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Ow veeg "Tpovoutlaxeg” oyéoeig e ayopag akivntwv
HE TNV Aotk avartvdn Kal TOV TOAE0SOULKO OYESIATUO

Nixog Tptavta@puiiomroviog

Evt. Aibaokaliag (TIA 407/80), Ilavemiotuio Osooaliag
Emix. KaOnyntig (vto Sopiouo), Iavemotnuio Ocooaliag

IepiAnyn

OAo xat meploooTEPO YivovTal TAEOV AIOONTEG Ol EMITTWOELS LUIAG VEAS TTPAYUATIKO-
NTAG, 1 070IA APOPA TO CVVEYXWDS AVEAVOUEVO POAO TWV TTAYKOTUIOTONUEV@V XPTUA-
TOOLKOVOUIK@V UNXAVIOU®YV OTI] OUYKPOTIOT TOU AOTIKOU XWPOU, UET® TG AYOPAS
axvntov. Ta Siebvn kepalaia eivar amapaitta yia mv avaatvln kat Staxeiplon
TWV aUYXPOovwV oAewv. Ouwg 1 emtbiwén BpayvmpoBeoiiov otkovoikoy 0QEAOVS TTOV
Ta xapaxmpidet, Ta kablota ovxva IpofANUATIKO ETAIPO TWV ATTIKOV TOMTIK®V KAl
¢ soleodouiag, Tov EXOVV OTOXOVS UAKPOTPOOETIOVES KAl EMISIDOKOVY EVPVTEPA KAl
SLapxn xwpIka, KoWwVIKA KAl OIKOVOUIKA OPEAT).

Ag€erg kAe1da

Ayopa akivntwv, aotikn] avamtvln, moAeobouikog oxeblaouog, mTaykoouLomoinon,
XPNUATOTIOTWTIKO CUOTHUA.

The New "Preferential” Relations of Real Estate Market with the
Urban Growth and the Urban Planning

Since the final decade of the twentieth century, a new reality has arisen regarding
the increasing role of the globalized real estate markets in structuring urban
space. International capital is necessary for the development and management of
contemporary cities. However, financial capital is notoriously volatile and governed
by the short-term vision of economic profit. It is therefore not necessarily a willing

ag(wpog, 15: 152-181



partner in any cooperation towards achieving the global goals of urban policies and
planning, which are necessarily long-term and aim at durable spatial, social, and
economic benefits.

Keywords

Real Estate Markets, Urban Development, Urban Planning, Globalization, Financial
System.

1. EIZATQI'H

H aotikr|] avasttudn kat Siayeipion e€aptovtal onuepa, oYt HOvo ammd TOmKovg Kal e0vi-
KOUG TTapayovTteg, aAAd kal artd Suvapelg mmov eKTopevovVTal a0 TO TTAYKOOUIO TIEPT-
fadov. 'HOn amd v tedevtaia Sekaetia Tov €1K00ToD dimva, Eival IEPIOoOTEPO TAPA
TTOTE AOONTEG 01 EMITTWOELS UIAC VEAS TIPAYLATIKOTITAG TTOV APOPA TO CUVEXMDG AVEAVO-
LEVO POAO TWV TTAYKOOGUIOTIO LEV®V XPTLATOOTKOVOLIKGOV UNYAVIOU®MY OTNV AVAIITUEN Kal
Siayeipion tov ywpov kat Wiaitepa Twv moAewv (Badie, 1995 Budd, 1995 van Kempen,
2007). Ot oUyypoveg TTOAELS, EXOVTAG TNV AvVAYKN TwVv O1ebvov kepaiaiwv, mpoomaboiv
Va T TPOCEAKVOOLVV LE TTOANOUE TPOTIOVE KAl EMSIMKOVV VA TKAVOIOL|00VV TN aviavo-
pevo poAo 1ov aflvouv Oxt HOVO TA TOTKA, AAAA KAl TA TTAYKOGUIOTOINUEVA EMEVELTIKA
ovpgépovta (Tasan-Kok kat van Weesep, 2007), KA1 0 071010G TIPAYLATOVOVTAL OE HEYAAO
Babuo peow enevdévioewy oe akivntn meplovoia (JLL, 2003, 2003).

H onpaocia tov XapaktnplotikoV oV TOTKOV Ayop®mV AKIVIToV eAaTtodnke o
onuavtiko Babud e v IayKooUIonoinoT Twv ayopmy, Ol O0leg eNeSIwEAV VA EVOOUA-
TWOOUV TOV TEPAOTIO TTAOVTO TNG akivitng meplovoiag. H maykoouonoinon twv ayopwv
elye wg amoTeEAeoHA TNV AopLBOT) ToVg, pe TV amehevBepwon tng Kiviong kepaiainv
KA1 TNV EAA10TOTOINOT TWV KPATIKOV EAEYXWV OTIG XPTLATOOTKOVOUIKESG SpAoTnPlOTNTES
(Dehesh xat Pugh, 2000) ka1 ouvodevBnke amod ekteveig W1wTkomomoelg (Tasan-Kok,
2007). Ot e€eAiferg avtég mOnoav 6oovg SpacTnPloTOIoVVTAL OTOV TOUEA TV ENMEVOV-
OEWMV AKWVIITOV VA avadNTIioouV KAl VA EKUETAMEVTOVV TIC VEES EVKAIPIEG TTOV TTAPOVOL-
aoOnkav oe maykoouo eminedo. Katd tig Svo tedevtaieg Sexaetieg, ovpPovievtikég kat
UEOITIKEG eTAIPEiEg, XPNUATOMOTWTIKOL OPYAVIOUOl KAl EMEVOVTEG EXOUV EMEKTEIVEL TIG
SpaotplonTéG Tovg 0e MaykOoUo eminedo. H maykooua por| emeviuTikov Ke@arainy
7Ipog S1APOoPEC AYOPES AKIVIT®V elval eEa1peTikA LEYAAT), KAl EfAIvE OLUVEXMS AVEAVOUEVT
£w¢ TNV ekSNAWOT NG TAYKOOU10E OTKOVOUIKT|G KPIoNG TOV 2008, OIS TTPOKVITTEL AT TIg
exBéoeig peyahwv S1ebvmv etarpeiov oupfotAwv eneviioemV AKIVITWV' .

1 BA evBewtike: apBpo "Global Real Estate Capital, More Markets, More Competition" (JLL, 2007)- "Real

estate investment — a global market emerges" (PWC, 2006)* Laposa k., 2008 ka1 ta Ke@. 2 Tov ekBEoewmV NG
PWC, 2007, 2008a.
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IMapdAnia pe v asopLOUIoT TOV TAYKOOUIOV ¥XPNUATOOIKOVOUTKOV steplBailo-
VTOG, TTAPATIPOVVTAL EVIEIVOUEVEG TAOELS amtopLOuoNg (1) emavaptbuong) Kat Tov toAeo-
SopkoL oyedraopov. To KAAGOIKO HLOVTEAO TOV TTOAEOSOUIKOV OXESIAT OV, TTOV OTIC TEPLO-
00teEPEg XWpeS faoiletal oe KavovioTikeg puOuioelg, avTipuetwmide Kal AVTILETWITLEEL TOAA
mpoPAnuata. Tuyxvd kpivetal 0Tl To KPATOg evepyel pe Bpadvmra, 0Tl avtamokpivetal
AVETTAPKMG OTIG TTPOOSOKIES TV TOMTHOV, KAl 0 POAOG TOU GTOV JTOAEOSOUIKO OYES1ATUO
emavastpoodiopiletal. 'Eva epodtnua mov tifetal 6Ao kat o evrova, eivatl to €&ng: eivat
Suvatov o oKommog Tov moAeodoutkol oxedlaouol va emtevybel pe Atyotepn mapéufaon
TOV KPATOUE KA1 LEYAAUTEPT) oLUETOXTN TG ayopdg (Holcombe, 2004 Ivotitovto Tomikng
AvtoSioiknong, 2006 Buitelaar kan Needham, 2007). O 181wTikog TOp€Ag, IOV OTNV TTPAY-
UATIKOTNTA JTAVTOTE KATEIXE ONUAVTIIKO POAO OTNV Opyav®mOoT TOL XMPOou®, KaAeital va
oUVEPYAOTEL OTEVOTEPA |IE TO SNUOCI0 TOUEX, EVGO OAO KAl TTEPLOCOTEPO TAoV SiekOikel
£va poAo 1ov Ba tov emitpenel va enepfaivel amo@aoioTiKOTEPA OTOV TTOAE0SOLIKO OXed1-
aouo (Aeradetopag, 2003). H ovppetoyr| tov 1Stwtiko Topéa otov moAeoSopikd oyxedi-
aouo Paoietar otn Beon 011 0 oxeSLAOUOG elvat pa TOALTIKT SpacTNPOTNTA. ZUUPWVA e
auTN TNV avTiANYn, 0 HeTaBeTIKIONOG KAl 1 ATTOKAEIOTIKA EMOTNUOVIKT] AITIOAOYN 0N KAl
VITOOTN PIEN TV TPOTATEWV TOV OYXESIACUOD ammoppitTovTal, eve evhappivetarl 1) "emkot-
VOVIOKT] TPOCEYYIoN", 1 OTOIA EMKEVIPMOVETAL GTNV AVAYKT S1atpayudtevong avapeoa
otoug epumiekopevoug (Fainstein, 2000a° Apafavtivog, 2007: ke@. 5). O 0KOMTOG AUTOV
TV TACEDV PAIVETAL OTL EIVAL TOVAAKIOTOV SITTOG: APp’eVOS APOPA TNV avaykn ekdnuokpa-
TIONOV TOV OXESIA0UOD KAl TNG 1KAVOTOINOoNG LIAG AUEAVOLEVIC QTTAITNONG TWV TTOAITWV
va oLVULETEXOLY OTI¢ S1adikaoieg oxed1a010D TOVU XMPOL TIOL PLOVOUV, KAl AP ETEPOV, OTOV
TEPLOPIOUO TOV POAOL TOU KPATOUE Kat 0TnV avaBaduion tov poAov tov 1810w TiKoD Topéa
ka1 g ayopag (AvépikomovAov k.a, 2007: kep. 2° Fainstein, 20000), pe v meplocotepo
apeon kal Beopobetnuevn, AAAA ETAEKTIKT EUTAOKT TOVG 0 poAovg kat Stadikaoieg ov
Bewpeitar 6T eAéyyel To dnuooto.

H axivn meplovoia Bploketal otV TOUr TOL 81WTIKOD pE TO SNUOGI0 CUUPEPOV,
Kat 1 pLOUIOT TV 110K TNOIAKOV SIKAIWUATWV ETTL AKIVI| TV €EAPTATAL O ATOPACIOTIKO
Babuod amd tov moAeodouko oxediaoud. ‘'Olo kat 7o cLYVA CLYTOLVTAL TPOIOL YA TNV
emitevln peyalltepng eveliflag 0To oxed1aoud KAl ATTOTEAEOUATIKOTEP®Y S1adKACIHV
aoTikng avamtuéng. IIpog v katevBuvorn avtn TPoTeivovTal TPOIol ATodOUNoNg Twv
OLOTATIK®V TNE akivntng Wioktnoiag, SnAadn n amodéopevon Twv 1810KTNOIAK®Y Sikal-
WUATWV €L AKIVIITWV QIO TN QUOKT| viootaotn avtng (Micelli, 2002 Needham, 2006-
Geuting, 2007° Renard, 2007, 2008 Haila, 2007).

Ta v nepintwon g EAAGSag BA. Tavvakovpov, 1992.



YKOTOC NG APOVOAg EPYAOIAG EIVAL ] ETTIOT|LAVOT] OPLOUEVOV VEMV OXECEWV TTOV
gyovv avamtuyBel katd ta teAevTaia Xpovia HeTa&l NG ayopdg aKIVI|TwV, TOU XPNUATO-
TMOTOTIKOV CLOTIUATOC, TOV TTOAEOSOUIKOD OYeS1A0UOD KAl TNG AOTIKNG AVATTUENG, Heoa
arto T Siepelivnon Tng vIapxovoag akadnuaikng PipAoypapiag Kat emayyeAUATIKGOV
exBéoewv. H avalvon opyavaovetal yOpw aito Tig e€ng vmobeoelg epyaociag: to oLyXpovo
oLOTNUA CLOOWPELVONG Kepahaiov Paciletar oe peydro Babud oty mapaywyr Soun-
péEVoL TEPBAAOVTOG. ZTO GVOTNUA AVTO ENEUPATVOUY OO KA TEPLOTOTEPO KABOPIOTIKA O1
Xpnuatootkovopikoi unyaviopol. Emdiokovtag kuping Bpayvmpobeoua képdn, ot unyavi-
opot avtot advvatovv ocuvnBwg va ouvTovicOoUV ETAPK®G LLE TIC LAKPOTIPODETES ATTIKEG
TIOMTIKEG KAl TNV stoAeodopia, o1 omoieg emdimkovv evpiTEPA KAl S1APKT XWPIKA, KOWV®-
VIKA ka1 owkovoutka o@eAn (Begg, 1991° Buck k.d, 2005 Renard, 2008). "Etol cuyva wg
QITOTEAEOUA, TTAPATI PEITAl ASUVAUIA TOU TTOAE0S0UTKOD OYES1AGHOD KAl TOV AOTIKMV TTOAL-
TIK®V VA IKAVOIIONCOVY TOUE AVAITTUEIAKOUG 0TOXO0UG TTOL BETOLV 0€ OTL APOPA TNV KOIV®-
VIKT], OIKOVOULKT] KAl XWPIKT] TOUC avamtugn, SnAadn to otoyo g agipopov moAng (Adams,
1994).

2, A>XTAGEIA

O1 mapayovteg mov Bewpolpe 6Tt Spouv KABOPIOTIKA OTNV AOTIKT AVATITUEN O OXEON e
NV akivnn smepovoia katd ta tedevtaia Sexamevte xpovia eivar Svo. O mpmTog apopa
TO YEYOVOG OTL TA AKIVITA —€ITE TTPOKEITAL Y1A KTIP1Q, EITE 1A YN— £XOVV KATAOTEL EVKOAA
S1amTpayaTeVOIUO XPUATOOIKOVOUIKO TTPOTOV, HECW TNG TITAOTOINONG TwV SIKAWUATOV
el autv. O SeDTEPOC TAPAYOVTAC APOPA TNV OAO KA1 EVIOVOTEPT] KUKAIKOTNTA KAl A0TA-
fela Twv ayopmv akiviTwv oe aykoopio eminedo (Peterson, 2009), n omoia evrteivel Ta
Non ooPapd mpofAnUATA EAEYXOV TNG ACTIKNG AVATITUENC.

Me v Titdomoinon? (securitization) twv Sikawpdtwv eni akivitov §idetal avto-
VOULQ 0TIV OTKOVOUTKT] VITOOTACT) TWV AKIVI|T®V, KAl EMTUYYAVETAL T AUECT) EEAPTNOT) TOVG
QUITO TO XPNHATOTOTWTIKO OVCTNUA, TNV €0VIKT ayopd KEQPAAAi®V KAl TO TTAYKOOI0 XPNLHa-
To0KoVopIKO ovotnua (Weber, 2002). Ao avtikeipeva mov kabBopilovtal amd ta puotka
TOVG XAPAKTNPIOTIKA, TO 1610KTNO10KO KAl moAeodoukd kabeotmg Tovg, kabmg kal amo
O1KOVOLIKA OTOLXEL TTOV ATTOPPEOLY KUPIWE AT T XPT0T) TOVG, LIE TNV TITAOIIOINGT) TOUG TA
QKIVI|TA LETATPETOVTAL 08 AQUAA KepaAaia. Av kat €’ oplopol "akivnta”, Ta akivnta kabi-
OTAVTAL TTAEOV A-YWPIKEG agieg, SNAAST) XPNUATOOIKOVOUIKA TTPOTOVTA EUTTOPEVOIUA EAED-

3 Tiomoinon asatoewy amd akivnta eivot 1 £k8oon Tthwy pe PAon Tic TPOPAETOUEVES TAUEIAKES POES TTOV
QATOPPEOVV AITO TNV TTAPOVOA 1) LEANOVTIKT] EKUETAMELOT] TV I810KTNOIAKOV SIKAMUAT®V KAl 181aitepa TV
Siwawwpatwv alomoinong akwvntwv. H tithomoinon pwropet va a@opd to evepynTiko Kat AA®V SIkaouatwy,
OMtwg TG LITOOTKEG Savelwv el Ak TV TTOV €xel xopnynoet wa tpasteda. Ia v EAada fA. N. 3156/2003,
apOpo 14, OGS 1OXLVEL
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Bepa o€ A TAYKOOULOTONUEVT AyOPA TITAOTIOUUEVHOV SIKAIWUATWY, KAl OLXVA XOpa-
kmpidovral amd pa évrova kvpawvouevn xpnuatiotpakn afia (Harvey, 1982 Thrift,
1987 oto Charney, 2001'Weber, 2002* Renard, 2008). Evtomiletal Aowtov evag Suviopog
N ua "eowtepkn avtigaon”, ot oxéon g akivnng Sokmoiag kat twv "vopadikov"”
KeQaAaiwV TV S1E0VOV ayopav TTov TpogpYovTal amd TNV TITAOToINoN g akivnng 181o-
ktnoiag (Charney, 2001). H tithomoinon odnynoe ot Sievpuvon g ayopag akivitwy,
OTNV AVAUITTUEN LG LEYAANG TTOTKIALAG EEVEVTIK®V TTPOTOVTIWV Kol AUENOE TN PEVOTOTNTA
KEQAAQIWV KA1 TIG POEC TOVUC OE TTAYKOOUIO0 ETTimedo.

H maykoopiomoinon g owkovopiag kat 11 e§EAEN g 1eXvoAoYiag TV EMKOIV®-
VIOV elYe 0¢ QITOTEAEOUA TNV AVAITTUEN UNXaviopov eAetBepng Stakivnong kepaiaimv,
LEO® TV TPATEQKOV KAl ¥pnuatiotnplakev ayopwv (Weber, 2002). Or enevdutég eivan
o€ Beon va emevdvoovy oe S1apopeg XWPES, 0oV TPoadokatal 0Tt Ba emTevyBovV VYNAEG
vrnepadieg kal arrodooelg: o€ Aueoeg enevOVOELG O€ AKIVITA, 08 PN UATOOIKOVOUTKA TTPOT-
OvVTa 710V €youvv ¢ PAon Ta akivnta, 1 g TITAoToUEVA SIKAMUATA ETTL AKIVITOV TTOV
Slayelpidovtan Real Estate Investment Trusts (REITs)*. To véo enevEutikd mepifadhov g
ayopag Ak Ty mpooeAkel Slapopwv e8mV ke, Omwg ekelva mmov enevdvovtal
S1a péoov twv Collective Investments Schemes?®, ta hedge funds mov maAadtepa enev-
SVovVTav AMOKAEl0TIKA 0€ "KAAOOKA" TPOTOVTA KAl LETOXES XPTUATIOTNPLAKDOV AYOPQY,
kafme kat Ta kpaTikd emevSuTikd kepdioa, Ta Sovereign Wealth Funds (SWF)®. Zmv

4 Tq Real Estate Investment Trusts (REITs) anotehobv etaipikég ovidtnteg apoifainy eneviutikey kepodai-
WV 0€ aKivNnTa, E0NYUEVEG 1) OXL O€ XPNHATIOTNPLaKES ayopeg. Xtnv EAaSa €xovv BeopobetnOet o1 Etaupei-
eg Enevdvoewv oe Akivtn Ieplovoia, mov mpooidialovy oe REITS, pe to N. 2778/1999 0mwg TpomomoOnke
kat woyvel anto touvg N. 2992/2002, 3522/2006 kat 3697/2008. Emmonuaivetat 0t vidpyouvv §1apopot Thtot
REITs pe S10popeTikn ovopaoia kat IAaiolo Aertovpyiag otig S1apopeg XM peg.

IIpoxertal yia ouvaomopeva I TkA ke@aiata. H avamtudn kal mowiAia g ayopdg toug etvat peydAn. Ta
Kepalawa tov emevdvovtal pe tov tposto avto ovopdlovral UCITS (Undertakings for Collective Investment in
Transferable Securities — UCITS). Ztdyog eivat n Snpovpyia piag eviaiag eVpmmaikng ayopag tov Keparainy
AUTOV, TTOL enevivovTal Kupiwg oe Evpmmm, Acia kar N. Apepwkry. 'Hon amo to 1985 n Evpwnaikn Emtporr
exdidel katevBuvTpleg 0Onyieg o1 orToieg Exovv 0TOXO TN SlevkdAVVOT), A Kt ToV KaBoplopd Tov Aaioiov
Kivnong avtev twv kepaaiowv evtog g EE (85/611/EEC, 92/49/EEC, 92/96/EEC, 93/92/EEC, 2000/64/
EEC, 2001/107/EC, 2001/108/EC). Mia pop@n avtev aroteAovy kat ta REITS 70v 0pwg a@opolv amokAel-
OTIKA akiviTa. ‘Opmwg Ta CLVACTIIOUEVA AUTA KEPAAALA LITOPOVV VA ETTEVEVOVTAL KAl EUUETNE, KAL O€ ETAIPEIEG
mov Sraerpidovran akivnta. Xtnv EAada n Aettovpyia twv UCITS pe T Hop@r) ETAPEIQV EMEVOVOEWV XAP-
TogpuAaxiov opifovrar amd to N. 3371/2005, eve e T Hopen apolBainy keparaionv and to N. 3283/2004. O
N. 2992/2002 tpomomoOnke amd Tov 3470/2006 emTpénovrag Tig Aoy enevivoeig Apofainv Kepahainv
Emiyeipnuatkov Zuppetoxov kAeiotov tumov (close-ended) oe etaipeieg. Ag onpeiwdet tehog ot oig 13 Ia-
vovapiov 2009, oto Evpwnaikd Kowvopovio yneiobnke nén n avapdpewon g odnyiag tov 1985 kat ) 6n-
povpyia twv véwv UCITS IV.

Ta Sovereign Wealth Funds (SWF) asotehotv kpatikda funds, ot popeig kat tpootl Siayeiplong v omoiwv
elval SlapopeTikol ekelvv TV KpaTIK®V Xprnuatikev arobepatkov. Ta SWF cuotivovtal kKuplng amd xm-
PEG TTOV £XOLV LEYAAQ EUTTOPIKA TTAEOVACLATA, VR UTOPOVY va cuotabolv pe Baon ta amobepatikd aopa-



ayopd akvntewv ta diebvr) kepdiaia tomobetovvral katd kavova oe REITS, og vypniov
PIOKOU €EVOUTIKA TIPOYPAUUATA AKIVITOV UE eEaipetikd LYPnAN poxAevon’ oe mOAeLg
OTIOL 0 KUKAOG TN¢ KTnuatayopdg eival kabodikog. IIpoodokolv oe vynAd képdn, otav
0€ EVVOTKI XPOVIKN OTIYUn TNG ayopag Letafifacouvy ta Sikamuatd tToug Kal amoywpn-
oovv, yia va emaverevivubolv oe aAeg ayopég, omovdnmote mapovolacolv véeg evkat-
pieg kepdoug.

310 OUYXPOVO meVOUTIKO TEPIBANOV, 0 KAAOOTKOG 0TOXOC TNG TAPAYWYT|S YALOITTPO-
0060V KAl ATOKOUION G LITEPAEIOY QIO Aueoeg emevODOEIC 08 aKIVITA CUYXVOTATA TIAEOV
vrokaBiotatat and v avadnmon Bpayvnpobecuwv amodocewyv. 'Onwg vtoypaupidetat
Kal o€ mpOo@atn enayyeApatikn ekbeon, "to kA&l yia v emtvyia twv enevvoewv o€
akxivnta eival va akolovOel kaveig Tig poeg kepaiaiwv, oyt ta OeueAiwdn ueyedn. Ipémret
va mpoPAénet xaveig Tt (NTa To kepalaio, kat va Ppioketat exel" (PWC-ULIL 2009). 'Eto1,
0TI AVETTUYUEVEG AYOPES, TO EVOLAPEPOV TV EMEVOUTQOV SeV ITPOTEAKVEL TTAEOV 1) EAKU-
otikn KaBapr [apovoa Afia (NPV) piag avamtuEng akvitov 1 ol SelKTeg TV TOMK®OV
ayopwv akwvitwv (Renard, 2008). Enuacia Sev €govv ovte o1 Seikteg TV 1810KApaAKTN-
potik®v twv REITs [NAV (Net Asset Value), AFFO (Adjusted Funds From Operations),
CAD (Cash Available for Distribution)]. Avtifeta, To evi1a@EPOV EMKEVTIPOVETAL OAO KAl
TIEPLOOOTEPO OTOVG OEIKTEG TTOV APOPOVV T XPNUATIOTNPAKT afld TOV HETOXOV TOUG
(.. ot 6eikteg EPRA/NAREIT kat INREV). Eidwkoti Seikteg (IPD derivatives indices) ywa
NV ayopd mTapaynywy mpoioviny pe faon ta akivnta £xovv dnuovpyndel oe xwpeg pe
QVETITUYLLEVEG AYOPES, LE OKOTO VA TIANPOPOPTICOVV KAl VA KATEVOUVOUV TOvg emeviuTEG
npog Tommobetoelg mov Ba amopEpovy avinueveg amoSo0eIg TV KEPAAAi®wVY TOUE, KAl va
TOVG S1ELKOAUVOUV 0TI ATOPACEIS AVAANYPNS TV KIVEUV®YV TToV eveyel 1) EkBe0T) Toug OTIg
S1apopeg Sevtepoyeveic ayopéc akivitove,

Néa §eSopeva g emoyng amoTe oV ETIONG 1] YEVIKELOT TWV KUKATKMV KIVI|OEWMV KAl
n aotabela twv ayopwv. AmodiSovtal kupiwg oTnv atopLOUIOT TOV XPNUATOMOTOTIKOV
OULOTIILATOG KA1 TOV po®V Kepahaimv oe S1eBveg eminedo, wg amotéAeopa g eAAY10TOOol-
NOTNG TOV EAEYYOV TNG TTAYKOOULOTOINUEVNS ayopdg atd ta kpatrn (Dehesh kat Pugh, 2000-

AOTIK®V TAUEI®V, T) AKOUN KAl HE HEPOS TV ATODEUATIKOV TNG KEVIPIKNG TPATECUS EVOG KPATOVG. ETa TEAN
TOV 2009 VTN PYAV TePitov 50 SWF staykooping, mov Siaxelpidoviav mood ave ToV 4 TPLOEKATOUMLPInY S0-
Aapiwv. Ot emeviuTikeg poomtikeég twv SWF, adld kat ot kivEuvol yia Tig ayopeg kv Ty eival ONIAVTIKES
1000 amnod emyepnuatikng (Bahgat, 2008 CB Richard Elis, 2008 Deutsche Bank Research, 2008 kat SWF
Institute, 2009).

BA. Tig meprodikeg avagpopeg Quarterly Reports on European non-listed Vehicles tov INREV (European As-
sociation for Investors in Non-listed Real Estate Vehicles).

Ta toug UNXaviopoLg AE1ToVpYiag TG Ayopag mapaymywy otny ayopd akwvnitov fA.: Barling M., Property
derivatives in the UK (PWC, 2005). H avamtu€n tov mapaym®ywy Tipoioviny eTeVEDOEnY aKIVITOV elval ov-
veyng. H Siayxeipion tov piokov autev tov mpoloviwy eivan mAgov eEaipetikd SVokoAn (PWC, 2008)
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Stiglitz, 2000, 2003). 'H8n anod ta péoa g dexaetiag tov 1980, TOMEG KTNUATAYOPES
TTAPOVOIAdOUV CUYVOTATA OX1 ATTAA KUKAIKEG KIVT|oelg, aAAd kepSookormikeg "povokeg". Ot
TIEG TTOV S1AUOPPAOVOVTAL OTIC AYOPES AVTEG AWTOOUVOEOVTAL QIO TNV TPAYUATIKT afla
XPNOEWS TWV AKIVITOV KAl amtd v e&EMEN twv Bepehndnv peyebmv mov Tig ennped-
Couv (avamtugn, TPOoEPOPA YPNUATOC, E100dNHATA, EMTOKIA KAL), TUUP®VA HOAIOTA UE
OTOYEI TV TEASVTALWV ETMV, 01 KUKAIKEG KIVIOELS TWV AYOPQOV AKIVIT®V TAPOVoIAlovV
aLEAVOUEVEG TAOELS CUVTOVIOHOV', LpnAn aAnAeEaptnon (Wilson k.a., 2007), kabmg kat
S1e0vn petadoon kan emtuttwoetg (Dehesh kan Pugh, 1999 PWC, 2008y). Avto emifefaic-
VETAL AAAMOTE KAl QUITO TNV TTAYKOG A OTKOVOUIKT) KPioT) IOV TTPOoKAN Onke amd v aotoyia
TOV OTEYAOTIK®OV davelnv vynhol kivdivou (subprime loans), kot n omtoia ekdnAmOnke tov
AvyovoTto tov 2007 otig HITA kat e€amiabnke taybtata oe oAOkAnpo tov koopo (Haro kau
Sullivan, 2009). O aLEavOUEVOG GUVTOVIOUOG TV KUKA®Y TV S1APpOPmV AyopmV AKIVI TOV
(Worzala k.d, 1996), 1 yevikevpévn aotabeia kat n d1iefvig petddoon twv o1Kovoutk®mv
KATAOTACEDV AOY® TNG TTAYKOOUI0ITIOINONE, £T01 OTTWE TTAPATIPOVLVTAL KATA TA TEAevTAlA
XPOVia, paiveTal 0Tt eplopilouV OUAVTIKA TNV EMKEIPTOLAKT XPNOILOTNTA TNG YEWYPA-
@1k g Staomopag evog xapTo@uAakiov enevéloewy oe akivnta, avtifeta pe 0Tt TpotAcoel
n Zoyypovn Oewpia Xaptopuiakiov (Modern Portfolio Theory)(Stevenson, 2000* Sirmans
ka1 Worzala, 2003° Worzala kat Sirmans, 2003 Wilson kat Zurbruegg, 2003).

O1 a0TIKEG KAl TTOAEOSOUIKEG TTONTIKEG EMNPEALOVTAL AUECA ATIO TO VEO TAYKOGLLO
£mevOLTIKO TOTO NG AYOPAC AKIVITOV KAl TOUG VEOUC X PTLATOOTKOVOLIIKOUE UNYAVIGUOVG.
Ta anpdowma kal asvawg kivovpeva d1efvr) emevdutikd ke@dhaia, dev £xovv 181aitepoug
AOyoug va emdeiouv AUeETO eVEIAPEPOV YA TIG TTOAELG AVA TOV KOOUO OTt0L emevivovtal,
QA V1A TIG XPTUATIOTI PLAKES ATTOSOCELS TV ETAIPEIWV OTIG OTTOLEC £mTEVOVOVTAL KA TIPAY-
LATOITIO0VV £€pya 0TO AoTIKO TTep1faiiov 1 Stayepidovrar akivnta (Charney, 2001). Me 1o
e€apeTikd TOADTTAOKO KAl SVOKOAO £PYO TNG TTPOCEAKLONG TWV XPTOILWV YA TNV AOTIKN
avaITTLUEN KEPAAAImV, AAA Kat TNg pUBIONC TV TOMK®OV Ay0p®V, TS pUOUoN g Kat opya-
VOOT|G TOV XMPOL KAl TOV OTKOVOUIK®OV KAl KOIVWVIKWV §pactnploth eV, em@opTifovTal ol
apxeg eBVIkNG kat Tomkng StakvPepvnong kabe ympag.

9 Xapakmpotki etvar 1) £kBeon e JLL, 2007 e titho Back to Real Estate Fundamentals dmov oupsepihayt-
Bavetar apBpo tov O. Obert pe titho "Eto peAov n av&non mg aiag twv akvitwv Ba mpogpyetatl amod Ta
Bepehidn otoyeia Twv 1810k oIOV", VITOSNAGVOVTAG OTL KATL TETO10 Sev ioxve 0To TapeAdov. Ev tovtolg, 1
amoyn avtn dev gaivetal va €xel Ewg Tmpa emainBevTel.

10 BA. yia mapadetypa tig tpyinviaieg ekBéoeig tov European Office Clock g Jones Lang LaSalle, aitepa petd
T0 2004.



3. TAXEIX AIIOAOMHXHX

O1 TANPOPOPIEG OXETIKA UE TIC TTPOOPEPOUEVES AYOPES YA emevdOEIg 0 akivnTa mape-
xovtat otovg emevduteg amo Siebveig etaipeieg ovpfolAwv, mov eival mapovoeg o€
ToMEG ywpeg, pe "opueg”, "avoplueg” 1 "avaduvoueveg" kmnuatayopeg. Ot etaupeieg
avteg Dewpeitarl 0Tt elval oe BEomn va vTodelkvioLvV TN XWPA, TNV TTOAN KAl TNV KATH-
yopla aKwnTwv 0TI 07oieg eival OKOMUO va emevODOEL KAVELS, TIPOKEIUEVOL VA EMITUYEL
TIg vpnAoTepeg Suvateg amodooerg (Leitner, 1994). Ev tovtolg, evééxetat ot vodeifelg
TV oUVUPOVA®Y VA EVTEIVOUV TN S1APKEIA KAl TO EVPOG TNG KUKAIKTG KIVIOTG TV AyopmV.
ITapatnpeital 0Tt 01 eEVOUTEG OTPEPOVTAL LAJIKA TTPOG TIG AYOPEG EKELVEG TTOL YVwpilovv
npookaipn avinon kat amo@épovy Beapatikd kepdn, Omwg AAAwoTe oxedov mpodikalovv
Kau o1 eTaipeieg avteg pe Tig mpoPAgwelg toug”, ot omoleg pAAAoV StlapopemvovTal amod Ty
QUTAT] KEPAAQLOITOINOT] TV TAPOVIMV EVVOTKMV CLYKLPLROV, XWPIig va Aaufdavouv vitoyn
TIg TOAVOTNTEG AVAOTPOPT|G TOV EMEVOUTIKOD KUKAOL, SnAadT) Tng KUKAIKIG Topeiag twv
ayopwv. 'Etol, té€toteg mpoPArewelg twv cupfPovAwy amoteAovy Eva gibog avtoemPefaiov-
LEVOV TIPOPNTELDV TTOV 08N YOUV TEAIKA 0TV EKPNEN TOV AYOP®DV AKIVIITWV OUYKEKPIUEV®V
XOPQOV KAl TTOAEWMV KAl TNV ekONAmon cofapmv kepSooKomK®V "Povokamv". OLuata twv
Kploewv autav eival ot emeviuteg mov akoAovBovv avteg Tig mpoPAcwetg. 'Exel amodel-
¥Bel 0Tt N avamTuEn TV KTNuatayopav cuxvotata dev opeiletarl ota Bepeimdn pey£on
TOVG, AAAA 0TI CLAAOYIKT] YuxoAoyia Twv emeviuTav, 1) omoia yapaktmpietal asmd avop-
BoAoy1ou0 Kal HIUNTIOUO, HE ATTOTEAECUA VO EVIEIVETAL 1) KUKAIKOTITA TNG KTNUATAYOPAG
(Renaud, 1997- Shiller, 2001 ka1 2006 Renard, 2008). Katd napadofo Aoutdv tpdso ot
enevduteg, akohovBavtag Tig TpofAEWelg kat CUUPOVAEG EKEIVOV TV ETAIPEIRV KAL ETTAY-
yeAuaTiwv mov aueifovtal akpifmg yia va Tovug S1EUK0AUVOLUY 0TOV EAeyX0 Kal Stayeiplon
TOV PlOKOL, TENKA AVOAAUBAVOUV OTUAVTIKOUE ETTLYELPTLATIKOVG KIVOUVOUC.

1 Kopupaieg etaipeieg 00 X0po ToV GLIPOLAWY EMEVEVCEMY AKIVITOV, STLOGIEDOLY EPEVVEC Kal TPOPASWELS,
OXETIKA TNV TTOPELN AVATITUENG TTOAEWMVY AVA TNV VPTIAL0, OTTOL KA AVAUEVETAL OTL B LTTAPEOLV OTLAVTIKES TTPO-
OTTIKEG OTNV KTNUATAYOPA TOUG. BA. yia mapadetypa Tig exbeoerg mov dnpootedel amod o 2002 1 Jones Lang
LaSalle (JLL, 2002, 2003). ZOp@®VA LE HETAYEVEOTEPEG EKDETEIG TOVG, 01 KATA KAVOVA EVVOTKES TIPOPAEWELG
TOUG, HOVO TIPOTKALPA paiveTal OTL emPefaimvovtal.
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XapaknploTikd eival ta mapadetypata mpoo@atwy "@ovoKmV" ayopmv akiviTwy,
OTw¢ ekelvwv Tov BovkovpeoTtiov™, g IpAavdiag™ kat onwadnmote tov Ntovumdal, tov
pueyxpt mpoopata adtaguovikntov EA Ntopavto tov emeviutov akivitov otn Méon
AvatoAr). I'a nepimov pa Sekaetia, n avamtuén tov Eppdtov ntav taxbpubun kat faot-
OUEVT] OTOV KATAOKELAOTIKO TOUEQ, JTOV QIIA0YOAOVOE TO 50% TOU £pyatikol Suvapkov.
Y p&e vmtepmapaywyn earpetikd AOS0EWV TPOYPAUUATOV AVATTTUENG akivijTewv. Katd
TO 2008 01 TIHEG TWV KATOKIMV EIXAV ONUEIOOEL AVENOT MEPLTOV 60%, AAA TO AUECMG
emopevo £1o¢ peiwbnkav katd 50%'. ITahaotepa mapadelypata a@opolV ACIATIKEG
TOAELG, 0TS NG Mmavykoyk otnv Taihavon, otnv mepintwon g omoiag, vitepPoieg oTig
enmevOVOEIG AKIVIITWV JTIPOKAAECAV TNV EKONAMON TNG OIKOVOULKNG KPloNg TOV 1997 oV
Sunpkeoe oxedov pa Sekaetia (Charmes, 1998 Preusse, 2001° Collyn kat Senhadji, 2002).
H xpion o81ynoe oe mtwyedoelg eTapei®v, otV eYKATAAENPT TOAVAPIOU®Y TTPOYPALL-
HATOV avarttudng KTipiwv, ek Twv omolwv &va pepog eixe Non vAomowmnBel oe peydho
m0000to (Charmes, 2003 Sintusingha, 2006)*. H eykatdAenyrn HeyaA®v GUYKPOTNUATOV
KATOIKI®V KATAOKEVAOUEV@V 0TI TAPLVPES TToAewv otig HITA petd v ekdniwon g
KPLOTC TV OTEYAOTIK®V Saveinv vynAov piokov (subprime crisis), aAA ka1 1 Spapatikn
av&non Tov aplBpol TV ACTEYWV, AWTIOTEAECAV TNV 0SLVIPT] TIPAYUATIKOTITA JTOL AKOAOU-
Onoe tov maparoylopd Twv enevéioewy oe katokieg (Immergluck, 2008)*. Ta subprime

12 B). mv éxBeon g Price Waterhouse Coopers, Romania: New Gem for International Investors (PWC, 2006).
H Jones Lang LaSalle eykataotafnke tov Iavovapio tov 2008 oto Bovkovpot, apo mponyovpévmg, tov
Iavovapio tov 2007 eixe dSnuootevoet v éxBeon World Winning Cities: Bucharest, cOugmva pe v omoia
70 BOUKOUPEDTL CUYKEVTP®VE OAA EKEIVA TA YEWYPAPIKA, OTKOVOLTKA, OTJLOYPAPIKA XAPAKTI PLOTIKA KAL LITO-
Sopég mov vdoyovrav wa aflodirevtn avastvélakn mopeia. H tpog ta téAn tov 2008 KATAKPNUVIOT TNG
KTNHATAYOPAG, 100G 5V 0PEIAETAL ATTOKAEIOTIKA 0TIV TTAYKOOLIA KPIOT), Apov 0TV Tipoavapepouevn eékBeon
Ta BepeNdn oTotyela TG Ayopag AKIVI TV KPivovTav vy, av Kat to 2006 (Tpito Tpipnvo) o pecog unviaiog
moBog avépyovrav oe 320€ kat N pEon Tiun Sapepiopatog pecaiwv Ipodiaypagmv oe 1950€, SnAadn 6 ¢o-
PEG TTAV® AITO TIG ATTOSOYES TOL SUVITIKOV TLTIKOV AYOPAOTTH) TOV).

3 BA. peta&d dwv: "Ireland’s boom falls hard in global crisis", The Wall Street Journal, 7/2/2009

4 shueova pe tig ektipnoeg e eAfetikng emevutikig tpdmelag UBS, avapdvoviav Tepaitépn Heinon v

TIU®V KATA TO emOpevo €tog. Tta teAn Noepppiov Tov 2009, to Epipato avakoivooe 6t advvartet va e€umnpe-
o€l to 80 Soekatoppvpiny Sodapinv xpEog Tov, yia 1o 75% Tov omoiov evBlvetar n Dubai World, Buyatpkn
TOV KOAOOO1a10V KpatikoL kataokevaotr Nakheel. BA. to apBpo "Gloomy outlook for Dubai” tg20/11/2009,
oto Sradwktvaxo tomno g Property Wire (www.propertywire.com). £t cvveyela, eivat yvwoto ot v egumm-
petnon tov xpéovg averafe to Katap.

1 ] v v v v v v v v v
5 310 NTOupsté 10 2009 T0 TOGOOTH KEVAMV XMPGV YPAPEIDY AVEPXOVTAV 0TO 25%, £V6) EKTILOVVTAV OTL £V OAO-

KANP®VOVTAVY 01 VO KATAOKELT] X®POL, To 2011 Ba épBavay 1o 50%. Ao TIg apyES Kat Emg TA LECA TOV 2009
elyav eykatahelpBel mepinmov 400 mpoypappata avamtuing akvntev agiag ave tmv 300 8ig Solapinv, kat
ex@padovtav eopor ot 0AOKANpeg mePloxES Ba petatpemovtav oe "modeig-pavtaopata” (BA. Ta oxeTkd ap-
Bpa 010 Sradiktvaxo tomo g Property Wire, otig 20 kat 27/10/2009).

16 B, ya mapaderypa to apBpo tov Alex Roth pe titho: "After the Bubble, Ghost Towns Across America. Half-

Built Subdivisions Are Lonesome Places; 'There’s Just No Noise™ ot Wall Street Journal tg 2/8/2008.



davela, Snuovpynoav kat subprime moeilg; v Evpwmn, n Ionavia fiwoe stpotn v
Kpion oty ayopd katowkiag”. Or mpaTeg MTWYEVOEIS TOV KATAOKEVAOTIK®Y ETAIPEIQDV
elyav Nnén kataypagel ammd ta TEAN TOV 2007, EVE EKATOVTASESG OTKOSOUIKA GLYKPOTN-
pata vd kataokevt| eykataieipOnkav®, Tmv EAAGSa, 6mov ot oAeoSopkol kavovi-
opol etvar eEapeTikd YaAapol KAl eMUTAEOV, EMITPEMETAL 1) EKTOG oxedlov Sounon, Ythiadeg
ntav ot ad1aBeteg mPpaTEG KA SeVTEPES KATOIKIEG NON QIO TA TEAN TOL 2008. ETNV ATTIKT)
eVTOTidel KAVEIQ AMOMEPATWUEVA T) NUITEAT] KTIP1A YPAPEIWV TTOV TTAPAUEVOUV AXPNO1-
postoinTa et ¥povia, KAt UnKog KUPLnv Kal Sevutepevdviwy oSikmv afovmv, og amote-
Aeopa g "vmepBepuavong” ™mg ayopdg ypapeiowv g mOANG ota TEAN NG SeKAETIAG TOV
1990 (Tpravta@uAAdmovAog, 2005). Metd ammd TETO0V €idovg KPioelg, evag VEog TUTOC
brownfield k&vel ouyva TV eu@AvioT) tov. IIpoKerTal yia eEKTACEIC OTIC OTIOIEG EXOLV KATA-
okevaodel ktipla kat vrodopeg mov mbavotata de Ba ypnoipomonBolv mote. Ev yével ta
KTipla artalovovtal Kuping Aoy TNg EAAEPNG OLVTNPNONE £€’arTiag TOV HEYAAOV KOOTOUG
™G, evw 181aiTEPA TA EMAYYEAUATIKA KTipla, amalli@vovtal Adyw tng paydaiag texvoro-
YIKNG TP0oOS0L GTOV TPOIO KATAOKELTC KAl TOV eEomAopo tovg. Emiong, n xpron pepove-
UEVOV KTIPIOV —T) TUNUATOV QUT®V— 70V BPloKovVTal EVTOE CUYKPOTNUATMOV NUITEAQV 1)
KeEVQV KTipiwv eivar efaipetika Svodpeotn kat SvokoAn. H "avakUkAwor)" Toug pe okomod
TNV ETAVAYPTOUOITOINOT TV KTIPIOV 0TI TTEPLOYES AVTEC, elval oLUVIOWE ATTAYOPEVTIKA
vpnAoL kooTtovg, pe Sedouévn ) SPACTIKN TTWOT TWV TIUGV TV akoAovBel v ekdn)-
Awon pag "govokag” g ayopdg. H onuepvi) KAtaotaon oV KTNUATAYOP®V O TOMEG
XOPEG WTopel va vootnpi&el v asmtoywn Ot N kpiomn g Sekaetiag Tov 1990 TwV AolA-
TIK®OV TOAewVv paov Sev eixe 518a&el, olte otovg enevduteg, oUTE OTOVG TTOAE0SOUOVG,
oUTE 0TIC ONUOOIEG APYES, TOVG KIVOUVOUE TTOL EAMOYEDOLY ATTO TNV LIIEPPOAIKT) EUITAOKT)
TWV KePSOOKOTK®MY YPNUATOOTKOVOUIKGOV UNYXAVIOUOV OTNV Ayopd AKIVITOV KAl OTNV
aotikn avamtugn (Fujita, 2000- Hilbers x.d., 2001* Sajor, 2003).

17 Méoa oe Mydtepo amod Séka ypovia Smhactaodnkay (oe otabepis TipEc) ol ayopaieg afieg TV KATOKIGDY,
KQL TO XPEOG TV VOIKOKUPL®V avéndnke amd 60% oe 125% tov AEIL 'O00 yia v eEKTAOT TOV XPOVOL aIto-
TANPOUNG TWV OTEYAOTIKGV Saveinv, autn £QpTace ¢wg Kal ta 50 xpovia. [Tapddnia, katayplpovtav dnuo-
YPAPIKT) OTACTHOTNTA KA M1 LAANOV avalikT) avEnon twv ewcodnudtov. [eprocotepa amd 700.000 dSiape-
PlONATA KATAOKEVAOTNKAV TO 2006, TEPIOCOTEPA ATTO TO ABpooHa 00wV KataokevaoOnkav ot F'adia, ot
Teppavia, kot ot Bpetavia kata my i61a xpovia. (E@nuepida Le Monde, 5/9/2008).

8 7o mo XOPAKTNPOTIKO Tapadetypa amotelel 10wg 0 oklopnodg Senefia Nuevo ota mpodotia g Madpitng,

710V NON ATTO TG APYXES TOL 2008 TAPAPEVEL UITEATIG Kot 0XeS0V eykataheAelpévog. H kataokeun Tov owi-
OpoU Apyloe oTig apyég g dekaetiag Tov 2000 aitd Tov Francisco Hernando, Kat COLP®VA [E TA APYIKA O)E-
S1a Oa mepredapPave mepimov 13.500 Srapepiopata oe mpootteg Tiueg (BA. http://onde2000.info/ONDE%20
2000%20WEB%20INGLES /home.htm.). KataokevaoOnkav povo ta 5.000 amd autd, aAd katoknOnkav At-
yotepa amo 300 (BA. emiong: "Building boom reduced to ruins by collapse of Spain’s economic miracle”, epn-
uepida The Guardian, 19/1/2009)
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H xukikn xivnon g KTNUATAyopag eVIEIVEl TIC OGUOKOAEG OTO EMYXEIPNOIAKO
eminedo Tov moAeoSopkov oyebiaouov. Xe kabe OAn Srakpivoviar Stapoporoinuéveg
ayopeg akivntwv. Eviomidoviatl {oveg 10XUpTI¢ avamTuing, (MVveg OTACIUOTNTAG KAl {DVEG
VITOXWPNONG NG KTNUATAYOPAS, KAl AUTO UITOPEl va 10YVeL yia kabe empuepovg KTnuata-
yopd (KATOIKIGV, KATAOTNUATWV, YPAPEI®Y, K.AT.). AnAadn, ot kUKAoL TnNg ayopdg kabe
Katnyopiag akvntwy, oe ke pia {ovn moAeng pmopel va eivar toAU Stagpopetikol petadl
Tovg. O1 S1aQOoPOITONOELG AVTEG EVIEIVOVTAL OTAV 01 ATTOSO0EIG TV ENMEVOVOEMV AKIVIT®V,
TEIVOLV VA AyylEOUV TIG HEYIOTEG 1) TIG EAAXIOTEC TIUEG TOVUC. Z€ U1 TPOXIA AvOdov TwV
TILGOV, 000 VYPNAOTEPO €ival TO ONUEIO EKKIVNONG, TOOO 1 MEPATEP® AVENCT TV TIUWV
elvat evtovoTepr, Le aToTeAeoua va avEavetal 1 S1a0taot) HeTadd Twv HEYIOTWV KAl EAAY1-
OTWV TIUQOV TIOL KATAYpAapovTal oTig Stagpopeg {wveg piag toAng. Katd ouvvénela, 1 diago-
POTIOINGT) TNG KUKAKNG KIVNONG TOV EMUEPOVS AYOPOV TV {WVAOV LG TTOANG 00Nyel o
S1evpuvopeveg S1aQOPOTONTELS TV {WVAOV AVTAOV, TOOO LETAED TV ayopwv petafifaong
000 ka1 evotkiaong axwvntov (Renard, 2004, 2008). 'Otav o1 petaforég Twv aflwv oTig
TOTKEG AYOPES EXOUV OYETIKA LEYAAO EVPOG KAl XPOVIKT] S1apKela, evieivovtal Ta @pavo-
LEVA KOWVWOVIKOU S1aXmwplopov kat ol petaBoiég oto dounuévo mepifaiiov eival evrova
0paTEG KAt SUOKOAQ AVAOTPEYILEG.

[Tépa ammd Ta TPOPAUATA TTOU GUVETTAYOVTAL QIO TNV €KONAWOT TWV TAPATAVK
(PAWVOUEV®OV 0TI OUYKPOTNOTN KAl OTNV OPYAVKOT] TOL A0TIKOL X®POUL (JT.X. 0TV avasttudn
Kat S1aelpion aoTiK®V SIKTOmV, KOWVOVIKA sipofAnuata), omwodnmote ta véa dedopusva
mg ayopdg 8 SlevkoAUvouv TNV aAvaoTpo@r] TOU EKTATIKOU HOVIEAOU AVAIITUENG TwWV
TOAEWV, TNV ACTIKI] AVAYEVVNOT], KAl YEVIKOTEPA TNV AEWPOPO CUYKPOTNOT] TOUG, 1| orola
Kot amoteAel TAEoV PBaoikr) evpwitaikn otk emihoyn (European Commission, 2006).

4. AHMOZIEY ITIOAITIKEX

YT0 KePAAAI0 AUTO VLITOOTNPICETAL OTL Ol UNYAVIOUOL TNG TTAYKOOUIOTOUEVIS AYOpPAg
akwvi v de Aappavovtal enapkmg vITOYN 0To oxeSlaoud TV SNUOCIWY TTOATIKKOV, KAaBmg
Kal OTL 1 emevOUTIKN AOYIKI emKpatel OAO KAl 710 OUYVA EKEIVIG TOV HAKPOTPOBETOU
Snuoaoiov ovupepovtog (Adams, 1994), T0 07010 TAEOV, HAAMOV SVOKOAA HITOPEL VA TPOO-
S10p100¢l pe oaprjvela.

O1 eBVIKEG KLBEPVTOEIS KAL O1 KEVTPIKES TPATIECES TV KPATMV AdUVATOVY VA TTAPE-
Bouvv ATOPACIOTIKA 0TO TTAYKOGUIOOUEVO XPNUATOMOTOTIKO cuoTnUa (Strange, 1994).
O uoVOg TPOTTOG YA VAL EMNPEACOVY TNV AYOPA AKIVITOV EIVAL TA (POPOAOYIKA HETA, KAl
g &va fabud n pLBuon TV emToKi®y, av kat avtd kabopidovral kupiwg otn Bacn twv
emrokiov avagpopdag g Evpwmraikng Kevrpikng Tpdamelag.



Ed® ka1 mavew asto pia Sekaetia, ol aoTiKeg TTOAITIKEG TO00 0g €BVIKO 000 Kal o€
EVPOITATKO emined0, EMKEVIPMOVOVTAL OTNV COTIKI] AVAYEVVION KAl OTOV EAEYXO TNg
eCammwong Twv moAewv. Me v £€kBeon g EE mepi g [ToAtikng Zuvoyng kat Tig [ToAeig
[COM(2006)385 final] kaBag kat g odnyiag mg EE mepi twv Kotvotkamv ZTpatnyikov yia
™ Zuvoyn 2006/702/EC (§2.1, "The contribution of cities to growth and jobs") mpowBeitat
0 €AEYYOC TNG QOTIKNG EMEKTAONG KAl 1) AOTIKN avaygévvnor. 2tn Bpetavia, n €kBeon
Towards an Urban Renaissance nov enefepyaocOnke n Urban Task Force, eiye wg amdppora
v odnyla ap. 3 mept "Xwpikov Tyedraopov kar Katowkiag” mov ekdoOnke 1o Maptio tov
2000 (Planning Policy Guidance Note 3: Housing, yvwot wg PPG 3). H odnyla avtn
TIPOETPEIE TIG TTOAEOSOUIKEG APYES TNG XWPAG VA ATTOPEVYOVV TIG EYKPIOEIg Snuovpyiag
OUYKPOTNUAT®WY KATOIKIQOV OTOV €£MACTIKO XWPO, KAl va spootatevoovy Tig "TIpdowveg
Zmveg" TV TOAE®V KAl TOV AYPOTIKO X®POo, evBapplvovtag TNV €mavayprolomoinon
eykataleAelpupevav aotik®v meploxawv (brownfields). To 2000 ot T'adAia €0nke og 10%0
o N. 2000-1208 mept "AMnAeyyUng kar Aotikng Avayévvnong” (Loi pour la Solidarité et
le Renouvellement Urbain, yvootog wg SRU). Meta&l twv oTtoOXwv TOU glval 1) tpowdnon
TWV AOTIKOV AVAITAACE®Y, 1| AUENON TOV AOTIK®V JTVKVOTHTOV OJov elval duvarto,
KAl 0 €AEYYOG TNG KOWVWVIKNG KAl OIKOVOUTIKNG S1aipeong Tov Xopov Pe v av&non g
KOW®VIKNG LENG. ZTNV apyIKT| TOL LOP@T], O VOLOG ETTEPEPE OTLLAVTIKEG TPOITOTO OELS OTO
Beokd mAaiolo g toAeodopiag otn ywpa (Booth, 2003), aAAd petd to 2006 TPOTOTOL-
NONnke apketeg PopPES Pog TNV KATELOLVOT TNG LEYAADTEPTG EAACTIKOTNTAG TV UETPWV
70V apXKa mpogPAene. Evrovtolg, 1000 0Tig meputtwoelg g I'aAAiag kan g Bpetaviag,
000 KAl TV JIEPIOCOTEPOV AAAMY EVPWITATKOV KPAT®V, 1| AOTIKT| eEATTAMOT KAl 0 KOWV®-
vikog Staywpropog Sev £xovv avayaitiodel o ikavomomn ko fabuo (Berger, 2003 Berger,
2006 European Commission, 2006* Roux ka1 Vanier, 2008)*.

Omowadnmote avEnon ¢ KATAOKELAOTIKNG SpaotnplomTag Kol TV TIHOV TOV
AKWVTTV €UVoel BpayvmpoBeoua Ox1 HOVO TOV I81WTIKO Topéd, aAd TV emiteven empue-
POV OKOVOUIK®OV OTOX®WV TOv Anpociov, 1o 0moio amokopidel avinueva @oporoyKa
£€000a Qo Vv mapaywyn, Tg petafifdoeig, v KupldTA KAl TNV KATOXT AKIVITOV.
'Eto1, mpokeipevou va evioyvbel 11 §paotnplotnta Tov Toped TV KATAOKEV®Y, TTPondov-
VIal ouyva amo T kuPepvioelg S1a@opwv e18®V POPOAOYIKA HETPA TTIOU OKOIO €X0UV
va evBappivouy  {NTnon katl Tig enevoloEIg 0 aKivNTa, KAl VA JTTPOCEAKDOOLY e0viKa
kat S1iebvn kepdhaia. 'Otav 1 ayopd aKIVITWV EUNUEPEL, TO OIKOVOUIKO JTIAEOVEKTNUA
OV UITOPEL VA TTPOGPEPOVV OTOVG ENMEVOVTEG AKIVITMV TA (POPOAOYIKA LETPA €lval TOOO

19 To 2002, n Tepuavikiy kuBépvion eixe O2oel wg 0TOX0 TV peloon e "katavihwonc” eAebBepwy eSaphv ot
XWPA, OTA 30 EKTAPLA TNV NUEPA MG TO £T0¢ 2020. EAappd pelwon emtedydnke Opmg HOVO HETA TO 2004,
otav ta eAelBepa 5APT) TTOV YPNOTLOTTOIOVVTAV V1A VEES XPT|OELS AVEPXOVTAY O 120 EKTAPLA NUEPTOIWE, AKO-
un oAU pakpla BERaia amd to oToX0 oL Exel apyika tebel (epnuepida Liberation, 19/4/2008).
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ONUAVTIKO, TTOU €XEl W¢ QIOTEAECUA AUTOL va unv atoBavovtal v avaykn va efetd-
oovv evdelex®g TNV ad@AoT) Tovg va amoktnoovv éva akivnto (Charney, 2001 Renard,
2008). Ixkéntovtal povo Ot mpofaivouv oe pia amodoTikr emEvovoT. XaApaKTPlOTIKO
elvar 1o mapadetypa tov yalukov N. 2003-590. O SnAwpEVOg 0TOXOG TOU VOUOL TTav 1)
QAVTIUETMITION TOV OTEYACTIKOV JPOBANuatog pe myv avénon twv Stabeoipwy mpog evol-
KlaoT KATOKI®V KAl 0 EAEYYX0G TOU VYPOUG TwV EVOIKiwV. ZVUUP®VA e TIG apylKeg data-
Ee1g Tov VOpOoUL, 07T010¢ ayOpade LIa KAVOUPLa KATOKIA Kal 0T ouvexela ) piobwve ya
S1a0Tnua TOLAGYIOTOV EVVEA ETMV O€ KATIOI0V JTOV T XPTOILOI01000E ¢ KUPLA KATOIKIA
TOV, EMMPEAOVVTAV ONUAVTIKOV (POPOAOYIK®V eAa@pLvoemv>’. To amotéleoua amo v
£PAPLOYT] TOV VOLOU TTAV 1) EMSIWKOUEVT] OTLAVTIKT] AUENOT) TNG KATAOKELNC VEWV KATO1-
KOV —pOV OLOIACTIKA 01 (POPOAOYOVLEVOL ELYAV TN SUVATOTNTA VA KEPAAALOTION| 00UV O
akivnn meplovoia toug eopovg mov StapopeTikd Ba katefarav 0To KPpATOG— AAAA emtiong,
N AVETTAPKMG EAEYYOUEVT] EMEKTAOT] TTOAMGDV TOAEwV. To yariko mapadetypa vootpidet
v dsoyn OTL, 1 VINBETNOT PETPWV TTOL TEPIOTACIAKA EVVOOLV TNV AVAITTUEN TPOTOVTWV
QTOAAQYIEV®OV QUITO TI (POPOAOYIA KAl OKOTEVOVV OTNV avaBEPLAVOT] OPIGUEVHV AYOPKOV
AKWVTT®V, avtifaivouy ouyva Toug HakpostpoBecovg 0Tdyovg puBUIONE TOV XMPOoV, OTav
8e ouvvobevovtal amd Tig avaroyeg moheodouikeég pvbuioeig (Renard, 2009). Xtig HIIA,
Katd TV mepiodo eEENENG NG KPIONG TWV OTEYATTIK®V Saveimv, 01 POPOAOYIKEG EAAPPUV-
0€1g TwV SavellOUeVmVY Yid TNV atOKTNOon TPOTNG KATOKIAG NTay eEAPETIKA OTUAVTIKEG.
v EMada, otig apyxég tov 2006 mpayuatomomOnke pa gopoAoyikr) petappubuion,
pe mbavo oToXo TNV TOVWOT TN¢ KATAOKEVAOTIKNG SpactnploTntag kat TNy avinon twv
Kpatikov e008wv. IIpokertal yia v emPBoAn tov @opov Ipootibepevng Aflag otig veeg
owodopeg (N. 3427/2005), N omoia ovvodevONkKe pe T SpaAcTIKN AVENOT TWV AVTIKEILE-
vikov aflov. Ta pétpa autd mpoavayyeAdnkav amd v kKuBEpvnon eikoot TePimov U veg
TPV AIIO TNV NUEPOUNVIA EPAPLOYTNG TOVG, LLE ATOTEAECUA 1] Ayopd va Bewproel Kat va
TIPOEEOPATOEL 1A EEPYOUEVT] OTUAVTIKT] ADENOT TV TIHGOV TOV aKIvhTov. Aedouévng
g VYNANG StabeouotnTag panedikav Ke@aiainv yia davelodotnoeig, dnuovpynonkav
mbavotata cuvOnKeg YUYXOAOYIKNG TEONC 0°Eva HEYANO TTOCOOTO TV SUVITIKWV Ayopa-
OTWYV, 01 070101 £0TTEVOAV VA AYOPACOLVV KATOKIA, BewpmvTag 0Tt 0To pEAov avtod Ha ftav
SvokoAotepo (Tpravragpuiromoviog kat KavSuAa, 2010). Apyikd n {)non TpokAAeoe TNV
TPOCPOPA, 1) 070l AVENONKE LIEPUETPA KATA TNV TEPI0SO 2004-2007, ELVOOVTAS ETOL
™ Snovpyia cuVONK®V KPIoMg 0TV AYoPA KATOIKIAG 0TI X®PA artd Ta HEcA TOL 2008.

20 SUYKEKPILEVQ, ETOPENOLVTAY TA EMG: ATTO TO POPOAOYNTED £1008N A TOV eEETUTTE TO 65% TOL TT0GOD TTOL Sat-
TAVOVOE Y1 TNV AYOPA TG KATOIKIAG, TTAEOV TWV TOKOXPEOALTI®VY Tov (FTIBavoD) Tpamedikol Savelopon, TAeov
TV A0V 08wV (aopaleleg, K.AT.). AQopoAdYNTOo emiong NTav HEPOG Twv evolkimwy mov Ba Aaufave. Kbpla
VIIOYXPEWOT) TOL eMEVOLTH NTAV 0 0efACUOG TNG AVAOTATNG TIUTG EVOIKIAON G TG KAToKiag, 1 ormoia opilovtav
artd 1o KPATOG yia kabe meployr).



Ye 0Tt agopd ta REITS, n emtuyia tovg — o xwpeg mAnv g EMAdag — opeiletan
0€ peyaAo Babud ota popoloyIKA TAEOVEKTIUATA TOUC, TTOV 10XVOVV O OAEG TIG XWPES,
ovptepapfavopévng g EMadag (KPMG, 2007° PWC, 2007, 2009a), o cuvEuaouo
LE YEVIKOTEPA ELVOTKA KABEOTMOTA POPOAOYNOTG TV EMEVOVOUEVOV O AUTA KEPOAAI®WY
(PWC, 2009p). Emiong, otig diadikaoieg TITAOTOINONG TV QIATNOE®Y A0 OTEYACOTIKA
Sdavela, oTig ormoieg evromidovial Ta KUPLA AiTia NG KPiong Twv davelnv vynAovL kivdvvou
(subprime crisis) oug HIIA, n omoia iowg va unv eixe mapet 10o0 peyareg Saotdoelg,
edv —mAgov g advvapiag KpaTKoL EAEYXOV TV AyopmV KePaiaiwv— ta eBVikd popo-
AOYIKA oLOTHUATA SV TTAPEIXAV ONUAVTIKEG (POPOAOYIKESG EAAPPUVOELS, TTOV S1EVKOAUVAV
TNV TITAOTTIOINOT KAt TNV aveEEAeyKTn LOXAELOT] KEPAAIWOV. ZUVOITTIKA AvVAPEPOLLE OTL Ol
Tpaedeg mov Yopnyovoav Savela (0Tn CUYKEKPLUEVT] TTEPLTTTWOT) EVLITOONKA OTEYAOTIKA)
i6pvav offshore etaipeieg mov Sev Poporoyolvtav yid Tig GUVAAAYES TOVG, KAl Ol OTTOIEG
Stakivovoav ke@aiaia twv Structured Investment Vehicles (SIVs). Ot etaipeieg avtég,
apoL ayopalav ta Trthosotnuéva Savela amo Tig Tpartedeg, Ta HETETPETIAV O€ VEOUG EUIIO-
pevopovg dounpevoug tithovg (Colaterized Debt Obligations — CDOs) ouvyvotata 8ai-
tepa "to&ikovg" (BovAyapng kat Tpravta@uAAdmovAog, 2011)>.

5. ITIOAEOAOMIKOZX XXEATAXMOX KAI ATOPEX

H avaykn vAomoinong twv aoTK®V LITIOSOUGOV KAl eNEVODOE®V EMTACOEL OAO KAl TTEPLO-
00TEPO T ouvEPyaoia Tov SNUOcIoL TopEd pe TV ayopd kat odnyel mpoodevtikd, T000
0€ TIEPLO0OTEPO EVENKTEG TTOAEOSOIKEG pLOUioEIg KAl UNXAVIOUOUE, 000 KAl oTtnV avadn-
mon pomwv Pedtotg aflomoinong Twv Sikawpatov 181okmoiag et akvitwv. Autd
Oe Ba pmopovoe va Bewpnbel omwodnmote wg a apvnTikn eEeMEn, eav ovyva de Heto-
VIV Ol QITALTNOELG TOV TTOAE0SOIKOU OXESIATLOV KAl TOV TTPOYPAUUATIOUOV TNG ACTIKNG
avantuéng oe devtepn poipa, eav PePfaiwg vitobeoovpe OTL autol LIAPYOLY KAl €ival
oaPeig Kal emapkeic, katt mov adtap@iopnmnta Sev 1oyve yia v nepintwon g EMadac.
AvTo ovppaivel kupiwg OTAV KATA TN oUVEPYATia TOL SNUOC10VL pe ToV 181w TIKO Topéa Sev
tifevtan povo Bépata mov apopovy aTAa Tovg OPOLS AlOTOINONG TWV 1810KTNOI®Y TTOV
empaiet o oxedlaouog, aAAAA 0AOKAT pwUEVES TTOAE0SOUTKEG TTAPEUPATELS, AVTEG VOOUUEVEG
WG (PUOTKA KA1 XPTULATOOIKOVOULKA avTiKeipeva.

To Bewpnmkd £pelopa TNg aropLOUIONG TOU OIKOVOUIKOU OUOTNUATOS, EVTOIi-
{etan o€ TOAMTIKO-01KOVOpIKEG Bewpieg mov avamrtuxOnkay nén amod Tg apyEg TOV E1KOGTOV
awva. Ze avidlaotoAn pe g Bewproeig tov Pigou (1932) yia v "astotuyia g ayopag”

21 B8 avagépoupie evOEKTIKA OTL akOUT KAt TOAELS EVESOQV OTIG GEIPTIVES TV VYNAGY ao8Ooewy TV sub-
prime mpoloviwv. H vopPnykn toAn Narvik, mAnBuopot 18.000 KATOIK®OV ONUEIMOE ATOAEIEG 20 €K. OTEPAL-
VoV, ano enevdvoelg oe "to&ikd" opdloya (epnuepida The Guardian, 30/6/2008)
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KO TNV avaykn Kpatkov Tapeufatiopod 0Tig O1KOVOUIKEG SpaoTnploTnTeS, SlEPELVAOVTAG
10 "TPOPANUA Tov KoVwVIKOL kOoTovg", astd Tov Coase (1960) téBnkav o1 faceig yia v
avantudn g Oewpiag Twv Atkawpatwv IStoktnoiag (Property Rights Theory), amod Toug
ONUAVTIKOTEPOVG EKTTPOOGOITOVS NG omoiag Bewpovvtal ot Demsetz, Alchian kat o "aipe-
Tikog" Barzel. Néeg moMtikég Bewpieg avamtiyOnkav, ol omoieg vtooTnpiovv TOV TEPT-
0ploUO NG KpaTikng mapeuPaong otnv ayopa (Webster, 1998). Tetoleg eivan 11 Oewpia
g Anuootag Emdoyng (Public Choice Theory) kat n ®@ewpia g [IpoooSobnpiag (Rent-
seeking Theory), kUp1lot ekTpOOWIOL TwV 070wV Bewpovvtar ot Gordon Tullock, James
Buchanan ka1 Gary Becker. Ot Oewpieg autég aupiofntoiv Ty 1kavotnta Tov KPAToug va
nipofaivel ot BEATIOTN OIKOVOUTKA KA KOWVOVIKA eTA0YT), £mteldT) To Anuoaoto eivat apeoca
e€apNUEVo aitd TO TTOAITIKO OUOTNUA, KAl 08NYEiTal va TTPOTIUNOEL TV €A0YT Tov Ba
TOV S1a0(AAITEL TNV TAPALOVT) TOV OTNV eEovoia, avTi pag AAng, meplocotepo opBoro-
yikne. Emiong, mpeofedovv ot n Snuooia mapepupfaocn maoyel amd aovvemela kat aduvapia
KaBop1opoL HAKPOXPOVIAG TTOAITIKIC, YEYOVOGS TTOU HEIMVEL TNV QTOTEAECUATIKOTNTA TNG
o€ oyxéon pe v ehevBepn ayopa (Haila, 2007). Me ¢pelopa tig Bewpieg avtég, vtootn-
pixBnkav Béoelg evavtia otov mapepfatiopnd Tov KPATOUG OTNV OIKOVOULA, ApYIKA OTIG
HIIA ka1 otn ovvexeia kat otnv Evpoon. IIpoodevtikd, ot S1apopeg 01KOVOUIKO-TTOMTIKEG
Bewpnoerg mepi g "amotuyiag Tov Anpooiov” kat g "un-amotuyiag g ayopag” (Wolf,
1987), dpyloav va kepdidouv Edagog, vtootn pidovag mn eieAevBepomoinon, v "amopLo-
uon", TIg I1WTIKOTOM 01, TNV viobetnon tng apyng "o xpnotng mAnpovel”, ka o Oéuata
X0P1KoL oxedlaopol kal aotikng Stayeipiong (Freire kot Stren, 2001° Webster kot Lai,
2003).

E1dikd og 011 apopd tov moAeoSopikd oxediaopo, n avtibeon petald twv prlooma-
OTIKOV KAl TV veopleAevBepwv BEcewv eivatl oxedov 1000 TaAaid, 0G0 KAl 1] AVTIGTOY
mohtikn) (Klosterman, 1985 Sanyal, 2007), kal otn oVyypovn Hma popen g (Geutig,
2007) prropel va ekppacbel armod to eENg epOTNUA: 01 IEPLOPIOUOL OTA 110K TN o1aKA Sikat-
opata mov emPBAarlovv ol mtoAeodopikeg puOuioelg kal o oxedl1aonog Exovv HEYOADTEPO 1)
UIKPOTEPO KOOTOG O€ OYEOCT) LLE TNV MEPITTWON KATA TNV 07toia 1 ayopd Ba agprvovtay eAev-
Bepn va Aertovpynoet, ago to "kdotog Stkaompa&iag>* yia  pvBuion tov xwpov Ha etvat
ukpotepo; Aflomotwvtag ek véou 1 Oewpia Tov Kootoug Atkatonpalliov (1) Zuvalaymv)
(Transaction Costs Theory) tov Coase, mpoteivetan évag "Tpitog Apopog” mov embupel va
ovupipacer v ayopd pe tov eVENKTO Ywpikd oxedraouod (Alexander, 1992, 2004).

'Eva ano ta faoikd otoyeia tov eEeAifemv otov moAeoSoko oxedlaoud amoteei 1
TAOT) 7TPo0SELTIKIG HETABOANG TNE Evvolag TwV STKAwUATKVY 1810KTNolag 08 TTOAAES XD PEG.

22 v . v v ' v . Y v
ESw» 0a mpémer va mpoodiopicovpe 0Tt ta "kootn Sikaompa&iag” (transaction costs) agopolv, pe v evpeia
évvola tov "Néwv Oeopikav Owkovopukmv" (New Institutional Economics), To GUVoAO TV 01koVOIK®V emfa-
POVOEMV TTOV PITOPEL VA TTPOKLYPOLV ATO pat TTpaén.



IIpog v katevBuvon g emiteving peyaAvtepng evedi€iag oto oxedlaouo Kat NG evpv-
TEPNC EVOWOUATOONG TV 1010KTNOIOV OTNV TAPAYWYIKT Stadikacia kal T0 XpnuUaToo1Ko-
VOLIKO oVOTNUA, TpowBolvTal: a) 1 AvATITUEN UNXAVIOUGOV S10XEIPIONG TWV SIKAWUATWY
avanttuéng akvntov (transfer of property/development rights), kaBwg kat ) n meprocod-
TEPO EVEPYT GLUUETOYT] TOV IO10TIKOV TOHEA 0T SIAUOPP®WOT] TV AOTIK®V KAl TTOAE050-
LK@V TTOATIKQV.

H évvola twv 1810KTNo1aKOV STKAU®UAT®Y TOIKIAEL 0TIg S1APopeg XDPES. e XOPES
OTI0VL 10YVEL TO NTEPWTIKO Sikato, omtwg 11 EAMGSa, 1 £yyeia 18ioktnoia amotelel Sikaimpa
adlaipeto kal ammoAVTo. e Ywpeg OTOL emKkpatel 1o ayylooca&ovikd Sikaio, n €yyeia 1610-
KTnola ovviotatat —mepa amd TN QUOTKN NG LITOOTAOT— 0€ &VA CUVOAO SIKAIWUATWV
(.y. Sikauwpata a&lomoinong Tov cuvteAeoTn SOUNONGg TNE 110K OIAC, EKUETAAAELOTIC
TOV VIESAPOVE, TWV VITEPYEIWV TUNUATWOV TNG), OPIOUEV®V EK TMV OTTOIMV T} EKUETAAAELOT)
elvan avefaptnm amod ta da. H ammodeopevon tov 1810KTNoakov Stkaopatoy et mg
gyyelag 1810k moiag asmo TN PUOIKT| LITOOTACT] AUTHS S1IELKOAUVEL TNV AVAIITLEN Unxavi-
OUQV OTIWG I LETAPOPA T) 1) TOANOT] TwV SIKAIWUATOV AvATTUENG, KAl 0U01a0TIKA Kab1oTd
Sduvartr) ) Snuovpyia ayopmv yia ta Sikaumpata avta (Haila, 2007).

To Bpa g e€ao@Aaong 1KAvOIToTIKOU Sounuévov ePIBAAAOVTOC KAl 1) TAPOYT|
ETMAPKMV KA TTOI0TIKOV KOVOVIK®V VITOSOU®MV ATTOTEAET TAVTA €va AITO TA KUP1a {nToveva
Tov moAeoSopikov oxediaopol. Evtovtolg, 1 ouveyng av&non tov kOoTtoug twv oAeodo-
uK®v apepufacemy kat g Snuiovpyiag vrodoumy, 1 avaykr O1KOVOUIKTS Blmwotpudmtag
ToVg, KABMS KAl 1) OTEVOTNTA TV SNUOCI®WV TOPWV, 0SNYNOE GTNV AVATITUEN UNYXAVIOUWV
710V TTPowBovv Tig Zuppadelg Tov Anuooiov pe tov ISiwtiko Touéa (ZAIT), pe mpoodokieg
QITOKOUIOT G WPEAEIRV Yia aupotepa ta pepn (PWC, 2008y, 20086 Peterson, 2009). Katda
v tedevtaia Sexaetia, Oeopika miaiowa mept twv TAIT &xovv mAgov BeopoBetnOel oe
oAeg oxedov Tig evpwmaikeg xwpeg. H mpwtofoviia JESSICA® eioayel vea dedopgva oTig
moAeodopkeg mapeppaocerg pe ZAIT. H tpwtofovAia yapakmpiletal adiapu@iofnmra ano
oplopEVA TTOAD BeTikd OTOKEIN KAl OTOXOVC, OTIMWG 1| CULLETOYT KAl LOYAELOT 11WTIKGOV
KEQPAAAIWV 0€ AOTIKEG TTAPEUPATELS KA T) —ATTO OIKOVOULKNC AmtOWewnc— 0pBOAOYIKT) Xp1 ot~
postoinon topwv tov EXITA. Evtoltolg, Heow mpoypaupatik®y ovufacemy mov mpofAenel,
mBavoTata evioyLOVTAL TPOOSEVTIKA 01 OXECELS EEAPTNONG TOV TTOAEOSOUIKOV oYXeSIATUOV
KQU TNG AO0TIKNG AVATTTUENG QUITO TO XPNUATOMOTO®TIKO ovotnua. H mpwtofovAia JESSICA
astotelel L oagn eveelln yia m pHop@r TV HEAMOVIIKOV OXECEDV TOV XPTUATOOIKOVO-
H1KOU GUOTNLATOG LLE TOV TTOAEOSOUIKO OXeS1a0U0 KAl TNV ACTIKT] AVAITTUED.

23 BA. http://ec.europa.eu/regional policy/thefunds/instruments/jessica_en.cfm. BA. SbpBaocn Xpnpuatodotn-
ong peta&d g Evpomaikng Tpamelag Enevovoenv kat g EMnvikrg Anuokpartiag, 1/7/2010. BA. emiong myv
YA ¢ 20-8-2010 ovotaong tov "Tapeio Kepahaiov JESSICA" (PEK 1388/B/3-9-2010).
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Ag onueiwBel OTL N ATTOPACIOTIKOTEPT) EUITAOKT] TOV XPNUATOTIOTWTIKOL TOUEA OTNV
aoTIKN avasttugn mpowbdeital ovvtoviopéva 8o Kat ToAAA Xpovia amod v ITaykoouia
Tpamea. Méow NG XPNUATOSOTNONG CLUYKEKPIUEVWV VLITodouav, mpowbel amopaot-
0TIKEG Beopikeg alayeg ota eminmeda g eBvikng kal tomkng StakvfPepvnong (World
Bank, 2000° TpravtaguAlomoviog kat AAe€avOpomotov, 20100)%4, evmd pe TIg apyeg g
paivetal 0Tt evappovidovial kar o1 Evpwmaikég moAtikeg. Etn oTpATNYIKN NG YA Tig
TTOAELG Kal TNV aotikn StakvPepvnon, mtov Snuootebdnke pe tov titho: Zvotnuara IToAswv.
Evowuatwvovrag EOvikég kat Tomikég IToAtikeég. Svvdéovrag Ocouovg kar Ymodouég 1
IMaykoopa Tpameda Bewpel 0TL 01 emTuynuEveg OAelg "Oa PBeAtiwoovy ta xpnuatooixo-
voutka tovg, 8a spooeAkvovy 16titeg emevOUTES Kat puotka Ba @povTiovv Tovg PTwY0US
tovg" (World Bank, 2009). Emonuaivetar 61 yia v IHaykooma Tpamneda, i évvola g
"aewpopov TOANG" ouvowidetal oty KaTaAANAOTNTA TV cLVONKkKOV Stafiwong (livability),
OTNV AVTAYWVIOTIKOTNTA, 0TV KaAn Stakvfepvnon kot Stayeipion, kat oty "tpamedikn
eAkvotikotntad” g (bankability) (World Bank, 2000).

Me toug TpowBoVEVOUE VEOUS UNYXAVIOUOUGE TNG VAOTIOINOTG TTOAEOSOLIKGMV TTAPELL-
Baoewv, TO XPNUATOMOTOTIKO OVOTNHA, AITTO ATTAOG LEAETNTNG, EpYOAAog 1) xpruatoSotng
TV £pynv, kadiotatal o facikog eTaipog Tov SNUOCIoV, KATL TTOL ATOTEAEL HAMOV BeTIKO
oTotyeio.

Yofapd eival Oumg Ta JTHUATA TTOV EYEIPOVTAL, KAl TA OTOIA, AV KAl &V JTPMTNG
OWPEWC PAIVOVTAL TEXVIKA, £XOVV EVPUTEPES EMITTMOEIC OTNV ACTIKT] AVAITTLEN. ATt TN W,
TiBetan 10 Bepa g Sraypovikng Siayeiplong Tov piockov Tov ogeiletal otV aotabela g
ayopag akviTmy, aAAa kat g Svokaupiag 1) kat adtagpaveiag tov Beopikov meptBaiio-
VTOG 0€ TTOAMEG Xwpeg, kat 1aitepa oty EAGSa (JLL, 2008 D’Arcy, 2009). Ot ovvOeteg
moAeodopikeg mapepnfaocelg amoteAovV SUOKOAN VAOTTOMNOUES ETEVOVOELS LYNAOD plokov,
Kat yla to Aoyo avto opBd asarteital 0 KATApuePIONOg AvToy, HETAED TV I01WTIKGOV Kal
SNUOCIOV POPEWY TTOL CLUUETEXOLV. ATTO TNV AAAN, 0TI VEQ TTPAYUATIKOTNTA IOV Stapop-
povetal, ®g BeopoBenEvog eTaipog, 0 XPNUATOMOTOTIKOG TOUENS QTOKTA HEYAAVTEPT
oYY 0N AYPnN WIo@AcemV. Ze OTL aPOPA OTPATNYIKNG ONUACIAg TOAEOSOUIKES TTAPELL-
Baoeig ka1 Aertovpyieg MOV APOPOLY TO PETAPOAIOUO TwV TTOAEWV (T1.X. EVEPYELA, ATTOpP-
pippata), ol evépyeleg AAAA KAl 01 OTOXOL TNG TOTMIKIG ALTOSI01KNONG —OTAV LITAPYOLV,
elvat pakpompdBeopot kat opidovtal pe cagr) Kat peailoTiko Tpomo— evdeyetat va Bpeboiv
TPOOSELTIKA LITO TOV TIAT|PT) EAEYXO 10XUPKDV OTKOVOUIKMDV CUUPEPOVTIWV.

24 B). ke@. 3, "A Renewed Bank Strategy for Urban and Local Government Assistance" (World Bank, 2000), kat
ke@. "Encouraging progressive urban land and housing markets" (World Bank, 2009)



Ot moAeodopikeg mapepuPacelg peyaAng kKAipaxkag mov £Xouv KATAAVTIKEG EMUITTO-
O€1¢ 0TOV A0 TIKO 10TO, OTTMWG YA TTApASEy A L0 ACTIKT] AVATTAQOT], Uld avamrTugn peydwmv
ONUOCIOV aKIVI|TwV, 1) 1] Snuovpyla LTOSOUGV LETAPOPGOV, O1 0TT0iEG VAOTIOIOVUVTAL LIE TN
oLITPAgn Tov SNUOCIoL pE TOV ISIWTIKO TOUEN, ATTALTOVY TNV EMEVELOT ONUAVTIKOV 1810~
TIK®OV ke@ahaiwv. TIpokeluévov va mpooeAkvobolv Ta Ke@Alaia autd, ol TOAEOSOUIKEG
autég mapepfaocelg mpemel va Snuovpyovv cofapég mpoodokieg yia CUYKEKPIUEVA KAl
LETPT|OLA OIKOVOUTKA OPEAT, Ta ortoia Ba kaprtwBolv kKupimg o1 cupTTpaTTovTeg IS1WTIKOL
popeig mov Ba ypnuatoSotnoovy Ta £pya, Kat 01 070101 KATA Kavova eival Oeopikol enev-
outeg. AnAadn, Paowkn tpoiimtobeon yia TV emTuyia pag actikng mapeufaong eivat ot
puovo n 18eatd ApTia TOAEOSOUIKT 0pYAV®OT), AAAA Kal 1 UTTAPEN EVVOTKMV TTPOOTTTIKMY
at0d00E®V TV EMEVOLOUEVHOV KEPAAAWV, KATL TO 071010 Oev amoteAel Befaiwg apvntiko
ototyeio. EvtovTolg, ta vea ¥pnUaTootKoOVOLIKA HOVIEAA LVAOTIOINONG TV emevoloewV ae
Q0TIKEG LITOOONES, TIg KADIOTOUY EAKLOTIKEG Kal Y TA "vouadikd", kepSoOoKOMIKA KePA-
Aaia vPNAoL pioKov, Ta oroia oUW TPOCOOKOLY 0g Ppayvpobecua Kat LPNAA OPEAN
(Weber, 2002° Nappi-Choulet, 2006). Ot 510X€1p10TEG AVTOV TOV KEQPAAAWV EMSIOKOVY
Vv 000 10 SuVATOV PeEYAADTEPT LOXAELOT] TWV KEPAAAIWV ALT®V, HECW TNG TITAOTIOINONG
Kal SlaUtpaypAatevong twv SIKAWUAT®Y TOUE €Tl TV EPYWV 1] TV AKIVIT®V OTA 0TTold
enevdvovy, oe S1aPopeg AYopeg. XTI TEPIOCOTEPES TMEPUTTOOELS LEYAADV ATTIKQOV TTAPELL-
Baoewv oe AAES XD PEG, 01 eTEVOVOELS TETOIWV KEPOOOKOTIKAOV KEPAAA®OV HECK S1apOpwV
TOTTWV ETAIPIKOV ETEVOVTIKOV OXNUATWV, EIVAL EEAPETIKA ONUAVTIKEG. Ze OTL APOPA TIG
TTOAELG, ElvAl LAAAOV VTTOXPEWHEVES VA AVANTHOOLY TN XWwPig OPOUE GUUUETOXT) ALTMV TOV
KEQAAQIWV OTNV ACTIKT] AVAITTUED.

Extog amd 1o ovpPatikd kabopiopd kat opyavmor Tng OIKOVOUIKNG Kal Stotkn-
TIKNG OUUUETOXNG TWV CUUTPATTOVIWV LEPOV O Eva TIPOYPAUUA TTOAEOSOUIKNG TTAPELL-
Baong peyding khipakag, tibetat emiong kat to kaboplotikng onuaociag BEpa tov ek Twv
TPOTEPWV ovuPaTikod KaBoPIoUOL TV TPOMIWV EUTTOPIKTC EKUETAAAELOTIC KA TNG XPNLA-
TOOTKOVOUIKTG S1a)elp10T¢ TOV TEAIKOU TTPOTOVTOG piag moAeodopkng mapeppfaong. Ia to
AOYO auto, Non amd ) Aot Tov oXedl1aouoL eival amapaitntn 1 eKTiUNoT, Ue A0Sk
akpifela, Tov okovoutkoL opEAovg Tov Ba mpokLyel amtd emevdLoelg 0e Epya 1) akivnTa
EVTOC TWV TEPLOYMV TOAEOSOUIKQOV TTapepfacewv, kKaBmg emiong kal 1 KATAvourn Taong
PLOEWG EMYEIPNUATIKOV KIVEUVOV petall Twv oupmpattioviov-etaipov. I'a va feAtio-
Bovv o1 mBavotnteg emruyiag Hag TOAE0SOUIKNG TapEUPAOTC, TPETEL VA EAAYIOTOTION-
eltal To ploko MOV AVTIIIPOoWIEVOVY: 01 kaBuoteproelg kat 1 afefaroTnTa oL MTPOKA-
AovvTal asto TO 10YVOV TOAE0SOUIKO Beoko TAAIO10 KAt TV S1a81kaoiv eQpapuroyng tov,
va SievBetovvtanl tayvTata Siapopa cofapd épata —Omwg yia mapadetypa eketva mov
APOPOLV TNV QWIOKTNON WIOTIKGOV 1510KTNOIOV EVTOG TV TEPLOYMV TAPEUPAONS, KATL TTOV
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ouvnBwg amatteital— kabmg kal va opyaveovovtal unyaviopoi adpavomoinong twv kepdo-
OKOJIIK®V UNYAVIOU®Y IOV AVATTTOO0OVTAL OTNV TOMIKN KTnuatayopd (Jr.Y. amokOuion
vnepallmv pe popoloyikeg pvbuioelg), otav avtol ev elval w@EEAOL yia TV KIVITIKO-
™mta mge. 'Onwg mpoava@epbnke, 0 VITOAOYIGLOG TOV PIOKOL ATTO TOVG ETAIPOVG EVOG EPYOV
glval ouyva akoun meplocoTepo SVOKOAOG, AOY® TN KUKAIKOTNTAG KAl TN¢ aotabeiag tmv
ayopmV akivitwv. To yeyovog auto, Lmopel va LITovoUEDOEL TIG —AVAYKAOTIKA— LAKPOYPO-
vieg ovpfatikeg oxéoelg LeETAE) Twv oLUTPATTOVIWY. ITAEOV TV TAPATAV®, ATTO T OTLYUT|
70V i ;toAeodoukn mapeufaon peyding khipoakag (Omwg . Ui AOTIKI avaItAaon)
TPOYPAUUATIETAL O€ 1A TIEPLOYT), EWG TO XPOVO KATA TOV 0IT010 01 LITOSOUES KA TA KTipla
elvan £tolua pog XP1 0N, TAPEPYETAL XPOVIKO S1A0TNUA TTOAGOV ETMV. AOY® TNG LeTABAN-
TOTTAg NG ayopdg ovpfaivel, katd T Sidpkela g XPOVIKIG TEPIOSOL IOV amarteital
Yla TNV OAOKAT|pwaT) NG TToAeoSopkng mapeufaong, va avaotpagel To KApa g ayopdg
KOl TA KEQAAQLA VA 0TPAPOVY 08 AAAES, TTEPLOCOTEPO TIPOOOSOPOPES EMEVOVOELG T) AYOPEC,
petafipadovrag ta TITAOTOUEVA SIKAIOUATA TOUC.

Me SeSopévn v aotabela g ayopdg kat Tig eyyeveig afefaldotnteg oxeTikd pe v
emTuyia Twv moAeodouikmv mapepfacewy, N Slampaypatevon pe avtikeipevo 1o ovppa-
TIKO KaBoP1op6 avaAPpng Tov piOKOL —KAl KAT 0LOLAY TOL €PpYOU— UETAED TV OUUTPATTO-
viwv, kabiotavral anopaociotikng onuaciag (PWC, 20083 Bobot, 2008). Zuvvifwg, amo
™ StampayudTevon euvooLVTAL TEAIKA TTEPIO0OTEPO O1 IIWTIKOL POpElg, tapd ot Snuodator,
apov 01 TP ToL S1abétovy ouvnBKg LA HAAAOV CaPEOTEPT AVTIANYT] TV EMOIOEEDV TOUG,
TOV PIOKOU KA T®V TEXVIKGV O1aeip1omg Tov, kKabBmg kal —KATA KavOva— JIEPIOCOTEPO EET-
S1KEVUEVO TTPOOMITIKO KAl LAANOV, KAAVTEPA ETAEYIEVOLG GLUBOVAOUG.

O1 Sradikaoieg Tov mOAe0SOHIKOD OXESIACUOD HECW TTPOYPAUUATIKOV CUUPACEDY
(planning by contract/development agreements) €xovv evtova emdokipaoctel, aAAd kat
katakpiBei (Healeyx.d. 1995  Bersanni, 1995° Ennis, 2003° Laiand Lorne, 2006). Xt Fadia
yia mtapaderyua, o1 aoTikeg mapepfaoeig kal avantvgelg péow twv Zones d’Aménagement
Concerté (ZAC)*® BewpniOnke 0T1 evBUVOVTAL YA eviaTikeg avamtugelg, emeldn Snuovp-
youvtav Kat'e€aipeon twv eykekpluEVoV moleoSopuikav oxedinv. I'a 1o Adyo autd, petd
10 N. 2000-1208, pia ZAC Ba mpérmel va mpoPAémetal amod to evpTEPO TOAE0SOUIKO OXES10
(Plan d’Occupation du Sol — POS), Stagpopetikad avto Ba mpémel va avabewpeitar. tnv
EMada exel tebet Bepa eloaywyng evog tapaAAnAov ouoTnUATog oxXed1aopov yia enevov-
OE1G KAl TPOYPALUATA O1KIOTIKN G avartuéng (Ivonitovto Tormikrg Avtodioiknong, 2006),
10 oMoi0 Oa PITOPOVOE OYXESOV VA TAPAKAUNTEL TO 10XVOV CUOTNUA XWPIKOD oYeSIacuons,

25 Avioyeg pe Tic eMvikég Zaveg Evepyot TTodeoSopiag (ZEIT) tov N. 947/1979, ot omoleg Opwg 8ev &xovv
TUXEL TTAPA TTEPLOPIopEVTS eappoyng (ZEIT Kolavng, Kopotnvng).

26 Avadoya dntijpata pe to Bepa tov ektog oxediov yolikov ZAC €xovv eyepBet kar oty EAAGSa (BA. vt apBp.
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mpaypatt rpoPAnuatikd ovvohika (Tavvakovpov 1999 Owovopov, 1999 OKoVOUOU,
2000). Agv gival Op®E OAPES WS TO TTPOTEVOUEVO AUTO TTAPAMNA0 ALTO CVOTNHUA OXEST-
aopovU ptopel va guvepyacBel pe 1o 1000V cUoTHUA XWwPIg VA SNLIOVPYTOEL VEES AVTIPA-
O€1G, AYKLAQOELS KAl TTpoPATjpata.

Katd ta tedevtaia xpovia, pe okomd v emtevdn peyaibtepng eveMilag, mapatn-
peital ev yever otnv Evponn pia tdon dievpuvong g Xprong twv adetwv xwpoBetnong
SpaonpPloTNTWYV, KATEEAIPEOT] TOV TOAE0SOLIKMV Kavoviouawv kat oxediov (Swyngedouw
K.Q., 2002). v EMAaSa, n S6unon peyding kKAipakag eyKataotaoemy KEVIPIKGWY AEITOVP-
Y10V o€ eKTOG 0Xediov meployeg ntav kat eivatl Suvatn, ald katd v teAevtaia Sekaetia
astoteAel OAo kat o ouyvr) mpakTikr). O AeMadétowuag (2003 kat Delladetsima, 2006)
VITOOTNPIZEL OTL TIPOKEITAL YA £va VEO HOVTEAO TToAeoSopkov oyediacuov otnv EAGSa,
atd To omoio eMoyevel o kivduvog Srathpnong Tov 1oXVOVTOg OTUEPA TTPOPANUATIKOV
KaBeoTOTOg, KAl NG asovoiag oXedlaopol TOV XMPOU, TWV CUVEXWDV ENEKTACEWV, TNV
av&non Twv aflev yng Kat KAt GLVETELA TOV KOOTOUG KATAOKELTG LTTOSOU®mV, KABmS Kal i
SpaoTikn pelwon Tov amobepartog yng. Ilapatnpel emiong 0ti, OAeg 01 eMevEVOELG TTOV EXOVV
vAoTtonBel pe aUTOV ToV TPOIO elval PeyAaANg KAHaKag Kat £XouV mpaypratonondel amo
oXNUaTa peyaAwv Beopikmyv emevouTOV 0TA 0TTola CLUITEPIAAUBAVOVTAL KAl XPTUATOITL-
OTWTIKOL opyaviopol. I'a mapadetypa, tpv tnv ekSTHAWON NG XPNLATOOTKOVOLIKNG KPiong
0 POWOTTWPO TOov 2008, TOAMEG ekaTOVTASeg YIMASEG TETPAYWVIKA UETPA EUTOPIKGOV
KEVIpWV Tpoypappatifovrav va katackevacbolv oe evtog oxediov, aAAd ka1l 0g eKTOg
0oXeS10VL TTEPIOYES TV ATTIKOV KEVTPWV NG Xwpag®. To Tomko eumopto Sev eival cuvr|Bwg
oe B¢on va avraywviobel Tig peydAng khipakag epmopikeg enevévoeig. 'Etol, ot emutto-
0€1G TETOIWYV ENMEVOVOEMY OTOV AOTIKO 10TO KAl OTNV AOTIKI] AVAITTUEN eival ToAvd1dotateg
ONUAVTIKEG. A ONUEIWDEL emmiong OTL, YA TNV EMEKTACT] TV TTOAEWV KAl TV KATAVOA®OT)
PV eda@av, evBLVOVTAL TEPIOCOTEPO O1 VEEG EUTTOPIKEG XPT|OEIS IOV AVATTTUCOOVTAL
OTNV TEPLPEPELA TOVE KAL O1 OITTOIEG EVVOOLV TNV AVAIITUEN KATOIKIOV 0€ SeUTEPO XPOVO,
TTAPA 1) AVATITUEN TTEPIOXDV AYoVg katoikiag. Ot mpoavagepopeveg eCelielg BETovv veéa
dnmuata tpog Stepedivnon kat TpoPANUATIONO, TA 07T01a OU®G EIvaL EKTOC TOV OTOX®V TG
£pyaoiag aung.

2149/1986 amd@paon ohopédelag tov XtE).

27 BA. ywa mapadetypa to dnpootevpa g epnuepidag Efvog e 13/4/2008 pie Titho "1 81¢ evpd Bepiehdvouy 15
veéa Malls".
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6. EIIIAOI'OX — ANOIKTA OGEMATA

v avanmtudn kal Slayeiplon g mOANg, 0T AEITOUPYid TV TOAEOSOUIKMV EPpYaAEiwV
KAl UNYAVIOUQV, ELTTAEKETAL HECK TNG AYOPAS AKIVI|TWV KUPiwg, OAO KAl TEPIOCOTEPO, TO
QUTOVOUNUEVO KAl EVEAKTO YPTUATOOTKOVOUIKO GVUOTNA, TO OJTO10 JTPOOSEVTIKA emPBAaiel
TIC TTPOTEPALOTITEG TOV, EKUETAAELOUEVO TIg aduvapieg T@V CLOTHUATOV TOAE0SOUTKOV
oXed1aoON KAl TV SNUOCIKV POopPEMY AoKNOoNG efovoiag kat eAeyyov.

O1 oVyypoveg TTOAEIG £XOUV OAO KA TIEPIOCOTEPO AVAYKT) TIC EMEVOVOELS TWV TIAYKO-
OUI0TTIONUEV®V KEPAAAIWV KAl TIPOCTTabolV va TPOCEAKVO0OLV TIg £MEVOVOELS TOUG. ZLuYVa
OLWG, EMBIMKOVV VA TKAVOIOU OOV TIG QITIALTNOELS TV KEPAAAIWY AUTQOV TAPAYV®DPi{o-
vTag to pakpospobeopo dnuooio cvpgepov (Swyngedouw k.d., 2002° Stiglitz, 2003), 10
071010 evdeyetal HAMOTA TTOAEG (POPES VA aduvatolv va Tpoadlopicovv. 'Omwg ypapet kat
€Kelvog 1oV enw@eAnOnKe 10Wg TEPIOGOTEPO AITO OTTOIOVONITOTE AANO QITO TNV TTAYKOOUL0-
710inomn, o apguieyopevog George Soros (2008), "H saykooutomoinon twv Xpruatootkovo-
UKDV ayopwV vanpée eva oAV emituyeg oxedilo Tov povrtauevtaAiouov me ayopag. Otav
Ta kepaiaia kivovvrat eAevBepa, eivatr eaipetikd Svokolo yia omotodnrote kpatog va ta
popoAoyei 1 va emfaret pvBuioeig, eneldn avta wropovy va Sia@uyovy aueoa o€ AAAN
xwpa. 'Etot ta kepaiaia kateyovy uia mapovoutovyxo Bean. Xvyva, ot kvPepvnoeig Sibovv
ueyaAvtepn onuaocia ot anattnoelg twv Siebvav kepalaiov, Ttapd ot IposdoKies TwV
Aawv tovg", emPefai@vovtag 10WG TNV TTPOAEYOLEVT] KUPLAPYIA TOU KEPAAAIOL €l NG
TONTIKN G €60VOIAG KAl TOV KPAT®V, IOV ETMECT|LAVAV €M KA1 APKETA XpOVIA dlakekpl-
pévol moArtikol emotnuoveg (Badie, 1995° Strange, 1994, 1996, 1997).

'H6n amd 1 Sekaetia tov 1980 o Harvey (1985) eiye mpoteivel éva Bewpntiko
TAQO10 JTOAITIKTIG O1KOVOUIAC Yld T HEAETN TNG KIVNTIKOTNTAS TV KEPAAAI®Y KAl TO
poA0 Twv emneviloewv oe Sounuévo mepifaiiov, To omoio kabiotatal onuepa exikaipo
o€ TTOAAA onueia Tov. OewPOVTAG TNV TPOCPOPA KEPAAAI®Y W TNV KV dvvaun
NG AVATITLENG TOV TOUE TWV AKIVI|T®WV LI0oTNPidel 0T, pakpompofeoua kat 18img OTav
Sev vTapyYoLV evkalpieg ATOSOTIKMY EMEVOVOEWMV OTOV TIPWOTOYEVT EVOUTIKO KUKAO, TA
Ke@aAaia S10eTebovTal 0To SeVTEPOYEVT KUKAO, KAl I81AITEPA GTO OXNUATIOUO SOUnUeEVoL
niepfaiiovtog. Katd ta teAevtaia Xpovia, HeyaAo HEPOG TV enevEVOEWV GTOV TOUEN TOV
AKWVT|TOV TTpayuatosmoteital iowg oyt emeldn) dev vITAPXOLVV EVKAIPIEG OTOV TTAPAYWYIKO
TOUEQ, AAAA eE181] 0 TOUEAG TV AKIVI TRV S1AOETEL XA PAKTNPIOTIKA TTOV TIPOCEAKDOLY TA
kepaiaia (Haila, 1991, 2007), yia Toug €€1¢ TOLAAYIOTOV AOYOULG: £meldr) SievkoAvvouy )
Slapoporoinon g oVVOeoNC TV XAPTOPUAAKIOV TTEPIOVOIAK®Y OTOIKEIWV TV EMEVOU-
TIKOV OXNUATOV, SIAXE0UV TOV ETXEIPNUATIKO KivOUVO, EMTPETOVY TNV LVYNAT] LOYAELOT
TV Keparaimv, kabmg kat eneldn ol enevdioelg 0e TaApAymYA XPTUATOOTKOVOUTKA TTPOi-
OVTA AKIVI) TV ELVOOLVTAL QIO TIG POPOAOYIKES pLOUIOELG, KAl EMTUYXAVOLV ETOT VYNAEG



ato800e1g. Ot TITAOTOUUEVES QUTALTIOELG ETTL AKIVIT®YV, elval aveEapTnTeg Ao TOV TPWTO-
YEVT] KUKAO OUOOGPEVOTS KEPAAAI®YV, APOV TA AKIVITA AVTILETOITI{OVTAL TTAEOV WG XPNLUa-
ToOKOVOLIKA Tipoiovta. 'ETol, ke@dAaia sou TpogpXovTal amd TITAOTOW|0ES AKIVITWY,
avti va Kivovvtal enevuopeva Heta&l Tov IPMTOL KAl TOL SeDTEPOV EMEVOUTIKOD KUKAOV,
EMOEPENOVUEVA QTTO TOUC VEOUG XPTLATOOIKOVOUIKOUE UNYAVIOUOUS NG TTAYKOOULOTON-
NUEVNC OIKOVOUIAG, TTAPAUEVOUV TIEPLPEPOLEVA EVTOC TOV TOUEA TOV AKIVITOV, avadn-
TvTag VYPNAEG ammoSooelg petald S1a@opeTik®V EMEVELTIKMV TIPOIOVI®MY AVA TOV KOOUO
(Charney, 2001).

Méoa g [a TayKOOUIOTIOIN UEVT) AYOPA KEPAAAI®mV TTOV XapakTnpidetal amo vynAn
aotabela, KOPLOg OKOTOC TV eAeVBEPA KIVOUUEV®OV KEPaAaiwV elval 1 avadrtnon Kepdamv
ue Bpayvmpobecpuo xpovikod opilovia. O 0td}0g aUTOG elval HAAAOV eAdylota ouuatog ue
TOVUG OTOYOVUC TWV JTOAEOSOMIKMV KAl AOTIK®V TTOATIKGWV, IOV ival avayKaoTIKA LaKpo-
npoBeopol, Kata Bacn avOpwITOKEVTPIKOL, KAl OKOITO £XOVV TN BEATI®WOT) TOV AOTIKOV JTEPT-
BaArovtog, Twv ouvOnkov Stafiwong yia tov avlpwito, TNV agipOpo O1IKOVOUTKT] avAmTTugn
Kal TV KOwwVikT ouvoyr. Ot gpopelg eBvikng kat tomikng StakvBepvnong —kata peifova
AOyo otnv EMada— aduvatolv va opicouy kat va eAEyEoUY amoTeAEOUATIKA TO TAAIO10 KAt
Ta Op1a evTOg TV oTtolwv Oa pémer va Spaotnpilomomn el o 181w Tikog Topeag kat 1baitepa,
TO XPNUATOMOTOTIKO cVOoTNUA. O oAeoSokoOg oxedlaouog, Siafetovtag epyaieia moAy-
mAoka kat Suokapsta, OA0 Kal ouxvotepa aduvartel va ouvepyaobel pe To ¥pnUATO0IKOVO-
U1KO CLOTNUA Y1 VA EMTUYEL TOUC OKOITOVE TOV KAl 10wg Tetvel va Stadpapartidel eva poio
0XESOV CULITAN PWLLATIKO GTN AEITOVPYIA TV EVEAKTWOV YXPTUATOOIKOVOUTK®V UNYXAVIOUQV.
Eyelpetal 10 €€hg epOTNUA: TO A-TTOAITIKO XPNUATOMOTOWTIKO ovotnua (Montgomerie,
2008) obnyel oe a-moNiTikeég SNUOOIES AOTIKEG TTOAMTIKEG;, ATO TN vEA KATAOTAOT] JTOV
Slapoppavetal, EAAoYeLeL 0 KivOUVOg eVTATIKOTOINOTG T KAl eKSNA®ONG VEWV KAl ONUa-
VIIKQOV KOIVOVIK®V, OIKOVOUTK®V KAl TIEPIFAAAOVTIKGMV EMITOOE®V Y1a TI¢ 7tOAe1g. To Bpa
IOV TIBETAl 0TV TIPAYUATIKOTNTA, APOPA 0 LEYANO Babuo Tig oxEoelg 10yvog tov Srapop-
POVOVTAL HETAED TV EUTAEKOUEVMV HEPQOV, KAl KUPIMG TOV YPNUATOMOTOTIKOV GUOTNH-
LLATOG KA TOV TTOAE0S0UIKOV 0)XeS1aoUO0V.

H napovoa gpyaocia Sev eiye 0komod va kataAnéel oe amavtroelg 1) amodeiéelg tmv
Baokav vIToBEcEMV OV TPAYUATEVTNKE, KAl TTOAD TTEPIOCOTEPO O TPOTATELS. ANWOTE,
N €VPLTNTA KAl JTTOAVTAOKOTNTA TV EMUEPOVS Bepatwv ota ormoia avapepOnke dev Ba
To emetpene. OmwodNOTE ATAITOLVTAL AVOALTIKEG KAl o€ BAabog peAéteg alnAoouvdeo-
LEVOV TTEPUTTOCEDV. OEWPOVUIE WOTO0O OTL €0e0e Eva MAAIO10 TTPOPANUATIOUOD OXETIKA
LE TOVG VEOUG UNYAVIOUOUS TTAPAYDYNE KAl EVOMUAT®MONE TOV TTAOVTOV JIOV JTApAyeTaAl
QIO TA aKivnTa oTig S1adikaoieg g AOTIKNG AVATITLENG KAl TOL TToAeoSouikoD oxedia-
opov, Aappavoviag wg dedopeva tn ovyypovn SUVAUIKT] AOTIKOMTOINONG TwV KEPAAU WV
TOV JIAYKOOULOITOLUEVOL XPTUATOTIOTOTIKOD CUOTHUATOG KAl TO ATOWAWUEVO imperium
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TV kpatev®, To Pacikd epdTNUA TAPAUEVEL: T) TAYKOOLLIOMOMUEVT] AYOpd AKIVT®Y,
£T01 OTIWG AEITOVPYEL EWC OTUEPA, OUVEICPEPEL OTOVS OTOXOC TOV TTOAE0dOMIKOV oxedia-
opov, SnAadn Twv KOVwVIKA, Tep1PAAOVTIKA KAl O1IKOVOUTKA BLOCU®V TOAEWY, T UNTTWG
evioyvel Tig Non vTapyovoeg AVTiPPOIEG SUVALELG;
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