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«H ueAétn tnc¢ otkovoutknc Sev paivetal va mpoUmoUeTeL kamola 18IKa Yapiouato
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aPNPNUEVO KOl TO CUYKEKPLUEVO LE TNV (bLa Eéapan TNG okEWYNG. MpEmeL va UEAETA
TO NTAPOV UTO TO WG TOU MapeATOVTOC yLa TOUG OKOTToUG Tou éAAovtoc. Kavévag
TOUENC QIO TN QUON 1) TOUG BeTUOUC TOU avBpwnou SeV MPEMEL va SLopeUYEL
TeAgiwe NG mpoooxnc tou. MpEnel va ivail TRUTOXPOVA ETTILIOVOC KAl
avuotepoBouloc amouakpoc kot adlapdopoc Onwe Evac KaAAtéyvng, kot tnv ibla
OTLYUN KOVTA OTNV MPOYUATIKOTNTA OTTWC EVAC TTOALTIKOC».

Tlov Méwvapvr Kéovg
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Mepianym

H mopovca Aumhopatikn Epyocio mpoaypatedetor o Biploypoapikd enimedo
Vv oyéon MeTa&d g Ayopds Axkiviitov kot g Otkovopiog amd TNV oKomid Tmv
Owovopukov Kokiwv. Alvetor apyikd 10 Bewpntikd vroPabpo to omoio agopd
Baotkovg opiopovg g Okovouing Kot e101KOTEPA TMV KOPLOV GTOYEIDV Kol TOUEWDY

™G Aotikng OtKovoukc.

[Tpoceyyileton 10 KOpLo Bewpnrikd vdPabdpo, To onoio eivor amapaitnto yo
va yivel koatavont mn évvowr Kot o pnxoviopog tov Ouwovopkod Koxiov.
E&etalovtat kou avoivovrtal ot emkpatéctepes omd v Atebvi Biploypagia Bempieg
tov Kitchin, Juglar, Kuznets kot Kondratieff. Emiong yivetar ovoyétion tov
Owovopkov  Atokopdvoewv pe v Ayopd AKWVNTOV (OGTE VO TEPTYPAPOVV
avaAvtik@ o Kokhog Evowiaong Axwvntov, o Kokiog Enevédcewv kabmdg kot o

Kvrhog Katackevaotucod Kradov.

Avagopd yivetar kol otnv ovoyétion tov Emyyeipnuotikov Owovoptkon
Kvrhov pe tov Kokio Ayopdc, Baoet pehétng mov agopd evpl ¥povikd dastnua tnv

Ieppavia, v F'adria, tnv Bpetavia, v IpAavoia kot v [Tolwvia.

Amo v oxomd tov Owkovoukav Kdkimv eniong, mapovctdleton peAétn mov
apopd 1o péEAAOV ™G Ayopdc Akwvhtev, mn omoia vAomomOnke amd molveBvikn

etaupeio Real Estate.

Téhog yio v EAAnvic Ayopd Axivitov mopovcstdletor o unyavicpog Tmv

OwovopiK®V KOKA®V, 01 EMATMOGELS GTO EMTOKLN Kot 1] SIEPKELL TOVG.

AéEerig Khewd:  Owovoukdg  Kokrog, Ayopd  Axwvitov,
Xpnuatomotwtiky Kpion, Yoeéoeig, Koklog Evoikiaong Axwvntov, Kokiog

Enevovoewv, Kokhog Kataokevaotikod KAdoov
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Abstract

The present dissertation examines the relationship between the Real Estate
Market and the Economy from the perspective of economic cycles. Initially, the
theoretical background is given, which concerns basic definitions of Economics and

in particular of the main elements and sectors of Urban Economics.

The main theoretical background is reviewed, in order to understand the
concept and mechanism of the Economic Cycle. The theories of Kitchin, Juglar,
Kuznets and Kondratieff, which are the most prevalent in the International Literature,
are examined and analyzed. Also, the Correlation of The Economic Fluctuations with
the Real Estate Market is made in order to describe in detail the Real Estate Rental

Cycle, the Investment Cycle as well as the Construction Sector Cycle.

Reference is also made to the correlation of the Business Economic Cycle with
the Market Cycle, based on a study that concerns a wide period of time in Germany,

France, Britain, Ireland and Poland.

From the point of view of the Economic Circles, a study concerning the future
of the Real Estate Market is also presented, which was implemented by a

multinational Real Estate Company.

Finally, for the Greek Real Estate Market, the mechanism of economic cycles,

the impact on interest rates and their duration are presented.

Key Words: Economic Cycle, Real Estate Market, Financial Crisis,

Recessions, Real Estate Rental Cycle, Investment Cycle, Construction Sector Cycle
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Elcaywyn

To Twua Owovoukng ot Ileprpeperokng Avamtuéng tov Ilavieiov
[Mavemomuiov viomolel Ilpomtuylakés oAld kot Metamtuylokés XmOVdEC OTO
avtikeipevo tov Owovopkdv g Ayopdg Axwntov. H moapovoa Aumdopotikng
Epyocio pe titho «Owovopikoi Kokhot kar Ayopég Axivtov: I'evikn Oswpio Kot
Atebvig Eumepio», viomoleitoan oto mhaiota tov Ipoypdupoatog Metamtuytokdv
Ymovdowv  «Eepnpuocuévov  Owovopkov & Tlepipepetokng Avamtoéney g
Koatevbovong «Aoctikng ko Tleprpepelokng  Avamtuéng» kol €10ikeLoNg

«OKovoUIKAOV NG AYopag AKviTOVY.

H mapodoa epyocio avanticoetol e mévte Ke@aioa Kot TEA0G mopatifevron

To ZOUTEPACLOTA TG EPYOCING.

210 mpwto KeEPAAao mapatiBevion Pacikd otoryeio, opiopol Ko Bempnrtikn
avantuén. Zuykekpéva mopatiBevior opiopol mepi Owkovopiag, Makpooucovopiog,
Aoctug Owovopikng kot mept Akafdpiotov EBvicod Ipoidvrog. Lto 110 kepdraro
yivetatl avoeopd otovg Okovopkotg KokAovg, oTig @ACELS KOt TO YOPAKTNPLOTIKA
ToVu¢ KaBdg emiong kot oTig dwokpioelg avtmv. Emiong avaivovior ov dpot Akivnro,
A&lo Axwvntov, kar Ayopéc Axwvntov. Téhog mapatiBevror kot avaidovior to

vrodeiyparta DiPasquale ko1 Wheaton.

210 emoOpeEVo KePOAOO TapoTifevTal o1 XxoAég okéyng tov KAacowmv ko
tov Kebvolwavav Owovopordyov, n Nopopatikny kot Anpoctovopuxn TloAttikn
kaBmg emiong avagépovror ot Euneipucéc dwokpicelg avapopikd pe tov Orkovouko
Kokho. Ymapyer avaivon yu tov Kokio Amobepdtov tov Kitchin, Enevovcemv
[Moyiov Kepoiaiov tov Juglar, Emevovoewv Ymodoumv Kuznets, ywo ta Maxpd
teyvoloywd kopate Kondratieff kaBdg kot yio tovg Emyeipnuatikovg Kvxiovg. To
KEPAAOLO OAOKANPMOVETOL UE TNV GLGYETION TV OKOVOLUK®V ALOKVUAVOE®V LE TNV
Ayopd Axivitov ®ote va meptypa@ovv avaivtikd o Kokiog Evowkiaong Akwvntov
(real estate rental cycle), o Kokhog Emevovoewv (investment cycle) kaBd¢ kot o

Kvrhog Kataokevaotikod Kradov (development cycle).

Y10 tpito Ke@AAao yivetaw ovoyétion tov Emiyeipnuatikov Otkovopukol

Kokhov pe tov Kokho Ayopdg axivitov katowkiog, pe facn HEAETN Tov £yl Yivel Yo
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mv eppavia, v ToAla, v Bpetavia, v IpAavdia kot v TloAwvia yu o
YPOVIKO dtdotnpa omtd to 1o Tpipunvo tov €toug 1971 péypt to 40 tpipnvo tov 2013,
evad ywoo v Tlohovia apopd o dexaetio, amd to 30 tpipunvo tov 2005 éwg to 30

Tpiunvo tov 2015.

270 TETAPTO KEPAANIO OAVOADETOL 1] EPEVVO. CYETIKA UE TO HEAAOV TNG Oyopdig
OKWVATOV 07O TNV OKOTLA T®V OIKOVOUK®OY KOKA®V, TG etoupeiog BNP Paribas Real

Estate, oe cuvovaouod pe v Ipsos MORI.

210 teAevtaio KEQAAOO TEPLYPAPOVTAL O1 Kpioelg otnv Ayopd Akwviteov, n
Xpnuatomototikn kpion kot n EAAnvikn veeon. Téhog avaidetal n tepintmon tov
Owovopkov kokhov e EAAnvikng Owovoptog pe Pdon verotduevn pedétn g
MeB6oov Avdivong Enueiov Kopnng.

Téhog mapovctdlovtol To GLUTEPAGHOTO TNG TAPOLONG AUTAMUOTIKNG

Epyaociac.
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Ke@alawo 1

H owkovopia - YEVIKEG apXEG

H owovopioa upmopel vo opiotel ©¢ 10 GOVOAO T®V GLVEWONTOV KOl
CUGTNUOTIKOV EVEPYEIDV TOV avOpOT®V, TOL OPOPOLV TNV TAPAY®OYR, Olvoun,
OVTOAAQYT KOL TNV KATOVAA®GT TEPLOPIGUEVOV GE TOCOTNTO AYOODV Kot VINPECLDV,
amd OlPOPETIKOVE TOPAYOVTIEC OE Ulo. OedoUéVn yewypoeikn tomobecio. H AEEN
npoépyetal amd v Apyoio EAAnvikn «owovopion, pe cuvBetikd ™ AEEN «oikog» kot

NV AEEN «VELOLOWY, TTOV OTILOIVEL Staxeiptomn TG olkiog, dnAad TOL VOIKOKLPLOV.

H owovoukn, eivor mn perétn tov 1tpoémoOv HE TOV OMOi0 1 KOwwvio
dwyepiletar Toug omavifovieg mOPOLG NG, KAOMS 1 KOwmvia 1 TO VOIKOKLPLd dev
duvatal vo mPooeEéPEL oTa UEAN NG OAa Tta. ayobd M To Protikd eminedo mov
EMOUOKOVY. Zeg OAEG TIC OVYYPOVES KOWmVIEG Ol TAOLTOTOPAY®YWKOL TOpOL
KOTAVELOVTOL OYL OO KATOOV KEVIPIKO 0)ed100TH, OAAG HEC® TNG GLVOVAGUEVNG
Oplong TOV VOIKOKLPI®OV KOl TOV EMYEPNCEMY TOL OTOTEAOLV TNV Kowwvia. H
LEAETT) TNG OLKOVOLUIKTNG OETMETOL OO OPICUEVES KEVTIPIKEG 10€€C, apyés. Eite pilodue
vy v owkovopio g EAAGSag, eite yio v owovopia g Evponng, eite yuo v
TOYKOGUOL  OlKOVOuio, OvVAPEPOLOCTE TAVIOTE GE £vo. GOUVOAO OTOU®V  TOV
OAANAETIOPOVY PETOED TOVS GTNV TPOGTADELL TOVG VO, EE0GPAAIGOVY TO LEGA Y1 VO

{noovv. H pedétn tng otkovopkng damepvatot omd optoUEVES KEVIPIKES 10EEC, APYES

H &&étaon tov otkovokdv ototyeimv ite avth apopd Tic €BviKES otkovopieg
elte aQopd HKpOTEPNG KAILOKOS OKOVOUIES, Tapovctdlel £va KOPLo yvopIoua: TV
EMewyn oporotntog Kot kovovikdtmrag. Ilapd Tig daypovikéc vrooyEcel TV
TOMTIK®V MYECIOV Y10, «oTafEPN OWKOVOUiO», KOl Yo «Glyovpeg €mMEVOLGEIS), M
npaypoatikdtnTa dgiyvel va emiPePformdvel 0Tl dev LvIAPYEL «oTabEP owovopioy 1M

«TENELD OTKOVOLLO YOPIG OLUKVUAVGELS Kol TTOAAES POPEG KPIoELS.

Yoppova pe 1t Piproypagio, ov petofAntéc mov oyetiCovion pe v
TPOYLOTIKY otkovopio 6nwg to Akabdapioto EOviko Tlpoiov (AEIT), Oswpeiton Ot
TaPOVGIALOVY KUKMKN GUUTEPIPOPE UIKPNG TEPLOIKOTNTOS, YVMOOTN OC OUKOVOULKOG
kokhog (Baxter and King 1996). Avtifeta, o1 ypnUATOOIKOVOUIKEG LETOPANTES OTT®G M

YPNUOTOSOTNON TEIVOLYV VO TTAPOLGIALOVY UEYUAVTEPOVS GE dlbpKelnl KOKAOVLS, Ot
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https://el.wikipedia.org/wiki/%CE%A3%CF%85%CE%BD%CE%B5%CE%AF%CE%B4%CE%B7%CF%83%CE%B7
https://el.wikipedia.org/wiki/%CE%86%CE%BD%CE%B8%CF%81%CF%89%CF%80%CE%BF%CF%82
https://el.wikipedia.org/wiki/%CE%91%CE%B3%CE%B1%CE%B8%CF%8C_(%CE%BF%CE%B9%CE%BA%CE%BF%CE%BD%CE%BF%CE%BC%CE%AF%CE%B1)
https://el.wikipedia.org/wiki/%CE%A0%CE%B1%CF%81%CE%BF%CF%87%CE%AE_%CF%85%CF%80%CE%B7%CF%81%CE%B5%CF%83%CE%B9%CF%8E%CE%BD
https://el.wikipedia.org/wiki/%CE%91%CF%81%CF%87%CE%B1%CE%AF%CE%B1_%CE%B5%CE%BB%CE%BB%CE%B7%CE%BD%CE%B9%CE%BA%CE%AC
https://el.wikipedia.org/wiki/%CE%A3%CF%80%CE%AF%CF%84%CE%B9

omoiol &ivarl yvwotol ¢ ypnuatootkovoutkoi kvkAot (Drehmann et al. 2012 ko

Claessens et al. 2012).

Owovopkn Emotun

H Owovopky Emotmiun evidooetolr oTiG «VvEEg» EMOTNUES, KOOMDG
avantoynke to tedevtaio 100 étm. H Bgpoatikn g elvan gupdtarn kor mAéov
vrapyovv topels eEeldikevong TG OTMG TO  YPNUOTOOKOVOUKE, 1) Ol0iknom

EMYEPNOEDV, To OIKOVOUIKA TOV AKIVITOV.

‘Evog amd tovg wOprovg otoyovg g Owovopkne Emomung, eivar va

aravtnoel ota NG Tpia nTuota:

1. Tuv 6o mopaybei, epocov yio kébe TL WOV TAPAyETAL, KATL GALO dEV
napdyetal ot 0éon tov ko ypedleTon vo emPePordveral n emAOYN
NG TOPAYMOYNG TOV EOMV TOV UEYIGTOTOOVV TNV KOWVMVIKY vnuepia.

2. Tlog mapdyovtal, HEGO OO EVOALOKTIKEG YPNOELS TOV GUVIEAEGTMOV

TOPUYMOYNG, Ol 00101 GLUTEPTAAUPAVOLV:

° FT]
e Epyocia
o Kepdiaro

3. Tlog dwavépovtan ta mapayopeva otov TANOLGHO

Actik) OlkovouK)

Ta Owovopkd TmV aKviTOV avaeépnkay 6To £pyo OIKOVOLOAOY®V, OGS O
Adam Smith ka1t o Ricardo. Me v e&éMén g emoTuUng, TPOEKLYAV VO
KatevBuvoelg. Xpovikd mponyndnkov ta owovopka twv owkiotik®v (Housing
Economics) and to péso tov 200v owwva. Kotdémyv avartoydnkav o¢ ovtoteAng

KAGOOG TOL OIKOVOIKG TMV EMOYYEAUATIKOV 1 ETEVOLTIKOV OKIVAT®OV OAAL Kot 1
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YPMHUATOOIKOVOULKY] TOV ENEVOVGE®V 6 axivnta. O vEog avtog KAASGOS avamtiyOnke

payodaio amd ™ dekaetio Tov *80.

‘Eva and 1o Paocikd epotiuata ota onoic 0 McCann amovtd M0n amd v
ewoaymyn tov PipAiov tov elvar 1 oxéon peta&d Aotikng wor I[lepipepeiaxng
Owovopkng Avaivong (Popoing, 2003) T'e tov McCann, 6mmg Kot Yoo TOUG
neprocotepovg Evpomaiovg emotipoveg, avtol eivar 600 vrokAddor g Xwpikng
Owovoukne AvaAvong, ot omoiol OmavIoUV GE OPKETA OLPOPETIKES epwtnoels. H
AGTIKN] OIKOVOUIKY] aoyOoAElTOL e BEpaTo OYETIKA e TNV @OON Kot TV Agltovpyia
NG OlKovopiag g mOANG, evd M Iepipeperaxn Okovouikr] «B€tel epoTHUATO TOV

aQOPOVV LEYOADTEPES YEOYPOUPIKES TEPLOYES.

Yoppova pe tov Richard Arnott (Arnott, 1966) n Aotk Owovouiky, ®g
avtdVoUo eMOTNUOVIKO Ttedio, €xel avayvoplotel povo otnv Bopelo Apepikn, oty

larovio kKo oto Iopan.

O David Ricardo eivar o owovopordyog mov eiye mbovotata Vv
ONUOVTIKOTEPT GLUUPBOAT 6TV avdAven TG Yoorpocsodov. Oco o evpopo gival Eva
KOUUATL YNG T060 Teplocdtepo Oa glvar OlaTebellévol o1 EVOIKIOOTES TG YNG, €V

TPOKELEVD TOPAYOYOL AYPOTIKAOV TPOIOVTWOV, VAL TANPADOCOLY Y1’ QLTNV.

O KAdog ¢ axivnng meplovciog aeopd TV HEYOAVLTEPN ayopd € KAOE
avamtuypévrn owovopio oe dyko kot andBepa atiog, n omoia Kvpaiveror yopw 6Tto
62% tov amofépatog owovopikng a&iag TV avamTuYHEVOY YOPOV. QoTOGOo dgv
AVOQEPETOL OC N UEYAADTEPT AyOpd, 0OV EYEL YOUNAT PEVCTOTNTO KOl GNUEUDVEL
pKpOTEPO OYKO 0EI0G GLVOALAYDV KOl TOPAY®YNG 0vA £T0G GE OXECN UE TIS KVUPLEG
emyelpnuaTikég opaoctnprottec. Iapopéver 10 peyoldtepo amdbepa otKovopKonH
TAOVTOV Kol 0pOopd OAEG TIG OKOVOUIKEG HOVAOEG ONANOY] TO VOIKOKLPLE KOl TIG
emyelpnoels, kabang avalntovv otéyn. H Owovoukn tov akivitov oyetiletol pe ta

TOPUKATO TEdiD OPAGTNPLOTNTOC:

® TNV EKTIUNTIKN

* TNV a&OAOYNON ATOPAGE®V AVATTUENS OKIVTOV

e TNV a&oAdYNoN XPNHATOSOTNONG Kot Tpomelikn

e NV 0E0AOYNOT EMEVOVCEMV KOl SLOYEIPLOT YOPTOPLANKIOV

® 11 ONUOCIO OIKOVOULIKT KOl KOTAPTIOT TOAITIKNG
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e TOVG KAASOLG TEYVOAOYIOG Yoo TNV avamTvEn Kor TV dtoyeipion

0KV TOV

MaKpPOOLKOVO KT Kat MIKpOOLKOVOLKT) AVAAUGT)

H pedétn g owovopkng dpactnpomntog yivetar oe ovo media, v
Mikpoowkovoutkny Kot MoKpOOIKOVOUIKY, TO 0Tolo €ivat oTevd cuvdedpeva TapdTl
dpopetikd. H xotavonomn tov Lokpootkovoukav eEeMéewy, yiveTat e v HeAET
KOL TOV UIKPOOIKOVOUIKADV OTOPACEWDY, AoV Ol EMAOYES TG KOWOTNTOG EMPEPOVY
aAlayég otV Mikpoowcovopio tvat  HEAETN OYETIKA LE TO TTMOG TO VOIKOKVLPLE Kol Ot
EMYEPNOELS AaUPAVOVY TIC OmOPACELS TOLG, KOU TOV 7MG OAANAETIOPOVV OF
OULYKEKPIUEVES OYOPEG, EVA LOKPOOIKOVOUia elval n peAétn g d1dpOpwong kot g
GUUTEPUPOPES TOV OKOVOULDV TOV OOPOP®V YOP®OV, KOOMG Kol TNG TOATIKNG TOV
aoKelTal amd TG KVPEPVNOELS, GTNV TPOSTADELD TOVS VL ETNPEAGOLY TNV TTopeial TNG

oKovopuiag.

H xevipun apyn g pkpoowkovopiog, eivar Ot glte voirkokvpld eite
emyeipnomn evepyovv VIO TIG TPEYOLGES CLVONKES KOl TEPLOPIGLOVS DGTE VAL EXOVV TO
«ap1oTon omotéAespa. Ta VOKOKLPLl EMAEYOVV VO TPAYLATOTO|GOVY TIS OYOPES
TOUG e OKOTO VO UEYIOTOTOMWOOVY TO PloTiKO TOVG €Mimedo, KOl OVTIGTOW(O Ol
EMYEPNOELS L€ GKOTO VO UEYIGTOTOMGOLY T KEPAN TOovC. ['evikOTEPO 1 OUKOVOULiDL
OLVOEETOL AUESO OO TNV OAANAETIOPACT] TOV ATOPACEDY TOAADY VOIKOKLPUDY KoL
TOAGDV emyeipnoev. IIpoeavdg 1 LWKPOOIKOVOUIKT Kol 1] LOKPOOIKOVOLLKY] €lvat

GPPNKTO GUVOEDEUEVEC.

Kvprog oxomdg ¢ HOKPOOIKOVOUIKNG avAAvong, eivor mn depehvnon Tov
TpOTOL Agttovpyiog tng owovopiog. Etot yivetat epiktn 1 die&oywyn mpoPAéyewv yio
0 pEAMoV g Owkovopiag. o va vapéet n dvvatdtnta va AneOovv Eykoipa péETpa
YL TV OTOPLYN N TO UETPLOCUO avemBountov e€eAiewv oty otkovouia 1 ylo TV
EMITEVEN OPIGUEVOV OVTIKEWLEVIKOV GTOYWV/ TOMTIKGV, apyikd Oa mpémel va yivel
JWMIOTOON Kol OVOAVOT TV GYECEMV TOL VIAPYOLV HETAED TOV dlapOp®V

OIKOVOUIKAOV Heyebdv kol KoTomy va yivouv mpofAEyelg Yo T S1opdppmon Tov Kot
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eEEMEN Tov eminedoV tovg. Kabiotatal dvvatd vo Tpocsdloptotody To. HETPO Kot Ol
evépyeleg mov Ba mpokpBovv. H mpdfieyn TV HEALOVTIKOV O1KOVOLUK®OV eEEMEE®V
OAAG KOl M EYKOLPY EQOPUOYN EVOEOELYHEVOV UETPOV OMOTEAEL o amd TIS 7O

ONUOVTIKES KOTOKTNGELS TNG OIKOVOLUKT] EMLGTIUNG.

AxaBapioto Eyxwpro I[Ipoiov

To Axabapioto Eyydpilo Ilpoiév (AEII), petpd 10 GUVOAIKO €100 UL0G
YDOPOG KOL T GLVOALKT] OATAVT Y10 TV TOPAYOLEVT TOGOTNTA Ayod®V KOl VINPEGUDV
G, OVLCLUOTIKA TPOKETOL Yo TOV  <«OelKTN» TNG GLVOAIKNG  OIKOVOUIKNG
dpacTNPIOTNTAG, KOl OVOPEPETOL GTNV TOPAYDYN TOL YIVETOL HEGOH GTNV EMKPATELL
pog xopoc. Amotedel dnAad HETPO NG OLKOVOWIKNG EMIOOONG EVAD LITAPYOLY dVO

TpOTOL aoTipmong tov peyéhoug Tov:
a) Oempnon tov AEIT og 10 cuVOAIKS €16OOM O OADV TOV HEADY TNG OIKOVOLIOG, Kot

B) Bempnon 611 to AEIT ekppdlet TNV GLVOAMKN dATAVY TOV TPOLYUOTOTOLEITOL Y10 TV

TOPAYOYT 0yoO®OV KOl VINPECIAOV TNG OIKOVOULNG.
[Tépav tov AEIT dwaxpivovion emiong ta mopakat® HETPOL:

o KoabBapd EOvucod TIpoidv: eivar to cLVOMKSO €1600MUO TOV KOTOIK®V HLOG
YOPOG LETE TNV apaipecn TV (NUOV amrd Tig anocPEcELS.

o [Ipocomkd Eicddnua: eivor to g160dnpa mov kepdilovv To vOolkokvupld Kot ot
LN LETOYIKES EMLYEPNOELC.

e Awbéoo [Mpocomikd Etcodnua: eivor To 1660MHa T®V VOIKOKLPIDOV KOl TOV
UN UETOYIKOV EMLYEPTOEWV, TO OTOI0 TPOKVTTEL EPOGOV £XOVV KaALPOEL o1
VIOYPEDGELS TOVG MG TPOG TO kpatog. [Ipdkettar dOnAadN Yo TO TPOSHOMTIKO

€1600M 0L LElOV POPOVG KOl OPIGUEVES U] POPOAOYIKES TANPOLES.

Ola T0 avopepOpevo, HETPAL  EIGOONUATOS TOPOLGLALOVY HEV  Ol0POPEG  OTIG
OVOUOOTIKEG TOVG TUWEG, MOTOCO TAVTa divouv oyxeddv tnv 0 ewodva NG

O1KOVOUIKT|G KOTAGTAOT|G.

19



Owovopkoi Kvkiot

«Owovoukég Ataxvudvoeicy 1 «Owovoutkoi Kokiow givor 10 gotvouevo
TOV SO0 KMV OVEOUEIMGE®Y, dNANOT avOdmV Kol KaBddmv Tov mapovctdalel to

EMIMESO TNG OIKOVOUIKNG OpacTNPLOTNTAG TNG OIKOVOULOG.

Ot owovopordyor Arthur Frank Burns kon Wesley Clair Mitchell oto Biiio
tovc Measuring Business Cycles (1946), divouv 10 €ENC OpIGUO YOO TOLG
OKOVOUIKOVUG KOKAOLG: «Otkovopkoli KvkAiol elval g popen Oakduavens mov
OLUVOVTATOL GTI GUVOAIKY OIKOVOUIKT Opactnplotnta tov edvav mov otnpilovion
KUPIOG TNV EMYEPNUATIKY dpactnptotnTa. O KOKAOG amoTeAEital Amd EMEKTAGELS,
OV TOPATNPOLVTOL TO 1010 TEPIMOV YPOVIKO OAGTNUA GE TOAAEG OIKOVOUIKES
dpPaCTNPLOTNTES, Ol OOoieg KOAOLOOVVTOL OO EMIGNG YEVIKEVUEVEG KALWELS, VPEGELS
KOl OVOKAILWYELG TTOV GUVEVAOVOVTOL LE TNV EMEKTATIKY] PAGT TOL EMOUEVOL KUKAOL. H
YPOVIKN] SLAPKELD TOV OIKOVOLUK®V KUKA®V KOHOUVETOL a0 €va £T0G Kot v PEXPL

Oéka N dMOEKA ETNY.

Yopeova pe tovg Burns ko Mitchell (1946) dwokpivovior mévie onpavtikd

onpeia GYETIKA e TOVS OIKOVOLKOVS KOKAOLG :

e Ot owovoulkoi KOKAOL OmOTEAOVV OLOKLUAVGELS TNG OGUVOAIKNG OTKOVOUIKNG

dpacTNPLOTNTAG Kot Oyl LOVOV £VOC KAAOOV TNG OKOVOUIaG

e EvrtomiCovtat emektdoelg aAld Kol KAPUWYELS TG OKOVOUIKNG OpacTNPLOTNTOG. XTIG
EMEKTAGELS ERPaVIiOVTAL TAGEIS OIKOVOUIKNG avOdoL o1 omoiec pBdavouv oe éva
OpPLoLEVO oneio TO 0moio KaAEiTAL KOPLPT EVA GTIC KAUWYELS ERPavIloVTal TAGELS
ovppikvoong ot omoieg Bdvovy oe éva opiopévo onueio to omoio Koheiton

moluévog

o  Koatd v dtbpkela vOg 0OIKOVOUIKOD KOKAOL, 01 OIKOVOULKEG HETOPANTES delyvouV

Vo £X0VV GLYYPOVICUEVT], OUOAN Kot TPOPAEYLUN GUUTEPLPOPAL.

o Tlopatnpeitar empovr oto ototyeio doTNPNONG TOVG. AlUPEPEL PEV O YPOVOG
OAOKANPMONG TOV KOKAOL OAAG 1 €KONA®OT TNG KOAUWYNG KOl TNG OVAKOUWNG
emeKTeivovTol mEPIGGOTEPO amd O,TL EMPAALOVY Ol OIKOVOUIKES UETAPANTEG, Kot

avTd KOOGS VIApYEL EMIdpacT amd TOV TAPAYOVTA THG AVOPOTIVNG YUYOAOYIOGC.

20



e Eivor emavaiapfovopevor aAld oyt meplodikoi. Emavaiapfdavovror ce toktd
YPOVIKA OLOGTHUOTO, KOl O KAOE £VOC OAUOPPOVEL OIKO TOL «YOPAKTNPO», Elval
OU®G emavalopupfovopevol e o YEVIKN oAAnAovyio: kauyn — moOuévoc—

EMEKTOGT — KOPLOT).

Tovolua)
OIKOVOULKT|
SpaoTmoTTe

TUvoAKY OWKOVOpIKT SpaotnmoT e

; Korvovir
. Topsin
I ueyEbuveng

‘-'

Enéxtaon 4 Kapym . Enéxtacn

A J

Hpovog

Awdypoppo 1 OlkovopLKoi KUKAOL 0TNV GUVOALKK OLKOVOULKH Spactnplotnta

Ol TPOaVOPEPOUEVEG «ETEKTACT KOU «KAUYN» (VPECT) TOL OIKOVOUIKOD
KOKAOL, pmopovv va mapactafodv ypagikd. H owkovopukn dpactnprotmta ond tov
mobuéva, avEdveton pe po eméktaon 1 avinon péxpt va eBdacel otny kopvern. Otav
vrdpyel Wwitepa coPapn Kapym, voeitoaw g veeon. H amdotaon and kopver| ot
Kopuen, 1 amd mbuéva o ToBuéva, opilel Evav otkovoukd KOkAo. Ot KopueEg Kot

ot muBpévec ovopalovtat onueio KOpmNG.

O evtomiopdg v onpeiov kapmg eivar Wwitepa 0HokoAog. Mo celpd omd
KOUTEG GTNV OKOVOLUKY] 1oTopia, £xovv damotwbel og ypovikd peydro didotnua amd
mv eupavion tovc. H pedétn tovg amacyoiel v Emommuovikn kowdtro tov
OIKOVOLOAOY®V, KOl HAAIGTO LIAPYOVV XyYOAEG XKEymg mov odivouvv 1dtaitepn
BapOtnra kot aglo 6TV HEAETN TOVG EVM, LITAPYEL KoL 1) ZYOAT] OOV OV OMOJEXETAL

mv o&la epunveio Toug.
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A&ilel ev ovvtopia va yivel avagopd otnv MeydAn 'Y peon oty Auepikn to
1929, 6mov 1o mpaypatikd Axabapioto Eyywpro IIpoidv moapovcioce peimon kotd
30% amd v Kopven ToL Avyovotov 1929 otov muOuéva Tng KOUTOANG OV
npoypatoromdnke tov Mdaptio tov 1933. Ze avtd t0 ddotnpa 1 avepyio awéndnke
and 3% oe 25% oyeddv, evd yhddeg tpameleg éxhelcav pe TV TOLTOYPOVN
Katappevon tov Xpnuatotnpiov. To ddotnuo avtd cuvBétel €vav OIKOVOUIKO

KOKAO DQeoNC, EVAO aK0A0VONGE £VOG OIKOVOLIKOG KOKAOG KAUWTG.

OL @O ELC TOV KUKAOU KL TA XAPAKTNPLOTIKA TOVG

Emimebo
Oikovopikng
ApoaoTnpoTNTOg

Xpdvog

Awdypappa 2 O paocelg tov Okovoputkov KokAou
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A Ermixeipnuartikoi- Owkovoutkoi KokAot

Kpion -

KaBobog

Xpovog

Awdypoppa 3 Arndomotnpévn popdn VoG OLKOVOIKOU KUKAOU

270 SI0YPOLLO TTOV OVOTTAPICTOTOL 1] ATAOTOUNUEVT] LOPPY] EVOG OTKOVOULIKOD
KOKAOV, 0 KABETOC AEOVOS KATAOEIKVVEL TO EMIMEDO TNG OLKOVOUKNG OPUGTNPLOTNTOG
Kot 0 opllovtiog d&ovag tov ypovo og 1. H drakekoppévn ypapp Topiotdvel
tdom NG owovopiag. Ataxpivovior 600 KOPLES PAGELS OTN OLPKELD. TOV OUKOVOULKOV
KOKAOV: 1] @AOT TNG VOO0V 1) EMEKTAONG Kol 1 pdom g kabodov 1| cvuppikvoone. H
petdfoon amd v Gvodo Tpog TV KaBodo yivetar and TV KOpueY| TOV KLKAOL TOV
amokaAeitan sunuepia, evd M petdfacn and v kédbodo otnv dvodo yivetal amd To

moOuéva Tov KOUKAOD TOV ATOKAAEITOL VPEDT.
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Kipux yapaktnplotika kabe @aong

Ta kbpla yopaktpioTikd Kabe aong availvoviol og e&Ng:

a) ddon g avodov M eméktoong (Expansion). H mpdtn @don g 01KOVOIKNG
avamtuéng kaAeitor daon g avodov M eméktaonc. Kotd t @don g avodov
mapatnpeital  aOENCT]  TOV  EMYEPNUATIKOV KEPODV, TNG TOPAYMOYNG, TOV
€1000NUATOC, TNG OTAGYOANONG, LE CLUVEMOKOAOVOO TNV avENoN OTIG TIMEG OAAG Kot
mv {pmon. H avénon g {Rmong kot g mopaywyns, £xel cav enaxkoiovbdo v
abENon TV KEPOMV OMATE OMLOVPYEITOL EAKVLOTIKY Yo €NEVOVTEG ayopd. [TAéov

VIapyEL EVVOTKO KA Yo etevdvoelc (Romer, 2006).

B) ®aon g eunuepiag (Prosperity). Amotelel v emduevn pdon g avodov, Kabmg
N avepyia etvor younAn, to K0010G (NG OLEAVETOL, OTMG KOl TO EMLYELPTUOTIKE
képom. H owovopia Bpioketar oty kopvpmon mg. [Ipodxerton dSpmg yia 1o televtaio
016010 pa axpalovsog owovopiag. H peyéBovon avtn dwopkel péypt v enepyduevn

Kkpion, n omoia OLGLOGTIKA amoTEAEL TNV EMOUEVT PAON.

v) ®daon g kpiong M ovppikvwong (Contraction). Eivar n @don tov otkovopkon
KOKAOL 7OV TAELOV T OWKOVOUIKA peyédn Smuovpyovv pie oelpd omd Poptéc
KOW®VIKEG eEmNTOoES. Epgaving mhéov 1 cuppikvecn g otkovopiog agov ot TS,
TOL EMYEPNUATIKO KEPON KAl 1 OTACYOANCT HLEUDVOVTOL, EVO EUPOVNG &lvar 1M

OTOCIUOTNTO GTNV Otkovoia kat 6Tig enevovoels (Romer, 2006).

d) ®domn g veeonc (Trough 1 depression) H emaxdAovdn @domn g kpiong eivor n
Veeon. Almotdvetar avepyia Kot undevikég enevovoels. H kapmdin g mopoymyng
Kot ToV gl000Mpatog Bpickovran 6to Cevib. ITAEov ot Tiég dev peudvovtat, To KEPOM
TOV EMYEPNCE®V  €lvol YOUNAG, EVO Ol ONOIEG EMYEIPNUOTIKEG EMEVOVOELG
TOPAUEVOLY OTAGIUEG. ATTO TNV SLIPKELD KO TNV EKTAOT VNG TG Gaong eaptdron
70 av 1 otkovopia Ba Pidoel mopatetapévn veeon N av Ba Eavapyicel cuvTopa TV
avodwkn g mopeio. H domictmon kot HEAETN TV OIKOVOUIK®OV KOKA®MY SLELKOAVVEL
™V TPOYVOGCT TOV OIKOVOUIKAOV eEeAiEewv katl fonbael oty doknon opBdtepng kot
TETUYMNUEVNG KPOATIKNG OVTIKUKAIKNG 1 AELITOVPYIKNG TOATIKNG, TOL amoPAENEL TNV
e€OVOETEPMON  TOV  OSUOUEVAV — GUVETEIDV TOV  KUKMKOV  OlKLUAVGE®V

(Tpravtaeoiing, 1999).
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Awakpioeig Twv Okovok®wv KokAwv

O Mitchell (1951) avagéper «Tote, pe ™ oepd Tov Ba £pbetl To BEpa TAOS N
eunuepia mopdyst Tig TPovHmobEcelg Tov 0ONYOUV GV Kpiom, TG 1 kpion oomnyel
oTNV VPEOT Kol TEAOG, TAG 1| VYECT LE TNV TAPOOO TOL YPOVOL TOPAYEL TIG GUVONKEG
mov odnyovv oe véa avantuény. H pedét tov gdoewv tov Owovoutkod Kokiov
napovctdlel TepAoTio evilapépov 1000 Yoo Tic EBvikég Owovopieg, 660 yoo v

[Tayxooa Owkovopia.

Me Bdom tn ypovikn didpkela dStoukpivovial oe:
Bpayvypdviot 1 pkpoi kokAot: diapketa 3 £og 4 ypodvia
Mecoypdviot 1 peydot kbxrot: ddpkela 7-11 ypdvia

Moaxpoypovior i Yrepkovrrot: didpketa 50-60 ypdvia

O1 pecoypoviot N peylot KOKAOL EXOVV TIG SUGUEVEGTEPES GLVETELEG GTNV OlKoVopLia
Kot ToALOl amd avTovE Epevav otV 1oTopict MG OWOVOKES Kpioelg (m.y. n Kpion

Tov 1929).!

Ot MacGregor et al. (1999) katéAnéov 6t0 GUUTEPAGHO OTL OVATTOGGETAL EVOGC
KOKAOG 4-5 €1V otV ayopd axwvntov. O Barras (1994) oiékpive 1€06Ep1g TOTOVG
OLKOVOLKADV KOKA®V 6TV oyopd aktviTmv. Atokpivel Aouov:

A) tovg ocvvtopovg kLkAOLG (4-5 ypoévia, M KooK emiyelpnon KOKAOG TOL
Aertovpyel pe ) {Non tev KaToikwv)

B) peydiot koot (9-10 ypovia, SNUIOLPYOVTOS L TAGT Yol GOPapn VTEPTPOSPOPH
OV TToPOKAUTTEL KAOE de0TEPO KUKAO {NTNONG),

I') pokpdg owdpkewng (20 ypdvio, mov oyetilovior e ONUOVTIKEG KEPOOOGKOTIKES
avanmTOEELS KTIPIoV)

A) peydrot kokAot (50 xpovia, pe yvdUovVa TV TEYVOLOYIR)

1 . . . . . .
https://oikonomikesdiakymanseis.weebly.com/omicroniota-

omicroniotakappaomicronnuomicronmuiotakappaomicron943-kappa973kappalambdaomicroniota.html
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BéBoata  dtkpion TV otkovouk®v KOKA®Y O0gv yivetan poévo PAcel T StapKeELIS
ToVG, aAAG Ko Bdoel TNV Tpoélevomn N To TEdI0 EPOUPUOYNG TOVS. ZOUPMOVO LE TOV
MacGregor (1994) oto Hvopévo Bacilelo vrapyovv Tpelg KOKAOL O OIKOVOUIKOG
KOKAOG 0) otnv avamtuén B) ota akivnto Kot y) oty avantuén tov ayopav. Qotdco
ot MacGregor kot Schwann (1999) vrootmpi&av 6tt vdpyovv kowoi kOkAol og

SLPOPETIKEG TTEPLOYEG Kol TOUELS EvTOC pag EBvikng Ayopdg Akivitov.

Owkovopikotl KUkAoL Kt ayopd aKLVT®WV
Ot owovopkol KOKAOL €yovv onuavtikn €midpacn ot €MeVOVCELS TMV

aKwnNToV, umopet va kabopicovv v emtuyn €kfaocn N Ox1, pog emévovonc. Idimg
oV ayopd akivitev divetat Waitepn Epeacn oTov xpovo ov Ba yivel po emévovon

Kot 6tov Tpomo a&lomoinomng tov yaptopviakiov akwvrtov (Roulac, 1996).

[MAéov p oepd amd peréteg, OMUOCLEVoELS Kot @Opovp amd Alebveig
Opyoviopovg, 6mog to American Real Estate Society (ARES), European Real Estate
Society (ERES), éyovuv peto&d dlov Oespdtov v €EETacn TV OKOVOUIK®V

KOKA®V.

H mpoPreyn tov otkovopk®v KOKA®V, 1010¢ GTNV TEPITTMOOT TOV OKIVITOV,
elval moAd mepimiokn Oladikacio Kabmg ta dedopéva Kol To GTolXElo TG ayopds
aKwvnTov dgv givor mhvto Sopavi] Kot TANPOS TEKUNPLOUEve Kabdg emiong ot

EMOIOEELG TOV EMEVOVLTMOV gV PUTOPOVV TTAVTO. Vo Kartaypapovyv (Mueller 2002).
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H XyoAn k€Y tov Sev amodéxetal TV VTtapén OKOVO K@V

KOkAwv

[Tépav Tov pereTdv o1 omoieg pe kabe TpOTO amodetkvhovy TV Vrapén Kot o
xopokINPoTikd tv Owovopikov Kokiove, Ba mpémer va pvnuovevtet dwitepa
OUVOTTIKA, Kot 1 ZYoAn Xkéyng mov apeioPfntet v dmapén tov Otkovopukmv
Kokhov. H a&lomotio tov otkovopkov kokhov tavtiletor pe v aSlomotio Tov
AGTPOAOYIKOV TTpoPAéyemv cOppovo pe tov Fama (1965) n pe v oSomotio tov
npoPréyemv oe maiyvia povAétac (Cootner 1962). Ov Fama kai Blume (1966)
Oewpovoav 6Tl o1 oAAayEC oTic TWEG eivan aveEdptnreg Tuyaieg peTafAnTtés, o¢
ovvéyelo ¢ Bewpiag mov avémtvée o T'dAdog pabnpoatikog Bachelier (1900)
oLV e TV Omotd, HEAAOVTIKEG TAGELS, Ogv Umopovv va kabopiotovv pe Pdon
TNV UEAETT 10TOPIKMOV OIKOVOUIK®OV GTolKElV, Kabd avtd egaptmvtal amd TAnbog
TopayovVTOV, HETOED TV OTOIMV GUUTEPIAAUPAVOVTOL TO EUTOPLO KOl 1| KOTAGTOON

™G ayopac.

H perém xou avédivon oe 22 oepéc Tinav and tov Kendall (1953), xatéteve
OTO GUUTEPAGLA OTL 01 OXEGEIS LETAED TOV TEPUMITAOCEMV WKPT GYECT £YOVV Kol OgV

UTOpoLV VoL Yivouv TpoPAEYELS.

O Hauthakker (1961) Bewpet 6T1 1 TuyOOTNTO PTTOPEL VO drayevoTel Lovo,

Kol Oyt va amooeryOel.

14 14 4 14 A
Tt elvat onpavTikeg oL AyopEg AKLVI| TV

14 14 4
AkivnTo - a§la aKLVI|ToV

H amotehecpatikn Aettovpyia g oyopds okivitov eac@alilel queca
onuovTikd aplBpd oeeleidv yu KaBe owkovouio (XapdovPeing, 2009). H ayopd
AKIVINTOV Kot 1 otkovopio aAAnioennpedloviat o€ T€1010 Pabuod Kot cuyvoTNTa, MOTE
va yivetor EKOMAN M GTPOTNYIKY oNUocio Tov &v Ady® KAAdov ot peyébuvon kdbe

owovopiog (Karousos and Vlamis, 2008).
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Ymv Owovoukn Oswpia, n yn N €0apog, Bewpeiton ©¢ Eva amd KOPLOLE
TOPAYOVTEG TNG TapAy®YIKNG dadikaciag. H pedétn g ayopdg mov oyetileton pe
™mv yn Kou gupvtepa. e to. axivinto (Real Estate) amotedel éva oamd ta kvpla
gpevvnTikd media g Owovoutkng Emotung, kabodg ol emmtooelc e v Adyw
ayopdc, oeopd Oyt povo efedikevpévoug otkovoukovg Dopeic oAAd Kol TNV
evputepn Owovopia. O pvOUdS Kataokevng KTpiov, ite Anpodciov gite [doTikov,
VTOJEIKVVEL oL oelpd amd ototyeia yia 1o etolo EOvikd Tpoidv tov mepiocdtepv

YOPOV.

Qot660, N akivnTn TEPOLGIN KO 1 AETOLPYiD TOV AYOPDV OKIVATOV OV
&xouv peietnBel emapr®dG 0TN YEVIKY OKovouia, TapOLo oL 1 Aettovpyia Tovg £xEt
ONUOVTIKEG GUVENELES, Oyl HLOVO Y10 TNV OTOTEAEGUOTIKOTNTO TMV UEUOVOUEVOV
EMYEPNOEDY, OAAG Kol YL TNV otkovopia 6to oOHvord g (Lambiri & Rovolis,

2014).

Me 1oV 0po aKivNnTOo EVVOOULE TO TPAYLOTIKO OKOUN Kol TO 10£0TO TUNLO TOV
YOPOV TO OMOI0 GUVIOTA &va OVTOTEAEG 1 €€ ad1UPETOV 1O10KTNGLOKO SIKOIMLLL.
opeova pe tov Acotikd Kodwka, akivnra mpdypata eivor to £€00pog kabdg Kot to
ovoTaTikG Tov uépn M T mapapthpotd tov (Apbpo 948, Aoctikov Kddikoa,

Epmpdypato Aikouo).

To axivnro mepi€yel GAOLG TOVS GLVTEAEGTESG TG TOPAYWYNGS, dNAON TO £004p0g (YN),

™mv gpyacio, To Kepaloto kot v entyeipnuotikotra (Kidyog, 2010)
YVVETDG SIOUOPPDVETAL 1 TAPAKAT® GYECT):
Axivnto = Edapos +Epyacio +Kepdiaio + Enyyeipnuotixotnto.

A&ia akwvntov opiletar n a&la Tov cuvolov Tov mepAapPdvel v oo TG YNG Kot
mv aflo TV KTopdtov oAld Kot tov vrodoumv (PeAtidcemv). e TOAAEG
TEPIMTMOGELS UTOPEL Vo GLVVTTOAOYILETOL GTO AVAOTEP® Kot 1 a&io W00 e£0TAMGLOV

7oV givat cuvOgUEVT M ¥P1ION TOL LLE TO OKIVNTO.

H a&lo tov axwvntov eoptdtor and 1€00£p1c 01KovoKovS mapdyovteg (Zeviéng,
2015):
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1) Xpnowdmra Tov oKIWVATOL OTIC TPOKVTTOVGES AVAYKEC TMV XPNOTMOV KOl TNG
TEPLOYNG PACEL TOV YEOUETPIKMY TOV YOPOKTINPICTIKMV, TOL GYEOACUOD TOV

KTIplov, 6TIG cLUVEYDG LETAPUAAOUEVEG OIKOVOULKES GUYKVPIEC.

2) ZmovidTnTo Tov OKIWVNRTOL oL Kuping e&aptdtal and v oyéon TPocPopdg

ChTnong
3) Embopia yio kGALYN avoyK®OV aVTIKELEVIKOV 1 KO VTOKEUEVIKMOV
4) H ayopaotikn dvvaun (effective purchasing power)

H A&l tov Axwvntov ®otdéco mpoxkvmtel afpolotikd omd TIG LANPESieg TOV

OMUIOVPYDOV KoL TG TPOSOIOV, 1oYVEL SNAadN 1| oYéon:

Alio Axiviirov = Alio I + Auoifn Epyocioc + Alia Kepolaiov + Auoifn
Emiyeipnuatio

Bdogt tov Khooowod poviédov A&io okKivTOL €ivol M OVOUEVOUEVT] GLUVOMKA
KkaBapn 7POGOd0G EKEPACUEV GE TOGOGTO €TNGlov puBuod amdcPeong G

eMEVOLONG, ONANOY| IoYVEL 1| OXEDN:

Juvolikd kaBapd képdn

Aio axivitov = - -
EmitdKkio kepalatomoinang

H npofreyn tov owovopkdv KOKA®V, 10i0¢ 6TV TEPITTOON TOV OKIVTOV,
etvar moAd mepimdiokn Otadkocios KaBdS tor dEdOUEVO KOl TO. OTOXEIR TG Oyopdig
oKtV dev elval mhvio Seoavy] Kol TANPOG TEKUMPLoOpEva Kabdg emiong ot

EMBIDEELS TOV EMEVOVTMV OgV pmopovv wavta vo katoypopovv (Mueller, 2002).

XapakTnpLoTIKA AKLVI)TOV KAl eNidpaon otnv aiia Tov

Ta Bacikd xapoakTNPIoTIKE VO aKIVITOL, TO, oTtoia etnpedlovv v a&io Tov

UTOopovV GUVOTTIKA givor o EENG:

e ®¢om aKkvnToL, 0 0moi0g ivatl I0MG 0 T CVELNGTIKOS Kol KPIGILOG TOPAYOVTAS.
o Toa Quod YoPAKTNPIOTIKA, TO. OTTOI0 AVAADOVTOL GTNV LOPPOAOYiD TOV £6GPOVC,

OT0 TOMOYPOQPIKE oToryelo Ko €Wdwotepa to péyebog g khong. Emiong 1
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oVOTOON TOL VIEOAPOLS, M Vmapsn N U VTOYEI®V VOATOV KOl Ol QLGIKEC 1
UNYOVIKES 1010TNTEG TOVL.

e To yeopeTpkd YOpoKTNPIOTIKAE, TO OTOl0 HUITOPOVV KUPig va ovoAvBovv otnv
EKTOON NG EMPAVELNG, TO CYNUO, NTOL PUNKOG TPOGOYNG, AGYOG TAGTOLG Kot
Babovg.

o X11g [Toleodopukég drataéelg mov diémovy 1o axivinto (6pot dounong, yPNoELS YNG
KATD).

o XT0 &WIKOTEPO YOPOKTNPIOTIKA Topadelypotog ybpw Oéa, povadikodtnta,
OTOPIKOTNTAL.

e IdtoKtnolokd KaBeoTOS (TEPUTTOCELS TOALDY 1OL0KTNTMV) KOl LOPPT 1O10KTNG10G

(op1lovrio, kaBen).

Ymodsiypna DiPasquale kat Wheaton

mv debv Pploypapic vedpyovv apkeTd LTOOELYHOTO HOVIEA®V 1OV
a@opovV TV ayopd akvintov. To mo dadedopévo, To 0moio d10ACKETAL EVPEMG OTIC
[Mavemomuokég yoréc Aotikng Owovopkng kKot Ayopdg Akivitaov givor avtd tov
DiPasquale and Wheaton (Geltner et al. 2007). To dwdypappa cvykepdalel técoepo
daypaupato og Eva («crossy-type diagram, Lambiri & Rovolis, 2014), divovtag étot
™V dvvaTOTNTO TOVTOYPOVIG HEAETNG TOL TPOTMOL EMOPACNG CLYKEKPUEVDV
Toapayoviov. YTApyel 10 TETOPTNUOPO TO oOmoio emmpedletor oapyikd, KATOTLY
CUETAPEPOVTOLY Ol EMUTTAOCEIS GTO GAAQ TETOPTNUOPLO KOl TGl TPOKVATEL oL VEQ
pokpoypévie.  wooppomic. H  oOYKplon  OPOPETIKAOV  HOKPOXPOVIOV  ADGE®V
(tooppomia. ayopdg) oe évo poviého ovopdletor "oLYKPTIK oTaTikn" avdAvon
(DiPasquale & Wheaton, 1996).

To ddypappa amoTeEAOVUEVO OO TEGGEPD TETAPTNHOPLO, YPNCUYLOTOLEITOL Y10
va OelEEL TIG O1OKVUAVOELS KOL T LOKPOYPOVIO 1IG0PPOTIOL OTIC AyOPES OKIVITAOV OALG
KOl TNV Topadoclokn Evvola TG KLKAIKNG dpactnplotntog oty Ayopd Akivitov
(Adypappa 4). Ovclaotikd Aowmdv KAOe TETOPTNUOPIO OVATOPIGTO [ oyopd, M
omoio. elvarl cupumAnpopoTiky kot eoptopevny ™G dAAnc. H dwdikasio avt

ovveyileton puéyptl va eméA0el 1I6oppomia. 6 OAES TIC QYOPEG.
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Mmropel va yivel Kotavontd To QovoueEVO G €ENG: €vag KOKAOG Umopel va
wpokAnOel amd TIC OPOPEG HETOEL TOV PpayLypoOvidv Kol TOV HAKPOXPOVI®DV
SKLUAVOE®MY TOL onueiov woppomiog, EAAelyel TG TEAEIOG LEAAOVTIKNG TTPOPAEYNG
a0 TOLG GLUUETEXOVTEG TNV ayopd. [Ipo@avdg 1 HEAETN TOV KUKAOV TOV EUTOPIKMV
KOl OIKIOTIKOV OKWVATOV Umopel vo emitevyel pe v xpnon tov Soypapiotog Tov

DiPasquale ka1 Wheaton. (Lambiri & Rovolis, 2014).

Ytov kdBeto GEova, 10 TAV® PEPOG OvamaploTd TNV yorompocodo (Rent). O
op1LovVTIog AEOVOG APIOTEPH TNV TIUN TOV OKIWVATOV MG EPLovotlakd ototyeio (Price),
evd 010 0g&10 TURHO LVITApYEL To amdOepo Tov dounuévov ydpov (Stock). Télog o

KabeTog aEovag meptAapPavet Kot tnv Kotaokev vémv ktipiov (Construction).

Y10 Sudypoppo Swokpivovtor To omoteAéopaTe /| EMATOCES UECH TOV
opfoydviov TEPLYpapUdTOV: TO €0MTEPIKO glvar avtd TOL APOPE TNV aPYLKN
KOTAGTOOT 100PPOTIOG VO TO £EMTEPIKO TN VEX 160PPOTiR 1| ool TPOKVTTEL PLETA
and €vtovn {Ntnom ya xprion SOUNUEVOL YDPOV, TPOPOVAS EMEITO OO OUKOVOUIKN

avamtoén (neyébovon).

H owovopukn avémroln, €xel og QuUecon emnTOON TO VOIKOKLPLE Kol Ol
EMYEPNOELS VO OLEVPVVOLY TNV KOTAVAANMGT KOl TIS dPAGTNPLOTNTES. ZLuVaKOA0VON
emintoon etvor 1 avayKn TOV VOIKOKLPIOV KOl TOV EMYEPNGEOV Yol OKOUN
TEPLGGOTEPO  OOUNUEVO YOPO. XVVEMMG 1 KOUTOAN (\mong otov d&ova Tng
YOOTTPOGOd0L Kot ToL amoBENaToc (BopEOOVOTOAIKO TETOPTNUOPLO), LETATOTILETON
pog T 0etd. Avti M petatdmion g KapmvAng {mong (avénon), Pploket apyikd
NV TPOGEOPE SounuéEvoy ydpov ot 1010 emimeda, Aoy 1 TPOcPOPA Oev £xel
«TPOGAPUOCTED LE T VEX dedOUEVA. YTTAPYEL YPOVIKT VOTEPTON TOV OPEIAETAL GTOV
AmoUTOOHEVO YPOVO VAOTOINONG/ EKTEAECNC KOATOOKELNC VEOL OOUNUEVOL YMDPOUL.
AEOT CGULVETEW QTG TNG VOTEPNONG KOL GTNV UN TOVTOXpovn adéNon TV dVo
KOUTOVAGDV €lvarl 1 avénomn g TIUNG TOV OKWVATOV (O¢ TEPLOVCIOKAE CGTOLXELN) GTO
Bopetodvtikd tetaptnuoplo. Endupevn emimtwon 0o cvvteleotel oto Notiodvtikd
TETOPTNUOPLO HE TNV OOENOT TNE KATAOKEVAGTIKNG dpactnprotTtas. Tavutdypova 6To
NotwoavatoAkd tetoptnuopto avédavetor to dabécio amdbepo SopnpUévov ymPOv.
Ouwg miéov n avénon oto andbepo Tov SOUNUEVOL YDPOL, EMNPEALEL TNV KOUITOAN

{ftnong otov dEova ™G Yoomposodov Kot amofENaTog: 1 Yolonpdcodog 1 omoia elye
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ONUEIDGEL ADENOT EVEKA TOL HELOUEVOD OmoBEUATOC, TAEOV UELMVETAL. AVTIGTOL(ES

eMMTOGELS Oa cLUPOHV KoL oTO VITOAOUTO TETAPTNUOPLO, UEXPL VO ETEADEL 1GOppOTLQL.

["aonp66060g

Ayopa Idtokmciag:

Avyopa lleprovelakov
Kabopiopog [N'aonpocddov

Sroysimv:Extiunon

Twm Ano0spa (%)

S=C/6
(A S=C-6S)
P=£(C)
Ayopa [leprovclakav Ayopd [d1oktnoiog:
Xroyeiowv: Kotaokeun [Ipocappoyn Anobépatog

Kataokevn (u?)

Avaypoppa 4 Ol emmt@GELS TG oKovopkig peyébuvveng (Lambiri & Rovolis, 2014)

H dwdwacia mpocappoyne me Ayopds mopovctaletal ovOALTIKA o€ £val
OKOUN GLYKEVTPOTIKO dtdypoppo («crossy type diagram) avticTotryo He TO S10YPOLLLLLOL
mov avaAvOnke, aAld TALOV KATAOEIKVOETOL 1| onuacio TG kKAlong kdbe KapmvANGg
(Adypappa 5). Bdost g xiiong mAéov OOUOPOOVOVIOL KOl TO GYNUO TOL

e€OTEPKOD TTEPTYPAULATOG.

H imon 7 kataokev] dounpévov yodpov kabmg petatoniletatl 6e&d, og
oLVOLACUO HE TO YEYOVOS OTL OeV LIAPYEL XPOVOS Y10, OAOKANP®GT KOTOCKEL®V,

oonyet e avénon tov mebopdtov.

Q¢ amotélecua LIAPYEL AVENCT NG TWNG TOV OKIWVATOV 6TO POPEOodVTIKO
TETOAPTNUOPLO Kol oOENGN TG KATOOCKEVNG OKIVAT®V GTO VOTIOOVTIKO TETOPTNUOPLO
oAAGd  mAéov kor  avénomn Tov  amoBEépoToc oKtV 610 NOTIOOVOTOAKO
TeTOPTNUOPO.  Alvowwtd omotérecpuo Bo  mpokdyer oto  BopeloovotoAiikd
TETOPTNUOPLO, 6oL B LVTAPEEL HETATOTION TNG KOUTOANG, TO omoio TteMkd Oo
odnynoel oe peimon tov evoikiov axkwvntov. H diadikacio avty Bo cvveyiotel péypt

Vo VTapEEL 1GOPPOTI KO OTIC TEGGEPLG AYOPEG,.
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["'wionpodcodog

Avopd [Neprovsiakmy N\ ). D=s Ayopd 8okt oiag:

Zroyeiov:Extipnon \ \ h Kobopiopog Nuwonpocadou

A

Tiun AmobeLa (.ug)

—>

S=C/3
(A S=C-3S)
P=f(C) ¥ >
Avyopd [leproveiaxav Avopa ldroktnoioc:
Trowyeiov: Kotuskeon [lpocupuroy Amobénatog

Kotookeon (.ug)

Awdypappa 5 H Stadikacia npocappoyng petd tv avgnon tng intnong (Lambiri & Rovolis, 2014)

H mtoon g owovopiag éxer ta avtifeto amoteAécpoto amd ovTd TOv
TEPLEYPAPN KOV TLO TAV®: 0VENCT TOV AmoBENATOS e oXedOV TaVTOYpOVY pLelwon NG
YOLOTPOGOS0V, LEIMOT TOV EVOLAPEPOVTOG GE EMEVOVCELS GTU OKIVITO Kol TPOPOAVIG

HElON TNG KATAGKEVAGTIKNG OPUGTNPLOTITOC.

H owovouikn avantuén éxel cav amotéAespa Ty avEnomn tov HETAPANTOV
wwoppomiag ™ Ayopds Axkwvntov, kobmdG avtioTol e 1 OIKOVOUIKY GLPPIKVMON

pelwon OA®V TV HETAPANTOV.
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Keg@alaio 2

0L Zx0Aé6 okEYPN G TwV KAaooikwv kat twv Kebvolavwv
OLKOVOHOAOY WV

Boown 0éon g Zyong Kiacowmg Owovopkng givar 6Tt 11 otkovopio
@BaveL ypryopa GTNV HAKPOYPOVIOL 160PPOTiot AOY® TNG QUECSNS TPOCAPUOYNG TV
TILDV, Ol STapoyES TNG GLVOMKNG (NTNomg £xovv povo PBpayvypovieg eMOPAGELS
OTIC TPOYUATIKEG HETOPANTES, Onmg pmopeic va glvar ta mpoidvta N ta axivnta. Ot
JTOPAYES OTN GUVOAMKN TPOCEOPE, &ivor OAANAEVOET] HE TOLG OUKOVOULKOVG
kOkAovg. H de mapéuPacn tov kpdtovg yioo v e€lcoppodmnon 1 v peiwon tov
omolwv dtatapaydv B mpémetl va etvar TEPLOPIGUEVT Kot Ol OTtoleg damdveg o mpémet
va yivovtal otnv PBdomn g cOykpong tov koéctovg pe ta oéAT. Ot picBol sivon

eEmyevag dedopévot, kabopilovtar frodoyikd, 16TOPIKA, KOW®VIKE, N0, TOAMTIKA.

O1 K0Op1ot EKTPOCMOTOL TNG KAOGIKNG 0Y0ANG eivat o Adam Smith, kabnyntrg
HOumg drhocopiag oto mavemotuio e I'Aackdpne ko apydtepa oto EdipPovpyo,
o David Ricardo, ypnuotiotic, o Thomas Malthus, dSwdonuog ywoo ™ Oewpia

«ANOLG OV Y.

H @czwpia tov Tlov Mévvapvt Kébve (John Maynard Keynes) 1 aAiimdg
I'evucy Oewpio, avartdydnke pe oKomd vo. amOIECUEVLGEL TNV OIKOVOUio Kot TNV
TOMTIKY] OO «OEECOKES TOMTIKEG». Ymootnpiler o011 n Vmapén télelov
AVTOYOVIGHOD 6TV oyopd epyaciog dev eivar epiktr, e&ottiog Tov KPATOLS KOl TMV
EPYOUTIKOV — €PY0d0TIKOV evoemv. H owovouio ypeialetar moAd ypdvo yu va
QTACEL OTNV HOKPOYPOVIQ 1GOPPOTID, GUVETMS Ol OLOTAPUYES OTIS TIES TG {NTNoNng
Ba emnpedoovy 10 TPOIdV Yia peyddo ypovikd ddotnuae. H Kebvolovny Zyoln Zxéyng,

umopel va epuNVELGEL TOAAL 0T TO YOPUKTNPIGTIKE TOV OIKOVOULKOD KOKAOL:

1. H dwrapoyéc otnv cuvoAikt| {ntnon Oo TpoKaAEGoVV O1OKVUAVOELS GTNV TIUY
TOV TPOIOVIOV

2. Avrtioctoryeg pe TG S10KLVUAVGELS TOV TTPoidvTog Ba gival Kot o1 dlaKVUAVGELG
TNV QmOGYOANON

3. Ot dwtapayés otnv TPocPopd YPNUATOS Elval OAANAEVOETEG UE TNV GUVOALKN
tnmon.
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Baoum apyn g Ketvolavig ®smpnong etvat 1 Suvoatdtnta epapproyns KatdAAnimv
TOMTIK®V amd TNV TAELPA TOL KPATOVG, UE TIC OMOIEC UmOopovV va pewbohv ot

axpaieg TIHEG OTIG SIOKVUAVGELS TOV ETLXEPTLATIKOD KUKAOL.

Nopopatikn kat Anpociovopuik lMoArtikr

O evépyeleg ko ot TOMTIKEG Tov avoaAapfPdvovtor and to Kpdtog 1 amnd
évoon Kpatov, pe otoyo ™ pelowon g coPapoémroag tov veécewv ovoudleTot
otafepomomtikn moAltikr). To kVOpro oAAG Kot mo cHvOeTo 100G GTAOEPOTOMTIKNG
TOMTIKNG €lvol 1 VOUGUOTIKY TOALTIKY, ONAadN oAlOyéG OTNV TOGOHTNTO TOV
YPHoTog M ot emttokia. To devtepo €100¢ oTabfepomonTikig TOAMTIKNG €ival M
ONUOGLOVOLIKY TTOATIKY, ONAOON OAAQYEC GTI] GOPOAOYIKT TOATIKN 1) OTIC KPOTIKEG

damavec, 1 Kol 6T SVO.

[Ipdopato mapddetypo amotedel 1 déoun HETPOV GTNPIENG ONUOGLOVOUIKNG
noMtikng ¢ Evponaikng Evoong to £1og 2020, Adyw® g mavonuiog tov Kopwvoiov
(COVID-19)

Eumelpikég Suakpiosig avag@opika pe tov Oikovopuiko Kokio

Yopupova pe tovg Jadevicius & Huston (2013), vmdpyovv evdeifelg yio
TEOOEPLS OIKOVOLUIKOVG KOKAOLG  SLOPOPETIKNG TEPLOOIKOTNTAS: UIKPOS KVUKAOG,

HeYAAOG KOKAOC, LOKPA 010KV UOVOT) KOt LEYOAO KOLLATOL.

O1 Reiter & Woitek (1999) 6ewpodv 6Tt 01 01KOVOIKEG SLUKVAVEELS £XOVV T
OVLGTATIKG TOV YapaKTNPILOVY TOVE OIKOVOULKOVG KVKAOLE, evd ot Zarnowitz (1992)
kot Dudukovic (2007) mpocdiopilovv TOVG EMEPNUOTIKOVG KOKAOVG O MO
akoAovdio aKovovVIeT®V dtokvudveeny ympic kKukhikdétra. AAlmwote o Dudukovic
(2007), mpocdlopilel TOVG EMYEPNUATIKOVG KOKAOVS (OC LKL OKOVOVIGTT] OLOKVLLAVOT)
mov dgv TapoLvctdlel kKapio kukMkotnta. H évvola g kukAikdtnTog dev vpiotatal,

KaBMG 01 OIKOVOUIKES OLOKVUAVOELS OEV EMAVOAAUPAVOVTOL GE TOKTO OLOCTILOTO. XE
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L0, KOUTOAT SloKLHEVeE®Y, dNA0OT TO O1KOVOIKO nEyebog oe oyéomn Le Tov Xpovo, 1
AmOGTACT) OO TNV U0 KOUTOAN otnv GAAN 0ev givan 1o 1010, omdTE WTO 00MYEL GTO

CLUTEPOC O, OTL OEV VITAPYEL KAVOVIKOTNTAL.

H tedevtaieg Kot mo mpOGPATEG AVAAVCEL GUYYPOVMV OIKOVOLOAGY®V OT®G oLt

10V SU (1996) Yo Tovg TOTOVE TV KOKAWV KATAANYOVV GE TEGGEPLS OUADES:

1. Kbxhog amobepdtmv tov Kitchin. Ilpokettot yio kdxlovg pe diapkeia 3 £o¢ 5
ETMV Kot £X0VV ®G PAom Tovg TIC 0ALAYEC OTNV EMEVOLOT TOV ATOOEUATOV

2. O xatd Juglar koxhog enevdvoewv (Juglar cycle) pe didpkewa 7 éog 11 &,
7OV £Y0VV ®G PAcT TOVS TIG LETAPOAES TOV EMEVOVGE®V GE EEOTAIGUO

3. O xatd Kuznets kdkAog emevévoewv (Kuznets cycle) pe didpkewa 15 mg 25
£t 0 omolog cLVOVTATOL OTIC EMEVOVCELS OTIS LTOOOUEG: KATOOKELES KOl
EMEVOVGELG OTIC LETOPOPES

4. Moxkpd teyvoroywd kopoto Kondratieff tov éyovv didpkeia 45 emg 60 £,

7ov oyetiovtat pe onuavtikég teyvoroyikés adlayég (Kondratieff “wave”).

[TAéov 10 €vOl0PEPOV Y1OL AVTEG TIG OLOPOPETIKES KOTATAEEIS KUKAWMV £)El
pewdel pe v avantuén TV cuyxpPOVOV HaKpootkovopldy, pall pue v Bedpnon

TOV TOKTIKOV TEPLOSIKAOV KOKA®V.

Kvpaniopot Kondratieff
Moxpd Teyvohoyd Kopoto
45 2e¢ 60 £

Kixhog Enevdicewv Yrodopdv Kuznets
15 ¢ 25 2

Kixhog Ensvéicewmv [Mayiov Kegoraion
tov Juglar
7 éog 11 ém

Kioxhog AnoBzpdrev tov Kitchin
3 ém¢ 5 ém

Awdypoppa 6 Katatagn twv Bactkwv Owkovoptkwv KUkAwv
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K¥OkAo¢ ATtoOepndtwyv tov Kitchin

Bdoet g perég tov Joseph Kitchin (1861-1932), yio ta otkovouikd peyéon
o1l Hvopéveg IloMrteleg war ™ Meydhn Bpetavio, ot owovopikoi wdkAot
vroAoyifovion katd pécov 6po ota 3,3 €. Kdvovtog ovykpitikn ontikn e&étaom
TOV XPOVOGEIPDV, GUCYETILOUEVES LE TIG TIHEG POCIKAOV TPOIOVI®V, TOV EUTOPIOV, TOV
€1600NUOTOC, TOV GHdV, TV emitokimv, KaO®Og emiong Kol TOV TIUOV TOV TITAOV
XPNUATIOTNPIOV, KATEANEE OTL Ol OIKOVOUIKES OLOKVUAVOELS TPOKOAOVVTIOL OO TIC
npocoppoyes tov arobepdtov (Kitchin, 1923). O Lloyd A. Metzler, peAétnoe v
OTUOVTIKOTNTA TOV KOUKA®V TOV amofetdTtov Kot mapoatipnos 0Tt ke gopd mov 1
1ooppomia NG owkovopiog €xetl dtatapoydel Aoy TV dtakvudveemy otn (Rnon, ot
emevoLTég / emyyeipnpatiec mpoomafodv aUécw®S Vo TPOGAPUOGOLY TNV TOPUY®YN
TPOIOVTOG e OKOTO VO OVOKTNOOLV TIG OmMdAElEG TV amobepdtov tovc. Epdcov
OL®G veioTOTAL VO XPOVIKO SAGTNUA TPOCAPHOYNS, 0dVVATOOV V. TPOGAPLOGHOHV
0710 véo aotabéc mepPdAiov otkovopiag. ZuvomTikd Aowtov eite vmepPaivouv gite
VROAEIMOVTOL TOV BEATIOCTOL M OUTIOAOYMUEVOL YO TIS OPLOKEG GLUVONKEG, EMMEOOV
Topoyoyne. Zougpova pe to Metzler (1941) n dwdikocio ovty TPOGOPUOYNG
ovoualetar «kabopog kbxkhog Tmv anobeudtovy. O Metzler (1947) dAlwoTte drokpive

TEGGEPIC TOPAYOVTEG TOV SETOVV TN OLEPKELN TOV KUKA®V T®V omofepdtmv:

® 1 01dpKELX TNG TEPLOOOV TOPAYWDYNG
® 1 POTN TPOS KOTOAVAA®GT
® 1 oyéon HETAED TOPAYOYDV Kl EUTOP®V

® 01 LEAAOVTIKEG TPOGOOKIES

H sunepicn perétn avtr, g owovopiog tov Hvopévaov ITolteidv odnynoe
0TO GLUUTEPOCHA OTL 1] IEPKELN TOV TOPATPOVUEV®V KUKA®V eivar peta&y 36 kot 42

unvav, omiaon 3 1 3,5 £, ovcslacstikd onAadn tavtiomke pe tov Kitchin.
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KvkAog Emevdvoewv laylov Ke@aiaiov tov Juglar

O T'éAlog otatioTikohdyog - owkovopordyog Clément Juglar (1819-1905), to
1860 mpocdidpioe TV VIOPEN OIKOVOUIKMOV KOKA®V UEOTG SLapKELNG Kol KoBdploe

TOV «EMEVOLTIKO» («investmenty) KOkAo ota 7-11 ypdvia.

Youpwvo pe tov Juglar, ot @dong g avaxkouyng, N vreppdirovoa {imon
EVOVTL TNG TPOGPOPAS €lval TOCO HEYAAN, (OCTE 0EV KOALMTETOL OO TNV TANPM
amacyOAno”n tov moyiov kKepoiaiov. Amotélecuo avtov givar 1 dnupovpyia VEmV
TEPLOVCIOK®OV OTOWEI®V amd 1o VRApyov kepoAaiov pécm g avénong Tov
emevovcemv. H emakdlovdn mrodon g {fmong, Ba ennpedost v mapoaywyn pe

KOO0 YPOVIKT) VOTEPTON.

O Juglar amédei&e v VIOPEN TS KUKAKNG GuoyETiong Hetalh Tov peydAwmy
dewktddv. O Schumpeter (1939) aAld kot o Fukuda (2009), Swmictwoav OtL 1
gpappoyn Tov KOKAov Juglar yiveton og enevolvoelg ntyelpoemv o€ eEOTAMGHO Kal

VMKA.

KUkAog Emevduoewv Yodopuwv Kuznets

O Simon Kuznets (1901-1985), o omoiog o 1971 tyundnke pe to PpapPeio
Nouneh Owovopikov Emomuov, Bewpel 6Tt o1 KOKAOL cuvdéoviar 1060 HE TNV
KOTOGKELOOTIKY] OpaoTnplOtTnTo. 0G0 Ko UE TIG EMEVOVGELS OTIC peTapopés. Emiong
oTNV HEAETN TOL AapPdvetal LIOY™N Kot 1) EMIOPACT TOV ONUOYPAPIKDOV OLEPYUCUDV.
Eni mapadetypatt ot younid apepoueveg 8éoeig epyaciog KaAdmroviat ypriyopa omd
OLKOVOUIKOVG HETAVAGTEG, KOl He aLTO TOV TPOTO SELPVVOVTIOL Ol EICOOTLOTIKES
owpopéc. Xtmv  PPhoypapia, ot kdxAor tov Kuznets, amavtdvror Kot g
Anpoypa@ikoi KbxkAot.

Yvvortikd Aowmdv o Kuznets perétnoe toug KOKAOVS TNV Topay®YT| Kot TOUG
KOKAOLG OTIG TIEG Kol TPOGOOPIGE TNV TEPI0O0 EVOG KOKAOL TTapary®yng oto. 22 £t
TePimov, eVo Yol TIG TWHES etvon wepimov 23 €.

To 1954 o Simon Kuznets otnv opthio TOL 6TV GUEPIKAVIKT EVOGCT] OIKOVOLOAOY®V

dTOTTOoE TNV Amoymn OTL 6€ Uio OIKOVOUIO TOV OVOTTOCCETOL, Y10 £VOL OLAGTNLO M
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aVIcOTNTA OVEAVETOL Kl POy OTAGEL £va, PEYIoTO onpelo, émerta Paivel petovuevn,
oynuotilovtag £Tol OYPOUUOTIKE Uil KOUTOAN GE OYNUO. KOUTAVOS, TOPOUOL0. LE
mv kopmoAn Laffer (mmynq: Association of International & European Affairs,
odeth.eu).

Makpd texvoloywkd kOpata Kondratieff

O NwoAdi Kovtpatiep (Nikolai Kondratieff, 1892-1938) nfrtav Pdoog
OWKOVOLOAOYOC, avémtuée tnv Bewpila ot komrToMoTkKéG owkovouleg «Punpvouvv Ta
nokpd kopato pe péon oapketa 50 £t nepimovy» (Kondratieff & Stolper, 1935), kot
Nrav évag omd Tovg TPMTOVS EPEVLVNTEG OV TPOYLOTOTOINCOV Ul OAOKANPOUEVN
OTOTIOTIKY] OVOAVOT| TOV LEYAA®MY OIKOVOUIK®OV Xpovocelp®v (Solomou, 1998).

O Kondratieff dwakpivel Tpeig tHmovg kOKAw®V:

1. pokpd kopata pe didpketa 50 £

2. gvdlpecol KOKAOL e S1dpKeLn ENTA £mG OKaL €N
3. ovvtopot KOKAOL pe dtdpketa 3,5 €t

Me ypnon oTATIGTIKNG OVAALONG PACIKOV OIKOVOMK®V OEKT®V (emimedo
TIULDOV YOVOPIKNG TAOANCMG, €mTOKlN, WcOove, e€mteptkd eumodplo) kobdg Kot v
Topay®Yn Kol Kataviilmon dvBpaka kot yvtocdnpov yia 1ig Hvopéveg TloAteieg,
mv AyyMa kot ™ oMo yio v wepiodo petacd 1780 kon 1920. Katdmv €xove
epaproyn g HeBOd0L OITANG SLACTOCTC YOl TN LETPNOT TOV HOKPOV KUUATOV.

Emucpirrc g Bempiag tov Kondratieff vanpée o Gavry (1943) 6nwg kou o
Maddison (1991) a@o® Oewpei 6TL dev umopel va amodei&el v vmapén peydiwmv
KopdTov oe dAlec ol0kovoukég Spactnpldtnteg méPA omd TIG TIWEG YOVOPIKNG

TAOANCTG.
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ETyeipnuatikoi kVkAot

Ot Owovopordyotr Arthur F. Burns kouw Wesley C. Mitchell, to 1946 édwoav
TOV 0 GOPT| KOl SL0OEGOUEVO OPIGHO TMV EMYEPNUATIKOV KOKA®V: givarl £vag THmog
KO UAVOTG TTOL OVOKOADPONKE GTN GUVOAIKT] OIKOVOULKT dpacTNPLOTNTA TOV VOV
OV OPYOUVAOVOLV TNV EPYOGIN TOVS, KUPIMG 68 EUTOPIKES emyelpnoels. 'Evag kokAog
amoteleitol omd emMEKTACEIS TOL ovuPaivovv wepimov TV 0 ®PO GE TOAAEC
OLKOVOUKEG OpacTNPLOTNTES, Kol aKOAOLOOVVTOL ad TOPOUOLEG YEVIKES VPEGELS, Kot

OVOKALWYELS TOV GLYYMOVEDOVTOL GTI PAGT] TNG EMEKTACTG TOL EXTOUEVOL KUKAOV.

H dudpxeto Tov emtyelpnuatikddv KOKA®V, Kopoivetol amd £va £Tog Léypt dEKa
N dmdeka £T1). Agv SoupoVVIOL GE PIKPOTEPOLS KOUKAOVG LE TOPOUOLOL YOPOKTNPIOTIKA
Kot £KTacn mov tpoceyyilel T okn tovc. Ot Burns & Mitchell (1946) Oswpovv 611 ot
EMUEPNUATIKOL KOKAOL 0V €ivol omA®g SLOKLUAVGELS GTY] GUVOALKY] OIKOVOLLKN
dpacTNPOTNTA, OAAL TO KUPLO TOVS GTOKEl0 MOV TOVG daywpilel amd eUmOPIKES
aLEOUEIMOELS TTOV 0PV YDPO GE TPOTYOVLEVEG YPOVIKO OIKOVOUIEG N aKOUT Ko
amd TIG TPOGPATEG UIKPOTEPNG OLUPKELNG OOKVUAVGELS, aPOpd TO YEYOVOG OTL Ol
JdlKvpdvoelg dlayéovtol oty otkovopia, otn Pounyovic g, OTIG EUTOPIKES

GUVOAAAYEG TG KOl GTNV EUTAOKT TV OIKOVOUK®V.

Avopopd Ba mpémer va yiver oto EBvikod T'pageio Owovopkodv Epgovov
(National Bureau of Economic Research, NBER) tg Apepiknc, to omoio optobetel
TIG NUEPOUNVIEG TOV HEYAAWDV SIOKVUAVGEMY TMV OIKOVOUK®OV KOKA®V. O oplopodg
™G Veeong mov odlvetor amd 10 avotépw ['pagpeio (NBEP) elvar 1 onpavrikn
OmMOKAMON  TNG  OWKOVOMIKNG  OpacTnplOTNTOS OLIPKELNG UEPIKMOV  UNVOV KOt
EKTEWVOLEVNG G€ OAN TV owkovopia. Aev yopaktnpiletoar dniodn n veeon amd Tov

, ’ , i . 2
ovvnOn 0po TV SVO GLVEYOUEVOV TPLUNVOV TTAOGCNG TOV.

? https://www.hellasfin.gr/news/ti-einai-yfesi-kai-poios-tin-orizei
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OKOVOUIKEG ALAKVLAVOELG KAL) CUGYETLOT MUE TNV Ayopa
AKiviT®V

H ayopd akivitov, otpépetatl yOpw and pio oelpd dpacTNploTTOV KUKAKOD

yapaxtipa(Tiwari, 2014). Avtd pmwopodv vo evtomoetovy ot eENG:
[Jo kdKAog evotkioong akwvitwv (real estate rental cycle)
[Jo kbKkhog emevdvoemv (investment cycle)

(o kvKhog kataokevaotikod kKAddov (development cycle)

To Royal Institution of Chartered Surveyors meptypdost tov kOKAO TV
akwntov (real estate cycle) wg emavalopfoavopevot, ot 0Toiot aToTELOVV OKAVOVIGTES
SWKVUAVOELS GTO TOGOGTO TNG GLVOAIKNG OmOO0GNS OA®V TOV EW0MV OKWVITOV, Ol
omoieg eivor emiong epeoaveic o€ TOAAOVG GAAOVG OEIKTEC TNG JPACTNPLOTNTOS TMV
AKIWVNTOV, 0AAG [E TOIKIAEG YpoVIKEG TpoTopevoels KL votepnoelg (Pyhrr, Roulac, &

Born, 1999).

KiOkAot otnv Ayopa Xpniong (KUKAOL EVOLKLXGTC XKLVI)T®WV)

Ot Tapdryovieg mov TPOKAAOVY TOVS KUKAOLG GTNV ayopd xpnomg etvat tomikol
kol oyetiCovrar pe t (RTnom kot TV TPOGPOPA Yoo ¥PNoN TOV YDOPOL. Xg £vol
dedopévo ypovikd onueio, ot ayopéc ennpedlovtal amd SPOPETIKEG GLVONKEG OGOV
agopd v avénorn kot peioon tov evoikiov. H 0éom g ayopds axwvntov,
VOTOPICTATOL [E [0 OLOYPOLUUOTIKY TOPOVGIOoT TMV OyOop®dV LE M0, EVOEIKTIKN
0éon g ayopds oe cvykeKpEVO xpovikd onueio. Avtdg o TpoOmog mTPoPoing G
0éon g ayopdc kaieiton “property clock™ Bdaoel Jones Lang LaSalle ko “property
cycle” (RREEF, 2006). Ta dtaypappato ovtd dgv ovaAdovuy Kot 0gV Topovstilov
ovte TV Kopven (peak) kot o mAdtog (amplitude) tov KOKAOL TV aKVATOV, OALG

00Te T0 eMimedo aVENONC TOV TIUOV evolkioonc. oTdOG0 eivar ypNola «EpYareion
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Y0 TNV TOPOLGIOCT] TNG TOPELNG, OVOSIKNG 1| KOBOOIKNG TPOC GTNV OOl OVOUEVETOL

va petaxwvnodv ta peAloviika evoikia (Tiwari & White, 2014).

10 Stdypappa Tov TopoTifeTal TopakdT®, puropel va amoturtmbel o KhkAog
gvotlkiaong yia ayopd ypapeiov. Katd tnv @don g avakapyns to T1ocooTd KEVOV
YOpwv (vacancy rates) mov gival vynid apyilovv va peidvovTol v Ty 1010 oTiyun

TopaTnpEitan aENon 6T EVOIKIL TV SHOESIU®V YOPWV.

Ta younAd evoikio kol 1 LEIWON TOV TOCOGTOV KEVAOV YDOPWOV TOpOTNPEiTOL
ommv @don avintuéng, émov ctadlokd to evoikia mapovotdlovv avénon kot Kot’
EMEKTACT] VITAPYEL AVOOIKT TOPEID GTOV KATOOKEVAGTIKO Topén. Metd tnv avamtuén
akolovbei 1 edaon émov VILAPYOVY YOUNAL AL AVEAVOUEVE TTOGOGTE KEVAOV YOPOV
Kot VYNAG pichopata. Xty edon cvppikvoons epeovitovtor vynAd emineda Kevodv

YOPWV, LE OTOTEAEG LA TNV LElOOT TOV EVOIKi®V.

Koxrog g Ayopdg Axvijtov

(2) Avantodn
(growth)

(3) Meta v avartuly
(post growth)
Kootog
KATAGKEVTC

(4)Zvppikvodn
contraction)

(DAvaxapyn
(recovery)

Xpovog >

Awdypappa 7 Kokhog evowkiaong ayopdg ypogeiov. IInyn Jones Lang LaSalle, Tiwari & White, 2014

Me avtiototyo tpoOmO emMpedletal  ayopd OKIWWATOV ALOVIKNAG TOANONG, N
omoia &yel emiong kKOHKAOLG, WGTOGO dgv gival 1000 £viova ATOTEAEGUATO OGO Ol
KOKAOL 6TV ayopd Ypopeimv. XT0 TopaKAT® SLAYPOLLLLO TOPATPOVVTAL GTHY TPMTN
@aomn, otafepd eVOIKIOL KO OVAKOUYT TOV KOTOVOAMTIKOV JOTAVAV. XTn 0e0TEP
@aomn, Omov LVIAPYEL M EACT NG OVATTVENG, TO. EVOIKIOL OLEAVOVTOL KOl LITAPYEL
EVTovn KaTavoA®TIKN domdavn kot {Ntnon Movikng ayopds. Xtn tpitn @don to

evoikio TAéov otafepomolovvTot eV 0 PLOUOS TNG KOTAVAA®ONG EXPPASVVETAL. ZTN|
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r A

TETAPTN QACT] NG AVOTPOGOPUOYNG, T evoikia eivor otabepd M apyilovv va
LELOVOVTAL, EVAD Ol KATOVOAMTIKES Oamdveg eivar aviiotowyo apyéc 1M HELOVUEVEG

(Tiwari & White, 2014).

(3) Metd v avamTozn

(1) Avarpocappoy]
(2) Avamroucn

1)Ztudspd]
gvoiiio

Adypappa 8 Kokhog evoikiaong axwvitov Aavikng tdinong oty Evpomn. TT 1 v 7: RREEF,

2ToV KOKAO NG ayopds ypapeimv, n 0éon Tov HeEYOA®OV ayopdV OKIVATOV
TOPOVGIALETOL GTO TOPAKAT® SUAYPAULLE, OTOL TA dVO POAGYL OVOTUPIGTOVV TIC
atleg picOmong katd v dbpKel TOL KLKAOL €volkioong amd To TéTapTo TPiUNnVo

tov 2009 g to tétapto Tpiunvo tov 2010.

e — P
/ Toronto // \

Chicago, Los Angeles

Rental value | Rental values

[ growth slowing | falling T STy v RSoi oon: | Florast weions \

Amsterdam, Brussels | growth slowing | falling
Frankfurt, Madrid Sao Paulo

Rental value | Rental values

. Singapore Rental value | Rental values — Dubai
rowth bottoming out s bottomi
aoceigraﬂng ‘*wzas?ﬁn gton, DC Hor!.:?(m w‘gm: i g ng out Chicago
Dubai Singapore . —Los Angeles
Washington, DC "
Moscow Shanghai Madrid
Brussels

—New York, Amsterdam
Toronto, Frankfurt

— Mumbai San Francisco, Mumbai —
London, Sao Paulo Paris, Tokyo
Hong Kong, Sydney

Awdypappa 9 «Poldw gvoikiaong ypapetakodv xopov (Office rental clock). TInyn Jones Lang LaSalle, Tiwari &
White, 2014

KOkAot ot Emevéutiki) Ayopd (kUKAoL EMEVEVGEWV)

Kvrhot, Aappdavovv yopo kot otig a&leg kepaiaiov, kabdg 1060 TO gvoikio
0G0 Kol Ol ATOdOGEIS OVTMV ETNPEALOVTOL AUESH OO TNV AYOpPd TV OKIVITOV. XTO

TOPOKATO Odypoppo ametkoviletar €va «poAdyy KePoAolokng a&lag yYpapEKOV
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YOP®V GTO TEAOG TOL TETOPTOL TPYVOL Tov 2009 Ko Tov TETAPTOL TPUNVOL TOV

2010.

Capital value | Capiial values

Capital value | Capital values\
growth slowing | falling l

growth slowing | falling l London
Washington, DC
I Sao Paulo

Capital value | Capital values Capital value | Capital values |

growth | bottoming out ‘ New York growih | bottoming out
accelerating 'ga San Francisco accelerating
Chicago, Toronto
xondon Madrid "~ Moscow
Erankfurt Los Angeles,
2 Chicago, Brussels, Mumbai, Tokyo ——Brussels, Madrid
Washington, DC ne . ‘
Sao Paulo Toronle, Los Angeles, Amsterdam Frankfurt -
Parig, © Amsterdam

New York, San Francisco

Avdypappa 10 Poldt kepoaraiokng a&lag ypapewakmv yoponv (Office capital value clock). ). Iy Jones
Lang LaSalle, Tiwari & White, 2014

K¥OkAot otnv Ayopa Katackevaotiko kAadov
O KaTaoKELOOTIKOG KAAOOG Elval TPOPAVAOS TOUENS KUKAIKNG @vong. O Adyog

Y10 VEEG KATOOKELEG Eival ovolooTiKA 1 {fjtnon amd v ayopd, 1 omoia Eemepva v
TPOCPOPA SUOEGIL®V OKIVATOV GE Lo dEGOUEVT YPOVIKT| oTiypr|. H koTaokevaoTikn
dpactnprotnto Aapupdvel yopa o6tav ot kKepaiotakés alieg ivar peyoldtepeg amd to
ko6otog avantuéne (development cost). BePaiwg dev elvar dedopévo 10 KOGTOG
KataokeLwng evog Teyvikov ‘Epyov, kabmg dev pumopel va Kostoroynbel emoxpimg,
0ALG oUTE va ekTiUMBoVV ot TYES KEPOAiov. Zuvapo 1 amdd0oT| TG EMEVOLONG
yiveton pe ypovikn votépnon (lag) onAadn tov xpovo amomepdtwong dote va dtatedel

otnv Ayopd.

To Vyog evoikiov Kot amoddGe®V €XOVV KUKAIKY] CLUTEPLPOPE, Omov ot
VOTEPNOELS KOl 01 TPOTOPEVGELS TV KUKAWV (leads and lags) oe cuvovaoud pe tovg
eEwyevelc ko gvooyevelg mapdyovteg givol OVGKOAO v oTafcTobv Katl va yivouv
OCQOAELG eKTIUNOE €Ml TOV TIUOV NG MHEAAOVTIKNG ayopaing Tovg o&iog.
Amotélecpa avtov eivar va dnpovpyesitor po Ayopd 6mov ot emddEelg / mpocsdokieg
TOV ENEVOLTOV VO oTNpilovtot TOAAES POPEG GE TAPOYNUEVES KOl LENUEVES TIUES, Ol

omoieg dev emPBePardvovtar oty TPAEN.
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e mepImT®ON OTOV VIAPYEL CNUOVTIKN ATOKAION Ao TIC €YYEVEIS TIUES, OVTO
umopel vor 0dnynoel o€ €£0oOeVNUEVOLG KUKAOVG Kot TOAD LYNMAY peTapAntodtnTa

(«povokecy N kKOKAOL avodov-kaBodov) (Tiwari & White, 2014).
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Kepaliawo 3

Yvoyétion Emyelpnpatikov Owkovopitkov Kuokiov kat KvkAov
Ayopag Akiviitwv Katowkiag

H ovoyétion tov Emyeipnuoticod Owovoprkod Kovxkiov pe tov Kovkio
Ayopdg aKivTOV KatolKiog Tapovctalel 101itepo evotapépov, Kabmec n Ayopd tomv
aKwvnTov katowkiog mailet nyetikd poAo omnv cvvoiikny EOviky Owovopio twv
oLYYXPOVOV KPaT®OV. ZTNpiopevol otnv peAétn mov €xet yivel ya v ['eppoavia, v
TodMa, Tyv Bpetavia, tnv Iphavdio xor v Iolovio and tov Zelazowski (2017) O
TOPOVGLOCTOVV TO dtaypdppata cvoyétions. H pekét apopd 1o ypovikd dtdotnpa
and 1o 30 Tpiunvo Tov 2005 £mg to 30 Tpiunvo Tov 2015 yio v [HoAwvia eved yio Tig
VOAOUTES YDOPES 0popd TO 10 Tpipnvo Tov €tovg 1971 puéypt to 40 tpipunvo tov 2013.
Agv ovumepiapfavetor n kpion mov €lofe yopo ommv Evpodmn petda to 2008,

®6TOG0 TO €VPOG TNG HEAETNG glvat peyddo Kot divel a&lOmoTo AmOTEAEGLLOTOL.

H pelétn emdobnke pe v ypnion eidtpov Hodrick-Prescott (HP) kot gidtpov
ovyvomtog Baxter-King (BK). H peAé mov agpopd v IoAwvikn Owovopio, Adym

HUIKPOTEPOVL YPOVIKOD EVPOLG EMAVONKE pe TNV Yp1iom Tov eidtpov Hodrick-Prescott.
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Awdypoppoa 11 Owkovopia Feppaviag pe tnv xprion ¢iktpov Hodrick-Prescott (HP)
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Awdypoppa 12 Owkovopia Feppaviag pe tnv xprion ¢iktpou Baxter-King (BK)
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Awdypoppa 13 Owkovopia FaAAiag pe xprion ¢pidtpou Hodrick-Prescott (HP)
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Awdypoppoa 14 Owkovopia FraAAiag pe xprion dpidtpou Baxter-King (BK)
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Awdypoppa 15 Owkovopia MeydAng Bpetaviag pe tnv xprion ¢iktpov Hodrick-Prescott (HP)
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Awdypoppa 16 Okovopia MeyaAng Bpetaviag pe tnv xprion ¢iktpov Baxter-King (BK)
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Awdypappa 17 Owkovopia IpAavédiag pe xprion ¢idtpou Hodrick-Prescott (HP)
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Awdypappa 18 Owkovopia IpAavé
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Onwg OomotdveTal Kol oIV OVOADCT TV  OTOTEAECUATOV Ond  TOV
Zelazowski (2017), ot cuvieheotéc SracHvdeong vepPaivovy to eminedo Tov 0,6, pe

e€aipeon m ['eppavikn owovopia.

Ot amopovopévol KOKAOL GLUGYETIGTNKOV TTEPICGOTEPO GTNV TEPITTMGN TOV
Hvopévov Baoctleiov kat oty IpAavdio. ZTig meptocoOTEPES TEPITTAOCELS, O KUKAOG
NG 0yOpag KoToKiog elye TOVTOYPOVN AOKPIoT, €lTE Elye oyeTIKN KaBvoTEPTN O™ EVOG
TETAPTOL GTOV EMyYEPNLOTIKO KOKAO. TovAdyiotov oto 60% tov YpodVOL avdAivong, ot
KOKAOL EMYEPNOEDV Kol 01 KOKAOL TNG AYOPES KOTOIKIMV TOPEUELVAY GTNV 110l paon

TOV KUKAOL, dNAadN NTav lte g Avodo glte GE TTOON.

O1 vynAotepot deikteg avtiotoryiog Kataypaenkay yio v [Holwvia (78%)
kot Yo o Hvopévo Baciiero, 0nov oty entivon tov ¢iltpov Hodrick-Prescott nrav

76,7% won 75% yio tnv enilvon pe v xpnon eidtpov Baxter-King.

Onwg mpokHTTEL VILAPYEL OLOOTNTA GTNV LOPPT TNG KOUTOLANG TOV KUKA®V
™G 0YOpdG KOTOIKIDV KOl TOV EMXEPNUATIKOV KUKA®V oTlG e&gtaldpeveg EOvicég
Owovopiec. H opotdtnto avtn 6T0 oo KOUTOANG KOTASEIKVOEL TV EAPTNON TOV
00 OKOVOLIK®OV PEYEBDV LEV, ®GTOGO OEV VTTAPYEL TAVTIOT] KOt GUECT OTOKPLION TNG
oyopdc TOV OKIVATOV GTNY EVPVTEPT OKOVOin, Kol Omm¢ onueldvel o Zelazowski
(2017) n ayopd katowki®v ennpedletor oyt HOVO amd LOKPOOIKOVOUKOVS TOPAYOVTESG
OAAG Ko oo "e10KES OLVANELS GTOV TOPEN TOV AKIVTOV". XNV HEAETN dEV LITOPOLV
vo avoAvBel M emppon TG MOCOTIKNG KOl TOWOTIKNG OOUNG TOL amoBEpaTog
KOTOWKI®MV, TO GUGTNUA XPNHOTOdOTNONG, 1| Becpikn Asttovpyio aALE Kol TOAMTIGTIKOL

TOPAYOVTEGS.
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Ke@alawo 4

'Epevva tpoc@atov Owkovopuikov Kukiov
H molvebvikn etaipeion pe dpaoctnplomoinon oe 32 yopeg oty Ayopd

Axwntov BNP Paribas Real Estate, ce cuvovacud pe v Ipsos MORI, exndovncav
EPEVVO. GYETIKA LLE TO LEAAOV TNG AYOPES OKIVITOV OO TNV GKOTLA TMV OTKOVOUIK®OV
Kokhov. H pedétn éywve oe ypoviky mepiodo Omov d00 YeyovoTo UTOPOVV Vo
Oewpnbodv 1otopwkcd: amd tv pio M omdéeacn tov Hvopévov Baciieiov va
anevtayOel and v Evponaikn Evoon aAAd kot amd v ekhoyn tov Ntovort Tpaun
o¢ 7wpoédpov TV Hvouévov TloMteidv g Apepwikng. Ta v épgvva
YPNOLOTOMNONKAV EPOTNUATOAOYLN GE ENXAYYEALATIEG TOV ELPVTEPOL YDPOL AYOPAS

Axwvntov.

H épguva ompiyxdnke ota otoryeio and tov Opyavioud IPD (Property Index &

Sub Indices) ywo. v nepiodo and o 2007 uéypt to 2010.

August 2007 November 2008 November 2009 November 2010 Actual
2006 127
2006 126
2007 32 (7.3)
2008 —04 —218 (25.9)
2009 —-0.3 —115 97 (3.3)
2010 —0.8 24 6.4 83
2011 22 -15 21
2012 23 (2.1)

Source: BNP Paribas/IPF Consensus Forecasts

Nivakag 1 Consensus Forecasts vs actual outturn

Tov Avyovoto tov 2007, n wpdPreyn owovoukng peyébovong yo to 2008
nrav -0,3% evd otV TPAYUATIKOTNTO NTOV N HEIWON TOL oNUEIONKE GTNV ayopd
éptace 10 -25,9%. Ilpogavdg mpdkettal yio po ektipnom, n onoio Bo wpénet va
depeuvn el n andkiion g, Kabmg glye MOM AdPet yodpa n peydin kpion oty Ayopd
TOV OKWVNTOV TG ApepKng kot kat’ eméktaon oto Tpamelikd Xvotmua (kpion M

onoio evromiletal apykd yopw amd 1o ypnuatomototikd idpvua Lehman Brothers).

Tov NoéuBplo tov 2008, n mpdPreyn v to €toc 2009 Ntav peimon xotd

11,5% wotdéco dev emPePfordbnke, agod N peimon EkAelce e TOGOOTO UEIWONG
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3,3%. Evpnua givor kot 1 dtapopd otnv akpifeto peTa&d g TpoPAEYNC EVOIKI®OV Kot

a&1ov KEQoAaiov.

H épevva mlaicioveton pe tov akoilovbo Ilivaka 2, mov deiyvel 6t n amddoon
€1600MIaTO¢ elvat 0 Kupiapyog LOYAGS TV HaKpoTpOBecu®V emdOcemVY, pe adénon
KEQPAAAIOV TTOL HeTAdIOEL TNV aoTABELN TG OYOPAS GE GUVOMKEG OTOJOCELS, e £5000

oV £YOVV TOAD YOUNAOTEPN UETAPANTOTNTO OO TNV aOENCT KEPAAOIOL OTMC

OVOUEVOTOLV.
Total return %  Capital growth % Income return %
pa pa pa
All property 1981-2016 (standing investments only) 92 28 6.3
SD 1981-2016 9.5 9.1 1.0

Source: BNP Paribas/Ipsos MORI Cycology/MSCI

Mivakag 2 Annual Property index — all property 1981-2016 (standing investments only)

¥10 okdhovbo oyNuo. PAIVETOL GUVORTIKG 1 EMIOPOCT TNG TPOTOPAVOVG
kpiong ¢ ayopdg g Apepikng oe GAAeg yopes: Meydin Bpetavia, lomavia,
Avotpakia, l'odAio ko Iphovdio.
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Awdypappa 20 House price growth in selected countries, 2002 to 2008

Ta epotpatoldyla katénéav ota e&ng cvumepdouata, Ta onoio Tapotibevton:
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O emayyelpatieg emevoutég elvar mAéov meplocOTEPO eEeAtypévol, dpo M
dwyeipion kwddvov givar topa KoAvtepn (amd 6, TL GTOV TPONYOVUEVO
KOKAO) Kot 1] oTpaTNyKn avdAivon givor KaAvtepn. O tpodTog Asttovpyiag Ko
1 KOTAVOUT TOV KEQUAI®V TOV ETYEPNoemV £xEl PeATiwOEL

Ot gumlekdpevol £xovv GLVEIONTOTOWCEL OTL TPEMEL VO, YIVOVTOL TEPIOCOTEPA
povtéda cevopiov — Tt Bo dAhale oto otic av eiye kataypapel 40 1 50%
ntoon otig Tipés. [TAéov ot gumiexdpevol €xovv yivel mOAD TEPIGGATEPO

GLVTNPNTIKOL.

To mo onpavtikd pépog g £pevvag g BNP Paribas Real Estate, eotialetaon

o010 av o g&etalopevog KOKAOG Oa givar dtopopeTikdg amd Tovg mponyovuevovs. H

vevikn Bedpnon elvarl g mpaypott, o eivor dtopopetikog, Aapfavoviog Pefaing

VIOYT TO YEYOVOG OTL OAOL 01 KUKAOL oproBetovvton kot ennpedlovtol amd o oepd

amo OlPOPETIKOVS mapdyovies. To kOpo yopaknplotikd Bo eivor ot ypryopa

KIVOULEVEG EMPPOES LE AVEL TTPOTYOVLLEVOL GULVETELEG Y10 TN {Tnom akviTov. Avtr

1N TOPAd0YY], OVGLUCTIKG OTOSVVOLMVOVTOL T «EPYOLEIN EPUNVEING TOV KOKAW®V TOV

YIVOVTOL UE «TTOPOOOCLUKESY) TEXVIKES TPOPAEYNS, 6€ £vol otKovoulkd yiyvesOatl to

omoio eivar cuveymg petafailopevo.

O kOpieg avagopég and v ‘Exbeon «BNP Paribas Real Estate / Ipsos MORI

Cycology» mapatifevtal otnv cuvéyeta:

Or kOxkhot yivovtor Swopopetikol kot évag amd TOovg AOYovug givor 1
omoVOAOTNTA. TV TOYKOGUI®V  KEQOAOOKAOV po®dV. XopoKTnploTKd
avagépetol 0Tt 10 mapeABOV iomg dev elvar kKaAdg «mtpoenne» (predictor) yio
TO HEALOV.

To peyodvtepo mpoPAnpa dev etvar véo, etvar 1 cuveyllopevn KMUAK®GN Tov
YPEOVG Omd OAEG TIG OLTIKEG YDPES. Aev PploKOLOCTE GE EVOV TTAYKOGULO
KOGHOo MTOTNTAG, 0AAG Byaivovue amd 40 ypovio moapakpr. To Protikd pog
eminedo etvor vYNAO POVo emeld| OAEG o1 ymdpeg daveilovtal 1060 ToAD. Avti
etvar M @ovoka mov Ba ekpayel cOviopo kot Bo odnynoel oe moyKOGHLO
kataOiym. To Brexit kot o Trump givor andodg «kapékieg» otov Titaviko

(chairs on the Titanic).
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Ke@alawo 5

Kplosig otnv Ayopa AkivijTtov Kot XpnuatomiotwTik) Kplon

Q¢ ypnuatomototiky Kpion (Financial Crisis) opiletor «n owpvidio Kot
oLVTOUN XEWPOTEPELGT OAMV 1 EVOC GLVOLAOL YPTLOTOOTKOVOLK®MV JEIKTOV, OTMOS TO
Bpoyvypovio Tpamelikd eMTOKIN, Ol TYES TOV YPEOYPAP®Y, 1 YPNLOTOOIKOVOUIKN
0éon TOV WVIOTIKOV ETYEPNCE®Y Kol TOV  YPNUATOTICTOTIK®OV 1OpLUAT®V.
XopaKTnNpIoTIKO YVOPIGUL TOV KPICEDV OTOTEAODV Ol TTOYEVCELS EMYEPNCEMY, Ol
TOVIKol oTa TopEin TV TpameldV Kol GTO YPNUATIGTIPLO Kot YEVIKOTEPQ, 1] amoTV)io

TOV YPNUATOTIGTMOTIKOV GLGTNATOG TG YOpas» (Kamdnoviog, Aalapétov, 1997).

H ypnuoatomototiky kpion Tig meplocoOTEPEG POPES EEKIVAL €TE e HEUDOELG
TOV THOV TOV TEPLOVGIUKOV OTOYXEIOV (LETOYDV, OLOAOY®V Kol OKIVATOV), it 1

YPEOKOTLES YPTLULATOTICTOTIKAOV WOPVUATOV 1 KoL e GLVOLOCUO TV dVO.

O1 pewwoelg Tpdv, amotehobv GLVNOME TO TEAOG IO TEPLOOV KEVUAPELNCH N
®G OMOTEAECUO, «POVOKOC» OTIC TUES TMV TEPLOLCLOK®V OTOEI®V, ONANOY] NG

vrepPoMKng Kot xmpic Adyo avénong g tiung toug (Mankiw, Laurence et al., 2013)

Ot ypeoxomieg T@v XpNUoTomoTOTIK®OV [dpuudtov enépyovtar €ite o) EmedN

Exouv apvnrikd id1a Kepdioia ite B) Yoo AOyYovg pELGTOTNTOG.

Ta apyntkd 0100 ke@dioto, pmopel vo onuaivovv Kokn Olayeipiomn, &ite
Kdmotla otkovopuky Kpion mov amopeiowce v afio tov teplovclak®v ctoryeiov (my
OKWVINTOV, LETOYOV) OTO Oomoin &iye emevovoel, éva ypNUATOTOTOTIKO dpvpa. Ot
uég pmopet vo  exkundevicovy to  peTOoNKO kePAAiao g Idpvuotoc. To
Xpnuatomototikd Idpopa  advvarel va  avtamokpidel ot ocvpPatikég  Tov
VIOYPEDMCES, KATL TOL 00NYel o€ gupvTEPEg Kpioels oty Ayopd (merdteg,

ovvepyalopeva XpnuotomotTikd [5pdpoto KAT).

H é\hewym pevotdmrag, | omoia umopet va cupPet e €vo XpnuatomiotmTikd
Tdpvpa ave&dptnto e kepdopopiag Tov, axkdua kot and eEwyeveic mapdyovres. Av
KAOVIOTEL M EUMIOTOGUVI TV Kotobetdv, Kot palikd yivoviol ovoOAyEl OoTE Vo

dwomBovv ot katabéoelg Tovg. MdaAota N apgePnmon vy Vv aflomotio TV
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kataféoewv mpog Eva Idpvpa, eivoar mOavov vo  OMovpYNcES OALGLOMTES

avTIOPAcELS Kot 6€ Katabéteg ALV [dpupdtmv, Onovpydvog £Tot po Kpion.

TuvoTITIKY) TEPLYpa@n TG EAAnvikng v@eong

H ayopd oaxkwvntov ouvvéfore kaBoplioTikd o©TOVG LYMAOVS  pvOpode
OWOVOUIKNG avantuéng mov mapovsiace 1 EAAnvikn Owovopia enl oepd etmv
(Benos, Karagiannis and Vlamis, 2011). AmoteAel por yevikn ektiynor, mov yio

TOALG YpOVIO. EEEPPOCE TOV TPOGAVATOACUO TV £neVOVoE®V 6TOoV EAAAOIKS Kupimg

YDPO.

Q01660 N «POHOKAY» GTNV Ayopd KATOKIOG OTNV ALEPIKN KOl TO GLVOEOUEVA
HE OVTN OKOVOUIKA Yeyovota, oniodn m aAdylotn Kot yopig €leyxo yxopniynon
davelwv Kot n pun opON xp1oN TOV XPNLOTO-OIKOVOUIK®VY EPYOAEI®V, SLUUOPPOGOY GE
peydro Padbuo v maykocuo kpion mg meptdoov 2007-2009. Eivar n peyolvtepn
Kkpion petd v Meydin "Yoeon g meptodov 1929-1933, ko emnpedlel OAeC Tig
owovopieg g venAiov, akdun ko Tig 1Woyvpéc Evpomaikég yopeg. Tnv mepiodo avtn
(2009) omwg onuewwver oto Evnuepotikd Aegktio g Tpdanelog EAAGS0g o
OWKOVOLOAOYOS kot Katomyy  Ymovpyds Owovopkdv (Iovviog 2010 péyxpt tov
Iavovdapio tov 2015) INkikag XapdoOBeine, « n EALddo oev mpoodbnke omo v ayopa
KQTOIKIOG THG, OTMG &YIVE 0€ OALES eVPWTOIKES yawpes, omws N lomavia, to Hv.
Boaileio n n IpAavoia, omov n wrwdon vanple peydin kaa axotoun. O L0yog TV TIUOY
TV KOTOIKIOV TPOS TV ATOO0CH TOVS (EVOIKIQ) TOPOUEVEL TEPITOL TTOL 1010 EMITEID,
aro 10 2002, otav eiye mléov afnoct o evBovoiaouos e 160000 uog aty (vy Tov
EVPW KOL ELYE TTOUATNOEL 1] TPONYOVUEVH] TTOCH TWYV ETITOKIWY Kol TOV TANGwpPIopoD.
2y Elldoa dev davdooue mepiodo “povokag” ota oxivita, v O10)pOoVIKG, 01

EMEVOVTEIS T€ KATOIKIES EYODY ATOPEPEL DYNAC KEPON.

H npdéPreym avtn, mepl vynAdv kepdDV, TPOPAVAOS £0pAlovTay GTO YEYOVOS
ot oV petamorepikny EALGSa, ot duvatdmnteg emévovong oTpépoviay Kupiog oty
ayopd aKIVT®V ©G TPOoTaGio. 6ToV TANB®PIoUO 6 GUVILAGHO pe TV amasinon TG

Blopmyovikng mopaywyng oAAG Kol TG OTOAENG ELPVTEPNG KOl GUYKPOTNUEVIG
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TOMTIKNG Yo eEMOTPEPEIRL OTNV OypoTIKY] / COIKY Topaywyn Kol GTOV TOUEN TMV

TPOPIL®V.

Bdoel ektyunoemv g Eurobank EFG Research, to 81,8% twv meplovciakmv
otoyyelov elye emevovbel oe axivnta, 10 17% oe xotabéoeic kot ponme 1,7% oe
petoyéc. 'Evag axoun mapdyovtog mov givarl a&loonueimtog, ival 1o VYnNiod T0G0cTo

wrokatoiknong (80,10%) mov eivan To devtepo vyMAdTEPO TNV Evpdmn.

To kMpa aAraler apdnv otic 8 Maiov 2010, pe v Aaveiokn Zoupoon
petacy g EAAnvikng Anpokpartiog, twv vroloinwv kpatov ™ Evpoldyng kot tov
Atebvoug Nopwopotikov Tapeiov (ANT), mpoxeyévov va yopnyndel otkovouikn
Bonbea mpog v EAAGda pe popon daveiov, vyovg 110.000.000.000 gvpod. To
EMelpa. pevototnTog, N pHelwon wobdv, n aAloyn otV €PYOclOKES OXEGELS, Ol
amolvcelg otov [diwtikd Topéo oAAG kot M KaOOMKN TOOOT TPOCAYEDV GTOV
Anpoocto Topéa, Ba pépel acpuéio otV YEVIKOTEPTN OIKOVOUIOL KO TPOPOVDSG Kol

otV Ayopd AKivintov.

Amo6 10 2008 émg 10 2018 M peimon otig Tpég v akwvitov frav 40,8% 1
45,1% oe mpaypatikég tipés. To AEIT g yopog katd 1o £tog 2008 cuppikvadbnke
Kkatd mocootd 0,3 1o érog 2009 t0 ToG00TO VIEpdIMAacIdleTon og 4,3%, to 2010 ce
5,5%, evd 10 étog 2011 oto vyNnAdTEPO TO0G00TO 9,1%, 10 2012 pEdVETOL EAAPPDOG

7,3% evad to 2013 givon 3,2%.

Metd and o Bpayofia avakopyn to 2014, n owovopio g EAAGO0G
enéotpeye oe veeon to 2015, pe 1o AEII va cuppikvovetar kotd 0,4% ko katd

0,2% 7o 2016.

Ot Bouppakn, Kovtodlov, Xakkds, Kovoetavromodrov, (2018) oe épevva tng
AebBvvong Owovopukng Avédivong tg «EBvikng Tpamélng EAAGO0g» onueudvouv:
«M EMMNVIKN ayopd aktvitov, Hotepa amd pio dekaetioo TTOTIKNG mopeioag (Tng TAENG
0V 35%-45% cwpevtikd oe Opovg TIAOV), eUEAVIlEL 0paTé CMUAODL OVAKOUYNG.
YOoppova pe to tedevtain Oabéciua ototyeln, ot TIHEG OA®MV T®V KOTNYOPL®V
OKIVINTOV ONUEIOVOLV Gvodo o€ oyéom e ta Tepovd toug emineda (+2,5% yuo Tig
Katolkieg 1o tpito tpiunvo 2018 ce oyéon pe 10 avtiotoryo drdotnua tov 2017).

E&iocov evBappuviikd eivar to yeyovog OTL Ol VEEC AOElEC Yo KOTOWKIEC Eyouv
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emotpéyel oe avoolkn mopeia (15% cwpevtikd Katd v televtaio oetia, Evavrt

ntoons 93% katd 1o diotnpo 2006-2015)».

Owovouikol kVkAot ¢ EAAnvikn g Owkovopiag

Oo eEetaotodV Ol otkovopkol KOKAOL yuu v mepimtwon g EAAvikng
owovopiog, otnpilopevol kupimg otnv perétn tov Mrolagpovota kot [arayewpyiov,
N onoia dnpociedtnke oto v’ apibu. 47 Owovopkd Agitio g Tpdmelag EALGSOC.
E&etaleton n mepiodoc amd 10 o’ tpipumvo tov 1970 €wg to & Tpiunvo tov 2017. X
HEeAETN TopovctdlovTol EKTIUNGELS Ppayvypoviev kot pecoypdvimv KoKAwV (shortand
medium-term frequency cycles) ywo TG Pacikég peTOPANTEC TG EAANVIKNG
owovopioc. EEetalovtat ot 01kovopkoi aALd Kot ot xp1otootkovopkoi koot (real
and financial cycles). H peiétn e&etdlet oxtd ypovoloyikég GelpEg:

e 10V wpaypatikov AEIT

® TNG TPAYUOTIKNG OULVOMKNG YPMNUATOOOTNONG TPOG TOV  WOMTIKO  un
YPNUATOTUGTMOTIKO TOUEN

®  TNG MPAYUATIKNG YPNHATOIOTNONG TV VOIKOKVPIDV

®  TNG MPAYUATIKNG YPNUATOOOTNONG TOV LN XPNHOTOTIGTOTIKAOV ENLYEPTCEDV

®  TOV OEIKTN TILADV KOTOIKIDV

®  TOV OEIKTN TILAOV PETOYDV

® TOV OVOUOGTIKOV HLOKPOTPOBEGLOV EMTOKIOV

e 10V Tepwpiov emrokiov.

Ta otoyeio avtd elvar tpyunvicio Kot KoAdmrovv v mepiodo and 10 o
Tpipnvo tov €tovg 1970 €wg 10 6 Tpiumvo Tov £tovg 2017, Evd TO OVOUOCTIKO
HaKpotpOBecO EMTOKIO HOKPOTTPOBeso emtdokio tavtiletor pe 10 €mMTOKIO TOV
OEKOETMV KPOTIK®V OpoAdYwv. Opileton emiong ¢ mepBdplo emitokiov 1 dopopd
petald tov pakpompdBeciov emttokiov Kol Tov TPYNViaiov Ppayvmpdbeciiov
emrokiov. Toco 1o AEIL ot petaPintés ypnuatoddmmong 660 Kol ot TIHEG TOV
KaTolKIOV €yovv amomAnbwpiotel pe tov amomAnbwpiot) tov AEIL ITAnv tov
pokpompofecuov emrokiov Kot Tov mepBpiov emttokiov, OAEG ot pHeTafAnTtég £xovv

exppootel og AoyapiBpovg.
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E&etdotnke emiong n meprodikotnta g kdbe ypovoroyikng oepds. H avdivon €yve

pe mévte peBodoroyiec:

® TNV avaAvomn oNUEi®V KOUING

e 10 {wvomepatd QIATPO

e 70 @iAtpo Hodrick-Prescott

®  LOVOUETAPANTA SLopBPp®TIKE VITOOELYLOTO YPOVOLOYIKDV GEPOV

e  TOAVUETAPANTA SLoPOPOTIKAE VITOOELYLOTO XPOVOLOYIKDV GEPDOV
Ot wokhot ovykpinkav Kotd ypovocelpd, pebodoroyion kol cvyvoOTnTo KOt
TOPOVCIACTNKAY TO KOPLOL YOPOKTNPIOTIKA TOLG Kot 1 HeTa&) TOVG GLUUETOPOAN

(comovement).

H pelém ypnowomotel o dtevpopévn ykapo epyoreiov avaivong tov OKovopkmv
Kbokhov, omog to {wvomepatd ¢iktpo (bandpass filter) to omoio eivor pio axdun
TEPLOCOTEPO GUVOETY] OIKOVOUETPIKY] TEYVIKY], LE OAOEVOL KOL TO GLYVY] €QPAPLOYN
OTNV EKTIUNGN TOV KUKAMK®OV GUVICTOGHOV J0POP®OV OIKOVOUIK®DV YPOVOAOYIKMV
oelpwv. Emiong ypnotpomombnkay dtapOpotikd vrodelypota xpovorOYIKOV GEPDV,
1660 povouetafAntd 66o Kot TOALUETAPANTA, To omoio €ivol mopEUEEPY| HE TO

Lovomepatd QidTpaL.

Onwg avoeépouy ot PEAETNTEG, «TO. OMOTEAEGUOTO VTOONAMVOLV OTL Ol
HEGOYPOVIEG OLOKVUAVGELS KLPLAPYOVV EVOVTL TOV Ppoyvuypovieov SloKLUEVCE®DY Yo
OAeg T1g petapintéc, cvuneprrapfavopévov tov AEIL Avdroya pe ™ peBodoroyia, m
péon odpketa tov kukAov tov AEIT og pecoypovieg cuyvotreg eivar petady 32 ko
55 tpyumvev, ToAD peyoldtepn amd TtV mePiodo §-32 TPYNVEOV IOV 1] OKOVOULKN
Bempio avagépel Katd Kavovo o¢ cuyvoTnTo TOV 0lKovokod KvkAov. H avtictoym
SlpKewr Yoo TG TPES UETOPANTEG ypmuoToddTNoNG Elval  oxeddv  dmAdola,
emPefordvoviog OTL 0L ¥PNUOTOOKOVOUIKOT KOKAOL gival YeviKd TOAD peyoddTepot

OTt0 TOLG TPOLYUATIKOVS KHKAOLGY.

Emiong otig pecoypdvieg cvyvotnteg vmdpyet vynids Pabudc cvoyétiong
HETAED TOV KUKAIKOV GUVIGTOG®MV TOV YPOVOAOYIKAOV GEPOV, EVA Ol TPOTOPEVGELS
K0l 01 VOTEPNGELS TOV dlamoT@vovtal 6to ypovicuod (leads and lags), sivar copuemvn

LE TNV owkovopukn Bempia.
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M£0080o¢ Avaivong Enpeiwv Kapmig

Xpnowomombnke 1 pébodog avirvong onueiov kopmng (turning point
analysis) twv Burns and Mitchell (1946), 6nw¢ ot tporomomOnke and tovg Bry and
Boschan (1971), ®ote va aviyveutovy KuKAMKA péylota Kot e dylota onueio o€ pa
YPOVOLOYIKY GEPA. Apyikd evtomilovTol To TOTIKA HEYIOTO Kot EAGyIoTO, onueion Kot
KOTOMY 00T QIATPApOvVTIOL pe TNV ypnomn &vog aiyopildpov pe okomd va
eCaopaiiletar g oepd amd ovvinkec. Avtég evtomilovial GtV GLYKEKPIUEVN
eMBLOTN O18pKELD KOKAOV, OTNV EVOALOYT HETAED HEYIOT®V Kol EAIYIOT®V oneiov,
omv ehdylotn ddpkela aong. Emiong dwucpariletor 611 kaOe eAdyioto (LEYIOTO)
onueio elvar younidtepo (VYNAOTEPO) amd TO OUECHOS TPONYOVUEVO UEYIGTO

(eAdrprot0).

Katoémwy Baoer tov Harding and Pagan (2002) kot Drehmann et al. (2012),
aviyvevovtal ot Bpayvypovieg Kot LecoypdVies KUKAMKES dtokvpdvoetlg. H pedétn tov
MnoAipovoia kot [Torayewpyiov opilet yia 11 Bpoayvypovieg SIOKVUAVGELS O TOTUKE
péylota (ehdyota) to onueio exeivo 6mov 1 YpovoAoykn celpd AouPdvel Katd TO
xpOvo t T pEYIoT (EAAYIOTN) TIUN EVTOG OLOGTNHOTOG TEVTE TPIUVOV LE KEVIPO TO
onueio t. Zuyxpovag avtd ta onpeio opiCoviar o¢ péyiota (EA1oTO) TOV KUKAOL
Otav cLVTPEYOLVY SVO YOPAKTNPICTIKA: 1 EAAYIOTN OAPKELD TOV KOKAOL glvan mévte

Tpipumva kot Kale pdomn dvo Tpipunva.

Q61000 0 OAYOp1OOC petafaAleTon pe péylotn dtdpkeo Ta 32 Tpiunva Kot to
TOMIKE PEYIOTO KO EAGYIOTO OMpEin VIO VOGS OLOGTNUATOS OKTA TPIUVOV DCTE VO
dwmiotwBovy  KOKAoL peyaAvtepng dudpkelng. Omwc avaeépovv ot HEAETNTEC
MnoAipotoia kot [Tomayewpylov, ue avty v uebBodoloyio laufavoovue éve vroovvolo
TV UEYIOTOV KO EAGYIOTOV GHUEIWY TOD TPOEKVYAY OTO TH Ppayvypovio, eCE10iKevon

700 aAYOPIOUOD OVAADGNG THUEIWYV KOUTHG.

Ta amoteléopota TG avdAvLoNG TOPOLGLALOVTOL GTO TOPUKATM OOy PALLLOTOL
HE TIG OXTM YPOVOAOYIKEG GEPEC. Me TPACIVO YPAOO DITOOEIKVOOVTOL Ol TEPI0O0L
CLPPIKVOONG KOl LLE YKPL 01 TTEPL0d0L EMEKTAONS. ¢ HEYIOTO TOL KOKAOVL, eppovileton

10 televtaio onueio g ykpilag meployng. Q¢ eAdyloTo TOL KUKAOV, TO TEAEVLTAIO
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onueio g mpaoswng meproyns. Emiong ocvykevipotikd omoteléopoto TG avaAvong
TV dypoppdtov tapovcstdlovior o [ivaka pe v ddpkela twv Bpayvypoviev Kot

LEGOYPOVIOV KOKAWV.

A6 Vv avdivon Tov Alaypopupdtov g peboddov avdivong onueiov Kopmmg
TPOKVTTOVYV 0. GEWPA amd amoTeAéopato mov mopatifevior otnv peEAETn TOV
Mmnoleovoto kot Iomoayewpyiov (2018). Onwg mpoavaeépbnke otnv mapovoa.
Aumlopatiky Epyoacio mapovoidletar poévov n uéBodog avaivong onueimv Kopumng
Kot 1 avédivon tov ototyeiov . Bdoel tng mpoavapepdpevng HeAETNG, vrdpyer pio
OEIPa, PpoyOfiwv TEPIOOwWY DPEoNS KATG TO TPOTO HUIGD TOD OELYUATOS, Ol OTOLES
axolovfodvtal amd o GoPas TLO TOPATETOUEVH] TEPIOOO DPETNS KATC, THV TPOTYOTH
Kpion, evod 1 avaivon eviomilel £E1 GOVTOUES TEPIOOOVS DPETNS TOV EAafay ywpa. uEypt
ta péoa g oekoetiog tov 1990 kou pio mo mwoporeTouévy dpeon wov CEKIVIGE OTIC

apyéc tov 2007 kou GOUTITTEL YPoVIKa e TH OLEOV] YpHUOTOTIOTWTIKY KPLoT].

10 devtEPO ddypappa, 1 xPNo”M Tov aAdyopifuov eEacparilel v amaroipn
TOV KUKMK®V HETOPOADV pE HKpn Otdpkela, evad tovifovtol To KOplo onpeion g
Kopmone. H perén g mopeiog tov AEIL, katadewvietl peydin peioon and to 2007
HexpL vo. TaceL 6to gAdyoto onpeio tov kukAov to étog 2015. H mapatpnon yw
™V TPOIUN TEPTI0d0 avTioTorya delyvel OTL 0TIS 0pYES NG oekoaeTiog Tov 1980 vanpye
po epiodog cuppikvoong pe drapketo puéxpt v dekaetioo tov 1990. AkxorovOnoe
po wepiodog avakapyng amd to péca g dekoetiog tov 1990 péypt to 2007. Ou
TOPOTNPNCES AVTEG EMKLPOVOVTOL OO TIG UEXPL TOPA TEKUNPLOUEVEG UEAETES Ko

anoteAéopata epeuvov ™ EAANvikng Owovopiag.

Na toviotel 611 or Mradgovoia kou [Hoamayewpyiov (2018), pynuovevovv v
TAOTION TOV OMOTEAECUATOV TNG LEAETNG TOVG LE TA OTOTEAEGUOTO TTOV TOPOLGLALEL
n Tsouma (2014), 6cov agopd v ypovikd opto. Tov EAAnvikod Oucovoptkod Kokiov
aAAG ko pe tov Gogos et al. (2014), écov agopd v cvppikveon tov AEII otig
apyes g oekaetioc Tov 1980 péxpt ta péca g dexaetiog tov 1990 aAdd kol v

«mepiodo Tayeiag avakapyne» petd v dekaetio Tov 1990.

210 ELPNUOTO TNG HEAETNG CLUTEPIAAUPAVETOL KOl O GUGYETICUOS TOV TOV
Swypdppatroc AEIT pe tic vmorowmeg ypnpotootkovokov petapintov. To onueio
KOUNG TNG TPOCEOATNG YPNLUOTOOIKOVOMKNG Kpiong aviyvedetor o€ OAd  TO

dwypaupata. Emiong mapoatnpeite o0t yio 11g Ppoayuypovieg ovyxvotnteg, ot
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dwypdupato TG SLVOAKNG ypnuatodotnong kor AEIL vrdpyer tavtion otig

YPOVOAOYIEC TV HEYIOTOV KOl EANYIGTOV CNUEI®V TOL KOKAOL.

INa tic pecoypovieg ovyvoTTeS, OTo  OOYPOUUOTO  TNG  OGLVOMKNG
YPNUOTOSOTNONG KoL TNG XPNUATOSOTNONG TV U1 XPNHUATOTIOTOTIK®V ENLYEIPTGEDV
vrapyetl peimon oty dekoetion 1980, cuvémela ™G mOPATETAUEVNC AVAKAUYTG, TOV
puéow g dekaetiog tov 1990. To emtdKio ko 10 TEPODPLO EMTOKIOL AVEAVOVTOL TO

YPOVIKO SLAGTNHA TG Kpiong ONUOGov ypéoug e péyloteg Tinéc to 2012.

Amndppoa g emeEepyaciog TV SwypoppdTOV  givar 1 mopovcioon
apOUNTIKOV TIUOV SIPKELNG TOV BPayvuypOvieV Kol LECOYPOVIOV KUKA®V OALL Kot
™G avtioToyng HEONG OPKEING TMV VLEEGEMV KOL TOV  ovoKapywewv. Omog
onuewvovy ot Mmoipovow kot Ilamayswmpyiov (2018), «n péon odpkewn TV
Bpayvypéviov kbdxiov tov AEIL eivon 23,2 tpiunva, mapoamincio pe eketvn tov
Bpayvypdvimv KHKA®V oL aviyveDBNKOV GTI GUVOAIKN ¥PNULOTOSOTNGT, TIC TILES TV
HETOYDV Kot TO TEPODPLO EMTOKIOLY, OGTOGO «GE YEVIKEG YPOUUES Ol HETAPANTEC
YPNUOTOSOTNONG ERPOVILOVY oNUOVTIKG peyadvTepns didpkelog KOKAoVG amd O,TL TO

AEII, ot omoiot kvpaivovton peta&d 25 kot 46,5 tpiunveovy.

Avtictoyya 6tovg peEcOyPOHVIOVG KOKAOLG, N HEST] JlPKELD TV KOKA®V TOL
AEIT gtvan 54,5 tpiunva. Téhog Toviletor 0Tt vd o1 pesoypdviot kukiot tov AEIT ko
™G YPNUATOSOTNONG  VOIKOKLPLOV  £XOLV  avAAOYN TOpeia, o1  HeGOYPOVIES
SLKLUAVGELS TOV JElKTN TIUOV HETOY®V Kot Tov mepBwpiov emitokiov €ivol TOAD

GUVTOLLEG.
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LUUTEPAC AT

H pedétn tov owovopkadv kOKA®V givor dwoitepa evolapépovca amd T
OKOTLA TNG LOKPO-0TKOVOUIKNG TOPOTHPNONG, KLPImG 01 TEPIodol VPESNC aPoD ExovV
aueca avtinmtd amoteAécparto. Ot oikovopKoi KOKAOL Aapuavouy xdpo o€ OAES TIC
OVETTVYUEVEG OKOVOUEES Kot cuvBmG Slapkovy Yo pa tepiodo 2 €wg 10 etdv,
omoia yoapaktpiletar amd gvpeio eMEKTAOT 1 VOECN GTOVG TEPICTOTEPOVS KAAOOVG

NG OIKOVOUIOC.

O kOKAOG TOV OKWVNTOV GLVOEETOL HE TOV KUKAO TNG OIKOVOMIKNG KO
TGTOTIKNG ayopds. H owovopky] avamtuén kot 1 mMOTOTIKY ETEKTOCT) GLVOEOVTOL
dppnrta. H avénon g {nmong tov ypnotov (occupation demand) eivar and tovg
ONUOVTIKOTEPOVG TOPAYOVTEG OV ONUIOVPYOLV KUKAIKES OLOKVUAVGELS OTILS OLYOPES
axkwvntov. H avénon g {ftnong axivitov Tpogovag eV KOAVTTETOL AUEGO Ord TNV
TPOCPOPA UKIVITMV, £TGL £XOVUE GLVOKOAOLON AOENGN TV gvolkimV Pe TOTOXPOVN
peimon tov dbéciumy yOpmv kot peioon tov anoddcewv. H avénon tov tiudv
otV Ayopd TOV 0OKIVNTOV £XEl OC GUECT GLVETEW TNV O10eoN OIKOVOUK®V
KePoAoiov yu véeg Kataokevéc. H xataokevaotikny opactnpldtnta mopovctalet

YPOVIKN VOTEPNON KL AVTO EVIGYDEL TEPOITEP® TOV OIKOVOUIKO KOKAO (Barras, 1994).

H &vodog g KataoKeLaoTIKNG dpacTNPlOTNTAS GUVIEETOL LE TNV AVOJO TNG
TICTOTIKNG KOl 0KOVOULKTG avdmtuéng. H (ntoduevn mictmon €xel cav anotéiecua
mv  avénon tov emrokiov Kol o0NyoLV GE  OWKOVOWKN Veeon. Amd 1
YPNLOTOOIKOVOUIKT TAELPE TNG otkovouiag, 1 ovénuévn CRon Yo TIGTOGELS KOt To.
av&ovopevo emrokio EEKvovuy TV mepiodo emPPAOLVONG TG MIGTOTIKNG EMEKTACNG.
210V TOUEN TOV OKIWVATOV, 1N VEL TPocPopd mapovotdlel votépnon. H avénuévn
Tpocpopd cvumintel pe v e€acBévnon mmg (mong Adym ¢ emPpadvvong g
owovopiog. Ta evoikia apyilovv va peidvovtal, ot kevol y®pot av&dvovtal Kt ot
amodocelg av&dvoviat. Avtd TPoKaAel TTOGN GTNV AYOPd OKWVAT®V, 00N YOVTOS TNV
o€ Vepeon. H mtoon Tov akiviTov GUUTINTEL [E TNV OIKOVOMIKY KOl TNV TIGTOTIKN

Kpiomn. Avtd 0dnyel o VTEPPOAIKT TTOGCT TOV TEPIOVGLOKDV GTOXEIWV.
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To mo onuavtikd pépog e épevvag g BNP Paribas Real Estate, eotidleton
oto av o eEetalduevog KOKAOG Oa givar SLPOPETIKOG amd TOovg Tponyovuevovs. H
vevikn Bedpnon elvar mwg mpdypott, Bo eivor dtapopetikdc, Aapupdvovtag Pefaimg
VIOYT TO YEYOVOG OTL OAOL 01 KOKAOL oprobetovvtot kot ennpedlovtol amd o oelpd
amd SPopeTIKOVg Tapdyoviec. To kvplo yopaktnplotikd Oo givor ot ypryopa
KWVOOUEVEC EMPPOES LLE AVED TPOTYOVUEVOL GULVETELES Yo TN {TNom akwvitov. Avt)
1N TOPAd0YY], OVGLUCTIKG ATOSVVOLMVOVTOL TO «EPYOUAEIN EPUNVEING TOV KOKAW®V TOV
yivovtol pe «mapadoctokésy TeEXVIKES TPOPAeyNs, oe €va owovoukd yiyvesOatl to

omoio eivar cuveymg pLeTAPaAAOUEVO.

Ot kOpieg avapopég and v ‘ExbBeon «BNP Paribas Real Estate / Ipsos MORI

Cycology» mapatifevtatl otnv cuvéyewa:

e Ot kOKAoL yivovtal Olo@opeTikol Kot €vog amd Tovg AOYovug eivor 1
oToVOAOTNTA. TV  TUYKOGU®V  KEQOAOOKAOV  po®dV. XopaKTnpioTKd
avagépetol 0Tt To mopeABoV iomg dev etvar kaddg «deiktne» (predictor) yia to

HEALOV.

e To peyardtepo mpdPAnua dev givar véo, givar n cuvetllopevn KAUAK®OGT TOL
YPEOVG amd OAEG TIG OLTIKES YDPeS. Agv PplokONacTE G€ €vav TOYKOGULO
KOGHOo MtoTTOG, 0AAA Pyaivovpe amd 40 xpdvia OKOVOUIK®OV TPoPANUdT®V.
To Protikd pog eninedo eivar vyYMAO POVO emeldn OAeC ot ywpeg daveilovton
1660 TOAD. Avtr givan 1 ovoKa mov Ba exkpayel cuvTopa Kol Bo 0dNYNoEL GE

TOYKOGHULOL VPECT).

Ao Vv avdivon Tov Ataypoppdtov g peboddov avdivong onueiov Kapmmg
TPOKVTTOVYV 0. GEWPA ond OmOTEAECUATO TOV TOPATIOEVTOL OTNV UEAET TOV
Mnolpovowo kot ITlamayewpyiov (2018). Onwg mpoovaeépbnke ommv mapovoa
Aumlopoatiky Epyoacio moapovoidletar poévov n péBodog avaivong onueimv Kopmmg
Kot 1 avédivon Tev ototyeiov Te. Baoetl g mpoavagepoduevng LeAéng, vmapyet pio.
OeIpa, PpoyOfiwv TEPIOOWY DPETNS KATA TO TPODTO HUIGD TOD OEIYUATOS, Ol OTOLES
0K0A0VOOVVTOL OO L0, TOPMOS TLO TOPOTETOUEVH] TEPLIOOO DPECHS KOTO, THV TPOCPATH

Kpion, VO 1 avaloon eviomilel EC1 GOVIOUES TEPIOOOVS DPETHS TOV EAOLAV YDPO. UEXPL

64



0. péoo, ¢ oexaetiog tov 1990 kou pia wo mwopoaTeTauEvy Dpeon mwov CEKIvHoE OTIC

apyés tov 2007 kol COUTITTEL YPOVIKG. (e TH O1EQVI] YpUaTOTIoTWTIKY Kploy.

210 0€0TEPO JAypappa, 1 ¥pNoT Tov aryopifuov eEacpaAilel TV amololpn
TOV KUKMK®V HETOPOAGDV pe HiKkpn dtbpkela, evad tovifovtol To Koplo onpeion g
kapmoAng. H pedétn g mopeiag tov AEIL katadeucvoet peydin peioon and to 2007
HEXPL VO OTAGEL 6TO €AdY10TO onueio Tov KOKAov 10 €tog 2015. H mapatiypnon yw
NV TPOIUN TEPT0O0 avTioTOoKa dElyVEL OTL OTIS OPYES TG dekaeTiag Tov 1980 vpye
po mepiodog cvppikvoong pe diapketa péxpt v oekaetioo tov 1990. AxolobOnoe
po wepiodog avakapyng amd to péca g oekaetiog Tov 1990 péypt to 2007. Ot
TOPATNPNCES OVTEG EMKLPDOVOVTOL OO TIG UEXPL TOPA TEKUNPIOUEVEG UEAETES KoL

amoteAéopato epevvov g EAAnvikng Owovopiag.

Na toviotel 011 ot MroApovoia kot [armayewpyiov (2018), pvnuovedovv v
TONTION TOV OTOTEAECUATOV TNG LEAETNG TOVG LE TO OMOTEAEGLLOTA TTOV TOPOLGLALEL
n Tsouma (2014), 6cov agopd v ypovikd dpta Tov EAAnvikov Owovoptkod Kokiov
oAAG ko pe tov Gogos et al. (2014), 6cov apopd v cvppikveon tov AEII otig
apyes g dekaetiog Tov 1980 péypt ta pésa g dekaetiog Tov 1990 aArd xot v

«aeptodo tayeiog ovakapyme» petd v dekaetio tov 1990.

2to EUPNHOTO TNG UEAETNG GLUTEPIAAUPAVETOL KOL O GUGYETIGUOG TMV TOV
dwypdppatroc AEIT pe tic vmorowmeg ypnpotootkovoukov petapintov. To onueio
KOUTG NG TPOSOUTNG  YPNUOTOOIKOVOUKNG Kpiong oviyvevetolr o€ OAd  Ta
dwypappoata. Emiong mapoatmpeite o011 yio T1c Bpoyvypdvies ocvyvotnteg, oTo
SWYPAUUOTO TNG GLVOAIKNG ypnuatoddtmong kot AEIL vmdpyer tovtion otig

YPOVOAOYIEC TV HEYIOTOV KO EAAYIGTOV CNUEI®V TOL KOKAOL.

Mo T11c pecoypdvieg ovyvotNTEG, OTO  OWYPAUUOTO TNG  OCULVOAIKNG
YPNHUATOIOTNONG KO TNG YPNLUATOSOTNONG TOV UM YPNHUATOTICTOTIK®OV EMLYEIPT|CEDV
vrdpyel peimon oy dekaetia 1980, cuvénela g TapATETOUEVNG OVAKAUYNG, TOV
péom g dekaetiog tov 1990. Ta emrtdxia avEdvoviar To Ypovikd Aot g

Kpiong dnuociov ypéovg pe péytotes tipég to 2012.

Amoppowo. ¢ emefepyociag TV Oypappdtov  glvar M mopovcioon
apLOUNTIKOV TIHOV SIIPKES TOV PPayuypoviov Kol LEGOYPOVIOV KOKA®V OAAL Kot

™G avtiotoyms HEONS SWIPKEWS TOV VEEGEMV Kol TOV ovokapyewv. Ommg
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onueiwvouy ot Mraipovown ko ITlamayewpyiov (2018), «n péon odpkelo twv
Bpoyvypoviov kokAwv tov AEIL eivon 23,2 tpiunva, mapomincio pe exeivn tov
Bpayvypdvieov KHKA®Y oL aviyvedBnKav 6T GUVOAKY XPNUATOSOTNOT, TIG TILES TOV
LETOYMV Kol TO TEPOMPLO EMTOKIOL», WOTOGO «OE YEVIKEG YPOUUEG Ol HETAPANTES
YPNUATOOTNONG EULPAVILOVY CNUAVTIKA UEYAAVTEPNG SLAPKELNG KVKAOLG amd O,TL TO

AEII, o1 omoiot kvupaivovtot peta&y 25 ko 46,5 tpiumvevy.

AvtioToy o 0ToVG HEGOYPOVIONS KOKAOVG, 1| HECT] SLAPKELD TMV KUKAW®V TOV
AEIT eivan 54,5 tpiunva. Téhog Tovileton 0Tt evd ot pesoypdviot kukiot tov AEIT kat
™G XPNUOTOSOTNONG  VOIKOKUPLDV  €YOLV  OVOAOYN Topeic, Ol  UECOYPOVIES
SWKVUAVOELS TOV OelKTN TW®V HETOY®V Kot Tov meplBwpiov emtokiov givar mOAD

GUVTOLLEG.
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