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Ol TIMEZ TQN KATOIKIQN ZTHN KYIMNPO
MepiAnyn

H ayopd akivTwv otnv KUTrpo, 0TTwG Kal o€ AAAEG XWPES, ATTOTEAET ONUOPIAEG BEUQ
MEAETNG. O KUplog AGYOG cival n TEpAOTIO onuacia TToU €XEl yIA TNV OIKOVOMIa HIag
XWPAG, aPoU aTToTEAEI £va ONUAVTIKO HEPOG TNG TTEPIOUCIAG TWV VOIKOKUPIWY KAl TOU
XOPTOQUAOKIOU Twv €TTEVOUTWYV. A T VOIKOKUPIA, Ol IDIOKTNTEG KATOIKIEG ATTOTEAOUV
TO PEYOAUTEPO PEPOG TOU TTAOUTOU TOUG, WE TNV agia TNG KATOIKIOG va £XEI CNPAVTIKA
ETTIOpACN OTN POTI TWV VOIKOKUPIWV YIO KATavaAwon Kal otrotauieuon. MNa 10
XPNMATOTTICTWTIKO OUCTNUA, TIG TPATTECEG, TOUG ETTEVOUTEG, KAl TOUG KTNUOTOMEDITEG
TO emimedo kKal n aBeBaidTNTa TWV HEAAOVTIKWV TIHWV TwV OKIVATWY TTraifouv
KaBopIoTIKO POAO OTIG ATTOPATEIG TOUG.

Tnv TeAeuTtaia dekacTia otnv KOTTpo, Adyw d1a@opwy KOIVWVIKOOIKOVOUIKWY aAAQYWV
(6TTwG N @IAEAEUBEPOTTOINCN TWV XPNUOTOOIKOVOUIKWY QYOopwY, N MHeEiwon Twv
emToOKiwWY Kal n évragn Tng Kumpou otnv Eupwtrdikf ‘Evwon kal Eupwdwvn),
TTapaTNPNONKE HIa TTPWTOPAVIG aufnon OTIC TINEC TWV AKIVATWY, WE TNV avaTiunaon
va givar 1dlaitepa paydaia Tnv TTePiodo petagu 2002 kai 2008.

Me agoppf AoImov 1a 1o TTévw, oTnV £pguva auTh eEETACOUNE TIG ETTIOPACEIG TTOU
£Xouv OIAPOPEG MAKPOOIKOVOMIKEG METABANTEC OTNV TIUNA TWV KAToIKIWY aTnv KOTtpo.
EmmmAéov, egetaloupe katd mOCo SIAPOopa XAPAKTNPIOTIKA TwV KATOIKIWV (OTTWG N
TOoTT0BETia, TO €i00G TNG KATOIKIOG KATT) ETTNPEACOUV TNV TIUA TOUG. ZTNV avdAuon Pog
xpnoiyotroioUue dedopéva yia Tnv Trepiodo lavouapiou 1988 - louAiou 2008 kai
agopouv oToIxEia yia  dlauepiopyarta evog, OUO, TPIWV  UTTVOOWMATIWY, nuI-
avegapTNTWy Kal aveEdpTnTwy KATOIKIWY. Ta OTOIXEIA yIa TIG TIMEG TWV KATOIKIWV
a@opouv ae oAOkAnpn TNV (eAelBepn) Kitrpo kal £€xouv CUAAexBei atTd diagnuicelg

o€ EQnUEPIDEG.

Me Bdon 1o amoTeAéouaTa TTOU TTPOKUTITOUV ATTO TNV OIKOVOMETPIKN avaAuaon
TTapatnpoupe OTI N aug¢non Tou TTANBuopoUu TnG KUTTpou atroTEAECE ONPAVTIKG
TTaPAyovTa OTAV AUENON TwV TINWY TwV KATOIKIWY. ETITTAéov, TTapdyovTeg OTTWG TO
KOOTOG UAIKWY, TO KOOTOG £pyaCiag, N augnon Tou BloTikoU emITTédOU, N auénon Twv
oaveiwv Kar n aufnon TnG ayopacTIKAG OUvaung Tng OTePAivAG EvavTl €upw
ouvTeivouv oTnv alnon Twv TIMWYV Twv KaTolKIwy. AvTiOeTa, TTapdyovreg OTTwG n
augnon Twv amodoécEWV TOU XPNMOTIOTNPIOU Kal N augnon Twv LEvwv €pyaTwv
QAIVETAI VO CUYKPOTOUV TIG AUEACEIG TWV TIHWY TWV KOTOIKIWV.
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HOUSE PRICES IN CYPRUS

P. Pashardes kai C. S. Savva

EXECUTIVE SUMMARY

The evolution of the housing market in Cyprus, as in other countries, is a very
popular topic for research, mainly because of its enormous importance for the
economy. For households, the value of the privately-owned homes usually
represents the largest part of their wealth and has a sizeable impact on their
propensity for consumption and saving. For the financial system, banks, investors
and real estate agents, the level and growth rate of the expected property prices
plays a key role in their financial decisions.

During the last decade, Cyprus experienced various socio-economic changes,
(such as the liberalization of financial markets, the declining of interest rates and
the accession of Cyprus to the European Union and the Euro Area), that arguably
led to a substantial increase in the housing prices. This increase was very rapid,
particularly for the period from 2002 to 2008.

Hence, in this paper we attempt to investigate the impact of various
macroeconomic variables on housing prices in Cyprus. Furthermore, we look at
how specific characteristics of a house (such as location, type of residence, etc.)
affect its price. In our analysis, we employ data for apartments of one, two and
three bedrooms, semi-detached and detached houses for the period from January
1988 - July 2008. The house price data cover all the non-occupied areas of Cyprus
and have been compiled from newspaper advertisements.

Based on the results obtained from the econometric analysis, we observe that the
increase of the population of Cyprus was the most important factor contributing to
the increase of housing prices over the period under investigation. Other factors
are the cost of materials, labour costs, economic growth and the increase of the
purchasing power of sterling against the euro. On the other hand, factors such as
the higher returns of the stock market and the increase in the number of foreign
workers have the opposite effect on housing prices.
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1. EIZArQrH

H ayopd akivATwyv otnv Kutrpo, OTTwg Kal o€ AANEG XWPES, ATTOTEAEI DNUOPIAEG
Bépa peAETNG. O KUplog AGYOG cival n TEPAOTIO onuacia TTou €XEl yia TNV OIKOVOWia
MIaG Xwpag, a@ou aTToTeAE Eva onuavTikd PNEPOG TNG TTEPIOUCIAG TWV VOIKOKUPIWY
Kal Tou XapTto@ulakiou Twv etrevdouTwy (Boydell kai Clayton, 1993).

H peAETN TWV TIPWV TWV OKIVATWY €ival onPavTiKh TO00 yia To dNUocio 600 Kal yia
TOV TOMEQ TWV VOIKOKUPIWY KAl TWV ETTIXEIPACEWV:

o T[ia 10 dnpoOIo Topéa Ta TEAN Kal O opoAoyieg TTou €TMIBAAAEI N KUBEpvNon
otnv adia Kai TIG ayopaTTwANCieg aKIVATWY ATTOTEAOUV €va PEYAAO PEPOG TWV
KpaTIKwV €00dwv. TNV KUTTpo 10 €00da atrd ayopatmmwAncieg akIVATWY TO
2007 avAABav oe 465 ekaTtoppUpIa €UPW, TTOU EKTTPOOWTIEI TO 22% Twv
OUVOAIKWYV KPaTIKWV €00dwv (TuAua EowTtepikwy MNpoaddwy). EmmAéoyv, n
KUB£pvNaon Kal Ol VOUIOUATIKEG ApPXEG EVOIAQEPOVTAI YIA TIG TIMEG TWV OKIVATWY
€101 WoTe va gival o Béon va puBpifouv TNV ayopd wWoTe va A&ITOupyeEi
avTOYWVIOTIKA Kal yia va Aaufdvouv pétpa yia diatripnon VOPIOUATIKAG
oT1aBepdTNTAC (Schulz kai Werwatz, 2004).

e TIa Ta VvOIKOKUPIA, Ol IBIOKTNTEG KaTolKieg Oev gival atmmAd xwpog diafiwaong,
aANG ouxva Kal TO PJEYOAUTEPO PEPOG TOU TTAOUTOU TOUG. XOPAKTNPIOTIKA, T
XPAMATA TTOU SATTAVWVTAI YIA TNV Ayopd KATOIKIWY ATTOTEAOUV TTEPITTOU TO €va
TETOPTO TOU BIABECIUOU €ICOOAATOG TOU VOIKOKUPIOU, TTapdAo TTou 0 Babudg
évraong dlapépel onuavTikd atrd voikokupld o€ volkokupld (Muellbauer kai
Murphy, 1997). Katd ouvéTteid, n agia Tng KAToIKiag £xel OCNPAVTIKA €TTIdOpAC
OTn POTIN TOU VOIKOKUPIOU YIa KaTavaAwaon kal atoTapieuon (Case et al.,
2004). Tuxov aAhayég AoITTOV, OTIG TIMEG TWV AKIVATWY Ba £€X0ouv avTiKTUTTO OTN
OUUTTEPIPOPA TOU VOIKOKUPIOU.

o Ta g emyeIpAcelg, 1BIAiTEPA aTTd T HEPIG TOU  XPNMATOTTIOTWTIKOU
OUCTAMPOTOG, Ol KATOIKIEG gival n TTI0 ouvnBIopévn Yopen eyyunong yia ddveia
TWV VOIKOKUPIWY, ME TA OIKIOTIKA OAVEIQ va ATTOTEAOUV ONUAVTIKO PEPOG TOU
EVEPYNTIKOU TWV TTAEIOTWYV TPATTECWV AAAG Kl TTOAAWY ETTEVOUTIKWYV ETAIPEIWV.
ETTopévwg, o1 TINEG TwV OKIVATWY ETTAPEACOUV ONUAVTIKA TO XAPTOQUAAKIO

"H oNUAvTIKOTNTA TWV TIJWV TWV OKIVATWY OTOV KABOPIOUO VOUICHATIKAG TTONITIKAG £X€El TOVIOOEI Kal
atré Tnv Eupwrraikr) Kevrpikn Tpdamela (ECB, 2003).



TTOAAWV ETAIPEIWV KAl OTTWG €XEI dlAPAVEI ATTO TNV XPNUOTOOIKOVOUIKY KpPion
TTou dpxlioe 1o OcUTEPO €€dunvo Tou 2008, aAlayég OTIG aieg Twv KATOIKIWV
OuvaTdVv va €X0UV OPAMATIKEG ETTITITWOEIS OTO XPNMOTOOIKOVOUIKO oUCTANA JE
ooBapég TTpoekTAoEIG o€ OAOKANPN TNV OIKOVOLia.

AGyw Tou OTI Ol a&ieg TWV AKIVATWY dIadpapaTiouv OnNUAvTIKG pOAO OTNV OIKOVOia
HIag Xwpag, gival eUAoyo va uttdpyel HeyaAo evdlagépov oTtn d1Ebvry BiBAloypagia
yid TOUG TTaPAyOVTEG TTOU TIG £TTNPEACOUV. ACQOAWG, aAVAUECO OTOUG TTAPAYOVTEG
auToug €ival Kal Ta XapaKTNPIOTIKA TOU aKIViToU, OTTWG O TUTTOG, TO PEYEBOG TOU Kal
N amdéoTaon atmd TO KEVIPO TNG TTI0 KOVTIVAG TTOANG. Opwg Ta XapaKTNPIOTIKA autd
aAAdCouv ouviRBwg oTn pHakpoxpovia TTepiodo Kal dev eubuvovTal yia aAAayEég OTIg
agieg Twv AKIVATWY atrd Tn pia xpovid otnv AaAAn. lMa 1iI¢ Bpaxuxpovieg auTég
aMayéc  utrelBuvol  TTpETTEl  va  gival  TTAPAYOVTEG  TTOU  OXETICovTal M€
MOKPOOIKOVOUIKA PEYEDN, OTTWGS TO ETTITOKIO, O PUBUOG OIKOVOUIKNG avATITUENG, N
aAveEPYiIa KATT.

H dopr| Tou dokipiou gival wg €ENG.

o H evotnTa 2 €TMIXEIPEI TOV EVTOTTIONS TWV TTAPAYOVTWY TTOU TTPOCSIOPICOUV TIG
TIUEG TWV KATOIKIWY, OTTWG AUTOI TTPOKUTITOUV aTTd ThV ETTIOKOTTNON TG
O1eBvoug BiIpAloypagiag, aAAd Kal Twv IBIAITEPOTATWY TTOU aQOpPOoUV OTnV
KuTtrpo.

o 2Tnv evoTNTa 3 TIEPIYPAPOVTAl TA OTOIXEIO TTOU €Xouv CUAAeXBei yia Tnv
OIKOVOUETPIKI EKTIMNCN TWV TTAPAUETPWY TTOU AVTIOTOIXOUV OTOUG TTAPAYOVTEG
auToUg OTNV TTEPITITWON TWV TIHWV TWV AKIVATWY oTnv KUTTpO.

e H evotnra 4 tepiypd@el ouvoTiTiIKG TN PeBodoAoyia Kal Ta atroTEAEOHATA TNG
OIKOVOMETPIKAG avaAuong.

e H evoétnra 5 ouvouyicel Ta KUpIO gupripaTa TNG MEAETNG Kal TO CUPTTEPATUATA
TTOU TTPOKUTITOUV YIO TO TTWG Ba avéueve Kaveig va kKivnBolv ol TINEG Twv
KATOIKIWY OTO TTPORAETTTO PEAAOV.

o 2710 lNNopdpTnua TTEPIYPAPOVTAI OI TEXVIKEG AETTTOUEPEIEG TOU OIKOVOUETPIKOU
HOVTEAOU TTOU XPNOIYOTTOIAONKE OTNV EUTTEIPIKA AVAAUCN KOl Ol EKTINNPEVES
TTOPAUETPOL.



2. NAPAIONTEZ MNMOY EMIAPOYN 2TIZ TIMEZ TQN AKINHTQN

H BiBAloypagia TTou OxeTiCeTal PE TIG TIMEG TWV KATOIKIWV UTTOPEI va XWPIOTE O€
OUO KUPIEG TTPOCEYYIOEIG:

- Tnv weehipioTikA (hedonic) TTou ag@opd TTEPICCOTEPO OTN OXECN TIMWVY KAl
XOAPOAKTNPICTIKWY TWV KATOIKIWY O€ MIKPOOIKOVOMIKO £TTITTE®0, Kal

- TN JOKPOOIKOVOUIKI] TTOU apopd 0€ TTAPAYOVTEG TTOU £TTNPEAlOUV TN PEON TIUA
TNG KATOIKIAG O€ PI OIKOVOWia (OTTWG gival Ta ETTITOKIA, N TTIPOCPOPA XPHUATOG,
AEI, o d¢€iKTNG TIHWV TWV KATAVOAWTWY KTA).

2.1 Q@eMIMIOTIKR TTPOTEyyIon?

H woeeAipIoTIKA  TTpocéyyion €EeTAlel TTWG KAl TTOCO  OIAPOPOl  EVOOYEVEIG
TTapayovTeg emmnpealouv TIG TIWEG Twv KaTolkiwy (hedonic analysis approach). Ol
TTapAyovTeg auToi oUVABWG avtavakAouv oTo HEyeBOg TNG KaTOIKiag (apiBuog
dwpaTiwy, euBaddv KATT), oTnv atTrdéoTacn atd 1o KEVIPO, 0TNV NAIKIa Kal oe GAAa
TTOIOTIKA XOAPOKTNPIOTIKA, avaAoya HeE TOV TUTTO KAl XPAON ThG KaTtoikiag (TT.X.
ave€dptnTn 1 nuIaveCaptnTn KAT). H TTpooéyyion auth Baciletar otn Bewpia Tou
katavaAwTh (BAétre Lancaster, 1966; Griliches, 1961 ka1 1964 yia TTEPICOOTEPES
AETITOMEPEIEG) KAl €xel €TTEKTABEI oTNV ayopd KaTOIKIWV apxIKG atmd Tov Rosen
(1974). XpnOIUOTIOIWVTAG OIKOVOUETPIKI avaAuon aglohoyeital n oUUBOAN Twv
S1dpopwVv TTaApayoOvTwY oTOV KABOPIOPO TNG TIUAG TWV OTTITILV.

O1rwe Ba avépeve Kaveig, ol TTAEIoTEG HEAETEG DEiXVOUV OTI 0 APIBUSS TWV dWHATIWV
kal utrvodwpaTiwv (Fletcher, et al, 2000; Li kai Brown, 1980 kai Adair et al, 2000),
0 apiBuég Twyv pmmaviwy (Garrod kair Willis, 1992; Linneman 1980) kai, yevikd, 10O
péyeBog TnG kaToikiag (Carroll, Clauretie kai Jensen, 1996; Rodriguez kai Sirmans,
1994) emdpouv BeTikK& oTnV TIUA TTWANONG Twv OTTITIWY. AvTiBeTa, @aivetal 6Tl N
NAIKia NG oikodoung emdpd apvntikd oTig TIuéEG TNG (Clark kai Herrin, 2000; Kain
ka1 Quigley, 1970; Rodriguez kai Sirmans, 1994; Goodman kai Thibodeau, 1995;
kal Straszheim, 1975). Autd o@eiAeTal GTO OTI TG GXETIKA TTAAQIOTEPA KTipIa £XOUV
Nnén atmrooféoel Pépog TnG aciag Toug Kal xpeldlovtal TTEPIOCOTEPEG DATTAVES VIO
ouvThENON Kal €TIOKEUR. ETTioNg, N XpNoIMOTATA TOUG Eival OXETIKA MEIWPEVN AdYW
aAaywv oTo oxedlaoud (design) Kal KATOOKEUN yio TTOPAdEIyUO Ta HOVTEPVA

2 AUTO TO MépPOG BaaileTal atn peAéTN Tou Leong (2002).



KTipIO EVOWMPOTWYOUV VEEC TEXVOAOYIEC Kal UAIKA woTe va gival Aiyotepo datravnpd
oe evépyeia (Clapp kai Giaccotto, 1998). QoTtd6c0, TO QVTIOTPOYO IOXUEI OTNV
TTEPITTTWON TTaAQILV/SIaTNPNTEWY KTIPIWV TToU €XOuV 1I0TOPIKA onuacia (Li kai
Brown, 1980).

Ooov agopd oTnv amdéoTacn MIAG KAToIKiag atmd To KEVIPO TnG TTOANG, QuTA
QaiveTal 0TI KATA Kavova €mmnpeddel apvnTikd v TIUA TNG Katoikiag (Messe kai
Wallace, 2003; Janssen et. al., 2001; Schulz ka1 Werwatz, 2004; kai Stevenson,
2004). AMNa xapakTnpIoTIKG TwV KATOIKIWY TTou gu@avifovtal oTn BiBAloypagia va
emdpolv oTnV TIUA MIAG KOTOIKiag €ival n Utrapgn utroyeiou, yKapdal, KeEVIPIKOU
ouoThpaTog Bépuavong A KAipatiopoU KATT. (Forrest, et al, 1996; Garrod kai Willis,
1992; Li ka1 Brown, 1980; Michaels ka1 Smith, 1990).

Ymdpyouv, €mmiong, MeAéTeG TTOU Oegixvouv OTI n TTOIOTATA TWV UAIKWV TTaidel
onPavTikG poAo oTn dlaudpewaon TNG TIWAG Miag oikodoung (Kain kar Quigley,
1970; Morris et al, 1972), 6TTwWG Kal N @AUN TTOU €XOUV Ol KATAOKEUAOTEG TNG
(Kestens et al 2006). QoT600, QUTOI OI TTAPAYOVTES Kal GAAG GUAG XAPAKTNPIOTIKG®
(intangible attributes) gival 8UckoAo va PeTpnBoUv.

2.2 MaKpPOOIKOVOUIKK TTpoctyyion?

2€ auTh TNV Katnyopia TnG oXeTIKAG BIBAIoypagiag TTepIAapBavovTal 01 HEAETEG TTOU
e€eTdCouv TNV ETTIOPACN PAKPOOIKOVOUIKWY HETABANTWY OTIG TIMEG TWV KATOIKIWV
TTOU, KOTA Kavova, TrpoEpxovtal atrd aAlayéc otnv Trpoo@opd Kal ¢nTnon
katoikiwy. MNa mapadeiyua, o Baffoe-Bonnie (1998) £deige Om pia Eagvikh avénon
oTnNV TTPOCPOPd XPHMOTOG MEIWVEI TA ETTITOKIO KAl KAT €TTEKTACT TO KOOTOG XPAONG
TWV aKIVATWYV. AuTO 00nyei o auénon NG ATNONG KAl TWV TIHWVY TWV OIKICTIKWY
Movadwv.

EkTé¢ a1md TV TTPOCc@OPA XPRHATOG, AANEG OIKOVOUIKEG PETABANTEG TTOU duvVATOV
Va ETTNPEACOUV TIG TINEC TWV KATOIKIWY g€ival N ammacXoAnon/avepyia, 10 UWoOg Twv
emToKiwy, TOo akaBdpioto €Bvikd Trpoidv (AEM) kai o TANBwpiopog. Omwg
utrooTtnpifouv ol Smith ka1 Tesarek (1991) kai Sternlieb kai Hughes (1997), n
OIKOOOWIKN dpaaTnEIOTNTA £TTNPEACETAl aTTd TO PpUBUS AUgnoNng TNG aTTaoXOAnonG.

*0 0pOG «aTTPOCBIOPIOTA XAPAKTNPICTIKA» TTEPIAANPBAVEI XAPAKTNPIOTIKA OTTWG N B€a, n TToidTNTA TOU
TePIBAAAOVTOG, N TTPOoBaon ag BNUOCIEG GUYKOIVWVIEG Kal O OXOAEI0 UWPNAWY €TTIOOCEWYV KATT.

4 AuTé TO Mépog BaaileTal otn YeAéTn Twv Apergis kal Rezitis (2003).



O1 Hartzel et al (1993) Tovifouv OTI GUYKEKPIPMEVA XOAPAKTNPIOTIKA TTEPIPEPEIOKAG
amaoyxoAnong Traifouv, €1Tiong, onUAvTIKO POAO OTIC ATTOPACEIS TWV ETTEVOUTWV
Kal €XOuV ETTIPPON OTOV TTPOCDIOPICHO TWV TIMWV Twv KaTolkiwy. ETTAéov, ol
Giussani et al (1992) Bprkav 611 To AEI £xel onuavTikr BETIKA €TTidpacn OTIG TIUES
TWV KATOIKIWV.

Ooov agopd oTtnv emidpacn Tou TTANBWPICHOU OTOV TOUEA TWV KATOIKIWY,
O1Gpopeg PeAETEG KaTAANgav oTo cuptTépacua Ot n auénon Tou TTANBwpPIouoU
peiver Tn ¢ATnon yia ayopd akiviTwy (Kearl, 1979; Hendershott, 1980; Feldstein,
1992; Poterba, 1992). Zuykekpiyéva, o Feldstein (1992) umrooTtnpifel 6T o
TTANBWPICPOG HEIVEL TO KivNTPO yia €TTeVOUCEIS O€ aKivnTn TTEPIOUTIa, ME
armmoTéAeopa va peiwvetal n ¢Atnon katoikiag. O Kearl (1979) utrootnpicel 611 0
TTANBWPICPOG 0dnyei 0 XaunAdTepn ¢NTNON Kal TIUA Twv KATOIKIWY, Adyw auénong
TWV OVONOCTIKWY TTANPWHWYV TWV OIKIOTIKWY daveiwv (nominal housing payments).

To emTOKIO TWV OIKIOTIKWYV daveiwv (mortgage interest rate) cival pia akdun oAU
onPavTIK HETABANTA TTOU €TTNPEEACEI TN {ATNON KATOIKIAG, OTTWG TTPOKUTITEI aTTd TIG
HeAéTeG Twv Muellbauer (1992), Muellbauer kai Murphy (1997) kai Maclennan et al
(1998). H auénon Twv emTokiwv au&dvel To KOOTOG TOU XPAUATOG KAl OTTOTPETTEI TA
dropa va daveioTouVv yia va ayopdoouv KAToIKida, PJE atToTéAeOPa n CATNON Kal Ol
TIMEC TWV KATOIKIWY VA UEIWVOVTAI.

2.3 MeAéreg yia Tnv Kotrpo

MNa v ayopd akivATwy oTnv KOTTpo €xel TTpayuaToTroindei TrepIopiouévog apIBuog
epeuvwv. H peAétn Twv Platis kai Neroupos (2005) e¢etdlouv Ta XaPOKTNPIOTIKG
TWV KATOIKIWV TToU €TTNpedlouv TIG TIMEG TOUG, evw n HeEAETn Twv Platis kai
Orfanides (2005) €TTIKEVTPWVETAI O PJOKPOOIKOVOUIKOUG TTapdyovTteg. Or Platis kai
Neroupos (2005) trpoteivouv 0TI N nAIkia, To €UPAdOV TTOU KAAUTITEI N KATOIKIA, O
apIiBu6cg Twyv dwuatiwv/utrvodwuatiwy, n Totrobeaia, To €idog Tou OTITIOU Kal N
UtTmapén Tmoivag €ival onUavTiKoi TTapAyovTeEG yia Tov KaBopioud Tng TIWAG TNG
katoikiag otnv Kutrpo. O1 Platis kai Orfanides (2005) Bpiokouv 6TI TTApAYOVTEG
OTTWG TO €100dNUA TOU KATOAVAAWTH, TO KOOTOG Kal oI 6pol Xpnuaroddtnong oTo
TpaTre(ikd oUOTNUA, TO KOOTOG KATOOKEUNG, N agia TNG yng, N CUUTTEPIPOPE TOU
xpnuamotnpiou, n CATNON Kol N  TPOCPOPA TwWV KATOIKWY KABWG Kal
XAPOKTNPIOTIKA KOUATOUpAG TraiCouv onuavtikdO pOAo OTnv ayopd KATOIKIWY.
QoT1600, N HEAETN €ival TTEPIYPAQIKA KAl OXI avoAuTikh, PE Tnv évvola Ot dev
oTnpEifeTal o€ OTATIOTIKEG/OIKOVOUETPIKEG EKTIMNOEIG.



3. AIAXPONIKH EZEAI=ZH TQN TIMQN

O oT16X0¢ auTrG TNG MEAETNG €ival va EPEUVATEI EUTTEIPIKA TIG ETTIOPACEIG TOGO TWV
MIKPOOIKOVOUIKWY (XAPOKTNPIOTIKWY TWV KOTOIKIWY) 600 KOl HAKPOOIKOVOUIKWY
(XapaKTNPIOTIKWY TNG OIKOVOMIag / ayopds) HETABANTWY OTIG TIMEG TWV KATOIKIWY
otnv Kuotrpo. MNa 1o okoTré autd éxoupue CUAANECEI oToIxEia Kal yia TIG U0 KATNYOpPIEg
METABANTWYV KaI O€ AUTH TNV EvOTNTA TTEPIYPAPOVTAI TA OTOIXEIA AUTA, KABWG Kal TO
HOVTEAO TTOU XPNOIMOTIOINONKE yia va eKTINNBEI av kal TT600 n KABe pia atrd TIG
METARBANTEG QUTEG €TTNPEACEN TIC TIMEG TWV KATOIKIWY oTnv KUTTpo.

3.1 Zroixeia Tou Agiyparog

To dciypa TepIAapBavel 4872 TTapatnpAoelg, yia Tnv Trepiodo lavouapiou 1988 -
louAiou 2008, TTou TTEPIAaUBAVOUV TIUEG TWV KATOIKIWV YIA TIG TTEVTE ETTAPXIES TNG
eAeUBepng Kutrpou.

e Ooov a@opd OTa XOAPOKTNPIOTIKA Ta OTATIOTIKG OToIXeia TrepIAQuUBAvoUV
TTANPOPOPIEG yIa Toug BIAPOPOUG TUTTOUG KATOIKIWY (dlauepiopara evog, dUo,
TPIWV UTTVOOWMATIWY, NUIAVEEAPTNTWY Kal ave¢dpTNTWV KATOIKIWY), TO guBadov
TWV KATOIKIWV Kal TIG ATTOOTACEIG TOUG OTTO TO KEVTPO TNG KOVTIVOTEPNG TTOANG. Ta
oToixeia auTt@ €£xouv OUAAexBei atrd 1O SIAENUIOTIKO MEPOG OUO  TOTTIKWV
EPNUEPIDWYV KOl ETTOPEVWGS N «TIUAY» AVAPEPETAI OTNV «TIUR TTPOCPOPACH.°

® >TIG JOKPOOIKOVOUIKEG WETAPRANTEG, TTEPINAPPBAvVOVTAl O TTANBUCHGG, O aplBuog
&évwyv epyatwyv, 1o AET, o deikTnNg TIHWV Tou Ypnuartiotnpiou agiwv Kutpou, n
iooTipia Tou Kutrpiakrg Aipag pe Tnv ayyAikr otepAiva,® o deikTng KGOTOUS UAIKWV

KQI Epyaoiag OTIC OIKODOPEG Kal TO ETTITOKIO daveigpou.” &9

5 Ymapxel, BEBaia, diapopd PETAEU TNG «TIMAG TTPOCPOPAG» KAl TNG «TEAIKAG TIMAG TTWANGNG», agoU n
TeAeuTaia atro@acifeTal pEow dIaTTPayHATEUCEWY PETAEU TWV EUTTAEKOUEVWV Kal, QUOIOAOYIKA, €ival
o€ xaunAoTepo emimedo. QoT600, auTd dev eTTNPEAdel TNV avdAuon oTo TTapov dokiplo, dedouévou Ot
TO QVTIKEIPEVO €pEUVAG Eival Ol ETARBOAEG Kal O TO ETTITTEQO TWV TIMWV.

® STV OIKOVOUETPIKK aVAAUGT XPNOIHOTIOIOUKE TNV ICOTIHIA TOU £UPW UE TN oTePAiva, AGyw Tou 4TI ol
TINEG OAWV TWV UTTOAOITTWYV PETABANTWYV Eival EKPPACUEVES OE EUPW.

"se O1d@opeg TTapaAAayEég TOU JovTéAOU, XPNoIPoTToINBNKav HETARANTEG OTTWG TO TTOGOCTO AVEPYIAG,
1O eTiTTEd0 TWV daveiwv, 0 TOUPIoPSS, To AET, 0 d€iKTNG TIMWV KATAVAAWTH KAl TO KaTA KEQaArv AET
NG AyyAiag kai TNg EupwTraikng 'Evwong. EvrouTtoig, Adyw Tou 611 dev TTapouacialav KATTola £TTIPPON
OTIG TIUEG TWV OKIVATWY apaipEdnkav atrd 1o TEAIKO JOVTEAO.

®MNa TIG TTEPITITWOEIG OTTOU Ta dedopéva gival dlabéaipa povo avd Tpignvo, eravaAaudvoupe Tnv idia
TTApATHPNGCN YIa OAOUG TOUG UAVEG TOU TPIKIVOU.



3.2 Meprypa®n OTATIOTIKWY OTOIXEIWV

3.2.1 Tiuég karoikiwv

To Aidypauua 1 mTapouciddel Tn dlaxpovikr €CENIEN TNG MEoNG TIMNAG (0€ XINIAdEG
eupw) dlo@opwv TUTTWV KaTtoikiag otnv Kutrpo tnv Trepiodo 1988-2008, 6TTWG €xEl
utroAoyioTel atrd Ta gToIXEia Tou deiyuaTog pag TTou Treplypd@ovtal oto TuAua 3.1,
IO TTAVW.

ATé 10 dildypapua @aivetal 6Tl N TIUA TwV OSIAUEPICUATWY KATA HECO OpO
TTapouaciadel pia CuvoAKa HIKkpR alténon Twv TIHwv Tnv Trepiodo 1998-2000, evw
OTn OUVEXEIQ Ol QUENOEIG YivovTal OUYKPITIKA TTOAU pEYOAUTEPEG, IDIQITEPA PETA TO
2003. O1 TigéG Twv avegdpTnTwy Kal NUIavECAPTNTWY OIKIWV KaTd HECO Opo
akoAouBouv avodikni TTopeia oe OAn Tn dIdpKela TNG UTTO €EéTaan TTePIOdOU (ME
e€aipeon katrolieg xpoviég, OTTwg 1990-91 kar 1998-99) n otroia evreiveTal HETA TO
2003. ETriong, ol TIUEG Twv aVELAPTNTWY KAl NUIAVECAPTNTWY OIKIWY au&dvovTal
OUVOAIKG TTOAU TTEPICTOTEPO ATTO TIG TIMEG TWV OIAPEPICUATWY, KATI TTOU TTIBavov va
avtavakAG oTn PeyoAUTeEPN augnon Tng TIMAG TNG yng, O€ oxéon ME TNV TIUA TNG
OIKOOOMNG.

Aiaypappa 1: EEEMEN TWV TIHWV TWV S10QPOPWV EIBWV KATOIKIWV
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° Ao 6Aeg TIG peTaBANTEG €xouv agaipeBei o1 akpaieg TTapatnproelg (outliers) pe pia péBodo TTOU
gignyouvrtai ol Stock kar Watson.



O Mivakag 1 deixvel TIG TINEG avd TETPAYWVIKO PETPO Kal TV TTOC0C0TIAIa alénon
TOUG yia Toug dIAPOoPOUG TUTTOUG KATOIKIWV OE KABE pIa ammd TIG TECOEPIG QUTEG
utToTTEPIOdOUG: 1988-92, 1993-97, 1998-02 kai 2003-07. Mapartnpouue 4TI Ol TINEG
ava TETPAYWVIKO PETPO €xouv auénBei pe XaunAétepo puBuod ammd OTl ol TIHEG TwV
KATOIKIWY, YEYovog TTou OeiXvel OTI €xel PHEIWBED TO PEyeBOg TNG KaTolkiag, 181aiTEpa
OTIG TTEPITITWOEIG TWV AVEEAPTATWY KAl NUIAVEEAPTNTWY OIKIWV.

2e OTI aQopd OTIG TIMEG ava TETpAywVIKO HETPO, N aufnon Twv aveCdapTnTwyv
KATOIKIWV €ival JeyaAUuTepn yia TiIG uttotTePIodoug 1988-92, 1993-97 kai 1998-02,
evw yia Tnv utromepiodo 2003-07 T1a Odlaugpioparta OUO  UTTVOOWUATIWY
TTapouciafouv TNV uywnAdTepn HEON TIMA avda TETPAYWVIKO WETPO. H peyaAUuTepn
TTooO0OoTIdia aAAayr yia Ta SIQUEPICHOTA TPILWV UTTVOSWHATIWY KAl YIO TIG OIKIiEG
TTaparnpeital amdé TNV Tepiodo 1988-92 otnv Trepiodo 1993-97, evw yia Ta
Olayepiopata €vog Kal U0 UTTVOOWHMATIWY, N MEYOAUTEPN UETABOAR TTapaTnpEital
amd Tnv Tepiodo 1998-02 otnv Trepiodo 2003-07. H upikpdteEPn TTOCOOTIAIA
peTaBoAn TTapaTnpeital atrd Tnv mepiodo 1993-97 otnv Tepiodo 1998-02 yia dAoug
TOUG TUTTOUG KOTOIKIWV.

MapatnpwvTtag TNV TTOCOOTIAIO PETABOAR KABE TUTTOU KATOIKIAG O€ OXEON HE TIG
UTTONOITTEG KATOIKIEG EEXWPIOTA, Ta dlapepiopgaTa dUO UTTVOOdWUATIWY €ixav Tn
MeyaAUTepn TToo00TIIO METABOAR aTTd TNV TTEPiodo 1988-92 otnv trepiodo 1993-97
(60.61%). A6 Tnv Trepiodo 1993-97 otnv Tepiodo 1998-02 Tn peyaAuTepn
TTO000TIOIa PETABOAN TTapouciacav Ta dlapepiopara 3 utrvodwpuatiwv (24.30%)
evw yia Tnv TeAeuTaia repiodo (2003-07) Tn peyaAuTepn HETABOAA TTapouciacav Ta
dlauepiopara 1 uttvodwpartiou (69.64%).

NMivakag 1: EGENIEN TwV TINWV avd TETPAYWVIKO METPO TWV AKIVATWY oTnv Kimrpo

Alauépiopa Oiia
1 utrvod/tiou 2 utvod/Tiwv 3 utvod/Tiwv  Avegaptntn  HulavegaptnTn
ﬁggi\gggg; Tiwn  AMayq Ty AMayd  Tigp AMayq Tig AMayrp Tiu - ANayn
1988-1992 335 - 360 - 363 - 392 - 365 -
1993-1997 518 44% 660 61% 629 55% 686 56% 641  56%
1998-2002 618 18% 684 4% 802 24% 859 29% 783 20%

2003-2007 1240 70% 1366 69% 1269 46% 1285 40% 1214 44%




3.2.2 Tiuég KATOIKIWV KAl HUAKPOOIKOVOUIKES UETABANTES

H €CENIEN TWV TINWYV TWV KATOIKIWY KATd Tn didpkeia NG epiddou 1988-2008 kal
O10pOpwV AAWV PeEYEBWY TTOU a@OoPOUV OTNV KUTTPIOKK OIKOvVOouia, aAAd Kal o€
O1e0veic oikovouIkEG e€ehicelg, TTapouaialovTal ota Alaypduuata 2-10. O Tiyég o€
OAa Ta dIAYPAUMOTA EiVAI EKPPATHEVES AVA TETPAYWVIKO PETPO.

o 2TOV 0€€I6 KABETO Agova OAWYV TwV dIAYPANPATWY HETPIETAI O PUBPOG HETARBOARS
Tou O&¢€ikTn TIHWV Twv KaTtoikiwy. H diaxpoviky €¢ENIEN Tou puBuou autou
QTTEIKOVICETAI PE TN SIAKEKOUUEVN YPAMM.

e >TOV APIOTEPO Agova KABe dlaypdupatog YETPIETAI évag OEKTNG TNG OIKOVOUIOG
Tou oUpoewva e Tn PiBAloypagia Bewpeital OTI €mTnpPedlel TIG TIMEG TwV
katoikiwy. H diaxpovikr eEENIEN TOU OEIKTN ATTEIKOVICETAI IE CUVEXT YPAMMN.

H diaypaupaTtikf TTapouadiacn €xel wg OTOXO TNV ATTOTUTIWON MIAG TTPWTNG EIKOVAG
TOU BaBuoU cuoxETIONG Tou OEiKTN TIWWYV TWV KATOIKIWY HE DIAPOPOUS BEIKTEG TNG
olkovopiag. QoT600, T TTPWTOYEVH OTOIXEid TOU puBpou PeTABOANG Tou O€ikTn
TIMWV TWV KATOIKIWY, OAAG KAl TwV PETABANTWY PE TIG OTTOIEG O €V AOYW O&iKTNG
OUYKpIVETal, TTAPOUCIACouV MEYAAEG OIOKUPAVOEIS. T pia TTIo ogaAoTroinuévn
(smoothed) eikdva Tng TOpe€iag TOUG, €XOUME €EKQPPACEI TIC YPOUUEG TTOU
arreikovifouv Tn diaxpovik €EENIEA Toug o€ ‘KivnToug Péooug’ (moving averages)
dUo eTwv. "

To Aldypapua 2 TTapouciadel Tn dlaxpovikr eEENIEn Tou puBuou PeTaBOANG Tou
OEiKTN TINWV TWV KATOIKIWY (DIAKEKOUMEVN YPAUMN) Kal ToU puBpol PETABOAAG Tou
YEVIKOU O€ikTn TIHwYV, OnA. Tou TTANBwpPIoUoU (CuveXAS ypauun). Mapatnpolue oTI
ol aAAayég oToug dUOo OeikTeEG £XOuv TnVv idla KaTewBuveorn, Ouwg OXI Kal Tnv idia
EvTaon: ol oAAayéG Tou O€iKTn TIMWV TWV KATOIKIWV €ival KATd Kavova TToAU
HeEYOAUTEPEG aTTO TIGC AANAYEG TOU YevIKOU OeikTn TIHWY. KdaTroleg TTANBWPIOTIKES
e€Apoelg, alNd TTavTa PIKPOTEPEG ATTO TIG £EAPOEIG TOU OEIKTN TIMWVY TWV KATOIKIWVY,
TTaparnpouvTtal TV epiodo 1990-1992 kai T1I¢ Xpoviég 2000 kal 2003. O1 e€dpoeig
auTég mBavov va o@eilovTav OTn YEVIKA KPion TTou TTPOKAAECE O TTOAEUOG aTOV
KoAtro 10 1990, OTI¢ auéoueIwaEelg TNG TIMAG TOU TTETPEAQIOU Kal TNG ICOTIMIAg Tou
doAapiou (11.X. T0 2000), KaBWS Kal oTNV augnon Tou GIA 1o 2003.

10 Aute gival, €MioNg, OKOTTIUO YIaTi CUXVA TTAPATNPEITAI XPOVIKA UGTEPNGN OTN CUCYXETION TOU OEiKTN
TIMWV TWV KATOIKIWV UE TIG JETABANTEG OTA dlaypdppaTa.



210 Aldypaupa 3 mmapoucidletal o pubuog avattuéng NG Kutrplakig oikovouiag,
TTOU KIVEITAI O€ APKETA UPNAG eTTiTTEdO Kal oTnv UTTO €EE€TAon TTEPIodO €xel PECO
0po yupw ot1o 3.7%. O1 diakupdvoelg Tou pubuou avattugng tng Kutrpiakng
olkovopiag &ev @aiveTal va cuoxeTiCovtal o€ PeYAAO BaBud pe auTég Tou O€ikTn
TIMWV TWV KATOIKIWV TNV Tepiodo TTpiv 1o 1996. Metd 1O €10¢ QUTO OI OAAQYEG
oToug OUo O¢tikTeg deixvouv va éxouv Trapdpola kateuBuvon, tapdAo o1 ol
METABOAEC TOU puBPOU avaTITUENG TNG OIKOVOMIAG gival HIKPOTEPNG £vTaong aTTo
QAUTEG TOU OEIKTN TIMWVY TWV KATOIKIWV.

O1 &¢ikTeg KOOTOUG KATOOKEUGOTIKWY UAIKWY KOl €PYATIKOU KOOTOUG  OTIG
Kataokeuég (Aldypappa 4 kal 5, avriotoixa) amoteAouv dUO HETAPRANTEG duEeca
ouvdedepéveg e To KOOTOG avéyepong Katolkiwv. Katd ouvérreia kdatrolog Ba
TTepipeve uWPnAG BaBud cuoxETiIong Tou pubpol aAAayhng Twv PETABANTWY AUTWY
Kal Tou OEiKTN TIMWV TwV KATOIKIWY. ATTO Ta diaypduuara, @aivetal va I0XUEl
TTEPICOOTEPO YIA TO KOOTOG TWV UAIKWY TTAPA VIO TO KOOTOG £pYaATiag.

H K&mmwg XapnAdTeEPN CUOXETION METACU TWV aAAQYwWVY TOU €PYATIKOU KOOTOUG OTIG
OIKOOOWUEG Kal TWV aAAaywyv OTo O€iKTN TIMWV TWV KATOIKIWY, 18iwg peTd 10 2000,
duvaTtov va o@eileTal o peydAo BaBud oTn OCUYKPATNON QUENTIKWY TAOEWY OTOUG
MI0B0UG Adyw TNG auéavopevng amaoXoAnong XaunASuIobwy EEvwy pyatwy oTov
TOMEQ TWV KATAOKEUWYV. ATTO Tnv GAAn, oTtwg deixvel 1o Aldypauua 6, o pubuoég
augnong Twv EEvwv epyaTtwy Qaivetal va oxeTiCeTal éviova Pe To puBud avénong
TWV TIMWYV TWV KATOIKIWY. 2uvdudlovTag Ta ypaeiuaTta ota Alaypduuata 5 kai 6,
@aivetal 611 oTnv TTEPIodo TTOU €CeTACOUME OI &Evol epydTeg gixav dUO avTiOETEG
eMOPACEIS OTIG TIUEG TWV KATOIKIWV. ATTO Tn Hia Tédpacav apvnTIKA YEOCW TNG
TPOCoPOPAG, AOYW TNG OUYKPATNONG TwV HICOWV OTIG OIKOBOWUEG TTOU aVAPEPAE
TTponyouuévwg. Tautdxpova emEdpacay Kal BeTIKA péow TNG CATNONG, apou 1 0w
dlapovA Toug ATAavV QUOIKO va augroel TN ¢ATNoN Kal TIG TIMEG TWV KATOIKIWV.

H 1oomigia Tng KutrplakAg Aipag pe GAAa vopiopata otnv utro e&étaon Trepiodo
ivai, €mmiong, TTapdyovTag TTou Oavov va eTnpEéace TN ¢ATNON Kal TIG TIMEG TWV
Katolkiwy otnv Kutrpo. Kdrrolog Ba avéueve Tnv 1I00TIPia TNG KuTtrpIiakng Aipag Pe Tn
otepAiva va eival 1diaitepa onuavTtik, Adyw Tou OTI n KUTpog atroteAei éva
TTapadociakd dnuo@IAf TTpoopioud dlapovig yia Bpetavolg ouvTaglolxoug. ZT0
Aldypapua 7, Tapatnpoupe 0TI TTePiodol XapNAARG I00TIHIag TNG KUTTpIaknS Aipag he
TN oTepAiva, Tr.x. 2001 péxpr 2003 ouvdéovtal pe uwnAdTEPOUG PUBUOUG auénong
TWV TIHWV TwV KaTolkiwv otnv KUTTpo atrd ot TTePiodol TTou N ayopaaoTIK dUvaun
TNG OTEPAIVAG ATAV OXETIKA XAUNAN.

10
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Aidypappa 10: Arodooeig XAK
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H petaBoAn Tou TANBuouou Tng Kutrpou (Aidypapua 8) eixe BeTikd aAAd @Bivovta
puBbpo uéxpl To 2003, 0Tn ouvéEXEIa OUWG TTAPOUCIiacE Pia BeapaTiKhg augnon TTou
duvaTtov va ouvdéetal e TNy Eviagn Tng Kutrpou otnv EupwTraiki ‘Evwon, agou n
dpon Twv TTEPIOPICHWY EBWOE TN BUVATOTNTA O€ TTONITEG AAAWY XWPWV PEAWV TNG
EupwTraikn¢ 'Evwong va €pbouv otnv KUTrpo yia ammaoxoAnon f aputrnpétnon.
ZuyKpivovTag 10 puBud aufnong Tou TTANBUGHOU PE TO PUBPSG alinong Twy TIHWV
TWV KATOIKIWV TTapatnpoUue O £Xouv TTapouola TTopeia, atTAd o puBudg auénong
TWV TINWV TWV KATOIKIWY QAIVETAI va TTPONYEITAI XPOVIKA Tou puBuou alénong Tou
TTANBuopoU. Auté dev cival Trepiepyo av avaloyioTei Kaveig 6T cuvABwe n ayopd
KaToikiog TTponyeital TNG eykatdoTaong, 181aitepa OTav Ol KATOIKiEG ayopdadovTal
otav akoun BpiokovTal oTo OTABIO TG AVEYEPONG TOUG.

210 Aldypappa 9 TTapouaciaderal, TTAVTA 0€ GUVOUAGHO e TO puBud PETARBOANG TwV
TIMWV TWV KATOIKIWY, N dlaxpoVvikn €€EAIEN Tou emiToKiou daveliopou. H évapén Twv
eviaglokwy dlatrpayuateucewy Tov Mdaptio Tou 1998 odriynoe o€ pia oeipd atrd
Ol1apBpwTIKEG aAAaYEC oTa  emTOKIA.  2TA  TTAGIOIG Twv OAAAywv  QuTwv,
atmmeAeuBepwBbnkay Ta €MITOKIO dAvEIOHOU Kal @PIAEAEUBepOTTOINONKE N Olakivnon
Kepahaiwv. QoTtdoo, Ta @Bivovta emTOKIA PeTA TO 2001 cuvdéovTal pe oTaBePOUG
pUBPOUG aUENANG GTIC TIMEG TWV KOTOIKIWV.

210 BaBud TTou yiveTal yia OKOTTOUG €1TévOUONG, N ayopd KaTolKiag etrnpeddleTal
ato TIG aTTod00EIG EVAANAKTIKWY HOPPWV ETTEVOUCNG, OTTWG N ayopd PETOXWYV OTO
xpnuatiotiplo. o Tapddeiyya, o€  TEPIOdOUG UWNAWY  atTtodd0EwV  OTO
XpPNUaTioTplo, Pe Oedouévo eTiTredO evolkiwy, Ba Trepipeve Kaveic XapnAdTepn
{NTNON KAToIKIWV YIa €TTEVOUCT KAl KOTA OUVETTEID, XOUNAOGTEPOUG pPuBuoug
augnong Twv TIJWV TwV KaToIKIWY. lowg dev eival Tuxaio 10 OTI N TTEPIOOOG
XaunAoU (uéXpl Kal apvnmikoU) puBuol audfnong Twv TIMWV TwV  KATOIKIWY
CupTTITITEl PE TNV TTEPiodo 1999-2000, otav or ammoddoeig Tou XAK BpiokdTav o€
TTOAU uwnAS emiredo (Aldypappa 10). AvriBetn eikdva TTapouciadetal Katd Tn
OIAPKEIO TWV ETTOPEVWY TTEPIOdWY, KaTA TIg oTroieg T0 XAK xapakTtnpietal atrd
apvnTIKEG () €0TW XAPNAEG) aTToddOEIG.
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4. ATTIOTEAEZMATA OIKONOMETPIKHZ ANAAYZHZ

Mapd TIC XPOINES TTANPOPOPIES TTOU TTPOCPEPOUY, TA TTEPIYPAPIKA OTOIXEIA TOU
TTPONYOUUEVOU KEPAAQiOU dEV ATTAVTOUV TO CUYKEKPIYEVO EPWTNHA AV Kal TTOCO O
KAOe évag atrd TOUG TTAPAYOVTEG TTOU EEETACANE ETTNPEEACE CNUAVTIKA TIG TIMEG TWV
Katoikiwyv otnv Kotrpo tnv tepiodo 1988-2008. EmmimmAéov, TTOAU TBavOV o1 TINEG
TWV KOTOIKIWV oThv KUTIpo va emmnpedoTtnkav Tnv idia 1repiodo Kal ammd dAAoug
TTAPAYOVTEG, TTou OeV €ipaoTe og B€0N va yWwPICOUE.

2¢ autd TO KeQAAaio Ba TTPOCTIOBACOUME VA ATTAVTIACOUME Ta IO TTAVW
EPWTNAMATA UE MIO ATTAN OIKOVOUETPIKI TTPOCEYYION OTTOU BEwpPOUUE TIG TIMEG TWV
KATOIKILY Qv TETPAYWVIKO METPO WG e€apTnuévn METaBANT oe pia egiocwon
TTaAIVOpPOUNoNG, OTToU aveCdpTnTeg METAPRANTEG eival OAeg 60eg eCeTdlovTal OTA
Alaypdpuara 2-10 Tou TTponyoupevou KepaAaiou kal OxI uévo. AvdaAoya HE TO
HOVTEAO TTOU XPNOIYOTTOINBNKE OTNV €KTIUNON, OTIG QVECAPTNTEG METARANTEG
TTepIAapBavovtal  €mmiong OIGQOPa  XAPOKTNPIOTIKA Tng KATOIKIOG KABWG Kal
dldpopeg  weudopetafAntéc (dummy variables) yia va diagopoTtroinBouv ol
EKTINAOEIG avAAoya e Tov TUTTO TNG KATOIKIOG KAl YIa VO ATTOROVWOOoUV eTTIOPACEIS
OTIG TINEG TWV KATOIKIWV TTOU dev PTTOpoUV va Trapatnendolv otn SiIdpKeEIa Tou
xpovou (time effects).

MNa va ammo@uyouus TN XpHon TEXVIKWY Opwv, TTou TTIBavOv va Pnv evolagépouv
TTOAOUG avayvwaoTeG, TO OIKOVOUETPIKO TrAaiolo Bdoel Tou otroiou éyivav ol
EKTIMACEIG TTEPIYPAPETAI UE TTEPICOOTEPEG AeTTTOUEPEIEG OTO MapdpTnua. ESw atmAd
TTaPOBETOUNE TA OTTOTEAEOUATA TWV EKTIMACEWY KOG,

4.1 A10@opEG TIHWV KATA TUTTO KATOIKIOG KAl £TOG

2t1ov Mivaka 2 mTapouadidfovtal N HEan TIMA ava TETPAYWVIKO PETPO TwV dlaPOpwv
TUTTWV Katoikiog Tnv TTepiodo 1988-2008 kal n TTooooTIaia dIaQOPOTIoINCN TOUG
amé 1o 1988." Omwg Ba avépeve KAVEIC O TINEC aVE TETPAYWVIKG HETPO
augdvovTtar pe To MPEyeBog Kal Tov TUTTO TNG KATOIKIOG. ZUYKEKPIMEVA, TO
TETPAYWVIKO PETPO OTa dlapepioparta dUO Kal TPIWV uTTvodwuaTiwy gival 14% kai
17%, avtioToixa, 1o akpiBo atd 611 ota dlapepiopaTa evog uttvodwpaTiou. Autd

" Ta arroteAéopara oTov lNivaka 2 ekTigouvTal o€ éva JovTéAo TTaAIVOPOUNONG £EapTnNUEVN HETARANTH
gival n TIPA TNG KaToIKiaG avd TETPAYWVIKO PETPO Kal aveEdpTnTeG METARBANTEG O TUTTOG TNG KATOIKIAG
Kl pio weudopeTaBANTA yia KABe xpovid Tou deiyuaTog.
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ogpeileTal oTa TTPOCGOeTA UAIKG (TOIXOTTOliQ, TIOPTEC KATT.) KOl €PYATIKA TTOU
XPEIGdovTal  avd  TETPAYWVIKO  METPO T OlAMEPIOPATA  TTEPICCOTEPWYV
uttvodwpartiwv. ETmiong, 10 TETpaywvIKO HETPO OTIG nNMI-aveCApTNTES Kal
aveEApTnNTEG OIKiEG €ival AKOPa TTIO aKPIBO a@oU edw €xel KABoPIOTIKO pOAo n agia
TOU PEPIBIOU TNG YNG.

Mivakag 2: TiéG KATOIKIWV aVA TETPAYWVIKO YETPO - TTOOOOTIAIN ETHOIA aMuvr’fz

Méan mipn 1998-2008

Tumog katoikiag (0€ EUPW AV TETP. PETPO)
Alapepiopara 1 utvodwartiou 252.14
Alapepiopara 2 utvodwuartiwv 287.14
Alapepiopara 3 utvodwuartiwv 304.90
AvetApTnTEG KATOIKIEG 333.62
HuiavegapTnTeg KaToIkieg 284.29

‘ETog Agiktng 1988=100 Etioia % alayn
1989 111 1%
1990 116 5%
1991 139 20%
1992 172 23%
1993 175 2%
1994 212 21%
1995 225 6%
1996 210 -7%
1997 236 13%
1998 214 -10%
1999 212 1%
2000 232 9%
2001 280 21%
2002 300 7%
2003 306 2%
2004 390 27%
2005 410 5%
2006 481 17%
2007 526 9%
2008 649 23%

Ooov agopd oTIG auACTEIS TWV TIMWY TTou TTapoucidfovTal otov lNivaka 2, TTpETTel
va onuelwdei 6Tl autég avTIOTOIXOUV OTO HECO Opo yia OAoug Toug TUTTOUG
karoikiog. MNMapatnpoupe oTI:

12 YTrevBupiCoupe 611 o1 apiBuoi oTov lMivaka 2 Bacifovtal o€ deiypa 4872 TapaTnPriocwy TToU £XOUV
OUMNeXBei a1Té dlaenuicelg og PnUEPIOES, OTTWG TTEPIYPAPETAI OTO TURKa 3.1.
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o Metagl 1988 kai 2008 n péon €Toia augnon TNG TIMAG TWV KATOIKIWY avd
TETPAYWVIKO PéTpo ATav 10,3%.

e Tnv idia Tepiodo N PEON TIMA TWV KATOIKIWY ava TETPAYWVIKSO PETPO augnbnke
6,5 popég - TV TevtacTia 2003-08 uTTePdITTAACIAOTNKE.

e O1 poveG XPOVIEG KATA TIG OTTOIEG OI TIMEG TWV KATOIKIWV TTAPOUCiacav PEiwan
ATav 10 1996, 1998 kai 1999.

4.2 ETidpacn HOKPOOIKOVOMIKWYV HETABANTWYV

MNa va dIEpeUVACOUNE TNV €TTIOPACT TTOU £XOUV Ol HOKPOOIKOVOMIKES WETARANTEG
OTIG TINEG TWV KATOIKIWV £Qapuoloupe TNV péEBodo TTOAAATTAAG TTaAIvOpOunong oTa
ouvduaouéva  dlaocTpwuaTika-Olaxpovikd (pooled cross-section time-series)
otoixeia.” Ztov Mivaka 3 TTapoucidovTal eTAEKTIKG UEPIKA ATIO TA OTTOTEAETUOTA
TNG OIKOVOUETPIKAG KTINNONG. MNepioadTepeg TTANPOYOPIEG KAl ATTOTEAETUATA TTOU
AVTIOTOIXOUV 0¢ AAAeG peTaBANTEG TTEpIEXovTal oTo MapdpTnua MN2. Edw trpétrel va
onUEIWOBEi OTI N e€apTnuévn PETABANTA (TIMA KATOIKIOG avda TETPAYWVIKO PETPO) Kal
OAeg ol avegdpTnTeg PETARANTEG cival ekppacuéveg o€ AoyapiBuoug, pe e€aipeon
QuTEG TTOU €ival AdN EKPPACHEVEG OE TTOCOOTA (I0OTIHIEG VOUICUATWY Kal ETTITOKIO).
2UVETTWG, oI apiBuoi otov [livaka 3 &¢ixvouv ‘eAacTikdTNTES, OnAadn Tnv
TTOoO0OTIAIa aAAayry OTIG TIMEG TWV KATOIKIWY TTOU QVTIOTOIXEI O0€ pia aAAayh OTn
METABANTA TNG TTPWTNG OTAANG KaTd 1%.

o H petapAnTA mMoU Eexwpilel yia TNV TTpayuaTiké HeyaAn emidpacn TTou €XEl OTIG
TIMEG TWV KATOIKIWV TNV TTEPIOdO TTOU £¢eTACOUE gival 0 TTANBUouOG. ATt Thv
OIKOVOUETPIKY avAAuon TTPOKUTITEI OTI 0T OIGPKEID TNG UTTO £¢£TACN TTEPIODOU
MIa algénon Tou TTANBuopoU Katd 1% ouvdéeTal pe Katd uEco 6po auénon Twv
TIMWV TWV KATOIKIWY KAt 3,37 %.

e To kO60TOG KOTAOKEUAG (UAIKWV Kal £pyaciag) €xel onuavTikn BeTIKA emidpaon
OTIG TINEG TWV KATOIKIWYV. KaTtd péco Opo Ol TIUEG TWV KATOIKIWY OTAV UTTO
e€étaon mepiodo @aivetal 0TI auédvovtav Pe TNV idla avaloyia OTTwG Kal TO
KOOTOG TWV UAIKWYV KaI EPYATIKWY TNG KATAOKEUNG TOUG.

13AUTr’] N TTPOCEYYION €XEl TO TTAEOVEKTNUA OTI ETTITPETTEI TN XPAON TWV OTOIXEIWV OTNV TTPWTOYEVH
TOUG pop®n (BNA. xwpig aBpoion Kal, CUVETTWG, ATTWAEIQ TTANPOPOPIWV) KAl ETTITPETTEI VA EKTIUNBOUV
01 EMOPACEIG XAPAKTNPIOTIKWY, OTTWG N YEWYPAPIKI) TOTTOBETIA, OTIG TIHEG TWV KATOIKIWV.
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To AkaBapiato Eyxwpio Mpoidv (AEI) éxel, etriong, BeTIKA €TTidpacn OTIC TIMEG
TWV KATOIKIWY, JE EAAOTIKOTNTA KOVTA oTo 0,6%. AuTd gival avapevouevo, e
TNV évvola 6T 660 au&dvetal To BIOTIKO eTTiITTESO TOU TTANBUCOU TOCO autdveTal
N ¢ATNoN KaAUTEPNG TTOIOTNTAG (KOI, CUVETTWG, TTIO OKPIBAG avd TETPAYWVIKO
METPO) KATOIKIOG.

O1 Tiég TV Katolkiwv oTnv KOtrpo cuvdéovtal BETIKA PE TNV ICOTIMIA TOU EUPW
Me Tn oTepAiva. lMapadooiakd, n Bpetavia amoteAei afidoAoyo TTapdayovta
{nTnong katoikiag otnv Kutrpo, 181aiTepa OTIG TOUPIOTIKEG TTEPIOKES. ZUPPWVaA
ME TIC €KTINAOEIC pag aufnon (peiwon) TNG ev Adyw 1ooTigiag - dnAadn
TTEPIOOOTEPA EUPW YIa KABE oTEPAIVA — QUEAVEI (UEIWVEL) TIG TIMEG TWV KATOIKIWV
otnv Kotrpo.

H eiopon ¢évwyv gpyatwyv otnv KOTTpo oTnv UTTO €€€Ta0N TTEPIODO €iXE apvnTIKA
ETOpACN OTIC TIMEC TWV KATOIKIWY, TTPOPAVWG AOGYyWw TNG OUYKPATNONG TWV
auoIBwyv OTOoV TOUED TWV KOTAOKEUWY O OTTOIOG OTTOTEAEI £va aTTd TOUG TOWEIG
NG KUuTTPIGKAG OIKOVOUIag OTTOU TO TTO00CTO OTTACOXOANONG EEVWV E£PYOTWV
gival TToAU peydho.

O1 ammoddocig o eVOMOKTIKEG euKalpieg €TTEVOUONG €TTNPEACOUV TN {TNON Kal
KOT €ETTEKTAON, TIG TIMEG TWV KATOIKIWV. EVOANGKTIKEG eukaipieg €TTévOuong
TTAPEXOVTAlI OTO XPNUOTIOTAPIO KAl CUVETTWG TIAPATNPEITAI apvnTIK) OXéon
METOEU TWV TIHWV TWV KATOIKIWY Kal TOu O€IKTN TIMWY TOU XPEnUaTtioTnpiou
(XAK).

H emmidpaon Tou emTokiou daveliouou eu@avifeTal achpavtn 1600 o€ PEyeBog
600 Kal o BaBud alommoTiag. AuTd, iICwg, oQeiAeTal 0TO OTI OTN PEYAAUTEPN
dldpkela TNG UTTO €CETAON TTEPIODOU, TO ETTITOKIO ATAV OTABEPS.

Mivakag 3: EMidpaon HOKPOOIKOVOUIKWY METABANTWV

MeraBAnTh: EAaoTikOTNTO
MAnBuoudg 3.374
AgiKTNG KOOTOUG KOTOOKEUAOTIKWY UNKWV 1.123
AgiKTngG KOGTOUG EPYaTiag 0.840
AkabdpiaTo EBviké MNpoidv 0.588
looTiyia eupw pe ayyAikA aTepAiva 0.246
=évol epydreg -0.102
Emékio daveiopou -0.001
AgiKTnG TIHWV XpnuaTiaTnpiou Kutrpou -0.079
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5. 2YZHTHZH KAI ZYMIMEPAZMATA MNMOAITIKHZ

H amdkTnon Katolkiag atroTeAEl TNV MO onUAvTIKA datrdvn yia Ta VOIKOKUPIA Kal
OTIG TTAEIOTEG TTEPITITWOEIG CUVOEETAI WE T olvaywn HOKPOXEOVIOU OTEYOOTIKOU
daveiou. AuTé cuvdEel TNV ayopd OKIVATWY HE TN XPNUATOTTIOTWTIKA ayopd Kal n
elpuBun Acitoupyia Twv U0 cuoTnUATWY €ival aAANAéEvOeTn. MNa To Adyo autd n
Topeia TNG TIUAG TwV OKIVATWY dladpapartifel onuavtikd podo 1600 yia 1A
VOIKOKUPIA, Adyw Tou OTI emrnpeddel TNV agia Tou KATd KAvova TTO CHPAVTIKOU
TTEPIOUCIOKOU TOUG OTOIXEioU, 60O Kal yid TO XPNUATOTTIOTWTIKO ouoTnua agou
aAvTavakAG oTn QEPEYYUSTNTA TWV OAVEIWY GTOV ICOAOYIOHO TOUG.

H mTpdo@aTn olkovouikn Kpion £0€1§e TTOGO onuUavTIKA €ival n ayopd akIVATwWY aTnv
elpudbpn Aciroupyia TNG oikovouiag. H peydAn XpnuUaATOTTIOTWTIKA ETTEKTACN OTIG
HIMA, T Bpetavia kal GANEG XWPES VIO ayopEG KATOIKIWY TTEPAV TWV OIKOVOUIKWV
OUVATOTATWY TWV VOIKOKUPIWY TTOU CUVATITAV BAVEIa yia TETOIEG ayOpEG, 0drynoE
TIG TIMEG TWV KATOIKIWVY O€ TTOAU uywnAd emitreda. H aduvapia Twv VOIKOKUPIWY va
ATTOTTANPWOOUV T OTEYACTIKA dAVEIA €iXE MIO OEIPA ATTO AAUCIOWTEG ETTITITWOEIG:
éva eKATOUMUPIO KOTOIKIEG KaTaoxéBnkav (repossessed), o1 TIHEG TWV OKIVATWY
Katdppeuoav Kal Jadi Toug Ta XPNUATOTTIIOTWTIKA 1I0pUHATA PHE ONUAVTIKO HEPOG TOU
EVEPYNTIKOU TOUG O€ OTEYAOTIKG dAvela.

O1 apvnTIKEG ETITITWOEIG TNG “TTUPAMIOAG TWV OTEYAOTIKWY daveiwy HEIWPEVNG
e€ac@daAiong (subprime mortgage debt) erekTdOnke e 0AGKANPN TNV OIKovouia OxI
povo Twv HMA aAAGd kal GAwv Xwpwv TTou ATav €KTEBEIPEVEG OE TTAPOUOIa
ETTEVOUTIKG OXEDIQ. AKOMN, €TTNPEACTNKAV APVNTIKA Kal XWPEEG TTou Ogv ATAV
eKTEDEINEVEG O€ ‘TOCIKES €TTEVOUOEIG, AOYW KAOVIOUOU TNG EPTTIOTOOUVNG TOU KOIVOU
OTO XPNUATOTNOTWTIKO oUCTNUA, ME ouvetrakOAouBo Tn odnuioupyia ‘kpiong
PEUCTOTNTOG KAl PEIWONG TwV dlIaTPATTECIKWY Kal AAAWV daveiwv.

H diaocuvdeon TNG OIKOVOMPIKAG Kpiong MeE Tnv ayopd OKIVATWY VYiVETal Kal O€
oudntnoeig oTnv KUTrpo, e TToAAOUG va TTIgTeUouV OTI N auénTIKA TTOPEIa TWV TIMWV
TWV AKIVATWY gival atroTéAeopa aAdyIoTnNG XPNUATOTTIOTWTIKAG ETTEKTACNG TTOU
mOavov va odnynoel o€ ‘CePoUoKWUA’ TWV TINWY OTO APECO PENAOV E OUVETTEIEG
avaloyeg auTwv TTou OuvéBnoav o€ GAAeG Xwpeg, dnhadr atrpobupia Twv
VOIKOKUPIWV VO TTANpwvouv 8O0EIC yIa KATI TTou a&ilel AiyoTepo atmd To dAvEIo,
KATAOXETEIG KAl TTWAACEIS KATOIKIWY HE MEYOAUTEPN TITWON OTIG TIUEG, AQUENMEVES
EMOQAAEIEG Kl MEIWPEVN por XPNHATWY OTIG Tpameleg (Kpion pPeucToTNTAG),
duokoAGTeEPN A/kal akpIBoTepn TTPOcRacn o€ dAvela yia TIG ETIXEIPAOEIG, UEIWON
TWV ETTEVOUOEWY, QVEPYIA KAl OIKOVOWIKN UQEDN.
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Ta amoteAéopara TNG avaAuong Hag, PiXvouv KATTOI0O QWG OTO TTOOO PEAMIOTIKO
MTTOPEN Vva gival autd 1o atTaicidédofo oevdaplo. ATTO OTI €idape OTO TTPONYOUHEVO
KEQAAQIO oI ETARANTEG TTOU €iXav augnTIKA €TTIOPACN OTIG TIMEG TWV KATOIKIWY GTNV
KUtrpo Atav katd Kupio AGyo n augnon tou TTANBUCUOU, N augnon Tou KOOTOUG
KATaoKeung Kal n auénon tou AET, evw 10 XAK Kal n atracxoAnon ¢Evwy epyaTwv
gixe To avTiBETO ATTOTEAEC Q.

210 Aldypapua 11 TTapouci@foupde TNV ETMIPEPOUG  CUVEICPOPA  dla@Opwv
MOKPOOIKOVOUIKWY WETARANTWY OTNV aUgnaon Twv TIHWYV TwV KATOIKIWY oTnv KJTtrpo
yia Tnv TTepiodo 1988 — 2008, OTTWG QUTEG  TTPOKUTITOUV OTTO TIG EKTIMNMEVEG
TTAPAUETPOUG KAl TIG GAAQYEG OTIG HETABANTEG AUTEG yia Tnv idla Xpovikr) TTepiodo. H
emidpaon TNG KABe peTABANTAG XwpileTal o€ duo TTePIddoug, 1988-1998 kai 1999-
2008. ATTO TIG EKTIUNOEIG AUTEG TIPOKUTITEN OTI:

¢ H al&non Twv TIHWY TwV UAIKWYV, TOU €PYATIKOU KOOTOUG, TOU TTANBUCHOU Kal
Tou AET gixav, ye Tnv ogipd TTou avaypd@ovTal, TNV JEYAAUTEPN ETTIOpACN OTIG
TIMEG TWV KATOIKIWV 0TNnV KuTtrpo Tnv repiodo 1988 — 2008.

o Tnv mrepiodo 1988-1998, n augnaon Twv TIMWY TWV KATOIKIWYV AGyw augnong Tou
KATAOKEUAOTIKOU KOOTOUG (UAIKWYV KAl EpYATIKWY) ATAV PEYAAUTEPN ATTO OTI TNV
mepiodo 1999-2008, evw n emidpacn Tou TANBuopou kal Tou AEM ATav
TTEPITTOU N id1a oTIg dUO TTEPIOGDOUG.

e H ouykpdtnon g augnong Twv TIHWV Adyw E€I0PONAG VWV epyatwyv ATav
OXETIKA YIKPA, EVW aKOPa o PIKPR ATaV Adyw Twv duvaToTATWY EVOAANAKTIKAG
eTévouong TTou TTpoo@épel To XAK.

Aiaypappa 11: MooooTiaia emidpaon oTIg TINEG TwWV KATOIKIWY oTnv Kdmrpo: 1988 - 2008
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Aedouévou Tou onuavTikou pOAou TTou @aivetal va €xel dladpauatioel n ayopd
QKIVATWY OTNV TTAYKOOMIA OIKOVOUIKN Kpion, éva eUAOYO €PWTNPA TTOU TTPOKUTTITEI
gival TTwg Ba KivnBouv PeANOVTIKA oI TINES TwV KaToIKIwY oTnv Kutrpo. H avdAuon
OoTO TTapdéV SOKiHIo dev PTTOPEl va aTTavIACcEl auTO TO €PWTNHA, OPWG UTTOPED va
dwoel Katroleg evdlagépouoes evodeicels. Opwg, TTPoToU  TTOPOUCIACOUNE  TIG
eVvOEIGEIG AUTEG gival XPOIPO va SOUNE Kal EPTTEIPIEG GAAWV XWPWV.

Z1nv loTavia TTapatnpeninke altgnon oTIG TIMEG TWV KATOIKIWY TNG TAgEwg Tou 250%
peTagl 1997 kai 2005. H aténon auth amodideTal o€ TTapAyovTeG OTTWG N auénaon
Tou TTAOUTOU, aU&Non TOU TOUPIOHOU, XauNAG TTITOKIO daveIoUoU, opoaTTarAayEg,
KivnTpa yia ayopd 1816KTNTNG KATOIKIAG, KABWG Kal n avutrapéia KIVATPWY yia
gvolKiaon Twv KaTolKiwv. Ta Kivnrpa ATav TETOld TTOU  WBouoav  TTOAAOUG
KEPOOOKOTTOUG va WTTOUV OTO «TTAIXVidI» TNG ayopdg KaToikiag e TPOTTO TTOU
TTpokaAoUoe atmmd Tn HIa aufnon Twv TIHWV Kal a1md TNV GAAN aenve TTOAAEG
Katoikieg adidBeteg. ETmiong, Ta avTikivnTpa TTOU UTTAPXAV YIa €VoIKiaon Twv
KATOIKIWV KOl TWV €UVOIKWY cuvBnKwv daveiouou wbouoav TToANoUG ISIOKTATEG va
E€Xouv dAdeleg TIG KATOIKIEG TOUG avTi va TIG €VOIKIGOOUV. ZUVUQAOUEVN HE TNV
HEIWPEVN aTTOdOON TNG EVOIKIAONG KATOIKIWY €ival, yia TTOAOUG OIKOVOUOAGYOUG, N
Kpion oTnv ayopd KaToKIWV Kol  oTnv IpAavdia. Zuykekpigéva, TTOAAOI
OIKOVOMOAGYOI TTIOTEUOUV OTI N aITia TG Kpiong o@eileTal 01O yeyovog OTI n
ammédoon atmd TNV evoikiaon Tng Katoikiog Ppioketal kdtw amd 10 3,5% TT0U
TTPOCPEPOUV Ta ao@aAf KuBepvnTIKA Xpedypaga. AvTiBeTa, n aldénon Twv TINWV
TWV Katoikiwy ot Aavia Teivel va egnynBei atrd TN dpacTnpIdTNTa KEPOOOKOTTWV
TTapd atrd YETAPRBOAEG OE OIKOVOWIKOUG TTAPAYOVTEG.

H mepimrwon Twv HIMA cival diagopeTikr). H Kpion o€ autr Tnv TTEPITITWON
opeileTal  OTNV  avegéAeykKTn Kol WeE  €MOQAAEic  TTpodiaypaPég  xopAynon
OTEYAOTIKWV daveiwy, OTTWG n xopnyia oTeyaoTikKwy daveiwv PeyaAlTepng agiog
ammoé Tnv TpéXouca adia TNG Twv KATOIKIWY TTOU ayopdalovTav, akoun Kal o aroua
TTou &ev gixav Tn duvaréTnTa va atroTTAnpwaoouy 10 ddvelo. H TITwxeuon Tpatmedwy
TTOU aKkoAoUBNnoe OTav Ol dAVEIOAATITEG aduvaTouoav va TTANPwWoouv TIG dOOEIG
TOUG ETTETEIVE TNV KUKAIKA UQeon OoTNV OTToia avapevdtav OTI Ba EUTTAIVE N XWEA.
Kat avdAoyo, aAAG o€ HIKPOTEPO PaBud Adyw emo@aAwv Odaveiwv Kal o€
MeEyaAUTEPO PaBud Adyw KUKAIKAG U@QECNG KAl OTEVWV XPNMATOOIKOVOUIKWYV
deapwyv pe Tig HMA, TTapatnpndnke atnv Bpetavia.

Emavepxouevol otn OIKA HOG MHEAETN, TIPETTEl va TOVIOTEL OTI TA EUTTEIPIKA
atmroTeAEOPATA TNG UTTOKEIVTAI 0€ TTEPIBWPIO AdBoUG, OTTWG O KABE OIKOVOUETPIKA
ekTiynon. ETTiong, ol eKTINAOCEIG OTIC OTToieg OTnpifovTal Ta CUUTTEPACHUATA TTOU
TTapaBéToupe o Tavw (Aldypaupa 11) BaagiCovral o gToIXEiO TTOU APOPOUV OTO
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TTWG KIVABNKAV 01 TINEG TWV KATOIKIWV OTO TTAPeABOV. ETTouévwg, €xel vonua n
XPron Toug yIa €£aywy CUPTTEPACUATWY Yia TO PEAAOV pOvo oTo BaBud TTou ol
TIMEG TWV KATOIKIWY Ba ouvexioouv va eTTnpedlovTal atrd Toug idlIoug TTapayoVTEG.

Me TIg M0 TTAVW ETTIQUAAEEIS KATTOI0G Ba PTTOPOUCE va 1I0XUPIOTEl OTI TO TTWG Ba
KIvnBouUv ol TINEG TWV KAToIKIWV oThv KUTTpo oTo PéAAov €6apTdTal atmd 1o av Ba
ouvexioel va auédvetal o TTANBUCOPOG, TO KOOTOG OIKOOOWNG KAl TO KATA KEQAARV
AEI pe Toug pubuolg TTou TTapaTtnpndnkav Ta TTponyouueva xpovia. H eukoAia e
TNV oTroia oI ayopaoTéG KaTolKiwy oTnv KOtmpo pmmopoulv va eEac@alicouv
oteyaoTikd Odveio Oev @aivetal va £TTaIfe onpavTikG POAo Tnv TTePiodo TTou
eCetdloupe, Opwg Oedopévng TG oOnpaciag Tou eixe o€ AAeG Xwpeg, ©
TTapayovtag autdg dev TIpéTel va ayvonBei. OuTe TTPETTEl va ayvonBei n apvnTikA
emidpaon TTou €ixe n xprion &évou epyatikol BduvAMIKOU OTn CUYKPATNON TOu
KOOTOUG OTOV TOMEQ TWV OIKOOOUWV.

21N PBdon Twv Mo TAvw n ouvéxion Tng paydaiag aufnong Twv TIHWV TwWV
katoikiwy atnv Kotrpo cival atmiBavo va cuvexioTtei 010 TTPORAETTTO PEAAOV. AuTo
ylati 0 puBuog augnong Twv dUOo aTTd TOUG TEGOEPIG TTI0O ONUAVTIKOUG TTOPAYOVTEG
TTou 0dNynoav OTIC AUEAOEIS AuTéG, O TTANBUOPOG Kal To KATA KEQAArv AEM,
avapéveral Ta emPBpaduvBei onuavTikd. Eival eTriong avapevopevo OT1 Kal To KOOTOG
KATAOKEUNG TwV KATOIKIWV Oev Ba cuvexioel va aufdvetar AOyw Tng OpacTIKNG
Meiwong Tou TANBwpicpoU Kal Tou KOOTOUG TngG evépyelag. Av TTpooTeBei oTa
Oedopéva autd Kal N IO CUVTNENTIKA TTOMITIKY) OTAV TTAPOXI OTEYAOTIKWY dAVEIWV
TTOU avapéveTal OTi Ba UIOBETACOUY Ta XPNUATOTTIOTWTIKA IDPpUPATA PETA TO TTARYMA
TTOU £XO0UV UTTOOTEN aTTO TNV TTAYKOOUIA OIKOVOUIKA Kpion, yiveTal EUKOAQ KaTtavonTo
ylati SUOKOAO o1 TIUEG TWV KATOIKIWYV AVOUEVETOI va €TTAvVAAdBouv Tnv avodikh
TTopEia TWV TEAEUTAIWV XPOVWYV OTO TTPOPRAETITO pEAAOV.
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MAPAPTHMA: OIKONOMETPIKH ANAAYZH

2KOTTOG TNG MEAETNG, €ival 1 OIKOVOUETPIKY €KTIiHNON Tng €midpaong Tou €xouv OIAQOPES
MOKPOOIKOVOMIKEG UETARANTEG TNG OIKOVOUIaG KOBWE Kal Ta XAPOAKTNPIOTIKA TWV KATOIKIWV OTOV
kaBopioud NG TIWAG Toug. AuTd yiveTal XPNOIUOTIOIVTOG TNV TIUF TNG KOTOIKIAG avd TETPAYWVIKO
METPO, WG TNV e§aptnuévn WETABANTA TOu HOVTEAOU Wag, n omoia «emegnyeitay amd dIdQopeg
aveEapTnTeg HETARANTEG OTTWG TIG WeUdOUETABANTEG TTOU TTPOadIopifouv TO €id0¢ TNG KATOIKIAG aTrd
TNV oToia TTPOEPXETAl N KAGBe TrapatApnon, Dy, TIG weudopeTaBAntés TTou Trpoodiopicouv Thv
emidpaan Tou xpovou, Dy, kal TTePIAaBAvouV TIG TTIPPOES DIaPAPWY KPiGEWV (TT.X. O TTOAEUOG OTOV
KOATT0) 1 onuavtikwv yeyovoTtwv (m.x. n €icodo¢ g Kimpou otnv Eupwtraiky ‘Evwon kai
Eupwlwvn), Tn weudopetaBAnTr) Tou TTpoadiopilel av n KaToikia BpiokeTal o€ aoTikA A umaiBpia
mepIoxr, Tov TTANBUoUO, Toug EEvoug epydreg, To akaBdpioTo €BvikG TTPoidv, TO OEIKTN TIHWV TOu
xpnuatiotnpiou agiwv KOTTpou, TNV I00TIPIO TOU €Upw HE TNV ayyAIKA oTepAiva, TO OEIKTN KOGTOUG
UNIKWV KaI €pY00iag oTIG UTTODOMES Kal TO ETTITOKIO.

OAeg o1 petaAnTéc €ival ekppacpéveg ae QuaIkoug AoydpiBuoug, £Ta1 oI ouvTeAeaTES (coefficients)
TOU JOVTEAOU paG ek@pdlouv EAAOTIKOTNTEG.

To povtého TTEPIYPAPETAl WG EEAG:
logHP, =at+at’+aD +> a D+ > & log X +> > dlogY, +& (1)
k ik ik

HPy: TiyA Tou ommmIou TUTTOU / OVA TETPAYWVIKG JETPO GTO XPOVO L.
(iFouvahhayr| TTwAnong), (t=1988m1...2008m7)

X: KUpieg petafAnTéG TTOU 0QOPOUV OTA XAPAKTNPIOTIKA TNG KATOIKIOG

HD: Amoataon atmd 1o KEVIPO TNG KOVTIVOTEPNG TTOANG (o€ log km)

Dk:  WeudoueTaBAnTéG TTOU ATTOTUTTWVOUV TO €i00G TNG KaTolkiag. Eiodyetal ato povréAo yia va
EKTIUACEI TIG DIAQOPES TTOU UTTAPXOUV OTTO KATOIKIG OE KATOIKIA.

Dy WeudopeTaBAnTég TTou amroTutiwvouv Tnv TotroBeoia TTou PpiokeTal n Katoikia. ATk
mepioxn (1) kar UraiBpog (0).

t £ H XpovIK TAoN Kal N XPOVIKA Ton OTO TETPAYWvO. AdUBGvVOUV UTIoWn TOUG €CWTEPIKOUG
Tapdyovteg (external factors) mou enpedfouv BETIKA ) apvNTIKA TNV TIPA TWV AKIVATWV KATA
™ didpkeia TNG TePIGdoU TTou e€eTdloupe. H Tdon 010 TETPAYWVO ATTOTUTTWVEI T HOPPH TNG
METOROARG (T7.X. autouoa i eBivouaa).

Y: MaKpOOIKOVOUIKEG METORANTEG.

mat.  O€ikTNG KOATOUG UAIKWV.

labour: d€ikTnG KOATOUG £pyaTiag.

int_r. emToKio davelopou.

pop:  TAnBucpdg (o¢ log).

f_lab: &évor epydreg (o€ log).

gdp_cy: AkaBdpioTo EBvikS Mpoidv (o€ log) Tng Kutrpou.

ex_stg: ouvaAayyarikr iooTigia KUTTPIOKAG Aipag e ayyAIki oTepAiva.
stmrk:  Aegiktng Tipwv Xpnuatotnpiou Agiwv Katrpou (ot log).

£ ‘Evag 6pog a@aApatog (error term).
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O1 guvTeAeaTéG a avTavakAoUv Tn OUVEIGPOPEG TOU KABE XOpaKTNPIGTIKOU TNG KATOIKIAG, aTnV TIPA TNG
EVW Ol GUVTEAEDTEC @ KAVOUV TO idI0 yIa TNV TTEPITITWON TWV POKPOOIKOVOUIKWY WETABANTWY. O Mo
KGTw Trivakag TTePIyPAQEl TIG EKTIMATEIG TWV GUVTEAEOTWV aUTWYV, KOBWG Kal TIG QVTIOTOIXEG TUTTIKEG
OTTOKAICEIG.

Mivakag M1: Exkmiuynpéveg rapdperpol Twv HETABANTWV
[rumikn amwékAion oTnv Tapévleon]

MeTaBAnTh

210Bepd — Alay. 1 YTIv. -49.51*** [11.79]
Z100epd — Aiay. 2 YTiv. (o€ oxéon pe Aiay. 1 YTv.) 0.122%** [0.017]
Z100epd — Aiay. 1 YTiv. (o€ oxéon pe Aiay. 1 YTTv.) 0.149*** [0.018]
$1aBepd — Ave€. Katoikia (o oxéon pe Alay. 1 YTIv.) 0.360*** [0.030]
21a6epd — Huiave. Katoikia (o€ oxéon pe Aiay. 1 YTIv.) 0.292*** [0.043]
Alagopd Tipfc APPdXWOToC (O oxéon He AcUKWaia) -0.165*** [0.032]
Alapopd Tiung Adpvaka (o€ oxéon e Acukwaia) -0.024 [0.017]
Aapopd Tipng Aepeadg (oe oxéon pe Asukwaoia) 0.106*** [0.013]
Aiagopa Tiurg Magog (o€ oxéon pe Acukwaia) 0.079** [0.031]
Tdon -0.019** [0.003]
Tdon oTo TeTpdywvo 0.00004*  [0.000]
AoTiki) Tepiox 0.015 [0.019]
AméoTtaon amd To KEVTPO -0.019*** [0.007]
MAnBuopég 3.374%** [0.960]
AgikTng KGGTOUC KOTAOKEUGOTIKGV UMKV 1.123%+* [0.477]
Aciktng KdoToug epyaaiag 0.840*** [0.395]
Zévol £pyaTES -0.102 [0.101]
Axabdpioto EBviké Mpoidv — Kutrpog 0.588*** [0.220]
looTipia Kutrpiokrig ZtepAivag — Eupw 0.246*** [0.100]
Emitékio Aaveiouou -0.001 [0.021]
Aeiktng Tiuwv Xpnuatiotnpiou -0.079*** [0.011]

ZNUEINTEIG: *, ** ka1 *** deixvouv OTaTIOTIKA onuavTikeTnTa o€ TTimedo 10%, 5% kai 1%, avrioToixa.
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