIEG OTO XWPO TWV AKIVIT®V, AKOUT KAl OTAV APYLoAV
Va TApATNPOLVTAL OUAVTIKEG ETPAVEIEG KEVOV XDPWV, PAVOTAYV VA CLUPOVOUV OTL 1|
Kpion oty ayopd ypageinv Ba etvar ovvtoun, kat pofAemav Ot 1) &nor yia Xowpoug
Ba avtavovtav. Exel mpaypat amodetyBel 0T vitapyel apeon oxeon Hetald g HeTafoAng
oV epyadOUevoL SuvauKoL og ypageia kabmg KAl TwV OCUVIOTWOMV TNG TTPOCPOPAS KAl
g &ong (Wheaton, 1987 Gordon k.d., 1996) kat g SUVAUIKIG T®V ETTIYEPTOEWY GTOV



topéa twv vrnpeoi®v (Wheaton k.4, 1997). Opwg oty nepintwon g ABnvag Sev texunpt-
wONnKe TOTE 1] ATTOWT) TTOV ETKPATOVOE OTL 01 AVAYKEC Y1 XWPOLG Ypapeiwv Ba avEavovtav
AOY® NG S10yKwOoNg TG NTNoNG, WG AITOTEAEGUA TNG AVATITUENG TOV TPITOYEVOUG TOUEN
petd tovg OAvpmakovg Aywmveg. ITAéov avtol, oupfaivel n Aoyn evog ATOLOV EVKOAA VA
S1a818etal 0TO 0TEVO KUKAO TV TOTKQMV ETTAYYEAUATIOV TOV XD POV, VA ETNOTPEPEL 0L AVTO
®¢ Arroyn AMov, Kat pe avtod tov Tporo va avtoemiPefarwvetar (Shiller, 1995). ITavtwg,
S6eBopEvng NG avwpLOTTNTAg NG EAANVIKTG KTnuatayopag, Sev Ba mpémnel onwodnmote
va amokAe1o0el kat evBeyopevn aduvauia Twv enayyeAuaTiov Tov xmpov otnv EAAGda va
BewpPnoOUV GUVOAKA TOUG LUNYAVIOHOVE TNG ayopag ypageimv, Kabmg autd gaivetal 0Tl
éxer ovpPel kat oe AMeg ayopéeg, mpiueg kan Stapaveic9 (Hendershott, 2000).

To YeVIKOTEPO KAILLA TTOV ETMKPATOVOE 0TIV AYOPA KATA TNV TTEPiodo Tng avodov twv
TILQOV TV Ypageimv otnv ABTva ouvnyopel 0To yeyovog OTL 1] GUAOYIKT) CULITEPLPOPA TWV
EMEVOLTMOV KAl TV emayyeApatiov nrav mbavotata avopboloyikn, oe fabuo wavo wote
va SnuovpynBovv ouvOnkeg "povokag”. 'Opwg 1 kpion g ayopdg ypagpeiowv otnv ABnva
Sev apkel va SepeuvnBel amokAeloTikd ot PAOT EMYEPNUATOV ONOE AVTM®V TNG UETA-
BOATG TV XPNUATOOIKOVOUIK®Y SEGOUEVWYV, TNG AVATTOTEAECUATIKOTITAG TOV XPTLLATOITL-
OTWTIKOV OVLOTNUATOS KAl TNG KTNUATAYOPAS, T TNV LIAPEN ACVUUETPNG TANPOPOPNONS
HETAEY TV Tpased®V KAl TwV EMEVOVTMOV, KABME KAl TNG CULITEPLPOPAS KAL TMWV ETAYYEA-
UATIKGOV TIPAKTIK®Y TOVG.

AeSopévng g vmavamtuéng Beouwv omwg avtov Twv Apolfaiwv Kepaiaiwv
Axivnng Ilepovoiag, Ta ypageia, kat e181ko0TeEPA TA KTipla ypagpeinv otnv ABrva, Sev
QITOTEAOVV AVTIKEIUEVO eEVOLOTC A0 LEYAAEG OHASES emevOUTOV UIKPTG 1) HECATAg O1KO-
voukng em@avelag. Iapdnia, peyaiol Beouikol eneviuteg, Omtwg yia mapadetypa ta
ac@alloTika Tapeia, dev maidovv evepyo polo otnv ktnuatayopd. Katd ovvémewa, ta
KTIp1a Ypapeiwv og emevouTiKo poiov apopolv OVOIAOTIKA &va HIKPO aplBud 1810 TIKwY
VOUIK®OV 1] QUOTK®V TIPOOKOIIWY, HEYAANG OTKOVOUIKNG EMPAVEING, TTOV EMW@PEATONKaAV
a7t0 TO eVVOIKO Beopko mep1PAAoV yia va enevEDO0OUV 0 Ypa@eia ONUAvVTIKA Ke@aiaa,
TTOAA aIT0 Ta 07101a TTPOEPYOVTAV mBavoTata amd T SpACTNPL0TOINGT) TOUE OTO XMPO TG
TTAPAOIKOVOLIAC. AOY® T®V TAPATIAV® XAPAKTIPIOTIK®Y NS AYOPAS YPAPEI®Y, 1) oNjHacia
NG CUUUETOXNG TWV KEPAAALWV TNG TAPAOTKOVOUIAG GTNV AVAITTUEN TIG CUYKEKPIUEVNG
ayopag eviéeyetal va eival aviotpop®mg AvAAoY LE TO HIKPO ueyeBog g, o€ avTiSIaoToAN
pe AAEG, LeYAADTEPEG AYOPES, KAl 181aiTepa NG Ayopag KATOIKIAG.

9 TOpeova pe exTUNoelg, 1 mapaokovopia oty EMASa avépyeta £ng kat oto 35% tov AEIT (IMF, 2006),
EV® 0TI KATAOKEVEG TO TTOCOCTO TN TAPAOIKOVopiag ayyilel to 68%, (epnuepida To Brua, 1-10-2006, £vBeto
Avamtuln, oeA. A4).
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EIIENAYZEIX XE KTIPIA TPA®EIQN KAI ITAPAOIKONOMIA

H mapaoikovopia kot to EEmAvpa Xpruatog, 181aitepa 0ToV TOUEA TOV AKIVI|T®V, QITOTE-
AOUV OTTAVIA AVTIKEIUEVO EUTEIPIKTG, AMA ka1 BewpnTikng Epevvag. Ev tovtolg, 1000 ot
EMAYYEALATIEG OGO KAl O1 EPEVVITEG YVWPICOUV OTL Ol KATAOKEVEG KAl TA AKIVITA QItoTe-
Aovv kate€oynv Spaotnplotnteg g mapaoikovouiag (Tatcog x.d., 2001). 'Evag asmo
TOVG KUPLOTEPOUG AOYOUG YU'AUTO TO KEVO £peuvag eivat 1 EA ey ototyeiwv Siebvag (van
Duyne, 1998), dontwg kat otnv EAAGSa, dtov to péyebog tng mapaoikovopiag vrroloyidetat
OTLavEpYeTAL 0 AV amo 25% tov AEITe, Katd tov Hetzer (2003) 1 abénon twv Slaota-
OEWV TNG TAPAOTKOVOUIAG KAL TOV EEMAVLATOG XPTILATOG opeiletal oe peydio Babuod otnv
ateAevBEPWON TOV AYOPQOV KA1 TNE Kivnong kepaiainv. Mia tpoonabeia kabopiopov tov
opov "Eemvua xpnuatog” Eywve amo v Evpwnaikr Evoon pe tig o8nyieg 91/308/EEC
ka1 2001/97/EC, n 8ebtepn ek Twv omolwv evowpat®dnke oto v. 3424/05. T1ig odnyieg
aUTEG, Hetafh AMwV opidetatl 0T Eemhvpa yprinatog amotelet 1) 18omoinon 1 petafifaon
1810k oiag, yvwpidoviag OTL AUTI| TIPOEPYETAL ATTO TTAPAVOUT SPACTNPIOTNTA, KAl OKOTO
EXEL TNV QWIOKPLYT| TNG TTPOEAEVOTG TOL KePaAaiov, 1) emiong tn Ponbela mtpog tpito pe v
QITOKPLYPT KAl ATTOPUYT| TWV CLVETEL®Y TOL vopov. H vedtepn kowvotikn odnyia 2005/60/
EC mtpoPA&mel GUYKEKPIUEVES VITOXPEDOELG KA KABT|KOVTA TOL XPNUATONMOTOWTIKOV GUOTI-
LATOG YA TNV IPOANYN KAl KATAOTOAN TOV SemAbpatog xpnuatog. Ev tovtolg, ekgppadovtal
00BapPEG AUPIBOMEG OXETIKA UE TNV ATOTEAECUATIKOTITA TOV 10YVOVTOG Oeoikov mAaioiov
oV emtevén Twv otoXmwv Tov (Avkovpelog, 2007).

Ye pa emyeipnon Sembpatog xpruatog akolovbeitar yevika 1 e&ng Sadikaoia:
APYIKA TO HAUPO XPTUA LETATPETETAL O€ AAAT], AtyOTEPO VITOTTI HOPQT KePaiaiov, 0T
OULVEXEL LE S1APOoPOVE TPOTTOVE ATTOKPUITTETAL 1] AELIOTTOIVT TTPOEAEVOT) TOV, KAl TEAOG Ot~
oupyeital pa vopuun e€nynon yia vy spoéAevon kat nyn towv ke@aiaimv. Ia va emtiyet
avtn n Stadikaoia, mpémel va mpayuatomonbolv VOUIUES EUTTOPIKES 1) XPNUATIOTIKEG
npagerg. Ot mepttwoelg mov evoeyopevag pBavouvv otn Stkaioovvn Sev kataypdagpovtal,
Sev amokToUv Snuoototnta kat £tol Se cuviotovy enefepyaoiua Sedopéva. 'Ooot Srabetovv
TIAN POPOPIEG TIEPT TTEPUTTOOENY EETAVLATOS XPTILATOS HEOK EMEVOVOEMV OE akivnTa, Kal
auTeg eivar 181aitepa moAvapiBueg oe OAEG TIQ XWPES, ATOTEAOVV AUECA T EUUETA UEPOC TOV
OAOUL GLOTIUATOG, KAl KATA CUVETELX 5V ATTOKAADIITOVV TIAT POPOPiEeS.

10 Katd myv évvola twv v. 2076/1992, v. 2331/1995 Kat 3424/2005. Ev yEVel XpNHATOMOTOTIKOG OPYAVIOUOG
elvat emyeipnon n omoia dev eivat pHovo Mot Tiko idpupa, aAa emiong etaipeieg enevilioewg xapTopuAakiov,
Sayeploewg apofainv ke@alaiowy, ETXEIPNOLS OV SPATTNPIONOIOVVTAL OTOV TOUEN TNG KATAVOADTIKNG
TOTNG, 01 ACPANOTIKEG ETALPELEG, KAOGDE KAL TA LTTOKATACTILATA XPTLATOTOTOTIK®DY OPYAVIGHGOV IOV EXOUV
mv €6pa tovg otnv aAhodast).



Ta KTipla ypa@eiwv, amoteAody eva TpoOcPOPO KAl OXETIKA AGQPAAT] LECO Y1 TNV
eMEVOLOT TOV KEPAAAIWV TNE TAPAOIKOVOUIAE Kal TO EEmAvpa Xprjnatog. Bpiokovtal katd
KaAvOvVa O€ TTPOVOUIOUYES BETEIS EVTOC TOV AOTIKOV 10TOV KAl KATA OUVETELIA €X0UV 181ai-
tepa peyaAn afia. Ta pa kat povo ayopd axkivintov eival duvatd va ypnoiposmoindotv
TEPAOTIA KEPAAALA, KATL TTOV Sev 10YVEL 0 auTo T0 Babud yia TIg KATOIKIEG, TNV aypo-
TIKN YN, TOUG Blropnyavikolg Xwpovg, oUTe 10wg Ta kataotruata. Ta Blounyavika ktipia,
EVEXOLV LEYAAO ETYXEIPNUATIKO KivOLVOo, a@ol KATA KAVOVA KATAOKELAJOVTAL JIPOKEL-
UEVOUL va eELTNPETNOOVV A CUYKEKPIUEVT] YPAUUT TTAPAYWYNG, Kot petafifalovral ev
yével Suoxepwe. H aypotikn yn Sev amoteAovoe, n6n anod ta péoa g Sekaetiag tov 1990
avtikeipevo engvdvong, Aoyw tng ouveyovg peiwong g a&iag ge. Avtibeta, owkdneda oe
AVQITTUOOOUEVEG AOTIKEG KAl TOVPLOTIKEG TIEPIOXEG LITOPOVOAV VA AITOTEAECOUV AVTIKEL-
LEVO TEVOVOTC KEPAAAIWV TTPOEPYOLLEVA AITTO TNV TTapaolkovopia, Sedopevng g Heyaing
a&lag toug kat g poodokiag emTAEOV avENOTG TG, AV Kal otavia 1 afla Tovg mpooey-
yidel ekeivn evog KTIplov ypageiwy Og ITpovopiovyo Beon.

H i81a 1) moAteia evvoovoe v Eviagn TV aKIVI TV O0TOUG UNYAVIGHOUG TG Tapa-
okovopiag kat Tov EEMDUATOG XPNHaTog Katd tnv mepiodo €wg To 2002, AOyw TwV 10YVO-
VI®V EAIPETIKA YAUNADV AVTIKEUEVIK®V AEI0V TOV AKIVI TOV. 210 ovpfoiato petafipaong
kaBe axwvntov Sniwvetal n avtikelwevikn adla tov, n omoia kat Bewpeitar ammd v owko-
VOUIKN eopia wg ion pe v ayopaia, kat Sev auprofnteitar. Ev tovtolg kavelg —ovuse-
PAAUBAVOUEVHOV KAL TOV TPATTE(®V OV EVOEXOUEVKC XOPTIYOUV SAVELD Y1A TNV AYOpd TOU
aKwTTov— Sev elval Suvatov va yvwpidel v smpayuatikn tiur petafipaong tov. Kata myv
nepiodo g Beapatikng abinong Twv ayopainv aflov twv Ypapeiny, ol TPAYUATIKEG TIUEG
JIOV KATAYPAPOVTAV NTav TOAMATAACIEG TV avTikeluevik®my. '0Oco ot ayopaieg afieg Twv
AKWVT| TV aQUEAVOVTAY, 1) S1A0TA0T) LETAED AUTMV KAl TOV AVTIKEIUEVIKQOV A1V LEYAAWVE,
pe autotéleoua va Snuovpyodvial HeyaADTEPES evkalpieg yia TomoBEtnon kepohaimv
oe Ktipa ypagpeinv. H vynAn @opoloyia petafifaocewv akvitwv Sev astotelel 18iai-
TEPO MPOPANUA, SeSopEVOU TOV OTL TA KePAAAA TTOL emevovovTal Sev £xovv vToPANOel o
Kkavevog eidovg (popoAdynon, eva ta £€oda Sikarompa&iag oto oUVoAO Toug eival yaunAd oe
OXE0T] LLE TO YEVIKOTEPO OIKOVOUIKO O@pelog. Htav e€aipetikd eDKOAO yia TO 0701081 I0TE
(PLOTKO T) VOLIKO TTPOOWITO va TTPoPel o€ ayopd axkiviitov Xwpig Savelouo, 1 pe Savelopo
0TO VYOG TNG AVTIKEEVIKNG a&lag TOL akviTov, enevddovtag OpUmG OTNY TIPAYLATIKOTNTA
£va JToAD LPNAOTEPO KEPAAAO0. AKOUN peyaAdTepo Ba Htopovoe va elval o emevouOUEVO
KEPAAAL0, OTAV TIPAYUATOTOIOVVTAY BEATIOOELG 1) KATAOKEVALOTAV €VA VEO KTIP10, ETMELDN
TO KOOTOG TOLG eival apketd SUOKOAA Tpoodlopioiuo.

O tpameQikog Savelopog Hag emevouoTg 0 aKiv TA QTOTEAEL TO ATTOTEAECA OLUPK-
viag petaly g tpamedag kat tov daverdopevov. H aflohoynon kat ektipnon g a&lag evog
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aKWTTOL elval Suvatod va yivel amd Tig vmnpeoieg g TpAmedag, KAl UE TNV KATAAANAN
ovppovia n afia Tov akvntov umopel va poodiopiodel oe oA vYNAOTEPO eminedo oe
OXEOT e TNV ITpAyLaTiKn ayopaia afia tng. AMA kat edv astantnBel ekTipnomn amo ave&ap-
mto ovuPovAo-exkTiuntm, eivar Suvatod va ennpeacHet 1) akoun kal va poovpPwnvndel to
vypog ¢ aflag tov akwvitov mov Ba mpokLyel amd T peAét ektipnong (Maroney kot
Vickory, 1991 Kinnard k.a., 1997). H a&ia evog akiviTov amoturmwvel oe peydio fabuod, mv
aioBnon g ayopdg mov £xel 0 ekTiunng. Eidika otav 1 ektipovpevn aia apopd pyo mov
TPOKEITAL VA KaTaokevaobel, ot tapadoyeg mov vioBetovvtal elval TOAD IEPIOCOTEPES ATTO
ta avukepevika dedopéva (Fraser, 1993 kal 2004). Mikpég 51apopomooeig Twv TIUGOV
KATTO1WV tapayovtwy mov ennpeddovv v afia g enevévong 8idovv elkola to embu-
unto amotéAeopa. Me Baon avtr) v a&la, pia tpaseda 1) XpnUATOMOTOTIKOG 0pyaviouogtt
elvan Suvato va yopnynoet Savelo ToA) VYNAGTEPOU TNG TPAYUATIKNG AElAg TOV AKIVI|TOV,
VOLIUA KA1 XWPIG VA TTPOKAAETEL LITOWIES, KAl VA LITOONKEVOEL TO TTPOG VAOTIOINGCT) AKIVITO.
O Saverlopevog dev avarappavel ouyva kaveva kiviuvo, apov popet va amodeifel v
TIPOEAEVOT] TWV KEPAAAIWV TTOV ATATTOVVTAL Y14 TNV AYOPA 1)/ KA1 KATAGKELT] TOU AKIVI|TOV,
o TPATeQiko Savelopo. 'OTav 0 XPNUATOMOTOTIKOG OPYAVIOUOG EVEXETAL OTNV ETYel-
pnon EemAbuatog Xpruartog, poovu@aveital 1 af&mon twv Savelaknv LIToYXPEOOEWY
Tov Savellduevov —o omoiog amoteAel faoiKO HOYAO TOV UNYAVIOUOU— KAl KATA GUVETEI
TO axivnTto katdoyetal anto to davelotr). [laparlayég avtng g Stadikaoiag EemAvpatog
XPNHATOC LITAPXOLV TTOAEG, kKaBawg Kat TAN0og A ®V.

¥ Swdkaoia Eemhvpatog ypnuatog eumiékovial mbavotata OAol oxeSov ot
TTAPAYOVTEG TNG KTNUATAYOPAS, TAEOV TOV TIWANTOV KAl T®V AYOPAOT®V: LECITEG ATTIKGOV
ovupacewyv, S1knyopot, GLLUPBOVAOL EMXEIPNOEWV KAl eevODOEWV aKIVIITOV2, TPATEdeg
(van Duyne xau Miranda, 1999° Broeders, 1999) kai dAAOl XpPNUATOMOTWTIKOL OpyAVL-
ouol, ao@aMoTeg kat avemionuot Stapecolafnteg (Omwg o1 teAevTaiol opiovtal aso To V.
2076/1992). O UNYaviopog Iov EVEPYOITOLEITAL EVOUVAUMVEL OAEG TIC OTKOVOUIKES Spaotn-
PLOTNTEG MOV Bacilovial aTo EEmAvpa XPTILATOG, KAOME KAl TIg OXETELS TWV CUUUETEXOVTWV
LEPQV, KA ETO1 ATTOKTA OAO kKot peyavtepn 1oL (Masciandaro, 1999)13. Ztoug KATaAOYoug

11 BAéme avaxoivmon Tng 12-2-2004 tov BpetavikoV Royal Institution of Chartered Surveyors yia péin tov, ta
ortola Katnyopninkav 0Tt evéxovtal oe mpagelg EEMADHATOG XPTLATOG.

12 ¥mv mepigpnun 1aTmVIKT QOVOKA TNG Ayopdg AKIVITOV NG dekaeTiag Tov 1980, TapAyovTeS TG TAPAOTKO-
VOUIOG KAl TOV 0PYAVWUEVOL eYKANUATOG Emauav mpotevovta poro. Ekatovtadeg epyoddfor éxtioav eka-
TOUUVPIA TETPAYWVIKA PETPA YPAPEIDV KAl KATOKIOV LE Xpripata mov daveiobnkav eite amevbeiag amd v
opyavwon Yakuza, eite pe vmepPoAikeg 1) TAACUATIKEG XPNUATOSOTNOEG amd Tpamedeg KAt AAA OTWTIKA
16pvpata ov emrtevydnkav pe m SapecoAdpnon g opyavwong (Shibata, 1996).

13 TOppwva pe otoryeia tov Topatog Alwéng Owovopkot EykAnpatog, katd to 2002 otnv EAAaSa Spaoctmpi-
0T010VVTAY TTAV® ATIO 2.500 EEWXWPIEG ETALPEIEG TTOV EIXAV TNV KATOXT TOVG LOVO Eva akivnto. Evewktika,
010 Anpo ®obHéng Attikng kat ot MUkovo vanpyav avtiotoya 75 kal 260 axivinta, wwapiBpwv offshore



g Tpdamnelag g EAMGSog vimapyovv kataywpnuevol 7.530 emionuotl Stapecolafnteg,
aM\a o1 avertionuotl eivat emiong soAvapiBuot. Ot Stapecohafnteg pepovv o emagn Tov
ayopaotr) kat SavellOpevo pe tov opyaviopd sov Ba xopnynoet to Savelo kal mapaoyovv
TTApAAMNAQ Kot AAAeg vnpeoieg. Tuyva, averionuot Stapecolafnteg eival KATO101 Ao
TOVG TTAPATTAV® ETayyeApuatieg, ouvnbwg peoiteg, ovuBovAot emevovoewy 1) Siknyodpor, kat
0 kabévag Tovg ouvepyAdeTal oTeVA e LKPO aplBud Tpasted®v, TOAD ouyva HOVO pia
6vo. H mpoopuyn oe Siapecorafntr) Bewpeitatl 0Tt yivetat yia va avénbovv ot mbavotnteg
mapoyng Saveiov, kabmg kat ot e€umn petel Kuplwg Tig pikpeg emyelpnoelg (Diamond, 1984
Germaise ka1 Moskowitz, 2003). Zmv EAAGSa o1 ouykekpuévol emayyeluatieg eikadetal
OTL WTOTEAOUV GLYVA KABOPLOTIKOVG CLUVEETIKOUE KPIKOUE OTNV AALOIOA TV EUTTAEKOUEVHOV
o€ emyelpnoelg Eemvpatog xpnuatog. ITiow ano mm Snuoocia dedniwuévn Spaotnpiomta
OPLOUEVV ETAPELDV CLUBOVA®MY KAl SIKNYOPIKQOV YPAPEI®Y VITOKPUITETAL EVOEXOUEV®G
£vag TTOADTTAOKOG UNXaVIoUOg EEMADUATOC XPTILATOG TIPOEPXOUEVOL CLXVA QIO TIPQONV
AVATOAIKEG XWPES, AAAA KAl KEPAAA WV eEmYMPI®V ETAPEI®V, EAANVOV HETOXWV.

'Evag oxetikd amAog TpOTog eneviuong Ke@aAdimy og akivnta, TapaKAUTITOVTIOS
TNV LIIOXPEWOT] NG SHIAWONG NG TTPOEAEVOTIC TOUG, TTAV WG TO 2002 1) EI0AYWYT) KEPA-
AoV amd 1o eEwTePKO, Heow e€wywplwV (offshore) etaipelnv (0wg avtég opilovtal amo
TO V. 3091/2002). H AUomn g e€wymplag etaipelag yia emevovoelg oe akivnta emieyo-
VIav Kupiwg yia emeviDoelg e TOAVTEAELS KATOKiEG YA 1510YP1OT], KA AKIVITA HE XAUNAEG
Samaveg ouvnpnong. O TOAVTEAEIG KATOIKIESG TTPOTEAKVOUV TNV TIPOCOYT) TN KOVHOVIAC KAl
Y1a T0 AOYO QUTO QITOTEAETAV OTOXO0 TOV EAEYKTIKOV APYX®OV KATA To TapeAfovi4, AvtiBeta,
Ol ETTAYYEALATIKOL XMPOL OMwG T KTipla ypageinv, pumopel va Bewpolvtal ovvteAeotr|g
TAPAYWYNS KAt EvEEEn TNg eVPWOTIAC UlAg ELYEIPNONC, T] AWIOTEAOUV ATIPOCWITEG ETEV-
Svoelg kat Sev TPoKaAOLVY To kKovo aioBnua agov Sev cuvdeéovTal apeoa pe evav evoeyo-
UEVOG TTPOKANTIKO TPOITo {w1g TOV 810K TN TN Tovg. ITapdyovteg g KTNuUaTayopag yvopi-
douv onuavTikO apBud TEPUTTOOEWV KTIPiwV ypapeiowv oty ABrva mov avijkouvy Katd
KUPLOTITA 0€ EEWYDPLEG ETAIPELEC.

Katd v mepioSo av€nong twv Kataokevmv Kat Tov aflov Tmv ypapeimy, To popo-
AOY1KO KaBeoTmg TOv V. 2331/95 VVOOLOE W1AITEPA TNV AYOPA KA1 KATOXT] AKIVITOV QIO
eCwynpleg etaipeieg. H emAoyr) g ammdKTNong VoS AKIVITOV OTO OVOLA H1ag eEwyXmplag
etaipelag amoteAovoe pa kab’ OAa olvvoun ETYEIPNUATIKN €TAOYT], 1] OTTola €lXe TOOO
TIAEOVEKTNHATA 000 KAl PHEIOVEKTIUATA EVAVTL MGV ETAIPIKOV OXNUAT®V, OTIOC TL.Y. TOV

etapelnv (Eenuepida To Bipa 7/6/2002).

14 Thupwva pe otoryeia tov Topatog Alwéng Owovopkoy EykAnpatog, katd to 2002 otnv EAAaSa Spaotpt-
0IT010VVTAYV TTAV® QIO 2.500 EEWYMPIEG ETALPEIES TTOV EIXAV OTNV KATOXT) TOUG HOVO Eva akivnto. Eviektikd,
010 Anuo ®obéng Attikng kat ot MUKovo vanpyav avtiotoa 75 kal 260 akivinta, wapiBuwv offshore
etapev (Eenuepida To Biua 7/6/2002).
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AE xat EITE. ta TAe0OVEKTNUATA TNG CLYKATAAEYOVTAY KUPIWG Ol HEIWUEVES S1ATLTIWOELG
Snuovpyliag g, To EAAYI0TO AEITOVPYIKO KOOTOC, KAOME KAl 1 1N LITOXPEWOT] OVOUAOTTL-
KOJTOINONG TWV HETOXMV TNG, AKOUT KAl AV AUTH) £iXe emevOVOEL TAEOV TOL 60% TV KePa-
Adilwv NG 0 akivnta, LITOYPEWOT TTOV 1OYVEL Yid TIg Avavuueg Etaipeieg amtod 1o 1994. Mia
e€wynpla etaipeia eEao@aiile TV avovoula Tov IS10KTNTN NS KAl ATEKPVITTE TNV JIPOE-
Agvon TV keahaiwv g enévduong. EmumAéov, oe mepintwaon kAnpovopikng Stadoyrng g
KUPLOTNTAG EVOG AKIVI|TOV, dev katafailovtav o popog, apov petafifadovtav HETOXES
ETAIPELAC TOV EEMTEPIKOV. TA LEIOVEKTILATA TOV EEMYXOPLOV ETALPEIMY OUYKATAAEYOVTAV
N TEPLOCOTEPO AVOTNPT] POPOAOYNOT| TOUG G€ OXEON LE TIG AOUTEG eTAPIKES HopPeg. Ot
eCwynpleg etalpeieg vtayovrav oto ®opo Meyaing Axkivinmg Ileplovoiag, poporoyotvtav
YA T —TIPAYUATIKA 1] TEKHAPTA— £1008Nuatd Toug amd akivita kat Sev dikatovvtav va
nipofaivouv oe amooPeoelg mayimv aAA oUTE KAl 08 EKNTMOOEIS SAMAVaV, apol Sev Tovg
emTpemovTav n mpnon Aoywotikav BipAiwv. Ev tovtolg katd v sepiodo g "@ovokag”
™G ayopdg YPAPeimV Kal €mg TO 2002, 1] Ayopd AKIWVITOV art0 eEwYWPIEG ETAIPEIEG
paivetal 0Tt aoTeAOVOE A TPOoPIAT LEBoSo EemAvpatog xpnuatog. Me v wrelomn tov
VEOUL (POPOAOYIKOU VOLOU 3091/2002 emfBANONKe 1| OVOUACTIKOIIOINOT TOV HUETOXMDV TWV
EWYOPWV ETAPEIOV KAl E10ayOnkav emaybeig yia avteg pubuioelg oxeTikd pe enevdvoeIg
TOVG O€ aKivnta.

O1 EMITTOOELG TNG TTAPAOTKOVOLILAG KAL TOV UNYAVIOU®Y EEMADUATOG XPTILATOG LECK
enevOLOEWV 0g akivita Katd Vv mePiodo emEKTAONG TG Ayopag ypageimv g Abnvag
evdeyetal va N Tav onUavTiKES. Xe va mepBailov Beauatikng avinong Twv TIH®V, Kl [e
TO TOTE 10XVOV BET KO TTAALO10, ELVOT|ONKE 1) KATAOKELT| VE®V KTIPIOV YPAPEIWV, VD AOY®
NG AVAIUIKN G g TNoNg tapatnprjfnke onuavTikr) avgnorn Twv KEVOV Xmpwy, OTAav 1) KAaTa-
OKeLT| TV KTIpiwV elxe 0AOKANpwOEel.

ANAKE®AAAIQXH, SYMITEPAXMATA KAI EPEYNHTIKEX ITPOOIITIKEX

A7 TIg avamTigelg ov ponyndnkay, ylvetal avTiAnmto 0Tt Hid LOVOOT|LAVTH AtavTnon
0TO £pOTNUA TI0V £€0g0e N TapoLoa gpyacia —1 Kpion g ayopag ypagpeiwv tng Abnvag
aItoTeAEl TO ATOTEAEOUA NG EKONAWONG Hiag kepSookomkng "povokag”, 1 poKerTal yid
pa @Aaon g KUKAIKNG Kivinong g ayopdag— Ba eixe ehdyiotn Bewpnmikn| KAl TPAKTIKN
onuaoia. To epoTUA ALTO ATOTEAECE TO OXTUA TNG TTPOCTTADEIAS KATAVOT|ONG TWV ATV
£VOC TPWTOYVOPOU PALVOUEVOV 0TIV EAANVIKT] KTNUATAYOPA.

O1 Beopkeg mpovmobEoelg yia v vIepITapaywyn ypageiwv eiyav Snuovpyndel
MPo0SeVTIKA Ao Ta TEAN NG Sekaetiag Tov 1980, kat evradnkav pe ) Sadikaoia otadi-
QKTC ameAeVOEPOOTC TNG AYOPAg KEPAAAIWY KAl TOV XPNUATOTOTOWTIKOL GLOTHuatog. Ta
emToKla fplokovTav o GUVEYT TTTWOT], TO VYOS TOV TPATEQKOV SAVEIGUOV Y1a eEVOVOELG



oe axivnta amelevBepmbnke, kat o1 6pot xoprynong Saveiwv xyaAdpwoav. ‘Opwg o xprua-
TOTMOTWTIKO OVOTNUA ETA0YE QIO eyyevelg SVoAEIToLPYieg, 01 0moieg evTadnkav pe v
EMPPWON TOV AVTAYWVIGHOV HETAED TwV Tpamed®V Kal OTNpEay To Unyaviopd xopnyn-
oewVv Savelmv yia enevdvoelg oe ypageia. Méoa oe éva meptBarov vPnANg pevoToOTNTAG
Ke@aiainv, atot080ENG GLAAOYIKTIG YUXOAOYIAS AVAPOPIKA LE TNV TTOPELA TN OIKOVOUIAG
KAl NG KTNUATAYOPAg OTNV 07oid o1 TIHESG TV Ypagelnv Ppiokovtav oe ouveyn avodo,
TO00 01 emeVOUTEG 000 KAl Ol KATAOKEVAOTEG TIPOXMPNOAV 0€ TONMOOETNOEIS ONUAVTIKWDV
KEQAAAIWV O€ KTIP1A YPAPEIWV.

'Eva autotpo@odoTtovpevo kepSOOKOMKO CLUOTNUA TAPAYWYNS Ypageiwv Snui-
oupynOnke, omov o1 ayopaieg afieg Twv ypageinv aviavovtav eneldn to KOOTOg Kata-
OKELT|G TOVG WITOPOVOE va tkavoston et pe vynAd Saveiopod, vtodnkevovtag peyaing a&iag
akivnta. O1 emyelpnoelg wropovoav va Savelafolv ke@daiaia e EVVOTKOVG OPOVC, TIPOKEL-
UEVOL va TA emtevOVO0VY 0€ ypageia 7tov Ba 1kavorolotoayv Tig AEITOVPYIKES TOUG AVAYKES.
AN®OTE, 1 oVVEXDS ALEAVOUEVT] afla TV YPAPEIWY TOVS KATAYPAPOVIAV W AVENCT) TWV
TAY1WV TEPIOVOIAKADV TOVG OTOIXEIMV OTA AOYIOTIKA TOUG PUAAA. O1 KATAOKELAOTEG KAl Ol
enevdLTEG PITopovoav va SaveloBolv evkoAOTEPA KEPAAAIA YA TNV KATAOKEUT I} ayopd
KTIPIwV YPAPEI®V, KAl TTPOCSOKOVOAV OE 1A TAXELN QWTOKOULOT LITEPAEIDV AITd TN OUVEYT)
avodo Twv TIH®V Toug. Téhog, otnv ayopd Spactnplomom)Bnkav kal eneviuteg keparainv
IOV TIPOEPYOVTAV amtd SpaoTnplOTNTEG NG TAPAOIKOVOLIAG. ZNUAVTIKO UEPOS AVTHOV TOV
ke@alaiov mbavotata SiakvnOnke peow efnympiwv etapelmv. Evod ol emyeiprioeig kat
01 KATAOKEVAOTEG eNEVELOAV O€ TTPOCTOOKieg HECOTPODETNG ATOKOUIONG VTTEPAELRDYV, Ol
KATOYXOl KEPAAAWV TTPOEPYOUEVHOV QIO SpACTNPLOTNTEG TNG TTAPAOIKOVOUIAG £0TTELOAV
va enm@eANBolV —AE0V TV CLVEXGOC AVEAVOUEV®Y VITEPAEI®Y TWV AKIVIITWV— QIO TO
e€apeTikd evvoikoO POPOAOYIKO KaBeoT®S. To CVOTNA AVTIKEIUEVIKMV AEIOV KAl O1 LITAP-
XOVTEG UnNYaviopol enevdvoemwv akivijtov Snuiovpyovoav evkalpieg yia enevévoeig teow
TWV 0TTOLWV NTav Suvatod va voulostondolv peydAa Ke@AaAaid g Tapaotkovouiag. Ao
TO TAPATAV® CUGTNUA ATOVCIACAV Ol TEAKOL XPT|OTES TOV MPOIdVTOG, Ol osoiol Ba eiyav
AVAYKI TOVG TTAPAYOLEVOULS XMPOLE Kal Tr duvatdtnta va KatafaAovy To tiunua yua
xpnon evog viepTipnuévou mpoiovtog. H viepfaiiovoa mpoopopd odnynoe oe cuveyn
TITOOT TV MoOWTIK®V afleV HETA TO 2001, 01 0TTOIEG EVOEXETAL VA UMV EXOLV akoun (2006)
TIPOOEYYIoEL TIG TPaAyUATIKES a&leg XpNoewg Twv XOpwv ypapeiwv. Tavtdypova, n Oeapa-
TIKN aLENON TOV TIHOV TOV AKIVIITOV AAMOV ayopmV, OTWS XAPAKTNPIOTIKA TNEG Ayopdg
KAToKiag katd TNV mepiodo 2005-2006 eve 1) ayopd ypagpeiwv mapapevel kaBniwopévn,
emPefarmvel v avtovouia g Aertovpyiag g, aAA kat Tig S1a0Taoelg g Kpiong tng.

O 1poadloplopog TV KUPIWV TTAPAYOVTMV KAl UTXAVICUGOV JTOV AEITOUPYOUV OE Hid
ayopd akviTewv amoteAel 10 faocikdtepo Prpa yia v katavonon me. H ovykekpiuevn
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epyaoia amoteAel pia mp®dTn TPoondbela epUTEIPIKTG SlEPEUVNONG EKEIVOV TV TAPAYO-
VI®V 710V OAVOTATA TIPOKAAECAV TNV KPLOT] TNE Ayopag ypapeiwv otnv ABnva’ n vmtapén
Kal Ae1tovpyia kat AWV —TTAE0V auT®v Tov SiepevvnBnkav— oty ekdnAmaon tov gaivo-
pévou, etvat mbavn. Ta v mepaitépm KATavonor Tov GLOTHUATOC TNG EAANVIKIG Ayopag
ypageiwv, g duvnTikng Evapfng g KUKAIKNG KIVNoTg TNG KAl TNg KPIiong g KATA T
televtaia xpovia, Bewpovpe xprown tn oe peyavtepo Pabog Siepeivnon twv pnyavi-
OUQOV KA1 TPOTIWV TTAPAYWYNC, emevivong kat Stayeiplong twv xdpwv ypagpeinv. Meéoa ano
™V avammtugn evog ouvekTiKoU Bewpn kol TAAIo1ov, 1W81aiTepo evB1aPEPOV TAPOLVOIALeL 1)
S1epelivnon twv eENg emikalpwyv kot kpioluwv Bepatwv:

e TV VEOV UNYAVIOU®V JOPAY®YNS KAl EVOWUATWONG TNG OOTIKNG
YaA107tpo0dS0v, HEGA GTO CUYXPOVO JTIAYKOOUIOTIONUEVO OIKOVOUTKO CLOTHUA,
pe 5e60EVO TO ATMTOYWIAWUEVO IMmperium TV KPaATwy,

TV VEOV SUVAUIKGOV AOTIKOTIOINONG TOV KEQAAAwV, LEOK TwV emeviDoewV
0€ EMAYYEAUATIKA KTipla, pe Sedopevn v evielvouevn TaoT TITAOTIOINOoNG
TV 510K TNOAKOV SIKAWUATWV €T TWV AKIVITOV, KAB®OS Kat

e TN OXEON TV TAPAIAVe BepdTmv He TOVG UNXAVIOUOUS S1aUOpP®OoNg Tov
Q0TIKOV 10TOV KA1 TO CLOTIUA XWPIKOV OXES1ACHOV.

Tetoleg peAéteg, Oa avadeifouv T XPNOWOTNTA OTN YEDYPAPIKT] AVAALOT TNG
XWPKA OTEIPAG TTPOCEYYIONG TOL BEUATOG TN AYOPAS YPAPEIDV OTNV Tapolod epyacia, 1
ortola Sev vITEPEPN TA OP1A TNG OIKOVOUTKNC AOYIKTIC.

IMapa g omoleg advvapieg 1 mapaAeipelg g, MOTEVOVUE OTL 1] GUYKEKPIUEVT
epyaoia propel va amoteAéoel agepia yia mepattépm mpofAnuatiopd kat Siepevvnon,
oY1 LOVo TNg ayopag ypageinv g Adrvag, al\d Kal YEVIKOTEPA NG EAANVIKIC KTNUATA-
YOPAG, TWV TIPOVOLILAK®YV TNG OXECEWV LLE TNV O1KOVOULA, TO XPNLATOTOTWTIKO CVOTNHIA, TO
evpLTEPO Beoko TEPIPBAAAOV TToL TNV eMnPedlel, KaBmE KAl TOV EMUTTOOEWY TNG AEITOVP-
yiag g ot pLOUIOT Kot avatTugn Tov Xmpov.
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