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NepiAnn

KOplog afovag autng tng SuTAwUATIKAG epyacia¢ amoteAel n Snuioupyla €vog
«EPYOAELOU» PE OTOXO TNV KOTATOEN HLOG OUASOG ETIXELPNUATIKWY YPADELWY, HLOG
UTIOKQTNYOPLOC EUMOPLKWY aKlvATwWY, Tou Pplokovtat ot H.M.A., Bacel tng
OLKOVOWLKNAG Toug emidoong umo tv oPn evog ev duvapel emevdut. Me oKomo tnv
KaAUTEPN Katavonon tng SoMAG QUTAC TG €peuvag, ta Ofpata To Omola
TIPAYLATEVETAL TIPOKELTAL VO XWPLOTOUV OE TPELC EMLUEPOUG BAOLKEG EVOTNTEG.

ZEKLVWVTAG, N TTPWTN VOTNTA aoXOAElTal Pe TN Bewpntikn avaluon dLadpopeTIKwY
TITUXWV TWV EMEVOUOEWV O€ EUTOPLKA akivnta. Avayvwpilovtag tTnv KUKALKA TTopeia
TWV OLKOVOULKWV ETILOOCEWY TOU €V AOYWw TOHEQ EMEVOUONG, OPXLKA TTOpOoUCLAlETaL
HLO LoTopLKA avadpopr] TNG Kataotaonc tou otig H.M.A. otnv nepiodo 1970-1990. To
TUAMO ouTO KpilBnke Kkaiplo kabBwg ouvdéetal pe TNV eaywyn Kplowwwv
TIAnpodopiwv, GCNUOVTIKWY YLa VoL UTTAPXEL pila KaAUTepn dlaioBnon 6cov adopd TNV
Topelal pa eMEVOUONG OE EUMOPLKA OKIVNTA YEYOVOC TIOU KOTA CUVETELA 0dnyel
otnv BonBela amoduyng mMapeABOVIIKWY ATOMNUATWY. TNV CUVEXEQ YIVETOL HLa
npoondBela avaluong TnG TMOPOUCAC KATAOTAONG TOU TOMEQ, HE TAUTOXPOVN
anmocadpnvion OPLOPEVWY BOOLKWY EVWWOLWV TIOU EMNPEAI{OUV TNV OLKOVOULKN
enidoon tou. Me TO MEPOC TNV KATAAANANG XPOVIKNG avaAuong, okKoAouBesl n
ene€nynon Opwv ToU cUVSEoOVTOL HE TLG EVVOLEC TOU KvdUvou, Twv amoAofwv oAAd
Kall Tou eidouc emévduaong og eUMopPLKA akivnta. Exovtac yivel nén pLa avagpopd oto
€l60o¢ Twv emevbuoewv KaBWE Kot oTic amoAaBEC Kal Toug KvOUVOUG TIOU QUTEG
gvéxouv, mapouatalovral ot S1adopeC CUVIOTWOEG TTOU AITOTEAOUV TO UTIO aVAAUON
eidog emévbuong. OAokAnpwvovtag tnv Bewpntik avaAluon, opiletalt 1600 TO
HOKPOOLKOVOULKO 000 KOL TO MLKPOOLKOVOULKO TEPIBAANOV TOU €V AOyw TUTIOU
enévduong.

H &eUtepn evotnta avadépetal otnv avaluaon, o BewpnTiko emninedo, Tng uebodou
XPnon tng omoiag Ba yivel yla tnv Katataén tou Selypatog pe To omolo acyoAsital
auth n SutAwpatikn. H péBodog autr ovopaletal ELECTRE Il kol POKELTAL yla Eval
TIOAUKPLTNPLO EpYaAeio avaAuonc.

Tnv Baoikn Sopun autng TG SUTAWUATLKAG gpyaciag OAOKANPWVEL N Tpltn evotnTa,
oTnNV omoila TOoOo HME TNV aflomoinon TOU TEPLEXOUEVOU TWV TPONYyoUPEVWY SUo
EVOTATWV 000 KaL PE TNV avaluon Tou Selypatog opilovtal Ta amapaitnta KpLtrpLa,
Baoel Twv omolwv MPOKeLTaL va YiveL N KaTATAEN TWV ETUXELPNUATIKWY Ypadeiwy,
Slakpivovtal og katnyopieg kat divovtal oe avtd Bapn cuudwva pe tn dvoN Ka TO
eninedo emnppong Toug. Me to TEPACG TNG CUANOYNG TWV KpLtnplwy Kal Twv Bapwv
Toug, Ta omola Ba xpnolpomnotnBouv katd tn didpkela epapuoyng g uebodou, kat
adou oplotolv Ta anapaitnta katwdAla potipnong (p), adiadopiag (q) kat veto
(v), mpayuatonoteitat n koatataén tou Oelypatog. AvadéEpetal TwG €V TEAEL N
KOTATAEN TWV ETUXEPNMOTIKWY OKLWVATWY TNG €taLpeiag Group RMC Atav apKeTA
LKOVOTIOLNTLKA, Kpivovtag amo tnv nén undpxouoa nmopeia twv xaptobuAakiwv.



Abstract

Main charter of this thesis is to create a "tool" aimed at ranking a group of business
offices, a subcategory of commercial property Real Estate, located in the U.S., based
on their economic performance in the view of a potential investor. In order to better
understand the structure of this research, any issues dealing with this goal is going to
be divided into three individual basic sections.

Initially, the first section deals with the theoretical analysis of different aspects of
investment in commercial properties. Recognizing the cyclical course of the financial
performance of this investment sector, it initially presents a historical flashback of its
performance in the US in the period of 1970-1990. This section was considered
crucial as it is linked to the extraction of critical information, important to have a
better intuition regarding the course of an investment in commercial property
which therefore leads to the help of avoiding past mistakes. Continuing an attempt is
made to analyze the current situation of the sector, while clarifying certain key
concepts that affect economic performance. After the appropriate historical analysis,
the explanation of terms associated with the notions of risk, earnings but also types
of investing in commercial real estate follow. Having already made a reference to the
types of investment as well as earnings and the dangers they pose, the various
components that comprise the subject analysis type of investment are shown.
Completing the theoretical analysis, both the macroeconomic and the
microeconomic environment of investment type in question are defined.

The second section refers to the analysis of the method in use, which will be utilized
in order for the classification of the sample, with which this diplomatic thesis deals,
to be made. This method is called ELECTRE Il and is used as a multi-criteria analysis
tool.

The basic structure of this thesis is concluded at the third section, in which both the
utilization of the contents in the previous two sections and the analysis of the
sample, the criteria- under which the ranking of business offices is based- are set.
Moreover, these criteria are divided into categories according to the nature and level
of their influence. After completing the collection of the criteria and their weights,
which are meant to be used during the application of the method, and after
specifying the necessary preference (p), indifference (q) and veto (v) thresholds, the
sample is classified. Lastly, it should be noted that the classification of the Group
RMC’s commercial offices was quite satisfactory, judging by the already existing
portfolios’ yields.



Euxaplotieg

Apxka Ba nBela va euxapLOTAOW TOUCG KABNYyNTEC Hou o€ OAa Ta XPOVLA TNG
dolitnong pou oto MoAutexveio Kpntng yla tnv apeon n EUpecn cupBoAn Toug otnv
wpLpovon Tou TpOmou okEPNE HOU KoL KUPLWE ToV EMOMTN Hou MixaAn Aol urmo yla
™V kaBodrynon kat tnv umootnpLér Tou Katd tn SLapKeLla NG SUTAWUOTIKAG LOU
epyaoiag.

Enetta Oa n6ela va euxoplotiow adevog tov Xprioto KahoyepomouAo nou ue Edepe
oe enadn pe tnv etatpeia Group R.M.C. kat adetépou tnv Caroline Leroux kot tov
Maher Cherfan, ta onola amoteAoUv oTteAEXN TG TALpEiag, KABWC XWPLG TIG
nAnpodopieg kat tn BorOela TNV omola pou mapeiyav v Ba fUouV LKAVOC va
OAOKANPWOW QUTNV TNV HEAETN.

TEAOG eUXAPLOTW BEPUA TNV OLKOYEVELQ, TOUG PIAOUG HoU Kal LBiwg Tov maTEpa pLou
Avtwvn 2tedavakn ou Bplokotav ocuvexwg SimAa pou kaB’ 0An tn SldpKkela auToU
TOU gyxelpnuatog, cupBouielovtag Kat otnpilovtag Ue.
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Kepalaio 1 — Eloaywyn

H oakivntn mneplovoia, w¢ katnyopla E€MeEVOUTIKWY TIEPLOUCLOKWY OTOLXELWYV,
oavantuooeTal Pe paydaioug puBpoUG TIc TeEAeuTaleC SEKAETIEG, KABLOTWVTAG TNV WG
NV Tpitn HeyoAUTEPN EMEVOUTIKA KATnyopila UETA amo TIG LETOXEC KOL TA OpOAOYA.
Aflo avadopd¢ amoteAel TO yeyovog OTL €va HEYAAO MEPOG TOU €V AOyw
emevbupévou kepohaiou Katavépetal o€ maong ¢ovong Oiebvry akivnra.
OpoAoyoupévwg, n avénon tou pubpoU Twv eMevOUCEWV KoL TOU OYKOU TWV TPOC
aflomoinon kedalalwv oTov MAPOVTa TOPEA EXEL ETMLPEPEL TNV AVAYKN YLa TN Xpron
opOwe SopnuévVwV  XPNHUOATOOLKOVOULKWY  «gpyaAsiwv» mou Paocilovtal o€
ETOTNUOVIKEC Bewpleg. MpoamaltolUevo wOTOCO TNG OWOTHE XPNOoNG Kal
EKUETAANAEUONG TETOWWV «EPYOAEiwWV» KPIVETAL N KATAvOnon TOU KATAAAnAou
BewpntikoU TAALOLOU TIOU AELTOUPYEL WC TTPWTLOTO OEUEALO TOUC. ZUYKEKPLUEVA N
napoloa SUTAWUATIKN gpyacia acXoAeital pe emevOUOEL( O EUMOPLKA OKivNTa,
6nhadny to €ldo¢ TNG LOSloKTNOIlAG TOU XPNOLUOTIOLEITAL OTOKAELOTIKA  yla
ETIXELPNUATIKOUC OKOTIOUG Kol OXL w¢ xwpocg dtafiwonc.

To xapToPpUAAKLA EUTIOPLKWV OKLVATWYV, E(TE TIPOKELTAL YLO ETILXELPNUATIKA Ypadeia,
KOTOOTAHATA ALOVIKAG 1 BLOUNXAVIKEC EYKATOOTACEL], OUYKPOTOUVIOL OO
TLOAMATIAQ UTTOKELUEVA TIEPLOUOLOKA oTolXela. Ta ev Adyw akivnto EKMANPWVOUV TO
OKOTIO TOUG, UTIO OPLOMEVEC OLKOVOULKEC OUVONKEG, TIOPEXOVTOC OTOV EMeVOUTH
€00da TOU KOTA KUPLO AOYyo TpoEpxovtol HEow MHLoBwoswv. Autd ouvhBwg
UTTOKELVTAL OUEOUELWOEWY BACEL TNG {NTNONG YLOL TO CUYKEKPLUEVO €160¢ emévduaonc,
£VaVTL TWV UTToAoLMwV, oTNV ayopda.

JuvnBwg oL ev Suvapel €MeVOUTEC OKIVNTNG TEPLOUGCLAG ETMLKEVIPWVOVTAL OTLG
HOKPOOLKOVOULKEG TTITUXEC WG KpLtrpla AnYPng anoddacswv yla va dtacpaiicouv tnv
LkavotnTa Tou XapTtodulakiou va anodibel tkavomonTikd. YIApXeL woTOo0 Kal Eva
erunmAéov, e€€loou onuaviiko, enimedo avaluong To omoio  ovopaletal
HULKPOOLKOVOULKO  KOL OUTOTEAE(TAL QMmO  KpLTRpl  Tou  avadEpovial  ota
XOPOKTNPLOTIKA TOU (810U TOU TEPLOUCLOKOU oTolxelou. Ta KpLtipla autd Bacilovrat
WG ETTL TO MAELOTOV OE TUXEG TTOU OL €VOLKOL KAl OL EMEVOUTEG TOU KLV TOU Bewpolv
ueilovog onuaociog.

J€ QUTAV TN MEAETN TMPOKELTAL VA TIAPOUCLAOTOUV KOl €V OUVEXELQ va avaAuBolv
S1aPOPEG MTUXEC OXETLKEG E TNV KOTAOTAON aAAG Kot Tn dopn Twv enevlUCEwWY OE
EUMOpPLKA  akivnta. EmumpooBétwg, mpokewtar  va  eetaotouv  ta dvo
npoavadepbévta emnineda avaluong Kol OTOLXElA TOUG va XpnotpomolnBouv wg
epyadeia yla tov kaboplopd tou o mpocododopou amd pia opada evog TUTIOU
EUITOPLKWY OKLVATWV.
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Kedpalatlo 2 — OswpnTikn availvon

2.1 Ewaywyn kepalailou

210 ev Aoyw kedalalo mpokeltal va TeBel €va mAaiolo amoteAoUpUEVO TOGO Qo
€VVOLEC OXETIKEC HE TA EUTTOPLKA OKIvNTA 00O Kol amd umapyxouoa, apudlouoa,
Bewpla. Ta mpoavadepbBévia ocuvapa HE TOUG KATAAANAOUG €VVOLOAOYLKOUC
0pLOHOUG KaBwg kat tnv avaloyn PBiBAoypadiky availuon mpoopilovral va
eSpalwoouv éva Bewpntikd uTOPabpo To omoio Po amalteital yla TNV Katavonon
QUTAC TNC Epyaoiac.

2.2 lotopikn avaAuon EUMOPLKWY OKIVATWYV

2.2.1 Ewaywyn

JTOX0G TOU OUYKEKPLUEVOU umtokepaAaiou eival n Lotoplki avadpopr) otnv mopsia
TWV EUMOPLKWY AKLVATWY - KOL TILO GUYKEKPLUEVA TWV ETLXELPNUATIKWY ypadeiwy,
TWV BLOUNXAVIKWY AKIVATWY KL TWV KATACTAMATWY ALAVLKAG - £TOL WOTE HETA Ao
EMOPKN HEAETN va pmopgoouv va e€axBouv mAnpodoplieg, oL omoleg pmopouv va
XPNOolpomolnBolv EMIKOUPLKA yla aVAAOYeC amodACEL TOU MEAAOVTOG. ZKOTILUO
Bewpeital va avagpepbel mwg n &v Aoyw woToplkn Slepelvnon €oTlAleEl OTIG
Hvwpéveg MoAtteieg Apeptkng (H.N.A), kaBwg adevoc Stabétouv pa amo tig dtebvwg
APXOUOEC KOl WPLLEC OLKOVOUIEG Kol EMOUEVWE emMnpealouv o €vav UTIOAoyioLUO
BaBuo tn Slebvn ayopd Kol APETEPOU OL ONUAVILKEG OLKOVOLLKEG QVATAPAEELC TTOU
Buwoav kata tn dapkela twv dekaetiwv 1970 pe 1990 kot 6n OTOV TOMEQ TWV
EUMTOPLKWY OKLVATWY, TG KABLoToUV KATAAANAO Ttpog e¢€tacn delyua.

2.2.2 H enibpaon tng dopoloykng vopobeaiag

AUO onUaVTIKA Koppatia tng dopoloyikng vopobeoiag, To « Economic Recovery Tax
Act (E.R.T.A)» tou 1981 kat to «Tax Reform Act» tou 1986 €ixov onuavtikn emppon
OTIG QYOPEG EMUMOPLKWY OKLWVATWV tnv dekaetia tou 1980. H vopoBeoia E.R.T.A.
neplAappave MOAAAEG UETAPPUOUIOELG, OL OmoleG EMPOKELTO va auénoouv T6c0
NV anodoon TwV EUTOPLKWY OAKLWVATWY 000 KAl TNV {NTnon o€ TETOLOU TUTOU
enevdUOELS. AVAUEDQ OTLC ONUOVTLKOTEPEG PeTappuBuioels tng vopobeaoiag E.R.T.A
Atav n pelwon tou ¢popou elcodnuartog (m.x. N peiwon yia o uPNAOTEPO KALUAKLO
Twv pobwv amno 70% oto 50%) onwg kot n peiwaon tou doépou umnepagiag ano 28%
010 20%. MapoAa auTd, TO yEYOVOG IOV SLOXWPLOE TN CUYKEKPLUEVN VopoBeoia amo
ormoladnmote mponyoUUEVN ATAv oL VOpoL Tou pubullav tnv amoocBeocn twv
EUMOPLKWY  OKWVATWV. ZUYKEKPLUEVA, €LoAXON €va olOoTNUA  ETILTOXUVOUEVNG
avaktnong kootoug ( «Accelerated Cost Recovery System», A.C.R.S.). To A.C.R.S.
ETMETPETE OTOUC EMEVOUTEG OE EUMOPLKA akivnta va kdvouv anocBeon o€ Slapkela
15 yxpovwv: MepPiodog oNUAVTIKA HUIKPOTEPN TNG OLKOVOMLKAG {Wwh¢ TOU OKLVATOU.
EmumAéov, TO V€O QUTO CUOTNUAO EMETPETE TN XPNonN €VOG VEOU HNXAVIOHOU
umoAoylwopou  amoofeong («175% declining-balance method») avti tou kAaoikol
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(amooBeon tumou «straight-line») kat cuvenwg avénoe Tig ev Suvapel GopPoAOYIKES
HUELWOELG OTO APXLKA XPOVLA KATOXN G TOU TIEPLOUCLAKOU OTOLXELOU. To GUVOAO QUTWV
TWV PETappUBOUicEwY €lxe w¢ emakoAouBo NG avénon twv €008wv, HETA TOUC
dOpoug, OTIC eMeVOUOEL OE EUMOPLKA OKIVNTA OUYKPLTIKA UE AAAOUC TUTIOUG
TIEPLOUCLOKWY OTOLXEIWV KOL OUCLOOTIKA wBnoav mpo¢ tv auvénuévn dnuwoupyla
EUIMOPLKWV OKLVATWV OTLS apXEG Tou 1980.

To «Tax Reform Act» tou 1986 pelwoe MePAITEPW TOUG GOPOAOYLKOUC CUVTEAEDTEG,
oANG avéotpee TNV eV AOyw aAlayr Katapywvtog oxt povo to A.C.R.S. aAAd Kal TN
Suvatdotnta twv ¢dopoAoyoupévwy va  avtiotabuilouv AaAla €o0o0da HE TIC
HOPOAOYLKEG QTIWAELEG ATIO «TIOONTIKES» ETEVOUOELG OTOV TOUEQ TWV EUTOPLKWY
OKLVNTWV. ATIOTEAEOUO QUTWV TWV HETAPPUOUIcEWY ATAV va LETPLACOUV TN {ATNoN
yla eumoplka akivnta amo ta téAn tou 1980 £wg tic apxég tou 1990, yeyovog to
oroio BonBnoe otn pHelwon TWV TLHWV TWV EUTTOPLKWVY AKLVATWV.

2.2.3  Avarmtuén kal Udeon: TAOELS 0NV ayopA EUTOPLKWY AKVATWY

KaBwcg ol €OVIKEG OyOpPEG EUMOPLKWY AKWVATWY Baivouv ta mpwTta Xpovia Tng
Sekaetiog Tou 1980, n IANTNON KOL N TTAPAYWYH YL ELIMOPLKA akivnta Pploketal ot
Loopporia, mapdAAnAa ot anodooelg Twv enevdUOEWV O AUTOV TOV TOMEN €lval
WSraitepa eAkvotikée 1. H upnAn Titnon yla epmopkd akivnto oto TéAn tou 1970
glxe w¢ amotéAeopa tnv anoppodnon TG HEYoAUTEPNG HEPLSOC TOU TTAEOVATOVTOC
XWpPoUu, o omoiog eixe dSnuioupynBel ot apxEG tou 1970 OMOU N KOTOOKEUAOTIKN
Spaotnpotnta ntav vPnAr. AKopa pia cuvémnela tng KALLakoUpevng Intnong nrav
n uelwon Tou MoocooTtol KEVWV TUNUATWV (vacancy rate) oe sumoplkad akivnta otn
mAetoPndia Twv ayopwv kot 8n o€ MOCOOTA KATw tou 10% 2. Me tnv mdpodo
XPOVOU KOl CUYKEKPLUEVA oTa TEAN Ttou 1970, 0 pn QVAUEVOUEVOG TIANBWPLOMOG
Snuovpynoe éva Kupa kepSooKomikAG NTNong yla akivntn meploucia Kal Katd
OUVETIELOL Ol QYOPECG EUTIOPLKWY OKLWVATWY emnABav oe leviB (16lwg o Topéag twv
ETUXELPNUATIKWY ypadeiwv) Katl mapéuevav ekel katda tn Sldpkela TnG dekaetiog
Tou 1980. Amo to 1980 €wg 1o 1990, n péon etola afla TwWV UMO KOTOOKEUN
EUMOPLKWY akLvNTwv avAABe ota 108 Sioekatoppupla Sohdpia (doAdpla tou 1992)-
oApatwdng avénon CuykpLTka e ta 71 Stoekatopplpla SoAdpla Tng meplodou
1975-1979 (lpapnua 1). Qotoco, n ev AOyw avantuén KATEPPEUCE OTa TEAN TNG
Oekaetiag tou 1980, Sekaetia n omola €Ange pe TOAAEC €OVIKEG ayopég o€
Katdotoaon Udeonc H KATAOKEUN EUTIOPLKWV QKLVATWY, TOPOUOLWS, O emimeda
TapoOoLa UE QUTA TWV apXwv tou 1980.

OLTtEPLOXEG TTOU  PXLKA SEXTNKAY TNV LEYAAUTEPN EMLPPON TNG OLKOVOULKNG €KPNENG
kol oe Seltepo xpovo emnABav oe €vtovn Udeon TMEPAAUBAVOUV TG VOTLOSUTIKEG
TEPLOXEG, TNV AAAoKa, tnv Apllova, T POPELOOVATOALKEG TEPLOXEC KAl TN
KaAlpopvia. Ztn mepLoxn tou TEEag, MpwIeVOUOEC ayopEC OMwE To OotLy, To NTdAag

1 sOpdwva pe sedopéva amd to N.C.R.E.IF., emuxelpnpatikd ypadeia ta onoia ta Staxelpilovioucsay
Beouikol emevduTEg elyav HEco 0po amodooewv to 21.9% amnd ta téAn tou 1970 £wg TG apPXEC TOU
1980. AvtioToLyo 0TO KOTAOTAHOTA ALAVLKAG KOL OTLC BLOUNXAVIKEG EYKATOOTACELS OL amoSOOELC
Kupaivovtayv ota 11.7% ko 16.5% avtiotolyo.

2 sOHudwva pe £peuva tou CB Torto/Wheaton
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Kol To XLouotov wontnkav amo tnv eUPWOTHN TOTILKH OLKOVOULa TNV Ttepiodo amo ta
TéAN tou 1970 £wg TG apxeG tou 1980 yeyovog mou akohouBnbnke amo tnv Udeaon
ota téAn tou 1980 (Mpa@nua 2). Me apOUOLO TPOTO KLVABNKAV Kal oL ayOpPEC OTLC
TepLox€¢ Aoviltava kat OkAaxoua.

Mpadnua 1
ZuvoAwkn agia “Put in place” eumoptkwy akwitwy, 1970-1994

(AoAdpla 1992)

$ Billions

125

~"\ ~

75
50 N T T T T A N Y T T T A A N |
1970 1975 1980 1985 1990 1994
Mnyn: U.S. Department of Commerce, Bureau of the Census, Current
ConstructionReports,seriesC30,monthly.
Yrioonueiwaon: To «Put in place» avapépetal ota veodunta (yLa eKaatn xpovia), Kat
ekppaouéva oe aéia (SoAdpla), eumopikda akivntaL
lpadnua 2
Moocootd kevwv BEcEwV OE ETUXEIPNUOTKA ypadeia os peiloveg
ToAelg Tou Té€ag, 1980-1994
Percent
40
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30 - ”\N
1~ —j S| — ~
AN Dallas ~~—§\
20 i -
Houston

10 N\ /1‘
* /

0 ! ! ! ! ! ! ! ! ! ! ! ! ! ! !
1980 1982 1984 1986 1988 1990 1992 1994
Mnyn: CB Commercial/Torto Wheaton Research.
Yroonueiwon: Data for Austin are not available before1985.
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Ztnv AplZova n 6paoTnPLOTNTA TWV EUTTOPLKWY AKLVATWY UTIEPSUTAACLACTNKE KATA
™ Slapkela NG epLtodou 1983 pe 1985 Kkal oTn CUVEXELA PELWONKE Katd 56% ota
enopeva £€L xpovia. Itn Néa AyyAia kat GAAeG BopeloavaToALKEC TIOALTELEG N ayopd
EUMOPLKWV aKWVATWV PBplokotav oe €kpnén ota péoa tng dekaetiag tou 1980.
Yuvoyilovtag, og OAEC TIG TIEPUTTWOELG TNV UTIEP TOU S£0VTOC KATOOKEUH EUTOPLKWV
vpadeiwv StadéxBnkav uPnAd MocooTA KEVWV BECEWV KAl OTN CUVEXELX OTTOTOWEC
HUELWOEL OTNV KATaoKeun akwntwv (Mpaenua 3). Itn KaAlpopvia n afia véwv
gumoplkwyv adstwv auénbnke katd 50% tnv nepiodo 1983-1988, mpwv Bublotel katd
31% avapeoa oto 1988-1991.

MOoAOVOTL N UTEP TOU S£0VTOC KATOOKEUN KAl N LETOYEVEDSTEPN AUENCN OTA TOCOOTA
KEVWV TUNUATWV XapoKTNPLEL TIC TEPLOCOTEPEC TWV KUPLWV OUASWY EUTTOPLKWV
OKLWVNTWV (ETIXELPNUATIKA ypadeia Kal KataoTApoto Alavikng), S1lebvwe o Topéag
TWV ETXELPNUATIKWY ypodeiwv SEXTnKe TO peyaAutepo MANyua (Mpaenua 4).
ATIOTEAECOUO QUTOU TOU £VIOVOU TANYHUOTOG NTOV O OUYKEKPLUEVOC TOHEONC v
Tapapeivel aotadng kad’ 6An t dekacstia.

Mpadnua 3
KUKAOL TNV KATOLOKEUT) EUTMOPLKWY AKLVATWY OF ETUAEYUEVES

ToAtteieg twv H.M.A., 1980-1994
SBillions
3.00

Massachusetts

g L I I I I I I I I I I I I I I
1980 1982 1984 1986 1988 1990 1992 1994

Mnyn: U.S. Department of Commerce, Bureau of the Census, Building Permits Division.

210 pdpnua 4 avaAletal n Kivnon kKABs mMPwTEVOVTOG TOUEN EUTIOPLKOU OKLVATOU
v Tmeplodbo 1975-1994, mnoapoucialovtag tnv afla Twv UMO  KATOOKEUR
TIEPLOUCLOKWY OTOLXELWV €KAOTOU TopEa. AkOpa pe tn Bonbeswa tou fMivaka 1, o
orolog mapoucldlel TNV anoppodnon EMXEPNUATIKWY Ypadeiwy, yivetal epdavng
N NTNOoN TNG CUYKEKPLUEVNG OPASAC EUMOPLKWY OKLVATWY oo TNV ayopd otnv idla
neplodo
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Moadnua 4
Kataokevaotikn dpaoctnplotnta otoug SLAPopous TOUEIG EUMOPLKWY QKLVATWY

ekppaopévn oe Sloekatoppupla SoAdpla, 1975-1994 (AoAdpla 1992)
$Billions ' '

] N R

1975 1980 1985 1990 1994

Mnyn: U.S. Department of Commerce, Bureau of the Census, Current Construction Reports,
series C30, monthly.
* “Other” mepléYEL KATAOTAMOTA ALAVLIKAG.

MNivakac 1

Mapaywyn kaL anoppo@non EMXEPNUATIKWY Ypageiwy o€ 31 ueydAec ayopéec, 1975-

1994
New Completions* Absorptionst
Period (Millions of sq. ft) (Millions of sq. ft.)
1973-1979 336 443
1080-1984 978 642
1085-1980 1007 736
1990-1994 281 333

Mnyn: CB Commercial/Torto Wheaton Research. *Annual average during the period.
* “Absorptions” avapépetal otnv kadaph UETABOAN TOU KATEXOUEVOU XWPOU pLa Ut kaBoplouévn mepiodo.

H ZAtnon ywo véa emxepnuatika ypadeia Asitoupyolos wg €vOelen twv ocuvOnKwv g
oyopdc epyaclwv ypadeiov. Kata ta téAn tou 1970, o pubBuog avamtuéng tou
OUYKEKPLUEVOU TOUEQ ayopdg eixe umepPel 1o 4% €TnNOlWG KAl MAPEUELVE OE TAPOUOLA
nocootd (Mpdenua 5) 3, Katd cuvEMELa Ta ETILXELPNHUOTIKA Ypadeio auERBnkav avoldywe.

3 Q¢ epyaoiec ypadeiov opllovtal oL TORELS TWV OLKOVOKWY, TwV AoGAAELDY, TWV AKWATWY KAOWC
KOl UTINPECLEG TTOU Xpnotpomnololy ypadeia, Omwc AOYLOTIKES, SLadNULOTIKEC K.OL..
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Mpadnua 5
ZUVOAIKOG puBUOG amacxoAnong Kat puBUOg amacxoAnong

gpyaclwv ypadeiov, 1976-1994

Percentage Change

- Y 1 S
Office
Employmen
t
4
0 P
Total
Employment
N T Y e Y Y S

-4
1976 1978 1980 1982 1984 1986 1988 1990 1992 1004
Mnyn: CB Commercial /Torto Wheaton Research.

Ouwg, TMapotL n INTNON O EMIXELPNUOTIKA ypadeia, HETPNUEVN HEOW TOU PUBUOU
anoppodnong t¢ ayopdg, auvfndnke onuavilkd katd tn Sidpkela tou 1980,6ev
UMOpece va avilotaBuiosl toug paydaioug pubpolG TNG KOTAOKEUNG VEWV
ETUXELPNUATIKWY Ypadelwv (Mpapnua 6). EmakoAouBo autol ftav o pubuog Kevwv
(vacancy rate) oe emixelpnUaTIKA ypadela OTIG HEYANEG ayopéC va aveéADeL o€
npwtodavr vYPn. O pubudg anaoyxdAnong oe xwpoug ypadeiou pewwdnke to 1989,
EAATTWVOVTOC KATA OUVEMELX TN I{ATNON Yl VEA EMXELPNMATIKA ypadeia
(Fpawnuata 5 & 6).

Me TOPOUOLO TPOTIO HE TOV TOMEQ TWV ETUXELPNUATIKWY ypadeiwv KvBnkKe kKal o
TOMEQG TWV KOTOOTNUATWY ALOVIKNAG, OTou Bilwoe OLKOVOWULIKN €Kpnén Katd Tn
Sekaetia Tou 1980. EKTIUAOELS GUVOALKNG Tipoodopdg Kal {TNong ylo TEEPLOUCLAKA
otolxela Alavikng mwAnong o€ 56 pPEYAAEG QYOPEG KOATA MAKOG TNG XWPOG
napouaotalovtal oto Mpdpnua 7.
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Mpadnua 6
Katdaotaon ayopdc emyepnuatikwy ypodeiwv, 1980-1994

(31 peiloveg ayopég)

Millions of Square Feet Vacancy Rate Percent
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Mnyn: CB Commercial/Torto Wheaton Research.

Mpadnua 7

Katdotaon ayopdg akwhitwy Atavikng nwAnong, 1980-1994

(56 peilovec ayopég)
Millions of Square Feet Vacancy Rate Percent
Vacancy
120 12
80 g

40 f---- For\ j[------/-/-'-\ /f: -------------- 4

Increase in
v Occupied Space

0 | | | | | | | | | | | | | | | 0
1980 1982 1984 1986 1988 1990 19402 1994
Mnyn: CB Commercial/Torto Wheaton Research.

AVTIOETWG PE TOL ETIXELPNUATIKA ypadeia Kal TA KOTOOTAUATA ALOVIKAG, O TOMEAS
TwV Blopnxavikwyv akwntwv dev Blwoe oKoVouKn €kpnén Katd tn SLAPKELA TNG
Sdekaetiag tou 1980 (Mpapnua 4). H Kataokeun BLOUNXAVLIKWY aKWVATWVY SLOyKwONKE
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ota téAn tng dekaetiag tou 1970, ayyilovtag TNV akuni tou yupw oto 1970. Kata tn
Stapkela ¢ Sekaetiag tou 1980 n SpaoctnploTnTa TOU TOUEQ £ixe €l0éABeL o€
kKaBodikn mopela €wg TG apxég tou 1990, 6mou otaBepomolBnke. Xapn OTIC
TIPOCAPUOYEG OTNV TtApOywyr, N Looppormia HeTaty mpoodopds kol ATnong yla
Blopnxavikd xwpo ATav apketd KaAn yia tnv mAsoPndia ¢ dekaetiag tou 1980.
MapoAa autd, MOPOUOLWE PUE TOUC UTIOAOLTIOUG TOUELG TWV EUMOPLKWY OKLVATWY, N
npoodopd UTEPEPRN TN {NTNON KAl WG €K TOUTOU TaA KEVA PBLOMnXaviKA akivnto
auvéndnkav (Mpapnua 8).

ZEKLVWVTAG OTLG apxEC T dekaetiag tou 1980 kal cuvexiloviag £wg TIG APXEG TOU
1990, n KOTAOTOON TNG AYOPAG EUMOPLKWVY aKlvNTwv AdAAae Spapatikd. OAol ol
TUTIOL EUIMOPLKWV aKlvATwv emnABav oto vadip, yeyovoc To OToLo EMNPEACTNKE QO
TLOAUAPLOOUC TTAPAYOVTEG, OPLOKEVOL Ao TOUC OTOLloUG TTPOKELTAL VA TTEPLYPAdOoUV
OUVOTTTIKA aKoAoUBwC. To kKAsioo ekatoviadwy adepEyyuwv WOPUUATWY amod To
«Resolution Trust Corporation» to 1989, avékoe pLot CNUAVTLIKA TNy EMevOUoEwWV
o€ gumoplka akivnta. MapdAAnAa, n avaBswpnon Twv TPOTUNWV SavVeELOSOTNONC
Twv tpanelwv Kat AAwvV Gopewv peiwoe Tov aplBpd davelwv otov Topéa. AKOUQ,
puBulotikol ¢popeic mpaypatonolovoav MOAU MO oUXVOUC eAEYXOUC OTLG TPATElEC,
gvioxUovVTaG To EMOMTIKA PETPa, Baoel tou «Financial Institutions Reform, Recovery,
and Enforcement Act» to 1989. EmunpooBétwg n €6vik Odeon tou 1990-1991,
e\attwoe ™ {NTNON Yyl EUMOPLKA aKivnTo, YeEyovog To omoio o ocuvduOoUO UE
Helwaon TNG UTIEPKATAOKEUNC TwV Katd T dekaetia tou 1980, 06rynos o€ ONUAVTIKN
Helwon TWV evolkiwy, TIUWV KoL armoSOCEWV TWV EUTMOPLKWVY AKLVATWV.

JTOV TOMEQ TWV ETUXELPNHOTIKWY Ypadeiwv, omoladnmote VEa KATAOKEUAOTLKNA
SpaotnploTNTa OTAUATNOE OAOOXEPWG. 2TIC 31 MPWTEVOUCEG QYOPEG, OL OTOLEG
KaTapeTpouvtav and tnv «CB Torto/Wheaton Research», povo 1.7 ekatoppipla
TETPAYWVLIKA TOSla Kataokevudotnkayv to 1994. Mapopoiwc, ol pubuol avamtuéng
TOOO OTA KOTAOTHMOTA ALAVIKAG 00O KOL OTa Blopnyavika akivnto peiwdnkov
aodnta, €xovrag Nén Gracsl TNV akpn toug ota pEca tng Sekaetiag tou 1980.
Mrnaivovtag oto 1994, n OAOKANPWON KOTOOKEUWV OXETIKWV HE TO TEPLOUCLOKA
otolxela Alavikng mwAnong ehattwBnke oxedov 50% (Mpapnua 7), moapdAAnAa n
mapaywyn BLOUNXAVIKWY EYKOTAOTACEWV ATaV éva Priypa tou ponyoupevou {evid
g (Mpapnua 8).
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lpadnua 8

Kataaotaon ayopdc Blopnxavikwy akwntwy, 1977-1994 (31 peiloveg ayopeg)

Millions of Square Feet Vacancy Rate Percent

Net New Vacancy

1978 1980 1982 1984 1986 1988 1900 19002 1904
Mnyn: CB Commercial/Torto Wheaton Research.

ErmunpooBetwg, o Tpamellkog SAVELGUOG yla KATOLOKEU KAl aVATTUEN yNng, O Omoiog
£dptaoe to {evib tou to 1989, mepimouv ota 136 Sioekatoppvplo SoAdpla, £wc To
1993 édtaoce T XapUNAOTEPN TR OANG tng Sekaetiag ota 66 Sloskatoppvpla
SoAapta.

H paydaia peiwon t¢ moapdywyng o€ OAOUC TOUC TUTIOUG EUTOPLKWY OKLVATWV
enétpee NV anoppodnon twv nNén umMapxOvVIwv. ITG opxXEG TNG SeKAETLAG TOU
1990, n IATNOoN ylot EUITOPLKA OKLVNTOL UTTEPERN TNV IapoxN yLa pwtn Gpopd amo tnv
apXN TNG OLKOVOWLKNG €KPNENG KAl TIOPEUELVE OE UYL OTASLA, UE OMOTEAECHA TN
HELWON TWV pUBUWVY KEVWV TUNHATWY OTA EUMOPLKA akivnta (Mpaenua 6, 7, 8).

Juudpwva pe tov «National Real Estate Index (N.R.E.L)», o€ 51 UNTPOMOALTIKEG
OYOPEC TOOO OL PHECEG afleg OO0 TaA £VOLKLA AVA TETPAYWVLKO TOSL KAl OL LECEC TLUEG
MwANONG adpevog Twv BLOUNXOVIKWY AKWVATWY Kal adeTEPOU TWV KATACTNUATWY
Alavikng Eekivnoav va pewwvovtal petafl tou 1989 kat tou 1990. Mapott Aol ol
TUTIOL EUMOPLKWYV OKLVATWY Blwoav Udeon, N TTWON OTA EVOLKLA KOL OTLG TLMEG NTAV
ocadE0TATA TILO EVTOVN OTA ETUXELPNMATIKA ypadeia. MapdAAnAa pe tnv peiwon ota
€volKLlaL KOl TI{ EKXWPNOEL ULoBwoswv mapatnpndnke avénon ota AELTOUPYLKA
€€oda Twv aKLWVATWV.

Mua €psuva ou SLe€axBnke to 1993 amd t F.D.L.C., mapéxel EMUTAEOV EUTIELPLKA
armodellelg yLa TIG SPAATIKEG LETAPPUOUIOELS OTOV TOMEQ TWV EUMTOPLKWY AKLVATWY
Katd tn Sldpkela autn¢ tng meplddou. H épeuva avéAuoe allayEg oTIG agleg Twv
oKLWVATWV mpoopllOduevwy we eyyunon (changes in collateral values on a loan to loan
basis) peAetwvtag tn Savelodotnon evog OYKOU TEPLOUCLOKWY OTOLXELWYV, Ta omola
Staxelpllovrovoav amo v F.D.I.C. pHeTd TNV MTwyxeuon tTwv umelBuUvVwyY Tpamnelwv.
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Mpooeyylotika 224 Sdavela sfetaotnkav amd €vav tuxaio deiypa 400 Saveiwv,
opolwg Slavepnuévwy ava mepLoxn Kal eTAEYUEVWY artd MAnBuoud mepinmou 6000
LN QIMOTEAECUATIKWY SaVELWY yLa EUMOPLKA 0KivNTa, yla Ta omoia Atav urmelBuvn n
F.D.I.C. amo ta péoa tou 1992. Aflo avadopds amoteAsl To yeyovog mwe eneldn ta
Savela ta onoia avaAuBnkav napdnkav arno MTWYXEVUEVEG TPAMeleC, UTTOPEL va unv
glval Lkava va avtutpoowmneUooUV TNV OAOTNTA TNG QYOPAC EUTIOPIKWVY OKLVATWV
Katd tn Stapkela tng dekaetiag tou 1980.

To amoteAéopota UTTOSELKVUOUV TTWG N HEON HElwon TwV aflwV TWV AKLVATWVY TTOU
XPNoLHomolouvTay we gyyunon yla ta 224, untd PeA£tn, davela ntav 54%. EmutAéov
yla ta % twv daveiwv n afla toug Pplokotav TouAdxlotov 25% To KATw amod tnv
OpPXLKN EKTIUNON: evw oxedOV Ta ULod €€ autwv n gyyunon €xace oxedov 50% tng
OpPXLKAG TNG aflag. Ev avtiBéoel, Alyotepo amo To £€va SEKATO TWV EYYUNOEWV Eixe
enavektipunOel og afia peta tnv évapén tou daveiouv.)

2.2.4 Zivoyn

Itnv otopia t¢ Kpatikng Ymnpeoiag AopdAione Katabéoswv (Federal Deposit
Insurance Corporation — F.D.I.C.) otig H.M.A., n dgkaetia Tou 1980 £w¢ TIC APXEG TOU
1990 ntav W816ppubueg mepiodot yla tn Bropnyxavia Twv €UMOPIKWVY TPATEIWY,
KaOwg adevog o aplBUoG aUTWVY IOV UTTIECTNOOV MTTWYXEUON Kol APETEPOU O OYKOG
TWV EMAKOAOUOBWV XPNUOTIKWY ATIWAELWY TTOU UTIEPEPAV ATV AVEU TTPONYOULEVOU.
Miow amd ta umokeipeva tpamellkd mpoPAnuota edpalovial METAPPUOULOELG
HUEYAANG KALMOKOC TOOO OTO OLKOVOMLKO 000 KOL OTO PUOULOTIKO TtepLBAAAOV.
EmunpoocBétwg oL tpamelec avfénoav onuOvTIKA tTnv €KOeor) TOuG Ot QaYyOpPEG
EUIMOPLKWV OKLVATWY, OYVOWVTAC TO CNUOVTLKA TIPOPANUATA TIOU EMPOKELTO vV
SnuoupynBolv og aUTEC.

H 7Atnon ywa epmoplkd okivnta ektofevBnke ot apxég tou 1980 kal £drtaoce
kepdookomiko (speculative) BaBuo oe moAAéEG ayopég. Q¢ emakdAouBo autolu n
XPNHATOSOTNON Ao TIG EUMOPLKEG TPAMEe(eG Kal AA\oug Beopols auéndbnke pe
okomod va woodapioel ™ INTnon: kabwg n (owovoulkn) amopplBOULOn, OMwWG Kal
AaAAoL mapayovteg Snuovpynoav €va mePLBAAAOV OTO OMoLo 0 SAVELOUOG Lo TN
Snuloupylo EUMOPLKWY OKLWVATWY ATV €TUKEPSAC yla Toug OSavelotég. Kata
OUVETELQ, LETA TO 1980 oL EUMOPLKEG TPATElEC AUENCAV SPOAUATIKA TOV OYKO TWV €V
AOYW TMLOTWOEWV.

Evtoltolg, n emikpatovoa Kotaotoon €UEANe va avatparmel, KaBwg LOTOPLKA n
Blopnxavio Twv €UMOPLKWY OKWVATWY akoAouBolUoe KUKALKA Topeia. To yeyovog
QUTO o€ cuvOUOOUO e ToV eMLOETIKO Savelopo twv tpamnelwyv Kablotovos 6Ao Kal
o miBavo ol SAVELOTEC VOl UTIOOTOUV OLKOVOULKEG OQTTWAELEG OTAV OL QAYyOpPEC
enéNBouv oe Udeon. H ouykekplpuévn katdotaon €dtace ota téEAN tou 1980 kot
OUVEXLOE €WG TG apXEG Tou 1990, pe ™ PBlounxavia twv Tpamelwv va kataypddet
ONUOVTLKEG OLKOVOMLKEG OMWAELEG: TTOAAEG TPATElEC €KAELOOV KAl TO A0DAALOTIKO
TOMElo Tou Kkpdtou¢ umédepe avaioya. Mpooavénon OAwWV TwV TAPATAVW
QMWAELWV ATAV TO YEYOVOC OTL TTOAAOL Tpamellkol opyaviopol, evepyol otov TopEQ
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TWV EUMOPLKWYV OKLVATWY, eixav umoBadbuiosl ta mpotuna aodAALOAG TOUG KATA TN
Stapketa Tou 1980.

2.3 [MMapovca katdotaon

2.3.1 Ewaywyn

O TOMEQOC TWV EUMOPLKWVY AKLVATWY EXEL EMEADEL 0 SLASOXIKEG KATAOTATELS UDEDNC
Kol avantuéng ava tnv mapodo Twv Xpovwy, akoAoUBwVTOC OUCLOOTIKA Lo KUKALKH
mopelo. n omoia ¢ailvetal va eival Appnkta ouvOeSeEUEVN HUE TIG OLKOVOULKEC
emibooel; twv enevlUOEwWV OTo UMO avaAuon eidog meplouclakol oTolxeiou.
Eotialovtog otn OnUEPLV] KATAOTOON OPLOUEVO XOPOKTNPLOTIKA TOU TPEXOVIOG
KUKAOU, cupmeplAapBavopevng tng SLApKelag Tou, TNG otabepng avénong otnv
KOTOOKEUN VEWV EUMOPLKWY OKLVATWV KaBwWE Kal tng dtapkoug avodou tng afiag
TWV aKwntwyv, dnuloupyouv avnouxieg. Qotoco, AAAa TUAMATA TNG €LKOVAC TwV
EUIMOPLKWV OKLVATWV OV ETMIKUPWVOUV TETOloU €£idoug avnouxieg, kabBwg &gv
ouvadouv pe évav Topéa ota poBbupa TG UdeONC. ITOV TTAPOV KEPAAALO AOLTTOV,
Ba yivel mpoomaBela mapouciaong opLoPEVWY BACIKWY EVVOLWY, TTOU AOTEAOUV Ta
BeUENLQ TOU OUYKEKPLUEVOU TOUEQ EMTEVOUONG, OTN ONUEPLVA EMTOXN.

2.3.2 OLKOVOULKEG KoL KATOOKEUQLOTIKES KWNTAPLEG SUVAELS {TNONG YLOL EUTMOPLKA
akivnta

To eninebo MAOUTOU KOL N OLKOVOULKI) PEUCTOTNTA HLAC TIEPLOXNG amoteAouv U0
oo Toug akpoywviaioug AlBoug T000 TNG avAnTtuéng 000 KAl TNG sunueplag Kabe
ETLUEPOUG TOHEQ TNG AYOPAC TNC, EMNPEAIOVTAC KOTA CGUVETIELO KOL TWV TOUEQ TWV
eNMeVOUOEWV O EUMOPLKA aKkivnTa. TNV TIPOKELUEVN TEPLTTWON, OL €PEUVEG OF
eMNeSO0 olkovopLKN G avamtuéng twv H.M.A. elval mToAuaplBueg Kal Ta moplopata yla
NV €mppon g otn {Atnon twv und avaAuon akwntwyv ékénia. Emegnywvrag, n
Héon etrola mpayuatikn avénon tou A.E.M. tng AUePLKNG, VOGS KaAoU Selktn NG
OLKOVOULKAG KaTtdotaong tng, Pplokétav oto 4.53%, 3.24%, 3.15%, 2.23%, TG
Sekaetieg 1970, 1980, 1990 kat 2000 avtiotoxa. lNa tnv mepiodo 2010-2017 o
SelkTng ATAV TNG TAENG TOL 2.16%.

Aflo avadopdg amoteAel TOo yeyovog OtL, amo to 1991 to A.E.M. twv H.M.A.
akohoUBnoe Betikn mopeia, e€atpouvpévwy Twv etwv 2008 kat 2009. Tuveyilovtag,
HETA TNV Udeon Tou 2009, 32 amd ta 34 Tpiunva, £wWG ToV MAPOVTA XPOVO, £XOUV
ONUEWWOEL emiong BeTIKA TPAYUATIKN) avamntuén otnv olkovouia. Itnv nepiodo 2016-
2017 oL pn elonypéveg emeVOUOELG O EUMOPLKA akivnta auénOnkav katd 6.3%, evw
oL KuBepvnTikeG damaveg katd LoOALg 0.7%.

Ekb6nAo amotelel €miong mMwG n olkovoulkn avamtuén unootnpiletal BepeAlwdwg
anod tnv avtiotowyn dnuoypadikn avamtuén (avé¢non tou moocooTtol amaocyxoAnong,
helwon g avepylag K.a.). Metagl tng mepltodou 2014-2024, ot H.M.A. avapévetal
Vo TIOPOUCLACOUV Miat armd TG LoXUupOTepeC auENoel otn IATnon akivntng
nepovoiag. Auti n Snuoypadlkr KOL OLKOVOMLKA avamtuén eKTLHdtal OTL Ba
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odnynoeL o avénuévn INTNON yla EUMOPLKA akivnta. H ev Adyw avtiAnyn dev eival
AQueon, aAAd avapEVETAL, TOUAAXLOTOV €wG TNV €mopevn Udeon, va umootnpiel
opevog OXETIKA XOUNAA emimeda KEVWV TUNUATWVYV OE EUTIOPLKA OKivnTa Kol
adetépou avénon evolkiwv. Mapdyovieg mou umoAoyiletal mwc Ba Asttoupyricouv
WC KAUOLUA YLa TLG EMeVOUOELG OE EUIMTOPLKA OKLVNTAL.

‘Evag mapayovtag Kwvduvou 6oov adopad tnv NTnon o eUmoplka akivnta duvatal
VO QTOTEAECEL N KPATLKA TIOALTLKN, UTIO TNV dleuBuvaon Tou emntteAeiou Tou Mpoédpou
Trump. KaBwg evw PeETappUBOUIoELS OTIWE Ol HOPOAOYIKEC TIEPLKOTIEC, OL EMEVOUOELG
OE KPOATIKEC UTIOOOUEG Kal n HeToppUOUIOn Tou pubuloTikou TmAalolou Ba
urmopovoav va amnodelyBolv TLO e€VOAPPUVTIKEG UTAPYXOUV OTov avtimoda
ovaBeWPNOELC OMWC OL EUTIOPLKOL KOl HETAVOOTEUTLKOL TIEPLOPLOMOL, OL OTOLEC
ovapévovtal va eival emlrULEG.

lpadnua 9

MNoooota avénong tou A.E.M., Tng anaoxoAnong os B€oelg ypadeiou kat twv dn
UTIAPXOVTWYV EUTTOPLKWY QKWVTWV
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Mnyn: Moody’s Analytics, Consensus Forecast. Aebouéva éwg Tov AckéuBpn tou 2016.
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Mpadnua 10

Moooata Avepylag otig H.M.A. (1990-2018)
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Mnyn: Bureau of Labor Statistics

2.3.3 poodopd EUMOPLKWV AKVATWV

YtaBepn avénon €xeL mapatnPnBEel 0TNV KATAOKEUT EUMOPLKAG aKivNTNG TEPLOUGLAC
UETA TNV Udeon ota TEAn Tou 2008 pe apxeC Tou 2009, MOPAPEVEL EVIOUTOLG KATW
Twv emmedwv avénong tv avaloyng {ATnong otov Topéa. Mapotl umapyouv
KATTOLEC e€QLPETELG, OTWG AUTA TIou cUVERN to 2016 OOV TO TTOCOOTO TPOCHOPAS
O€ gUMOpPLKA akivnta édtace TNV HeyaAUTEPN QKU Tou armo tou 2000, ev YEVEL O
PUBUOC KOTOOKEUNG EUTTOPLKWY OKLVATWV €XEL otabepormolnBOeL..

Afloonueiwto anotelel mw¢ mapatnpouvtal eVOEIEELg OTL N TPOOPOPA CE EUMOPLKA
akivnta duvartal va mpooeyyilel pia KUKALKA kopudr). Mapd tnv mpoodatn avodikn
nopeila, Ta akivnta mou Sev mpoopilovtal yLo KATOIKLoN ApXLoav va LELWVOVTAL yLa
oxedov Vo xpovia (Mpapnua 10). AeSopEVWY TWV XPOVIKWY KOBUOTEPHOEWV TIOU
EVEXEL N KATAOKEUN €VOC VEOU €pyou, MBavo Beswpeltal OTL oL MapadooeLg VEWY
EUMOPLKWY OKIWVATWV TIPOKELTOL VA HELWOOUV HETA TNV OAOKANpwon tng S€oung
€pywvV Tou Bplokovtal oe eEEALEN.

Apketol mapdyovteg cuUVEBaAQV OTNV TIEPLOPLOMEVN KOl (OWC MTWTIKA wblnon g
MPoodopAg TwV UTO OVAAUCN AKLVATWY. ITO APXLKA oTASLa NG €V AOYW KUKALKAG
TIOPELOG N OyoPA VEWV EUTIOPIKWY AKIWVATWY NTAV WG €ni To MAsloTwv Alyotepo
KootoBopa amd tnv avamtuéy Ttoug. Emiong, mpooddtwg mapatnprdnke
ETMLOUAOKTIKOTNTA amd TN HEPLA Twv tpamelwv ocov adopd Tn Xpnuatodotnon
EPYWV OXETIKWV HE EUMOPLKA akivnta, yeyovog mou mboavwg odeilletal otnv
auotnpn pubuLoTikn enomnteia twv daveiwv. Availvovtag, cUudwva PE EPEUVA TOU
Federal Reserve’s Senior Loan Officer, tTa pOTUTIA XPNUOTOSOTNONG TWV KATAOKEU WV
EUIMOPLKWV OKLVATWYV EEKivnoav va aufavovtal o€ auotnpotnTa ota tEAn tou 2015
YEYovOg mou eixe wg emakoAouBo to 28% twv Tpamelwv va Aeltoupyel uTo
auvotnpotepa kpLtipla davelodotnong ota téEAn tou 2016. H éAAeuwdn epyatikol
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Suvaplkol QmOTEAECE OKOUN €vav TOPAyovIA OVOOTOANG TNG KOTOOKEUNG
EUMOPLKWY AKLVATWY, LE TO TTOCOOTO OVEPYLOG OTOV TOUEN TWV KATAOKEUAOTWV VAl
€xeL ptaoel enineda ¢ TANG Tou 22% oTIc apxEC tou 2010 (to 2016 kataypddnke
KOVTd oTo 6%). To yeyovog autd mibavwg ouvéBale otnv KaBuotépnon Twv &v
SUVAEL EpYywV KAl 0TNV Aoknon avodLKN¢ ieang oToug uoboug.

Mpadnua 11

Méoog eT\010¢ BelKTNG ApXNG KATAOKEUAOTIKWY £PYWV YL akivnta mou dev
nipoopilovtal yla katoiknon (nmpooappoopévog Bacel mAnBwplopou, S.A.AR., 2002-
2016)
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Mnyn: Dodge Data & Analytics (apxéc Epywv), Bureau of Labor Statistics (C.P.l.). Aebouéva Ewg tov AskéuBpn tou
2016.

2.3.4 Kpatikd opoAoya Ko EMLTOKLO. KEPOALOTOLNONG EUMOPLKWV AKLVATWY

OL amob00el TwV KPATIKWYV OMOAOYywv kaBopilovtal amd TG OSUVAMELS TNG
npoodopdg kat ¢ IAtnonc. H ovopaotikn afla KoL TO €MITOKLO TOU OROAGYOU
T(POKUTITOUV UE TNV £l0060 TOU OpoAGYou og dnuompacia. Otav n IAtnon ywa éva
OUYKEKPLUEVO OpOAoyo eival uPnAn, TOTE aUTO TPOKELTAL vo MeTaBel otov
TAELOSOTN O€ TR AVW TNG OVOUOOTIKAG Tou aflag. To yeEyovog QUTO TIPOKELTAL
OUVEMWG  va odnynoel oe peiwon NG amddoong Tou (etRola TANPWUNA
opoAdyou/ovopootikl afia opoAoyou), kaBwg n kuBépvnon Satibetal va
QTTOTANPWOEL LOVO TNV OVOUOOTIKN afla Tou opoAdyou Kot To SNAWUEVO EMLTOKLO.
Itov avtimoda, v n {Atnon eival xaunAr, To opoAoyo TPOKELTAL va TTOUANBEL yla
TLUN ULKPOTEPN TNG OVOUOOTLKAG aglag auEAavovtag KAt CUVETELX TNV AmOd0o0or] Tou.
Amo ta npoavadepBEVTA MPOKUTTEL N avIioTpodn Kivnon TwV TIHWV TwV OUOAOYWVY
HE TLG arnodOOELG TOUC.

H mAeloPnodia twv davelwv yla eumoptkd akivnta diatipdral pe Baon éva €idog
OMOAOYOU, OUYKEKPLUEVA TO KPATIKO OMOAOyo OekaetolC LoxUoc. H ev Adyw
KaTnyopLa, MPOKeLTaL yla €va opoAoyo Tou dnuompatibnke kal umootnpiletal anod
™V KuB€pvnon twv H.M.A. kat kaBopilel ta mpotuna davelodotnong. H emévduon oe
KPATIKA OpoOAoya, TIPOKELTOL Ttpodavwe yla pa emévéuaon xapnAol Kivduvou Adyw
™¢ uPNAARG TOTOANTTIKA G kavotnTag Twv H.M.A. cuyKpLTIKA pe AAAOUG ETTEVOUTEC.
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AkoAoUBwWC pOKeLTOL VA EEETACTEL N OXEON UETAEY TWV KPATLKWY OUOAOYWV KAl TWV
ETUTOKIWV KepaAalomoinong eumoplkwy akivAtwy. MapdAou mou eival mbavo va
umapéel apvntiky Sladopd MPeTOfL TwV eMITOKiwV KedaAalomoinong Kal Twv
amoSO0EWV TWV KPOTLKWY OLLOAOYWV, TIPOKELTOL €V YEVEL yLa pia BeTikn afia n omola
amoptiletal and tnv mbavotnta KwdUvou Kol TNV QVOPEVOUEVN OVATITUEN HLOG
emévbuong o eUMOPLIKA akivnta. Emeénywvrtag, étav n mpoBAemopevn HeANOVTLKN
avénon Twv APECWV amMOodOCEWV EUMOPLKWY AKIVATWY €lval Loxupr, ot afieg twv
ovAaAoywv TEPLOUCLOKWY oOTolxelwv Tmbavotata Ba  umeptiunBouv  Kal n
emkvduvotnta twv enevdloswyv Ba pelwbel (n dtadopd TwV EMITOKIWY UELWVETAL).
AvtlOétwg, otav n mpoPAsmopevn UeAAOVTIK avénon Twv AUECWV amoSOcewvV
EUIMOPLKWV OKLVATWY €lval xapnAn, ol afle¢ Twv avaloywv €UMOPLKWY OKLVATWY
mbavotata Ba umotipnBbouv Kat n emkivduvotnta Twv enevdéloswv Ba avénbet (n
Sladopad Twv emitokiwv avéavetat). Amo ta TtEAN tng dekaetiag tou 1990 £wg to
2003, n Swdopa autwv twv SUO emITOKIWV ATAV €UpPEld OXETIKA HME TA TILO
npoodata £Tn KATA T onola mapatnpndnke paydaia cvodPien . Meta anod o
uPnAol pubpoU Avodo TwV aMoSOCEWV TWV KPATLKWY OUOAOYWV TIoU SLHPKECE Ao
10 2006 £w¢ T0 2007, n Stadopa apxlos mAAL va SteupUveTal.

O AOyoc¢ NG Helwong TwV emLtokiwv kedpalatomoinong amo to 2002 sivat aféBatog.
Oewpeltal amd opLoPEVOUG WG OodelleTal OTNV €UPUTEPN avaAyvwELoN TNG
emévbuong oe eumoplkad akivnta. AANoL umootnpilouv OTL MPOKELTAL Yyl TNV
enidpaon t™¢ vPnAng ZNTnong Kot tng XapnAng mpoodopdc, yeEyovog To ormolo
06nynoe otV avénon Twv TILWV TWV akKVATwyY. QOoTO00, TN YEVLKH CUVALVESH TWV
EPELVNTWY AMOTEAEL OTL N avEnon Twv aflwv TwV akwvnTwyv odpeAotav o BepeAlwdn
otolxela TNG ayopdg kat otnv opBoAoylkn TLOAOYNON TNG OKIVNTNG TEPLOUCLOG
OUYKPLTLKA PE AAAEG KOTNYOPLEC TIEPLOUCLAKWY OTOLXELWV.

Juveyilovtag, evw Ol AmMOSOOEL] TWV KPATIKWY OUOAOYWV KOL TO ETLTOKLO TWV
ETALPLKWY OUOAOYWV (HE TILOTOANTTIKY LKAVOTNTa Baa amod tnv etalpeia Moody’s)
Hewwvovtouoav amod to 1990 n Sladopd twv UTO avaiuon emttokiwv Eekivnoe va
HELwVeTaL To 2003, dptavovrag to vadip tng to 2006 kat to 2007, Alyo mpLv TV apxn
NG UdeoNG LETA TO TEAOG TNG omolag auéndnke Eava paydalwg.
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Mpadnua 12
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Mnyn: Real Capital Analytics and Federal Reserve Board.

lpadnua 13
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2.3.5 Amnodooelg EUMopKWY aKLVATWY
OL OUVOAIKEGC OmmOSOO0ELG €VOC  EUMOPLKOU  OKWATOU avoAvovtat oe  &uo
UTTOKQTNYOPLEC, N KATAOTAON TWV OTOLWV TIPOKELTAL VA EETAOTEL akOAOUOWG:

e Apeoeg amodooelg

H maykooula XpnUATOTIOTWTIKN Kplon mou €Aafe xwpa katd Bacn tnv
niepiodo 2008-2009 doknoe KOOOPLOTIKY) OPVNTLK ETILOPON OTOV TOPEN TWV
EUMOPLKWV aklvATwv. O8rynoe o€ aUENOELC TWV TOCOOTWV KEVWYV TUNUATWY,
HELWOELG OTLC TLUEG TWV EVOLKIWV KABWC KoL LELWOELS OTO TTIOOA TWV Kabapwv
AELTOUPYIKWV €006WV. ITNV MEPIMTWON TWV EMXELPNUATIKWY ypadeiwy, Ta
TIOOOOTA AVEKUETAANAEUTWV ypadeiwv avénbnkav anod 12.6% ota TéEAn Tou
2007 oto 17.6% oto téAog tou 2010, odnywvtag o peiwon kKatd 3.4% twv
EVOLKIWV Kal Katd 2.4% Twv KabBopwv AELTOUPYLKWY £006WV TWV OKLVATWV.
Juvexllovtag PE TA KOTOOTAUATA ALOVIKAG, TO TTOCOOTA KEVWV TUNUATWV
avénbnkav anod 7.5% oto 11%, evw to evoiklo Kot Ta KaBoapd AELTOUPYLKA
£€00da pelwdnkav katd 2.4% kat 5.5% avtiotowxa. Mapopolag Taéng LELWOELS
S£XONnKaV KaL oL BLOUNXAVLKEG EYKATACTACELG.

Me tnv mapodo Twv XPOvwv, N aufavOopevn OLKOVOULKA TaAippola mou
enikpatnoe ot H.N.A. emédepe BeAtiwon TG OWKOVOULKNG emiboong OAwv
TWV KOTNYOPLWV EUTOPLKOU  aKwvATou. Ta TOCOOTA Kevwv BEoeswv
kataypadnkav to 2017 oto 16.4% ylo Ta EMXELPNUOTIKA Ypadelo KoL 0TO
10% yla Ta KaTtaoTipoto Alaviknig. Amo ta TéAn tou 2011 £wc Kol To MPWTOo
Tpipnvo tou 2018, o £trolo¢ PpUBUOG avinong Twv KABoPWV AELTOUPYLIKWV
€006wv ATav BeTIKOG yLa KABe €ldog eumopLkou akwntou (Mpaenua 14).

H emkpatoloa OLKOVOULKI) QVATITUEN OVOUEVETAL VO CUVEXLOTEL TOL EMOUEVA
XPOvLa, aufAavovtag TEPATEPW T KabBoapd AelToupylkd €£o0o06a TwvV
EUMOPLKWY akwvATwy. Mpoodatn €peuva TOU TPAYUATONOLONKE amd HEAN
Tou «Pension Real Estate Association», piog opadag emevéuTwV O EUMOPLKA
akivnta vPnAotepng moldtntag, TPOPAEMEL OTL Ol AUECEG AMOSOOELS TWV
EUMOPLKWY OKLVATWV TIPOKELTAL va StatnpnBouv oe vyl enimeda ta eEMOpeva
Xpovia. AmiBavo kpivetat evtoltol o pubuog avamtuéng va  elvatl
OUYKPLOLUOG PE auTOV Twv TeAeuTalwy Xpovwy, omou unnpxe adevog uPnAn
{ntnon kot adetépou xaunAn mpoodopd o€ EUMOPLKA aKivnTa.
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Mpadnua 14

Etnowa adénon twv kobapwv Asttoupykwv 006wV Twv akwntwv tou N.C.R.E.I.F.
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Mnyn: National Council of Real Estate Investment Fiduciaries.

Eppeocec anodooelg

Akopa éva PBaclkd TOplopa TNG £peuvac Tou «Pension Real Estate
Association» elvat 0Tl evw n avénon Twv AUECWV amoSOCEwWV MPOKELTAL VOl
TIOPOUELVEL O TIOAU LKavOmoOLNTIKA eTtimeda, To EPpeca £€00da Ta omolia
TIPOKUTITOUV HECW TNG UTtEPaElOg TNG OKivnTNG MepLlouoiag avapéveTal va
HEWBOUV 010 HMéEAAOV. OL TIHEG TwV aKWVATWY auénbnkav onuUavilka ta
teAevtaia xpovia, pe tnv avénon va eivat tng ta§ng tou 10.1% to 2015, 8.7%
10 2016 katL 7.6% 2017. AvaAlovtog CUYKEKPLUEVA TN Xpovid tou 2017, ot
TWEG TwWV  EMXEPNHATIKWY  ypadeiwv aufnbnkav koatd 3.5%, Twv
KQTOOTNUATWY ALAVLKNG KOTA 3% KAl TWV BLOUNXAVIKWY EYKATOOTACEWV KOTA
9.3%. Qotooco, n emPpaduvon NG avodlkng mopesiag Twv Kabapwv
AELTOUPYLKWV E006WV 0€ CUVOUACUO HE TNV TILECN OTA EMLTOKLA €lval TBavo
va eTBpaduvel apkeTa tnv ev Adyw avamtuén (Mpaenua 15).

Me xpnon tng Baong 6edopévwv tou «National Council of Real Estate
Investment Fiduciaries (N.C.R.E.I.F.)» kaBlotatal wavr) n anocadnivion twv
ETLPPOWV TIOU OLOKOUV oL aAAayEG Twv eTLtokiwv kedalalomoinong Kat Twy
kaBapwv Aettoupylkwv €codwv otnv afia twv akwntwv. Na tnv nepiodo
TPLWV XPOVWV TtpLy TNV Udeon tou 2008-2009 Kat yLot AKOWN EMTA UETA, TOCO
n €tola avénon twv kabapwv AelToupylkwy 068wy 000 Kal N Pelwon Twv
eTLTOKIWV KepaAalomoinong cuvéBaiav Betikd otnv avénon twv aflwv Twv
EUIMOPLKWY OKWVATWV. AVTIBETWG, TO TETAPTO Tpipnvo tou 2017, n peiwon twv
ETUTOKIWV KeDAAALOTIOINONG CUYKPLTIKA UE TO TIPONYOUUEVO £TOC 00NynoeE
o€ pa paydaia peiwon twv éupecwv €06dwv ota TéAn tou 2017, pe T

2018-01



31

€00da Aoyw umnepafiag Twv okivnTwv va pewwvovtal and to 8% oto 3%
(Fpanua 16).

lpadnua 15

Etnowa petaBoln otnv agla twv epmopkwy akwhitwy (2003-2018)
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.
lpadnua 16

Erppon KaBapwv Asttoupykwv EcOdwv kat emitokiwv kepaiatonoinong otig
HetaBoAég Tng aglag epmopkwy akwitwy (1983-2017)
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2.3.6 Eotiaon ot eni pépoug katnyopleg ayopds EUMOPLKWY OKWVATWY

e EmuyelpnuaTika ypadeia

Tov mMpwTeVOVTA TTAPAYOVTA OTNV Ayopa EMLXELPNUATIKWY Ypadeiwv amoteAel
n Zntnon. Nopott €xel mapatnpnBel avénon otnv MPoohopd EMLXELPNUATIKWV
vpadeiwv peta tnv Ldeon, vPnAoTepnG onuaciog Kplvetal n ouvexllopevn
TAON MPOC TN XOUNAGTEPN XPrion Xwpou ava epyalopevo. Mapad tnv avénon
NG anmacXOAnong, Ta TOCOOTA KEVWV TUNUATWY OTO ETILXELPNUATIKA ypadeia
Sev napouociaocav kapia urtohoyioun petaBoln ta teAevtaia duo xpovia. Me
Ta moooota avaflonointwyv ypadeiwv va Bplokovral to 2015 oto 16.5%, to
2016 010 16.2% kot to 2017 oto 16.4%. OL TIHEC TwV eVolkiwy auénBnkav katd
3.4% 1o 2015, katad 2.3% 1o 2016 kol kata 1.8% to 2017, evw ta Kaboapd
Aewtoupyika €coda auéndnkav kata 1.4%, 5%, 8.8% to 2015, 2016 kat 2017
avtiotolya. TEAOC, O OYKOC TWV TWANCEWV OF EMIXEIPNUATIKA Ypadeia
HEWONKe amo Tta 143 Sloekatoppuplo doAdapwa to 2016 ota 133
Sloekatoppupla Sohdpla to 2017 kat ta SAVELA Yyl ETIXELPNUATIKA ypadeia
kataypadnkav ota 104 Sioskatoppupla doAdpla to 2017, pe péEco OGO
Sdavelodotnonc ta 33.6 ekatoppupla SoAdpla.

Mpadnua 17
Baowkég petaPAnteg emxepnpatikwy ypadeiwv (2003-2018)

Panel A: Vacancy Rates Panel B: Year-over-year
Asking Rent Growth
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Panel C: Year-over-year NOI Growth
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MNnyég: R.E.I.S., N.C.R.E.I.F., Real Capital Analytics.
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Kataotpata Atavikig

Ol pnviaieg MwANOCELS XWPWV ALOVIKNG auénBnkav Kotd 6% petalv 2016 Kat
2017, pe TO NAEKTPOVIKO EUTIOPLO VA QVILTPOOWTIEVEL TO 9.1% TwWV ALAVIKWV
MWANCEWV £w¢ TO TEAOC Tou 2017, CUYKPLTIKA HE TO 8.2% TOU TIPONYOULEVOU
£€tou¢. Qotoco mepimou to 91% Twv &v AOyw TwANCewv ouveyilel va
TIPAYLATOTIOLE(TAL UE CUMPBATIKOUC TPOMOUC. Ta KATOOTAMATA EMIMAWY, T
KOTOOTAHATA SOULKWY UALKWY, TA KATOAOTHUATA TIOTWV Kal Tpodipwyv, Tta
KOTOOTHHATA €v8UoNG, TO KATAOTH LT YEVIKWY EUTIOPEVUATWY OnUEiwoav
avénon to 2017 katd 7%, 9%, 4%, 1% kol 5% avtiotolya. Oocov adopd TLg
BaoKEC LETAPANTEG TWV KATACTNMATWY ALOVIKAG, £XOUV aAAGEEL EAAXLOTA TOL
TeAevTala xpovia PE TO TOCOOTA KEVWV va Bplokovtal oto 10% to 2015, oto
9.9% 10 2016 KoL oto 10% 10 2017. Ta evoikia auvénbnkav kata 2.1% to 2015,
Kotd 1.8% to 2016 kat katd 1.8% to 2017. O OYKOG TwWV MWANCEWV TNG
OUYKEKPLUEVNC KATNYOPLOC EUMOPLKWY OKLWVATWVY HELWONKE amd ta 56
Sloekatoppupla Sohaplta to 2015, ota 52 to 2016 Kal &v TéAel ota 42
Sloekatoppupla Sohdpla to 2017. EmumpooBétweg, ol afleC Twv akvATWY
Atavikng avéndnkav katd 2.3% to 2017. Télog Ta SAVELA ylo KOTOOTH LOTO
Alavikng kataypadnkav ota 48.6 dtoskatoppupta Sohapla to 2017.

Mpadnua 18

Baolkeg petaBAnTég kataotnuatwy Alavikng (2003-2018)

Panel A: Vacancy Rates Panel B: Year-over-year
Asking Rent Growth
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MNnyég: R.E.I.S., N.C.R.E.I.F., Real Capital Analytics.
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BLOMNXAVIKEG EYKATOOTACELG

Aflo avadopdg anoteAel To yeyovog OTL yla KaBe xpovid peta to 2010, ta
TTOOOOTA KEVWV OTA PBLOPNXAVIKA oKivnTa €xouv pewwBel. Apxilovtag amo
11.7% kat 10.9% oto 2010 kat 2011, KATAARyovtag OTO KOTOYEYPOLUEVO
7.9% tou 2017. NapdaAAnAa pe ta mpoavadpepBEvta, mapatnpeital GUVEXNC
avénon oTLC TIMEC TWV EVOLKLWV TOU Topéa amd to 2012, pe tnv avénon tou
2017 va eivat ¢ tagng tou 4.1%. OAa ta mapandvw cupBaivouv mapad to
YEYOVOC OTL N TtPoodopA BLOUNXOVIKWY AKLVATWY OTNV 0yopq, HETPNHEVN TN
xpovid Ttou 2017, mpoOKeltal vo eivol entamAdola autig tou 2010.
Juvexllovtag, o0 OYKOG TwV TWANCEWV Kal n afla Twv BLOPUNXOVIKWY
gyKaTAOTACEWY auénbnkav amd to 2016 oto 2017 kotd 25% kot 8.6%
avtiotolya. Ta emtokla kepahatomoinong ta onola kataypadnkav oto 6.9%
10 2016 pewwdnkav kata 0.2% to 2017. TéAog, Ta SAvela yla Blopnxovika
akivnta Atav Tou UYPoug Twv 34 Sloekatoppupiwy SoAapiwv to 2017 Kal To
Héoo moaoo Savelodotnong kataypddnke ota 12.7 ekatoppvpla Sohapla.

lpadnua 19

Baoikég petaPAntéc Blopnxavikwy akwhitwy (2003-2017/2018)

Panel A: Vacancy Rates Panel B: Year-over-year
Asking Rent Growth
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2.3.7 Zuvoun
210 €V AOyw UTtOKEPAAALO TTPAYUATOTOINONKE avAAUGH TNG OLKOVOULKNG €Tidoong
eMeVOUOEWV OE EUTIOPLKA OKivnTa. EEETAOTNKAV OL KUPLEG TTITUXEG TOU OUYKEKPLUEVOU
eldoug emévbuong kabBwe Kal OpLOUEVWY Baotkwv SUVAUEWY, KOl TwV HETABoAwv
TOUC OTn OnUEPLVR €moxn, Tou TI¢ emnpealouv. AkoAouBw¢, mapouactalovrot
OUVOTTTIKA Ol BACIKEC EVVOLEG TTOU avartuxOnkav:
e AnuoypadlKEC KOL OLKOVOULKEG LETOBOAEC KL N ETLPPON TOUG otn {nNTnon
EUITOPLKWY OKLVATWV OTN CNUEPLVI ETIOXN.
e [lpoodopd o€ EUMOPLKA OKIVNTO OTN GNUEPLVH ETOX]).
e  OLKOVOULKEG QTTOSOOELG EUMOPLKWV OKLVTWY OTN CNUEPLVI ETIOXNA.
e KpaTikd opoAoya Kal n emppon Toug ota mpotuTa Savelodotnong
eNMeVOUOEWV OE EUTIOPLKA OKivNTAL.
e Emni pépouc avaluaon Ttng OLKOVOULKAG EMS00NC KAOE KATNYOPLOG EUMOPLKWV
OKLVATWV.

2.4  Eibn emevdloswv o€ eumoplka akivnta kabwg kat emikvduvotnta
Kat anoAafEg mou autég evéxouv o€ OLeBveG emninedo

2.4.1 Ewaywyn

To OUYKEKPLUEVO UTIOKEDAAOLO €0TLALEL OPXLKA OTN CUVOTTIKI) TOPouUsiaon Twv
BaoIKWV KATNYopLWV €MEVOUONC OE EUTIOPLKA OKIVNTA KOl OTN OUVEXELDL OTN
Slopdpdwon evog Bewpntikol TAQLCIOU YUPW Qmd TOV OUYKEKPLUEVO TOMEQ
eNevOUOEWV, KATA TO Omoio SLeUKOAUVOVTOL OL £V SUVAEL OLKOVOULKEG AVOAUCELG O
QUTOV. ApXLKA TIpOKEeLTaL va amaplBundolv ol dtadopetikol TUMOL anodocewv Twv
avAaAoywv eMeVOUOCEWV KL TO TIWE QUTEC TIPOCKETPWVTAL, EVW 0 SEVUTEPO XpOvo Ba
avaAuBoUV oL KIvOUVOL TTOU AUTEG EVEXOUV.

2.4.2 Eidn enevdUoEwV OTOV TOUEQ TWV EUTIOPLKWYV OKIVATWV
H akivntn meplovaoia eumepLeEXeL TPELG BAOLKES LOPPEC eMEVOUONG, OUOLOYEVELG TOOO
O€ EYXWPLO 000 Kol o€ SLEBVEG eMimedo: TIC AUEDTEG, TIG EUUECES SNUOCLEG KABWG Kal
TG EUMEDEC IOLWTIKEG. KABe katnyopla emévduong €XeL T SLKA TNG XAPOKTNPLOTIKA
KOl ETOUEVWG AVTATIOKPLVETAL 08 SLadOpPETIKEG OpASEC evOLadepOVTWY. AKOAOUBWG
TIaPOUCLAETAL CUVOTTTIKA KABe €idog:

e Apeon enévduon o€ EUMOPLKA akivnta

Mpokettar ywa €idog emévduong, omou o emevdUTAG amoteAel eite ToV
dloktAtn €ite tov mAeloPndolvia HPETOXO TOU EUMOPLKOU OKLVATOU N
avdAoywv TtitAwv, oL omoiot tou &ivouv adevog to Sikaiwpa amoAaBng
€008wv Kal adeTEPoU SLaxeLPLONG TOU TTEPLOUCLAKOU OTOLXELOU.
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e ‘Eppeon emévduon o€ EUMOPLKA OKivnTa

Mpokettal yla eidog emévduong, 6mou o emevéuTNC Sev amoTeAEl ToV AUECO
(OLOKTATN TOU TEPLOUCLOKOU OTOolXElou, aAAQ TOV KATOXO OPLOUEVWV
OLKOVOULKWV TitTAwv. Aflo avadopds amoteAel TO yeyovog OTL OL €V AOyw
TitAoL, Sev petatpénouv tov enevdutr o€ mAsloPndouvta HETOXO OUTE TOU
Sivouv 1o Sikaiwpa Slaxelplong tou/Twv aKLWVATWV.

o Anupootla kot IBlwTLKA €upeon emévéuon

Ynapyxouv 600 PAOCIKEC KATNYOPLEC EUHECWV €EMEVOUOEWY, N
dnuoéolta n  emévducon Oe akivnTa  KATAYEYPAUUEVN OTO
XPNUATLOTAPLO Kal N IOLWTLKA 1 emévduon og akivnta mou Sev gival
KOTayeypappéva oto xpnuatiotiplo. Eilvalt mpodavég mwg to
npwTo £160¢ (Eppeoeg dSNUoOCLeC) amoteAel Kal To Lo MPooPBACLUO.
Metd ta TéAn tou 19°° atwva dnuioupyndnkav ta npwta Kepaiata
TIEPLOUCLOKWY  OTOWXElWV T omola  Kataypadnkav  oOTo
xpnuatiotiplo. Ot emevlUTEC elyav MAEov va emAéEouv avapeoa
o€ moAuaplBpua dtebvr kepdaAata, rpv AdBouv TNV anddaor] Toug,
YEYOVOC TOU Katéotnoe Ouvat Kol emévéuon HKPOTEPWY
XPNUATIKWYV TOOWV o0 TOAMOAMAQ KepaAata. AKOUn Lo
afloonueiwtn dtadopd avapeoo ot SNUOCLEG KAl TIG LOLWTLKEC
EUMUEOEC eMeVOUOELG Elval WG OL TTPWTECG UTIOKELVTOL oTNV LPNAR
HETABANTOTNTA TOU XPNUATLOTNPLOU, KATL TIOU KOBLOTA TLG TUUEG
TWV WMETOXWV TOUG LOlaitepa evaiobnteg oe omolaodnmorte,
OLKOVOULKAG GUOEWG, allayn).

2.4.3 Anodooelg enevbUOEWV OE EUMOPLKA okivnTal

H emévbuon o€ €eUMOPLKA aKivnTO METATPEMETAL, HE OUVEXWG OUEOVOUEVOUC
puBpoulg, and pia anopovwpeévn SpaoctnPLOTNTA O £va KOOOPLOTIKO KOUUATL TNG
OLKOVOULKAG TIPAYUOTLKOTNTOC. H Xprion OLKOVOULKWY EVVOLWVY, TIPOEPXOUEVWY ATO
ETILOTNUOVLIKEG EPEVVEC, €lval TAEOV EUpUTEPN.

Me oKOTMO TOCO TNV KATOVONoN 000 Kal TNV armodelfn oxeTkwyv BewpLwy, avaykaia
KPLVETAL N EMiyvwon Tou TPOTMOU UETPNONG TNG OLKOVOULKAG amédoong avaloywv
eMeVOUOEWV O€ eumoplka akivnta. Onwg eivat $puolkd eival embupia Twv
EMEVOUTWYV LA oUVEXAG Kol LPNAR oLKoVouLKN €mtidoon tng emévduon g Toug KaBwg
Kal ta KatdAAnAa epyaleia avaiuong, mpoBAedng kat e€aocddaiiong twv €00dwv
™mM¢. Ta ev AOyw £coda cuvABw¢ MPOOUETPpWVTIAL O €tiola Pdon HEOw TwV
OUVOALKWV amodooeswv Ttng emévduong, oL omoieg OSwayxwpilovtat oe &vo
UTTOKQTNYOPLEG: TIG AUECEC ATTOSOOELG KAl TG EUUEDEG AMOSOOELG. AKOUQ, TIPOKELTOL
va e€eTacToUV oL akpoywvlaiol AiBot Twv anmoddoewv uLlag eméEvbuong 0E EUMOPLKA
okivnta: ta kaBapd Asttoupylkad €00da KaL N AVapEVOUEVN agla.
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Anodadosig kepalaiov

Apeoec anodooelg

Q¢ dpeoec amododoelg evog kepohaiou pmopouv va Bewpnbolv ol
ELOEPXOUEVEG TOUELOKEC POEC TOU Kedpalaiou MANV Twv avaloywv e£68wv
yla €va CUYKEKPLUEVO XPoVIKO Sldotnua. Ev cuvtouia, ta abBpolopata twv
€Nl p€poucg €006wv Kol aflwv OAwWV TWV TOPAYOVIWV TIOU CUVLOTOUV €va
kKepAAaLo yLo €va OUYKEKPLUEVO €£TOG, AmMOTeEAOUV Ta AUECA €00600 TOU
kedpalaiov.

Eppeocec anodoOoelg

Q¢ €upeoeg anodOOELC OTOV TOUEN TWV EUMOPLKWY AKLVATWY HITOPOUV va
Bewpnbolv omolecdnmote amolaBeg, TANV €€06wv, TPOKUTITOUV WG
QMOTEAECHA TN MpooavEnong tn¢ atiag evog mapayovra (m.x. akivnto, yn),
To omolo amotelel pépog tou KepaAaiou, KATA T SLAPKELA TNG TIEPLOSOU
tdloktnoiag Tou.

Ano800ELG AKLVATOU

Evvololoyika dev dladpEpouv amod tig anodooeslg tou kepadaiou. H Stadopomoinon
glval mwc ev MPOKELUEVW, OL amoSOoelg adopouV HLOVO To eV AOyw akivnto Kot OxL To
oUVOAO TOU KedoaAaiou (ouUVOUAOUOG QKLVATWY, YyNG, XPNMATWV Kol AAAWV
TIAPAYOVIWVY MOV ENMNPEAIOUV TO KEPAAALO).

Apeon anodoon

OL aueceg omodOOEL €VOC UTIOKEIMEVOU TIEPLOUGCLAKOU  OTOLXElOU
TIPOKUTITOUV Slalpwvtag ta KabBoapd AeLToupylkd €0060 TOU TEPLOUGLOKOU
oTtolxelou He TO ABpOLOHA TNG EKTILWHEVNG alag TOU KOl TIG AVAAOYEG
Samaveg avaKkalviong tou.

o KoBapad Asttoupykad é0oda

Mpokuntouv abpoilovtag OAa Ta £€0060 TTOU TPOKUTITOUV Ao TN
XPon Tou akivnTtou (T.X. evolkla) Kal OTn CUVEXELD apalpwVTaS
oAa ta £€€oda ta omola eival avaykaia yia tn Aettoupyia tou (.
aodpaiela, £€oda Slaxeiplong, doOpol, EMIOKEVEG K.T.A.) TTANV TOU
daveiov.

o Extipwpevn agia
Onwc eival mpodaveg kat amod tn AEEn, mpoKeLtal yla tnv afia mou

EKTIMATAL TIWG €XEL TO OKIvNTO OtV ayopd (EKTLLWUEVO OO
€EWTEPLKO EKTLUNTN). YIIAPXOUV OPKETEG LEBOSOL EKTiUNONG, OMWC:
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TPOCEYYLON HECW QaYyopac, TIPOCEYYLON HEOW €008WV (EMITOKLO
kedpalalomoinong), mTPooéyylon HECW KOOTOUG OVTLKATACTACNC.
o Eppeoceg amodooelg

Me moapopolo AOYLK HE TNV EKTUNON TWV EUUECWV omoSO0ewvV VoG
kedpalaiou, mpokUTITOUV SlalpwvTog To ABpOLoUA TNG EKTIMWUEVNG aglag Kat
TwV €£006WV BeATiwONG EVOC AKLVATOU yLo pia TtEPLOS0 MPOC TNV EKTLUWHEVN
afla tng mponyoupevng meplodou.

2.4.4 Erukwduvotnta eneviUoEwWY OTOV TOEQ TWV ELTTOPLKWY OKVATWY

Ita mAalola autng TG epyaciag, wg Kivbuvog opiletal n mbavr amokAlon ano po
OVOLEVOLEVH OLKOVOULKN emidoon pLog emévéuong, w¢ CUVEMELD EKBECNC TNG O€ €va
nieptBarlov pe aBefaidtntes. Q¢ mBavr amokALon TNG OVAUEVOUEVNG OLKOVOULKNG
enidoong pog emévduong upmopel va oplotel omoladAMoTe amokAlon amd Ta
ovapevopeva £€0oda evog Kedpalaiou, Ta OVOUEVOUEVA €00600 EVOC QKLVATOU, TA
OVapEVOUEVA KOBapd AELTOUPYLKA €008a KAl TNV OVOUEVOUEVN EKTIHWUEVN afla. H
HETPNON TwV KWOUVWV plag emévduong, Umopel va yivel €(Te TMOCOTIKA HE TN
BonBela avaloywv peBOdwv elte MOLOTIKA HEOW TNC TAUTOMOLNONG KOl TNG
avaluong twv emi pEPOUC KWOUVWV (N OUYKEKPLUEVN epyacia, €0TLalel OTOV
S6€UTEPO TPOMO OVTIUETWITLONG).

Mototikr) avaAuon Kwvéuvwv
Aflo avadopdg eival To yeyovog otL ol mBavol kivbuvol pmopouv va StadEpouv
avaloya pe to €idog NG emévbuong. Mapakatw avadEépovral Kol meplypadovtal
OUVOTTTIKA KATTOLOL aTtd TOUG BOCLKOTEPOUG TUTIOUG KIVOUVWV TIOU EUTIEPLEXOVTOL OE
HLa emévéuaon o€ EUTTOPLKA aKivnTaL:

e Kivduvog eBvikng ayopag

H ayopd eUmopLlkwy aklvATwy LOTOPLKA ExeL BewpnBel oxetika pupokivduvn,
Aoyw TG éNewpng dadavelag mou cuxva tn SLAKATEXEL KABWG KAl TWV
Blawwv avtibpacewv TG o anpoPAemnteg alayEg TNG olkovopiog. BERala,
oTn onuepvn emoxn N {ntnon kat n npoodopad €xouv auénbel oe peuototnTa
kat Sladavela, otaOepOMOLWVTOC TNV WG €K TOUTOU Ot €val PeyaAo Babuo
(Ross, S.A., & Zisler, R.C., 1991).

e Kivéuvog Tomikn¢ ayopdg

AvodEpeTal o MTUXEG ULKPOTEPOU BEANVEKOUC QUTWV TNG €BVIKAG ayopdag,
oL omoleg emnpedlouVv TOV CUYKEKPLUEVO TOUEQ emevOUOEwWV. KAmoleg amo
QUTEG TLG TITUXEG MTOPEL va elval: Ta avaloya KOTOOKEUAOTIKA €pya, Ta
nepLBaAlovta KTrpLa 1 0 oXeSLAOUOG TNG KATAOKEUAOTLKNG TLEPLOXNG K. ..
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Kivéuvog molétntag mepLoucLlakol oTolxeiou

H moiwétnta plag tonobeoiag Baciletal og pia MAELAdA mapayovVIwyY, OMwWE:
ouvdeon pe KeviplkoUg OSpopoug, amootacn amd KOpPouc¢ petadopdg,
amooTaon amnd KEVIPIKN EMIXEPNUOTIKA Tieplox) K.T.A.. Edv autol ot
TapAyovteg HeTafaAlovtal, TOTE oL amoKALOELG ammo TNV embupunth anddoon
Tou kKepoaAaiou avéavovtal. MEPoG TOU CUYKEKPLUEVOU TUTIOU Kivuvou eivat
ETLONG OL TTUXEG TToU aidpopoUV TO aKivnTo.

Kivéuvog evolkwv

O OUYKEKPLUEVOG TUTIOG KvSUvou meplAapfBavel tnv mBavotnta AAeldng
EMOPKWYV €006WV amd TA TEPLOUCLAKA OTOlXEla KaBwg Kal tov Kivéuvo
uPnAol MoCoOTOU KEVWV TUNUATWY 0TO akivnto (yeyovog mou StadEpel amno
Tov Kivbuvo ayopdg, o omoiog eumePLEXEL TO TOCO €UKOAO eival va BpeLg
VEOUG EVOIKOUC).

Kivéuvog xpnuatodotnong

To ouykekplpévo €ido¢ kwvduvou pmopel va  puBulotel amod  Svo
TIOPOUETPOUG, KAVOVTAG TO, OUYKPLTIKA HE TOUC KLWWOUVOUG ayopag Kot
TIEPLOUCLOKOU OTOLXElOU, EUKOAWG Slaxelpiolpo. H mpwtn MapapeTpog elvat
1o €idog ¢ emévbuong (n emkwvduvotnta Sladépsl avaldoywg to €606
XPNUatodotnong, T.X. MEow METOXLkOU Kedalaiou r Savelwodotnong). H
Seltepn mapapetpog elval n Slapkela tou cupPBolaiou xpnuarodotnong.
000 HEYOAUTEPO KOMUMATL TWV TIEPLOUCLAKWY OTOLXELWV Xpnuatodoteital
HEOW HETOXLKWV KedaAaiwv TOOO MUIKPOTEPN €lval n emikvduvotnTa TOu
OAou eyxelprpaTog (auto BEPRala e¢aptatal Kal amo Tn ¢epeyyuoTNTA TOU
BeopoU, 0 onolog cUCOWPEVEL TIG EMEVOUOELG).

Kivéuvol 6teBvwv kepalaiwv

Kottwvag pla emévéuon amod Sebvr) okomid, mpokKUmTteL éva €i6o¢ Klvduvou
TO omoio emuepiletal oe U0 KATNYOPLEC.
O ZUVOANQYHATLKOG Kivouvog

O OUYKEKPLUEVOG TUTIOG KLVOUVOU TIPOKUTITEL WG OUVETELA TWV
HETABOAWY OTLC CUVAAAQYUOTIKEG LoOTLUieG. AfloonueiwTto amoteAel
TO Yeyovog OTL auTto To €idog Kvduvou dev amotelel avamoéonaoto
KOUUATL Twv emMevOUCEWV OE EUMOPLKA aKivnTa, KOOWG OUTEG
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onaviwg  ennpealovral amd  TUXOV  SLOKUMAVOELG  OTIC
OUVOAAQY LOTLKEG LOOTLULEG.

Mn cuotnuatikol kKivéuvog

Emevblovtag o SladopeTIKA TIEPLOUCLOKA OTOLXELQ, TOl omoia Sev
£€XOUV A PN CUCYETLON, €XEL WC ATOTEAECHA TUXOV {NULEC OTN ULa €K
Twv SVo emevdloswv MBavwe va avtotaduilovtal amd tnv GAAn.
AUTO eAattwvel TN petaBAntotnta tou xaptodpudakiou. Ta €i6n Twv
KivdUvwv Ta omola HmopolV va  OVTLHETWILOTOUV HECW TNG
Sladopomnoinong evog xaptopulakiou, ovopdloviol CUCTNUOTLKOL
kivbuvol. 2tov avtinoda, otidrmote v AVILUETWTTIIETAL LE TOV TPOTO
TIOU HOALG TIEPLEYPAPNKE, QATOTEAEL MEPOC TOU MM OCUCTNUATLKOU
KwvSuvou. O ev Aoyw TUMOC Kivduvou cuoyetiletal Le To £i60¢ KABe
Bopnxaviag kat eivol eyyevéc oe Kabe emévduon, Yeyovog Tou
kaBlota amapaitntn tnv Sltadoponoincn oTov TOUEN TWV EUTOPLKWY
OKLVATWV KaBw¢ autog dev mopouaotalel €Vtovn CUOXETION HE GAAQ
£lén ayopwv.

2.4.5 Ziovoyn

Juvoyilovtag, oto ev AOyw UmokedAAalo Tpaypatonol)Onke avaluon Twv
eMeVOUOEWV OF EUMOPLKA OKIvNTA UTO TN OKOTILA TwV OLoPOPETIKWY ELdWV
emévbuong, aAAd Kol TNG EMLKLVOUVOTNTAG KAl TwV amoAaBwv mou yxapoaktnpilouv
TOV OUYKEKPLUEVO TOMEQ. OL EVWOLEC TTOU EEETACTNKOV QIOTEAOUV AmapaitnTO TUAMA
NG epyaociag Kol TPOKELTOL VO TOPOUCLACTOUV KOl va KatnyoplomoitnBoulv
OUVOTTTIKA aKOAOUOWG.

Ei6n emévéuong o eUmopLka akivnra

Apecog TUMog emévduong
‘EppEecog TUTOG emévéuaong

I6LWTLKOC TUTIOG EUUEDNG EMEVOUONG

o Anudolog TUTOG EUPEDNG EMEVOUONG

AvaAuon anod0CEwWV EUNOPLKWY OKLVATWV

Apeoec anodooelg (kedpalaiou 1 akwvitou)
Eppeoceg anodooelg (kepahaiou i akwvritou)

AvaAuon Kwv8Uvwv enEVOUONG OE EUMOPLKA aKivnTa

Kivduvog eBvikng ayopdg

Kivéuvog tomikig ayopag

Kivéuvog molétntag mepLouctlakol otolxeiou
Kivbuvog evoikwv

Kivéuvog xpnuatodotnong

Kivduvol 81ebvwv kedbalaiwv
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o ZuvaAAayuaTIKOC Kivouvog
o Mn ouotnuatikog kivéuvog

2.5 Zuviotwoeg otov Topea Twv dleBvwy enevdUoEwWV O€ EUMOPLKA
okivnta

2.5.1 Ewaywyn

ITO OUYKEKPLUEVO UTTOKEPAAOLO TIPOKELTAL VA TTAPOUCLACTOUV Kol va avaAuBouv n
SLapbpwoaon kot n Asttoupyia TwV PACIKWY CUVIOTWOWV OTOV UTIO €€£Ta0n TOUEQ
enevbUoewV. TEAKOC OTOXOC AUTOU TOU UTIOKEDAAALOU €lval, HETA TNV amapaitntn
anmocadnvion Twv KATAAANAwWY evvolwy, va TEBEL N TPOOTTTLKNA YLa TO TL CUVTEAEL pLa
€MEVOUON OTOV TOMEQ TWV EUMOPLKWV QAKIVATWY, TIWG OUTOL Ol TIPWTEVUOVTEC
OUVTEAEOTEG SPOUV KAl WG EK TOUTOU EMNPEATIOUV TOV CUYKEKPLUEVO TOUEQ.

2.5.2 Oeopkol Kal LEPOVWHEVOL EMEVOUTEG OTOV TOUEQ TWV EUITOPLKWY AKLVATWY
OL Beopikol emMeVOUTEC AMOTEAOUV XPNUATOTMIOTWTLKA L&pU AT, OMWC po Tpamnela,
€va enevOUTIKO, éva ouvtaéloSoTIKO TaElo K.a. Ta omola emevbUouv Kepalala os
TAELAS 0 ayopwV yla Aoyoplacpod TwV MEAATWY TOUG, O avtiBeon e TNV nepimtwon
TwV Wwtwv enevdutwy (retail investors), oL onoiol emevélouv autovoua (Yeyovog
To omolo ouvnBwG €XeL WG OCUVEMELA TOV TOAU HIKPOTEPO OYKo OlaBéoipwv
KepaAaiwv, CUYKPLTIKA HUE AUTOV TwV Beoplkwv emevdutwv). Kamolol amod Ttoug
Baakoug Aoyoucg emévduaonc otoug mpoavadepBEVTEC opyaviopoUg slvat:

1. Awadopomnoinon xaptopulakiou, KATL TTOU £XEL WG EMAKOAOUOO TNV GUVOALKN

pelwaon tou Kwwduvou tng emevduong.
2. Avtlotabpuion evavtia oTLg CUVETELEG TOU TANBwpPLoUOU.
3. MNapoxn oTabepwV TAUELAKWY POWV OTO XaPTOPUAAKLO.

AapBavovtag umoPwv v mAnBwpa epmodiwv plag  debBvoug emévduong,
TIPOOUMALTOUMEVO LA ETLTUXNUEVNG OTPATNYLKAG TwV SLleBvwv emevbutwy €lval n
aflomoinon Twv &V SUVAUEL TTAEOVEKTNUATWY, amodevyoviag mapdAAnAa, 660 to
Suvatov nepLocotepo, Toug MBavoug kivduvoug. Afla avadopdg kpivetal n SnAwaon
Tou Hoesli (1997), n omola avadEpel TMWC UTIAPXOUV UTIOAOYICLUEG TIPOKTLKEG
SuokoAieg kata tn Snuioupyia evog SlebBvwg dtadopomnoinuévou xaptopulakiou. Ot
TIEPLOOOTEPEG MEAETEC KAVOUV XPNON €OVIKWV OLKOVOULKWY OELKTWY, €VTOUTOLG
KaBw¢ To UMo avaiuon Selypa TwV TEPLOUCLOKWY OTOLXElwV o KABe ywpa elvat
ouvnBw¢ OXETIKA UIKPO auv&davetal o kivbuvog odAAPATOC OTNV €PUNVELR KAl TNV
napakoAolOnon twv dedopévwy, AOyw OLKOVOULKWY Kol SLOLKNTLKWY TapayovIwy.
l'eyovog To omolo emonuavOnke kat amnod tnv enwokonnon tng M.S.C.I. Inc. oto I.P.D.
(Institutional Profiles Database), n omoia eoticce oe Oebopéva BOeoulkwv
OPYOQVLOUWY OTOV TOUEQ TNG aKivnTng meplouoiag.
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Tunot kepaAaiwv/eNEVOSUTWV OTOV TOUEN TWV EUTOPLKWV OLKLVATWV

Avolkta kepahata (Open-end Funds)

Ta avolkta kepdAaia, amotelovv tnv mAsloPndia Twv apolBaiwv
kepalaiwv Kal XpnoLUOmoLoUVTaL WG HECO EUUECWV €TeVOUOEwWV. O 0po¢
«OVOLKTA» TIPOEPXETAL ATIO TO YEYOVOC OTL SEV UTIAPXEL AVW OPLO OTOV apLlOUo
TWV eMevOUTWV TIOU aAmoteAoUV PEPOC Tou Kedalaiou, otov aplbuo twv
TIEPLOUCLOKWY OTOLXElWV, OTa omoila To KepAAalo pmopel va emevlUoEL
KOOwG KOl OTO XPOVIKO OPLO TwV eMeVOUOEWV. Ev avtlBéosl pe ta KAELOTA
kepalala, To avolktd kedpaiata €xouv T duvatotnta va Snuloupyricouv
HEYAAO OykOo VEWV Hepldiwv Kotd PBouAnon. Akoun upla afloonueiwtn
Sladopd TwV ev AOYw KepaAaiwv HE TA KAELOTA, QMOTEAEL WG TA MPWTA
€XOUV onuavtika vPnAotepn peuototnta 0ocov adopd TNV £€ayopd Twv
pepLSlwv amod Toug €mevOUTEG. AMO TNV epdAvLIor TOUC, TN OEKAETIO TOU
1950, ta avolktd kKedpdlala ATAV TO EmKpotouvia otn lepuavia.
ErmunpooB£twc, To 2003 KatatayxOnkav mpwTta avapeoa ota Aoutd Kedpalala
dnuoaoioc Wloktnoiag 6oov adopd TIG KABUPEG TAUELAKEG POEC TOUC. TEAOC,
TO avolkta kedalata Sloxelpilovial TAVIOTE OO £vav ETMITPOTMO KOl
UTTIOKELVTOL OE ETMOMTELQL.

ISlwtika kepalata/KAeota kepahaia (Closed-end Funds)

OL pepldlouyol Tou v Aoyw €idoug kedahaiov ocuvnBwg amoteAovvtal eite
and OeoulkoUG emMevOUTEG €lTe amO ATOMA HE UTIOAOYLOLUN QyOpPOOTIKH
Suvapun. Ta WwTtka Kepahala xpnUATOS0TOUV TIEPLOUCLAKA OTOLXELA, OL
EMeVOUTEC TwV omolwv SlatiBevtal va pnv €xouv TtV emloyr] AUEONG
peuoTOmoinonG Tou KePpaAalou TOUC yLO OXETIKA LEYAAQ XPOVIKA SlaoThpota
(emta xpovia 1 kat meplooodtepa), Slakivduvelovtag va XAOOUV UEYAAQ
XPNHOTIKA Tood. Ta mapandvw, evtoutolg, kabiotavial duvatd Aoyw Twv
vPnAwv anoddoewv (tng Taéng tou 20% Internal Rate of Return — I.R.R.) mou
0 OUYKEKPLUEVOC TUTIOC Kedahaiou SLaBETeL.

Eva Ttumikd OWwTkO keddlalo Slaxelpiletal amd o ave€dptntn TOU
kepahaiou ocupPouleutiky opada, €XEL OUYKPLUEVO XPOVIKO opilovta,
Sopeltal pe TETOLO TPOMO WOTE va HETPLAlEL TN PopoAoyia Kal cuxva EVEXEL
ONUAVTLKA cuyxpnuatodotnon (MECw XPNUATOOLKOVOULKAG HOXAguonc). Eva
ouvnBeg kepahaito tétowou eiboug, SlabBétel pla mepiodo emévduong TG
TAENC TwWV €VOG HE TPV XPOvVwy, Katd Tn Oldpkela TG omolag
TIPAYLATOTOLE(TAL N QTMOKTNON TOU TIEPLOUCLAKOU OTolxelou. e Oeutepo
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XpOvo opiletal n Slaxeiplon Tou MEPLOUGLAKOU OTOLXELOU Kal powBeital yla
enévbuon. Kabe 16lwtiko kepalato Stabétel Eva Slaxelploth.

Real Estate Investment Trust / Emevlutlikd KOTAMIOTEUMA AKLVNTNG
neplouvoiag (R.E.L.T.)

To R.E.L.T. amote)el pla etalpeia ) €va Kataniotevpa To onoio Bewpeital,
UTIO OUYKEKPLUEVN dopoAoylkny vopoBeoia, w¢ VvOULUn ovtotnta n omoia
Stapolpalel To CUVOAO TwV E006WV TNG, AVEEAPTATOU TINYNC, OTOUC LETOXOUG
¢ (Brueggerman & Fisher, 2005, p. 580). Ta R.E.I.Ts &woxetpilovtatl
E0WTEPLKWG, £XOUV OUYKEKPLUEVO XPOVIKO opilovta Kal SopoUvTal e TETOLO
TPOTIOU OTOU  EAQTTWVEL ONUAVTIIKA TN ¢opoloyia. Zuvibws ta R.E.LTs
£0TLAl{OUV O€ VOV OUYKEKPLUEVO TOUEQ 1) EUpUTEPN TomoBeaia kat StaBgtouv
TIOAU HLKPH, €AV OXL KN UTtApXouoa, cuyxpnuatodotnon os avtiBeon pe ta
WOLwTIKA KepaAata, Omou n cuyxpnuatodotnon ival GnUAVTLKA.

Ta R.E.L.Ts Swoxwpilovtal oe tpelc PAOIKEG KaTnyopleg, kuplapxn €k Twv
OTIOLWV OUMOTEAEL TO PETOXIKO KATATILOTEUUO OKIVNTNG TEPLOUGCLAG TO Omolo
QVTLIIPOOWTEVEL TO 96% TOUu cuvoAou Twv R.E.I.Ts. Tn Baowkn mnyn 068wy
QUTNC NG Katnyoplag amoteAouv ta evoikia. H SgeUtepn katnyopia eival ta
R.E.I.Ts umoOnkeupévwy akvAtwy, Ta £6080 TNG Omolag MPOEPXOVTOL KATA
BAaon HEOW TWV EMITOKIWV ota evumoBnka ddavela. H tedeutaia katnyopia
KOTOTILOTEVHATWY €lval Ta Aeyopeva UBPLOIKA KOTOMIOTEUHATA, TA omola
SnuLloupyouvTal WG CUVSUAOHOG TV SUO TipoavadePBEVTWY KATNYOPLWV.

Juvtaglodotika tapeia (Pension Funds)

Eva topeio ouvtalodotnong eival omolodnmote oxeSlo, TAMEO N

TIPOYPOUHA TIOU TIOPEXEL €L0OSNUA AOYW OUVTAELOS0TNONG. ZUYKEVIPWVEL
XPNHUOTIKEG EL0DOPEC Ao avAaAoya TPOYPAUUATA TTOU SdnpLoupyolvTal anod
€pyodoteg, ouvdlkata 1 AA\OUG OPYaVIOUOUG HE OKOTIO Ta TOPEXEL
TIAEOVEKTAMATA OTA PEAN TOU, HETA TN ouvtafn toug. Ta ev AOyw TOpEla
arnoteAolv éva amod Ta peyoAUTepa Tpog emévduaon kepalala os mMAsLada
XWPWV Kot otav Staxelpilovral amo enayyeAUATIEG SLOXELPLOTEG KEPOAaiwy,
OUVLOTOUV KOMMATL TOU TOMEA Twv BOeoulkwv emevdéutwv pall pe Ta
acpoAlotikd tapeia kot AMa  €idn kedbaAaiwv. Eivar olvnBeg ta
ouvtaéloboTikad Tapeia va amaAldccovtal amd 10 ¢Opo KEDAAALOUXLKWY
KEPOWV.

AvtiotaBulotika kedpdlala (Hedge Funds)

Ta avtiotabulotika kepdaAata cuvnBwe anaptilovral and enevOUTEG OMWCG:
ouvtafloboTikad Ttapeia, acPaAlOTIKEG €TALPELEG, TMAOUOLOUG QUTOVOUOUG
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€MeVOUTEC Kal AAAOUG OpYaVLOHOUC Kal LOLOLITEPO XOPOKTNPLOTIKO TOUG Eival
WG SLABETOUV TILO EUEALKTEG EMEVOUTIKEC OTPATNYLKEG CUYKPLTLKA HE AAAQ
eldn kepohaiwv (my. ta apolBaia kedpdAawa). H mAswodndia twv
QVTLOTAOULOTIKWY KepaAaiwv emdlwkel va enwdeAnBel, emevdiovtag oe
TIOAUAPLOUEG ayopEG, UE TN Xprnon UWPYNAAG OLKOVOULKNAG HOXAEUONG Kol
OAWV ETEVOUTIKWY TIPAKTIKWY OUENUEVNC ETUKIVOUVOTNTAC, OL OToleg Oev
XPNOLLOTIOLOUVTAL CUXVA OO Ta aVOLKTA KedpaAaia. EmumpooBETwg, ol ev
Suvapel emevduTEG TOU €V AOyw TUTMOU KedaAaiou mpoamatteital vo
TIANPOUV CUYKEKPLUEVEC TPOUTIOOE0oELG yLa var AdBouv PEpog otnv enévduaon
(emevbutéc pe udnAn koBapn afia/sl0d6dnua). Inuovtikd eival  va
avadpepbel Mwe Ta AvIOTAOULOTIKA KEDAAALO SEV UTIOKELVTOL OE KATTOLOUC
Qo TOUC KOWVOVLOHUOUC, TToU Snuoupynnkav Pe oKOTO TNV TPOCTACLO TWV
enevbutwy. Pubuilovtal wotdéoo amod TIC 8LEC amayopeUOELC EVAVTLA OTNV
anmatn pe ta umolouta £idn kedalaiwv otnv ayopd (ot H.M.A oL Tumol
kepahaiwv puBuilovtalr voulkd amd TNV  «Securities and Exchange
Commission»).

2.5.3 Awoxelplotég KePoAaiwy EUTOPLKWY OKIVATWV

H Swoxeiplon evog kepoAailou EUMOPLKWV AKLVATWY OVATIBETAL OTOUC aVAAOYOUG
el6ovEC, 0TOXOC TWV omolwv elval va dlatnproouV To KEPAAALO OE OLKOVOULKA
vyl emineda akoAouBwvtag KATAANAEC OTPATNYIKEC KLWVAOELG. Ol SLOXELPLOTEC
kedpalaiwv SlaBETouV EMAPKEIG YVWOELS TOCO TNG EYXWpLaG Kat Tng SteBvouc ayopadg
OAAG KOL TWV OXETIKWV TIEPLOUCLOKWY OTOLXELWV Kal €ivol umevBuva yla Tn
BeAtiotonoinon Twv v SUVAUEL AMOSOCEWV TWV AKLVATWY UTIO TNV EMLUEAELA TOUC,
KOOwG KoL yLal TN LEPLUVOL KOl TNV OLKOVOULKI) EKUETAAANEUOT TOUG.

MiocOwon

Q¢ piobwon opiletal n cupPBacn mou meplypAdEL TOUG OPOUG UTIO TOUG OTOLOUG Eval
OUMUBaANOUEVO HEPOG (MLOBWTNAG), ouPdWVEL va VOLKLACEL €vav aplBud akwvntwy
(uioBla) ta omola avikouv oce kamolov AAAo (exkuloBwtr). E¢aodalilel otov
HoBwTr, katd tn Oldpkelo TNg HioBwong Tn Xprion Tou/Twv TEPLOUCLAKWY
OTOLXElWV KaL EYYUATAL OTOV EKULOOWTH, TLG TAKTIKEG TANPWUEG Ao TOV PLoBWwTN, o€
KaBoplopéva xpovika dtaotrpata. Kal ta 800 pépn avVTLUETWIIOUV KUPWOELS, EQV
8ev Tnprioouv Ttoug O0pou¢ TNG oUpPacng. H picBwon amotelel éva amod TOug
TPOTIOUG JLE TOUG OTIOLOUG OL SLOXELPLOTEG KEDAAALWY EUTIOPLKWY OKLVATWY, HETA QIO
owotn &laxeiplon, emtuyxavouv avénon Twv amodOCEwV TWV OKLWVATWVY ToU
emipedolvtal. Ito meblo TWV UTIOXPEWOEWV TOUG E€MioNG E€YKELTAL N EYKPLON
nipoUmoAoylopwy Kal n ektéAeon Slaxeiplong Samavwy. H tkavotnta tou Slaxelploti
kepalaiou va SleuBuvel tnv mopeia Tou YaptoduAakiou, pmopel va emnpedcel
ONUAVTLKA TNV aia Tou.

AnoOKTNON KoL TWANCHN EUMOPLKWV AKLVATWVY
O SLaxelploTEG XOPTODUAOKIWY EUMOPLKWY AKIVATWY OTOTEAOUV EUTTELPOYVWOVEC
OTOV €V AOYW TOMEQ ETEVOUOEWV. ALABETOUV YVWOELG VLA TLG TIEPLOXEG OTIOU YiveTal n
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emévbuon, kKabBwg kol yla TG SLadOopPeTIKEC XPNOEL €UmMOpLKOU Ywpou. Eival
umevBuvol yla tnv e€aodalion evog emapkws Stadopomolnpuévou xaptodulakiou,
OQITOKTWVTAG OKIvNTA O «OTPATNYLKEGY TomoBeaoieg, Aapfavovtag mapdAAnia
umoPlv Tooo TIG TBaVEG amobOoeEl; 000 Kol Toug &v duvapel Kwwduvoug. Q¢
OTMOTEAECUA TWV TIOAUAPLOUWY YVWOTIKWYV TOUC OIOLTAOEWY, OL OLAXELPLOTEC
kepaAaiwv TEIVOUV VO ETKEVIPWVOVTOL OE HLOL CUYKEKPLUEVN TEploxn n TUTO
EUMOPLKNAG LOloKTnotlag. Me auTdV TOV TPOTIO UMOPEL VA EVTOTILOTEL EUKOAOTEPA MLO
gukalpia otn ayopd, odnywvtag oe €va KATaAANAGTEPO CUVOUACUO TIEPLOUCLOKWVY
oTolXelwv Kat emAoyng dloktnolag.

2.5.4 ’EvVOLKOL EUTOPLKWV AKWVATWV

OL pLoBwTEC oL omolol TTANPWVOUV EVOLKLO O0TOUG LOLOKTATEC Tou KepaAailou yla Tn
XProN TWV MEPLOUCLAKWY TOUC OTOLXELWYV, UrtopolV va BewpnBouv wg MeEAATEG TOUC.
JUYKEKPLUEVA, KOTOBANAOUV éva OpLOPEVO TIOGO yla KAOE TETPOYWVIKO PETPO TOU
OKLWVNTOU TIou KatoaAopBavouv. H mpoBupia tTwv ev AOyw €VOLKWV va TTANPWOOUV
OlUTO TO OO0 EMNPEALETAL OO ULa TTAELASA TP AYOVTWVY, OXETLKWY LIE TNV TTOLOTNTA
TOU OKLVATOU, OL OTIOLOL KOTA CUVETIELX CUVOEOVTAL Kal KAt €MEKTOON €MNPeAlouV
TOV TPOTIO SlaxelpLlong Tou KaBwg KoL TNV avantuén tov kepoaiaiou.

2.5.5 Ziuvoyn
JTO OUYKEKPLUEVO KePAAalo Tpaypatomolndnke mpoomabsia avaluong Twv
BaolKwWV OUVIOTWOWV Hlag OLeBvolg eméVOUONC OTOV TOMEN TWV EUTTOPLKWV
OKLWVNTWV. AvaAluovtag, o ev AOyw TOHENCG cuvioTatal amo TPei¢ PBAOLIKEG OpAdEC,
EKAOTN TWV OTolwV £XeL KABOPLOTIKO POAO OTNV OLKOVOWLKI ETTLS00N TNC EMEVOUONG:
e EmevduTEC Ko TUTIOC Tou KedaAaiou
e Kedahaio kat diaxeiplon tou
e MioBwTtég

2.6  MOKPOOLKOVOULKO KOl LLKPOOLKOVOLKO TtepLBAaMov dleBvoug
EMEVOUONG OE EUMOPLKA aKivnTa

2.6.1 Ewoaywyn

JTO OUYKEKPLUEVO uTokedAAalo TePLypddovTal Ol HOKPOOLKOVOULKEG TITUXEG OE
OUOXETLON E TOUG OTOXOUC NG emevduaong yla emevouTeg SleBvoug emuméSou kabwg
KOLL TQ LKPOOLKOVOULKA KpLTrpLa tou Suvatal va Xpnotpomnolnouv yla tTnv availuon
NG OLKOVOULKNG ETO00NG TWV UTIOKELUEVWY TIEPLOUCLOKWY OTOLXELWYV, TO OTola
arnoteAolV HEPOG evog OleBvoug yaptodulakiou. ZUYKEKPLUEVA, TIPOKELTOL va
npaypartonolnBet pa emokonnon, cuudwva pe tnv avaioyn BiBAoypadia, yia tn
ouvadeLa KAl KOT €MEKTAON TNV EMLPPON TWV TpoavadepOEVTWY KpLtnpiwv TO0c0 Ue
TIG AUEOCEC OO0 KA LE TIG EUUECEG ATTOSOOELG Lo EMEVOUONG OTOV EV AOYW TOUEQ.

2.6.2 MOKPOOLKOVOLLKOL TIOlPAYOVTEG

To HaKPOOLKOVOULKO TtepLBAAAOV amoteAeital amod Tig KUPLEG eEWYEVELC SUVAELG, OL
omnole¢ adevog ennpealouvv ™ ANYn anoddcewv VoG 0pyoavIoHOU Kal adeTépou
KaBopilouv TIg EMLOOOELG KaL TIG OTPATNYLKES TNG. Ol SuvApelg auTég mephapfavouy
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OLKOVOLKEG TITUXEC * VOULKEG, TIOALTIKEG KOl KOLWWVLKEC OUVONKEG, TEXVOAOYLKEG
oA\ayég kKaBwg kot PUOLKEG Suvapels. Emeénywvtag, akoAoUBw¢ CUVTAOOETAL N
KataAAnAn BiBAloypadia, pe OKOMO va TPAYHOTOMOLNOEl Lot €MIOKOMNON TNG
ETNPELAG TWV €V AOYW METAPANTWV OTNV OLKOVOULKH €midoon tou umd avaluon
TopEa emévduonc.

O Wheaton (1999) kat o Macgregor (2003) emifeBaiwoav TNV UMAPEN KOWWV
otolxeiwv petafl Twv AUECWV amMOSOCEWV EUMOPLKWY OKWVATWYV TOOO OfF
SLaPOPETIKEG TIEPLOXEC OO0 KoL OTOUG S1AdOopPOUG TOUEIC TTOU TA CUYKPOTOUV, Ol
omole¢ emnpealovtal oMo KPLTAPLA ONMwWE: TO EMLTOKIA Sdavelodotnong, TG
amoS00ELlG OUOAOYWY, TOV MANBWPELOUO KOl TIG KEDAANLAYOPES. TUYKEKPLUEVA, O
Baum (2009) avadEpel OTL N OLKOVOULK) €MiS00N TOU TOHEN EUMOPLKWY OKLVATWV
OUVOEETAL PE TNV OLKOVOMLKA KATAOTAON MLOG TEPLOXNG KOl TwV KeEPaAalayopwv.
Karolot emuTA€ov MOPAYOVTEG, N EMLPPON TWV OTOLWV OTLC CUVOALKEG OITOSOCELG TWV
QUECWV EMEVOVUOEWVY OE EUMOPLKA aKivnTa avoyvwpilotnke amo tov Baum (2009),
elval: n umotipnon akWATWY, oL TAPELAKEG POEG, N {ATNON KAL N TTOPOXI) EUTOPLKWV
OKLVATWV OTWE Kal N EKTIMWUEVN afla Touc.

‘Epeuvec €xouv emiong Ste€axBel pe okomod tnv glpeon Twv KVNTAPLWY SUVAUEWV
Tow amd KABe PBOOIKO TOHED EUTIOPIKWV OKWVATWV (ETIXELPNUATIKA Ypadela,
BLOUNXOVLKEG EYKATAOTACELG KOl Katoaothpata Alavikng). O Ho kal o Faishal bin
Ibrahim (2010), £6siav mwg 6oov adopd TO HOKPOOLKOVOULKO TtepLlBAAAOV otnv
TEPLTTWON TNG ZlyKamoupnc n ayopd KOTOOTNHATWY ALQVIKAG TtapoucLlalet
evalwcOnola otic petafoléc tou Akabdaplotou Eyxwplou Mpoidvtog (A.E.M.).
Eotlialovtag ot OUVAUELS ETUPPONG TIOU  UETOPAANOUV  CUYKEKPLUEVA TNV
OLKOVOULKN €MB00N TWV ETUXEPNUATIKWY YpadEiwY T TTOCOOTA aAmaoyxOAnong oe
epyaocieg ypadelov mapouoidlovtal o€ TOAAA KOUMATI TNG UTIAPXOUCOC
BBAloypadiag. Q¢ amddeln tng mnpoavadepbeicag 6OnAwong, umopel va
XxpnotuornolnBet n peAétn twv De Wit & Van Dijk (2003), ot onoiot Stepelivnoav Toug
TIAyKOO LW KaBoPLOTIKOUG TTAPAYOVTEG ETLPPONG TWV CUVOALKWY amoSO0EwWV oToV
TOMEQ TWV ETUXELPNHUATIKWY Ypadeilwy, xpnolponowwvtag Sedouéva ta omoia
amoktnOnkav amo mAsldda ayopwv otnv Eupwmn, tnv Apeplkn kot tnv Aocia.
KatoAnyovtag, €v TEAEL, TWCG £KACTO QMO TA €EAG KPLTNPLO AOKOUV GNUAVTLKN
ETppoON oTov Topéa: AkaBdploto Eyxwplo Mpoidv (A.E.M.), MAnBwplopog, Avepylia,
MocoOTA KEVWV TUNUATWV OF ETUXELPNUATIKA ypadeia, Adn umapxwv OyKog
EUMOPLKWY AKWVATWY OE Ula Teploxn. Zuvexilovtag, moplopata tou Karakozova
(2005), o omolog e0TiOOE OE QYOPEC ETUXELPNMOTIKWY ypadeiwv oto EAcivki,
€VIOXUOUV TIEPALTEPW TA eupnpata twv De Wit & Van Dijk, emionuaivovtag akopa
N onuavtiki emppon tou A.E.M. kal TnG avepylag otov Topéa. AKOUN HLo LEAETN
HEYAAOU €UPOUC, OTA ETXELPNUATIKA ypadeia oe maykooulo eninedo, dte€nxdn to
2003 amno tov De Wit, o omoiog Bprike BETIKI) CUOXETLON TNG OLKOVOULKNG €MIS00NC
Tou¢ pe 1o A.E.M., tnv afla kedbalaiwv, TATNnONG 1TNG Ayopds (n YeVIKOTEPN
OLKOVOMLKA avamtuén uiag meploxng). TEAOG, n HEAETN KATEANEE MW TO TTOCOOTO
QVEPYLOG CUOXETI(ETAL AMOAUTWE OPVNTIKA HE TLC OTMOSOOELG TWV ETILXELPNUATIKWV
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vpadeiwv. AfloonUelwTto amoteAel TO YEYOVOC TTWE OL APAYOVTEG TToU eTtnpealouv
NV owKovoulkn emidoon tou Plopnxoavikou Ttopéa dev €xouv AdBel Slaitepn
T(POCOXH UEUOVWUEVAL.

AMeg peléteg emélefav va AAdBouv pla gUpUTEPN OKOTLA, OcovV adopd TIC
OLKOVOULKEG ETMIOO0ELG TOU TOMEN, EPEUVWVTAG OAEC TIC KOTNYOPLEC EUTTOPLKWV
OKLWVNTWV OUYXPOVWC TOOO Ot €0BVIKO 000 Kol oe OleBvég emimedo. Xe autod TO
mAaiolo, épeuva ou Sle€axOnke amod toug Bouchouicha & Ftiti (2012), amokaAu e
LOXUPOUC CUOXETIOMOUC HETOEL Twv avaloywv ayopwv oto Hvwpévo Bacielo kal
T H.MA. kol TI¢ €€NC HAKPOOLKOVOULKEG METABANTEG: TTOCOOTO aAmacyoAnong,
MANBwPLOPOC Kal emTokLa Savelopol. Ta ev AOYyw cupmnepdaoparta, enipeBalwvouv
TO MPWTUTEPA EUPHUATO TwV Brooks & Tsolacos (1999) ou omoiol gixav KataAnget
TIWG, OTNV TEPLITTWON TWV olyopwV Tou Hvwpévou BaaotAgiou, o MANBwPLOUOG Kal Ta
ETUTOKLO. SOVELOMOU QOKOUV ONUAVILKA EMLPPON OTO OUVOAO TOU TOHEN TWV
EUIMOPLKWV AKLVATWVY. INUAVTLKO glval emiong va avadepBel nmwg, ocuUPwWvVA PE TOUC
Brooks & Tsolacos (1999), tn onUOVTIKOTEPN EMLPPOr OTIC AmodOoEelG (AUECEC Kal
€UUECEG) TWV EUTTOPIKWV OKLWVATWVY aockel n uPnAn “autocucyetion” Toug. Xtnv
TEPUMTWon ¢ AuoTtpaAiag, oL AUECEC OMOOOCELG TWV EUTIOPIKWY OAKLVATWV
ennpealovtol amo Ta EMLTOKLA SOVELOSOTNONC, TNV KATAOKEUAOTIKA Spaotnplotnta,
TOV EKTLUWHEVO MANBWPLOUO KABWCE KAl TTOCGOOTA amacXOAnong Kal mopaywyng oTov
Bopnxavikd topéa (West & Worthington, 2006). e moAuebviko eminebo ta
ONUAVTIKOTEpA Kpltnpla, clpdpwva pe tov De Wit (2007), ta omoia wBouv TIg
HOKpOTPOBeoUeC amoSO0ElC €lval TO TTOCOOTA QVEPYLAC KOL TO TTOOOOTA KEVWV
TUNUATWY OE EUMOPLKA OKivNTA.

Epeuvntikn Spaoctnplotnta €xel emiong UmApEeL yla tnv eUPECh TwV KABOPLOTIKWV
KPLTNPLWV EMLPPONG TNG OLKOVOMULKAG 6paoTnplotntag Twv OLEBVWV EUMOPIKWV
OKLWVATWY UTO TNV OKOTILA KOLVWVIKOOLKOVOULKWY, Snuoypadlkwyv Kol BeoUIKwY
XOPOKTNPLOTIKWY oo Toug Lieser & Groh (2014). H peAétn ekmovnOnke katd tnv
nepiodo evvéa xpovwy, amnd 1o 2000 €wg to 2009, os 47 XWPEG KOl KATIOLOL OO TOUG
CUMMEPACUOUE TNG NTAV TWE N OLKOVOULKN avamtuén, ol Snuoypadlkeg aAlayEg
KaBWC KOl Ol TIOALTIKOL KOl KOLWVWVIKOOLKOVOULKOL GUVTEAECTEG HILOG XWPAG EXOUV
QVTIKTUTIO OTNV EMLS00N HLag EMEVOUONG OE EUMOPLKA akivnTa.

O TOPENG TWV EUMOPLKWY OKIVATWY 0KOAOUBEL KUKALKA TTOpELa, HEAETWVTAC QUTO TO
yeyovog ol Van der Heuvel & Morawski (2014), avakdAupav onuavtikes Sltadopeg
OTLG KLVNTNPLEG SUVAUELS TwV amodooewVv o€ SLadOoPETIKA onpeia Tou «kKUKAoU». Ta
KpLTApLA EMLPPONG Katd TNV epiodo Udeong tou 2008-2009 (6mou n POXAEUON KoL N
emévbuon oe OleBv xaptoduAddkia emnpéace OeTkA TIC AmOOOCELS, EVw N
enévbuon oe eyxwpla kepalala eixe apvntikny emppon) eixav Sladopomolioelg
OUYKPLTIKA PE auTA NG tepLtodou BeAtiwong tou 2010, 6mou n emévducn og eyxwpLa
XoptoduAdkLa eMEDEPE DETIKA amoTEAETATA.
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Me mapduolo tpoémo ot Crowe et al. (2012), peAetwvtag TNV KUKALKA Ttopeia tng
OYOpPAC EUTMOPLKWY QAKLVATWY KOL OUYKEKPLUEVA €0TLAIOVTOG OTLG ETUTWOELS TNG
VOULOUOTIKNAG KOl XPNHUOTOTLOTWTLKNG O0TOOEPOTNTAC OTIG AIMOSOCELG TWV AKLVATWY
Katd tn Sldpkela ekpnéewv Kal UGECEWVY NG ayopag KATEAnEav Mwc oL v evepyeia
VOULOUOTIKEG TIOALTIKEG KABWC Kal Ta SLadopa LAKPOOLKOVOULKA epyoAeia (OMwG N
oploBetnon tou «loan-to-value ratio») €xouv afloonueiwtn emppon otLg EMEOOELG
TWV AUECWV eMeVOUOEWV OE EUMOPLKA akivnta. EmumpocBétwe, PpéBnke mwg n
dopoloyia akwvATwv ouoxeTiletal He TG amodooel; Twv KepoaAaiwv TOU
OUYKEKPLUEVOU TOUEQ.

Oocov adopd TNV TAUTOMOINON TMAPAYOVIWV TIOU HETOBAAAOUV TNV OLKOVOLKNA
enidoon kepaAaiwv TOU TOHEA EKTOG XPNHATLOTNPLOU o MAelada xwpwv, oL Fuerst
& Matysiak (2013), katéAnfav nwc n kabapn afia evepyntikou (Net Asset Value) kat
0 TUMOC 0BpoloTikoU KePAAALOU QOKOUV ETILPPON OTL, OUVOAIKEC amoSOOElS TwV
kedpalaiwv mou Bplokovrtatl ekTdC xpnuatiotnpiou.

OuL Chau & Yiu (2012) akoAouBnooav OladOpPETIK OMTIKY, TPooTAdBWVTAG Vva
OlEpEUVNOOUV TOV OVTIKTUTIO €VOOYEVWV TOPAYOVIWV OTI AUECEC aAmodOOELC
Slapopwv gUmoplkwV OKWNATWV oto Hong Kong. Me Tto mépag tng HEAETNG,
KatéAnéav oto OTL N EKTIMWHEVN aU&Non TwV EVOLKiWY, OXL N TPAYyUATIKA avénaon,
06nyouv o€ PETABOAEC TWV TIHWV TWV AKIVATWY PETABAANOVTAG WG ETTAKOAOUBO TIG
QUECEC ATTOSOOELC TWV KLV TWV.

MNpoxwpwvtag, ocUpdwva pe Ttouc Chaney & Hoesli (2012), TO €MLTOKLO
kedaAalomoinong (€vag ek TwWV PETPNTWVY TNG EKTILWHEVNG aflag eVOg TEPLOUCLAKOU
oTolxelou) aokel EMLPPON OTNV OLKOVOULKN EMLE0CN TWV EUTIOPLKWY AKLVATWV.

TéNog, aglo avadopdg anotelel To yeyovog nwg toco ot Van der Heuvel & Morawski
(2014) 600 kaL o Matysiak (2011) katéAnav oto OtL To PEyebog kepalaiou KaBwWG
TO TO00 MOYAeuong tnNg emévduong emnpPedlouv TIC AMOSOCEL( TWV EUMOPLKWV
OKLVATWV

2.6.3 Avaluan kpttnpiwv BACEL TWV UTIOKELEVWY EUTIOPIKWY OKIVATWV ULOG
enévbuaong

To HLKPOOLKOVOULKO TtepIBAANOV pLag eméviuong oe éva KEPAAALO OTOV TOUEQ TWV
EUMOPLKWY aKWVATWY, avadEpetal otnv avaluon mAElddag Kpltnpiwv Twv el
HEPOUG OTOLXELWV TIOU TO ATOTEAOUV KAl KATA CUVETELA EMNPEATIOUV TNV OLKOVOULKN
Tou emidoon. Ta otolxeia avtd amaptilovtal amnod TG KTNPLAKEG UTTOSOUEG KaBWE Kat
Vv tonoBecia kABe meplouclakol otolxeiou kal €xouv UYLOTN onuacia yla tnv
OLKOVOLKA gunuepia tng emévduong, KaBw¢ ocuvioTouy TNV Mnyn €006wv ¢ (LEow
NG evolKioonG Toug amod TEeAATeS /Kol HEow TG UTEPTiUnong toug). O Geltner
(2012) avadépel OTL TA UTIOKE(HEVA TEPLOUCLAKA oOTolxeia €vog kedoahaiou
avadEpovtal 0To AUECA TAPOYwYLKO ¢Guolkd KedAAalo, OMWCG €vol CUUMAEYUQ
vpadeiwv n éva kataotnua. Ev ouvexela, o Parker (2011) dnAwvel otL T
OUYKEKPLUEVA KpLThpla Bewpeital mwg nepllapBavouv mapayovteg, n BeAtiwon Twv
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omolwv TPOKELTAL va oUVEloPEPEL €ite otn SuvNTIKA OLKOVORLKN avamtuén Tng
enévbuong eite otn pelwon tou mbavou KvdUVou TIou aUTH EVEXEL.

Atlo avadopdc KplveTal TOo Yeyovog OTL 0KOAOUBWC MPOKELTAL VA TIpayHLOTOmoLN Ol
ETILOKOTINGCN TWV KPLTNPLWV LOVO YLO LLO UTIOKOTNYOPLO TWV EUMOPLKWY aKLVATWY, Ta
ETUXELPNUATIKA ypadeia. H anddaon auti mapOnke KabBw Ta MEPLOUCLOKA OTOLXELQ
TOU UTO avaluon Selypatog TnG ev Adyw epyaciog avikouv OAa avefalpETwe otn
OUYKEKPLUEVN uToKatnyopia Kol wg €Kk ToUTOU Kpivetal mAsovalouoa n e€€taon
TOOO TWV BLOUNXAVIKWV TIEPLOXWV OCO0 KOL TWV KOTOOTNUATWY ALOVIKAC.

H avdluon Ttwv Kputnpiwv NG avaluong HUIKPOOLKOVOULKOU ETMUMESOU  TWV
ETUXELPNUATIKWY Ypadeiwy, TPOKELTAL va Xwplotel o dV0 MTUXEC, oL omoieg Ba
gotialouv o0t OLOPOPETIKA XOPAKTNPLOTIKA €VOC TIEPLOUCLAKOU  OTOLXELOU.
Eneénywvtoag, n pia 6a Baoiletal ota XapakTtnpLoTKA TnG Tonobeoiag evog akivntou
Kalt N GAAN OoTol XOPOKTNPLOTIKA TOU/TWV KTnpiou/wv.

Kputripla tonoBeciag

H tomoBeoia Stadpapatilel onuavtikd polo yia tnv mpobupia Twv ev Suvapel
EVOIKWV va TTANPWOOUV yla £va TIEPLOUCLOKO oTtolxelo. O petaPAntég tomobeaiag
OTWG N AmOOTOON TOU OKLVATOU amod HLa KEVTIPLKA EMLXElpnUaTIK eptoxn (Central
Business District) kalL n amootacn amd KopBoug petadopdg e€etdoTnkav Kol
Bp€BnKav ONUAVTIKEG oo pLo. oslpd peAeTwV (Brennan et al., 1984, Clapp, 1980,
Sivitanidou, 1995 & 1996, Frew & Jud, 1988). AANAQ XOPQKTNPLOTLKA OXETIKA UE TNV
tonoBeola TOu TEeplouclakol OTolXelou eival: n TPoofactuotnTtd TOUu, OL
neptBallovoeg avéoelg K.a.. Aappavovtag umoyty tnv undpxouvoa BipAoypadia,
akoAoUBwG mapouaotalovtal Ta €€N¢ KpLTipLa:

e Anootaon anod Kevrpikn Emxetpnpuoatikn MNeploxn (K.E.M.)

H K.E.NN. mapéxel mpoocBacn o€ pia PeEYOAUTEPN OMAdA UTINPECLWY Kol
epyaoiag (Gijsellar, 2011). Ou «Central place theory, Bid rent curve in the
C.B.D., HBU, Polynuclear cities, M.A.Cs N.B.Ds C.B.D.» amoteAoUv Bswpieg
e€nywvtag nwg n eyyvutnta o pa K.E.MN. auavel to evoikio kat tnv agia twv
TIEPLOUCLOKWY OTOoLXElwV. Z0udwva e tov Gijselaar (2011), evtog pag K.E.NM,
Baolkol TAPAYOVTIEC TOU QOKOUV EMLPPON OTNV T TWV EVOLKIWV
aroteAolv: n egyyutnTta oto oldnpodpoulkd otabud n/kal oe otdon
Aewdodopeiwy, n anootacn amnod ta KEVIPIKA ypadeia plag stalpiag n amnod eva
EUTTOPLKO KEVTPO K.O..

e Anodotaon amnod KOuPoug petadopdg

JUupdwva pe toug Kok (2012) katr Van Gooi (2013), n eyyutnta ue
oldnpodpoukoug otabuoug, KeviplkoUG OSpOpouG Kal GAAEG UTnpeoieg
CUYKOLWVWVLIWV aU&AveL TNV afla Twv TEPLOUCLOKWY OTOLXELWV KOL TLG TLUEG
TWV EVOLKILWV.
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MNpooBaoiuotnta

Juudwva pe toug En-Geneidy et al. (2006), wg mpooBaciuotnta opiletal n
E€UKOAlQL Ye TNV omola Umopeic va PTACELC Ul CUYKEKPLUEVN TomoBeoia.
MoAAEG TOAELG Xpnotpomnolouv emninmeda cupdopnong otoug SpoUoUC Kabwg
KOl €ETAOLEC avadOPEC KLVNTIKOTNTAC yla TNV aloAoynaon t¢ anodoong Tou
ocuotnuartog petadopwv. O Parker (2011), SnAwvel mw¢ n MpooBactpuotnTa
amoteAel pEPOC TWV KPLTNPiLwV ou Baacilovtal otn Tomobeaoia.

«Walkability»

Q¢ «Walkability» opiletat, cUpdwva pe toug Pivo & Fisher (2011), o BaBuog
OTOV Omolo Wla TIEPLOXN O€ KOVTILWVN amootaon, MUE ta modia, amd To
ETXELPNUATIKO ypoadeio evBappUVeEL TO TMepmATNUA yia Puxaywylkolg n
Aeltoupylkouc okomoug. Epeuva mou  Sle€nxbn emiong amd Ttoucg
npoavapepOévteg o mavw amo 4200 eumoplkd akivnta tnv mepiodo 2001-
2008 otic H.M.A., KOTOANYEL TTWG TO CUYKEKPLUEVO KPLTAPLO OVOLEVETOL VAl
£XEL BETIKA amoTeEAEOHATA TOOO OTIC TIMEC TWV EVOLKIWV 000 Kot otnv afila
TWV TIEPLOUCLOKWYV OTOLXELWV.

AvVEoelg

INUAVTIKEG QVECELS Yyl TO  EMXELPNUOTIKA  ypadeila  amoteAouv
EYKATOOTACELG €0TiOONG Kot ToUSIKAG PpovTidag, €yKATAOTACEL] TOU
TapEXouV aBANTIKESG R/KaL PUXAYWYLKEG SPAOTNPLOTNTECG K.A.. ATIOTEAETHATA
and tnv €peuva tou Kok (2012) umodelkvUouv TwG oL MOBWTEG elval
SlateBelpuévol va mAnpwoouv uPNAOTEPA €VOLKLAL YLOL  ETILXELPNUOTLKA
ypadeia pe mio motkiho Kot HeyaAUTEPO aplOUO AVECEWY OTNV gyyUTNTO.

Kputipla umoSopwv akwvitou

Me mapouolo TPomo avaAUEeTal Kal N v AOyw TTUXA KpLtnplwv, TOPAYOVTEG TNG
omola €xouv Bpebel va aokoUV GNUAVTLKI ETILPPON OTNV OLKOVOULKA emidoon HLag
eMévOUONG O€ EUMOPLKA aKivnTa.

‘ETOC KATAOKEUNAG

ExeL amodeL TeEL WG ONUAVTLKI ETILPPON TWV EVOLKLWYV, LE APVNTLKI) CUCXETLON,
oe mMAelada peletwv onwg: Slade (2010), Dunse & Jones (1988), Gijselaars
(2011), Sivitanidou (1995,1996), Bollinger et al. (1980), Slade (2000),
Wheaton (1984), Ozus (2009).
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TeAevtaio £€t0¢ avakaiviong

H katdotaon Twv KInplwv emdevwveTal Pe TNV mapodo tou xpovou Adyw
™m¢ enidpaonc twv puokwv Suvdpewv. Ta umapyxovra Kripla evOEXeTal
£MLONG VO LNV avtarnokpivovtal otn {Tnon Twv Hobwtwy, n onola lowg €xel
uetaBAnBel otov xpovo. O Geltner (2007) dnAwvel otL e€attiag TG PUOIKNAC
$Bopac Twv KTNpiwv, N nAwia Kat ol SUVNTIKEC AVOAKOLVIOELG TIPOKAAOUV
SLadOpPEC OTIG TIMEC EVOLKIWV TWV ETXEPNUATIKWY ypadeiwv. Emiong, eav
£€Va KTNPLO €XEL AVOKALVLOTEL TPOOPATWC, TOTE lval TBavo va £xel auénbel
TO POoodOKLpOo {whG Tou pall pe TG Rdn UMAPXOUOEC LLOBWOELG O€ QUTO.

KatavaAwon evépyeLag

Juudwva pe toug Joosstens & Itard (2012), Lombard et al. (2008) kaw Korolija
et al. (2011), n evepyelaKkn KATAVAAWGCN TWV CUCTNUATWY KALLOTIOHOU Kol
B£puavonc aokel emippon apevoc OTLG TIHEC TWV EVOLKIWV Kal apETEPOU OTNV
afla Twv aKLWNTWV.

IkavotnTa mpooappoync/sveliia

ItV TpEXOUCA ayopd akwATwy, n avamtuén ktpiwv Sivel Eéudoaon otnv
QVOKUKAWGN TOUG ME OKOTIO OUTA va XpnolpomnolnBouv pe TOAUTOLKIAOUG
TPOMOUG Og OUYKPLON HE TNV apXLKR Toug Asttoupyia. ZUudwva HE TOV
Graaskamp (1981), auTEG oL MTPOOTIABELEG MPOCAPUOCTIKAG XPONG NTAV TILO
ETULTUXNG OTAV N XWPNTIKOTNTA TwV 0pOdwV TOU OKIVATOU NTAV YEVVALOSdwWPN
KoL To VPN TwWv opOPwWV NTAV EMAPKN.

Méyebog

JUpudpwva pe tov Remoy (2010), umApxEL APVNTLK CUOCXETLON METOEU TOU
HEYEBOUC TOU EMLXELPNUATIKOU Ypadeiou Kot TOU HECOU EVOLKLOU TOU.

AVEQELC

MEeAETEG OTNV ayopd EMIXELPNHATIKWY Ypadeiwv tng KwvotavtivoumoAng
nou dle€nyayav oL: Oven & Pekdemir (2006), Gijselaar (2011), anokdAuav
WG OL QVECELG EVOG ETUXELPNMOTIKOU ypadeiov Onwe n mapoucia €vog
€0TLATOPLOU OTO KTNpLo, piag Tpdmelag, evog KEVIPpOU Uyelag A nUEPNOLAC
dpovtidag, plag aibouocag cuvedplAcEWV K.0. ACKOUV CNUAVTLKA EMLPPON
oto eninedo Tou evolkiou.
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KAdon

H kAdon €vog emiyelpnuotikol ypadeiovu aviavakAd Tnv YeVIKOTEPN
moLotTNTA Tou. YPnAOTEPNG KAAONC TEPLOUCLOKA OTOLXElQl TElvouv va eival
VEOOUNTA, va £XOUV EMOPKELC avEoelg, va Pplokovtal OXETIKA KOVIA O€
KOopBoug petadopadg kat o K.E.M., va €xouv emidpaveic pobwtég K.T.A.. Evw
XoUNAOTEPNC Katdtafng akivnta mapouotalouv ta TpoavadepBévta,
eMBUUNTA, XOPAKTNPLOTIKA OUYKPLTIKA omaviotepa. H koatnyoplomoinon
OKLVTWV UTIO TO €V AOYW cUoTnUa Ta tornobetel cuvnBw o Tpeic emipaveic
tumoug (KAaon A, KAaon B, KAaon C), pe ta akivnta nmou tonobetolvtal ota
unAdtepa onueia TG KAIHAKAG va £XOUV CUYKPLTIKA peyaAlTepn afia Kot
gvoikia.

Buwoipotnta

Ye MOAM\EG ayopEC, oTn oUyXPovn £€moxr, £Talpeieg sival Statebelpéveg va
TANPWOooUV UPNAA evolKLa yLa «TIPACLVAY» TIEPLOUCLOKA oToLXela. To yeyovog
OUTO TIPOKUTTEL KABWC N EVOLKLOON €VOC XWPOU HE XOHNAOUG pUTIOUC Kall
Buwowun Asttoupyla amoteAel gukalpia yla tou¢ HoOwTEG va emdeifouv
adevog tnv Séopeuorn toug otnv aclpopa avamtuén kot adetépou va
TIPOOEAKUOOUV TIEPLOCOTEPOUG KOL TILO Lkavoug epyalopévoug (Institute for
Building Efficiency, 2011).

2.6.4 Zlvoyn

Juvoyilovtag, oTOX0C TOU CUYKEKPLUEVOU UToKedaAaiou, ATtav n Kataypadn Tng
KATtaAANANG BLBAloypadiag e okomo va yivouv avtiAnmrtol KATOoLEG oo TIG KAipLEG
SUVAUELG EMLPPONG TNG OLKOVOULKNG eMidooNG, TOOO O UOKPOOLKOVOULKO eMinmedo
000 KOl ot emimebo TEPLOUCLAKOU OTOLXEIOU, TWV HEANOVIIKWVY eMevOUOEWV O€
EUMOPLKA akivnta. AvaAvovtag, akoAoUBwE mapouctalovial GUVOTTIKA oL €V AOyw
TITUXEG TIou  avadEPOBNKav Kol CUVTACOOOUV HEPOG TOU HLKPOOLKOVORLKOU KOl
HOKPOOLKOVOULKOU TtepIBAAOVTOG HLlag TETOLAG €mévOUONG Kal emipepilovral
oUudwva Pe TNV KALLaKa Kal tn ¢Uon TNG EMLPPONG TOUG:

MaKpOOLKOVOULKO TtepLBAAAOV emévbuong
o Emrtokia daveloddtnong emevéloewy o€ EUMOPLKA akivnTa.
H olkovo Lk avamtuén plag mepLoxng.
Amntod60eLg OpOAOYWV (LOLWE TWV KPATLKWV).
YIAapxwv Kol EKTLLWUEVOS TANBWPLOUOG.
EKTLHWHEVN alol EUMOPLKWY OKLVATWV.
Katdotaon kepaAalayopwv plag mePLoXnG.
YTMOTLUNONG OKLVATWYV ULOG TTEPLOXNAG.

O O O O O O
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H unapxouvoa {ntnon kat mapoxn kabwg kal n amoppoddnaon anod tnv
OyOpP A TWV EUTIOPLKWVY AKLVATWV.

To A.E.N. pag meploxnic.

To Moo00TO AMacXOANONG ULAC TIEPLOXNC.

To mocootd Avepylag piag mepLloxng.

Ta uTtApXoVTA TTOCOOTA KEVWV OEC0EWV OE EUMOPLKA OKlvnTO HLOG
TLEPLOXNG.

O 16n uTApXwWV OYKOG EUTIOPLKWV OKLVATWY OE LA TIEPLOXNA.

Ta mMood evolkiwv Kol O TIPAYUOATIKOC KOL O EKTIUWUEVOG puBUOg
au€nong Toug og JLa TtEPLOY).

Ot Anpoypadikéc  aMayéc  kaBw¢ koL TOALTIKOL Kol
KOLVWVLKOOLKOVOLKOL GUVTEAECTEG HLOG TIEPLOXNG.

To Moo TG HOXAsuoNC.

Ol &V gVePYELOl VOULOUATLKEG TIOALTIKEC KOOWG KOl LOKPOOLKOVO LKA
gpyadeia ( onmwg n opwoBétnon tou «loan-to-value ratio» g
eMéviuONG O€ EUMOPLKA akivnTa).

H popoloyia eumoplkwv aKVATWY G€ ULa TIEPLOXH.

O tumog abpolotikol kedpalaiou amnod tov omoio xpnuatodoteital pia
enévluaon o€ EUMOPLKA akivnTa.

H kaBopn afia evepyntikou (N.A.V.) plag emévduong o€ EUMOPLKA
akivnta (cuvnBwg xpnotpomoleital yia apolBaia kedpalaia).

To emutoklo kepoahalomoinong plag emEvOUCNC O EUTIOPLKA aKivnTa.
To péyebog emevbuodpevou KepaAaiov Og EUTIOPLKA OKivnTa.

e MIKPOOLKOVOULKO TepLBAAAov emévbuong (ywa TNV  meplmtwon  Twv
ETUXELPNHUATIKWY Ypadeiwv)

©)

O O O O O O

0O O O O O O

H amdotacn emyepnuatikol ypadeiov/wv amd  Kevrpwkn
Eruyelpnuatikn Neploxn.

H amootaon enyepnuatikol ypadeiov/wv anod kopBoug petadopdc.
H npooBaoiuotnta eniyelpnuatikol ypadeiov/wv.

«Walkability» emxeipnuatikol ypadeiov/wv.

OL QVEDELG O€ KOVTLVA amooTtaon armod TO EMXELPNHUATIKO Ypadeio/a.
To €106 dnuLoupylag Tou/wv emixelpnuatikol ypadeiov/wv.

To televtaio €t10¢ avakaiviong Tou/TwV  ETUXELPNUATIKOU
vpadeiov/wv.

H KatavaAwaon evEPYELOG TOU/TwV EMLXELPNMATIKOU ypadeiou/wv.

H kavotnta mpooapuoyng/sukaupia emxelpnuatikol ypadeiou.

To péyeBog Tou/TWV EMIXELPNUATIKOU ypadeiou/wv.

Ol QVEDELG TOU/TWV EMLXELPNUATLIKOU ypadeiov/wv

H kAdon tou/Twv emixepnuatikol ypadeiov/wv.

H BlwolpotnTa Tou/Twv EMXELPNUATIKOU Ypadeiou/wv
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Kedpalato 3 — MoAukpttripla Avalvon Antodpaoswv kat n pEBodog
ELECTRE Il

3.1 Ewaywyn kepalaiou

O moAukputiipleg péBodol aflohdynong Baoilovtal otnv MoAukpitripla Avaluon
Anodaocswyv, TIOU £XEL OKOTO Vo MAPACXEL otov amodacilovta Ta amapaitnta
epyadeia mou Ba Tou emITPEPouv va onUELWoeEL TPoodo otnv emilucn €evog
npoPBAnUaTog amogdaong, OmMou TEePLOoOTEPEC OYELG TOU TPOoPARUATOC, CuXVA
OVTLKPOUOMEVEG KOL OQVIAYWVIOTIKEG, TPEMeL va AndBolv umoyn. H mpwtn
TIOPOTAPNON TIOU TPEMEL va YIVEL, OTAV TIPoOoeyylleTal €va TETOlo TPORANUA
anodaong eival 0tL Sev UTIAPXEL, YEVIKWG, Ula arntodacn (AUon, evépyela, ...), TTOU va
glval n KaAUTEPN CUYXPOVWG, amd OAEC TG AAAEC amoOYelg. AvtiBeTa UE TIC KAQOLKEC
pneBodoug tne Emxepnotakng Epeuvag, ol moAukpltipleg pEBodol Sev mapéxouv
AUOELG TTOU va. €lvOiL OVTIKELMEVLKA Ol BEATIOTEC. To £vauaopa yLo Tn dnuoupyla Twv
TIPWTWV TIOAUKPLTAPLWY HEBOSWV TNG olkoyévelag ELECTRE 666nke to 1965 omou n
supwraikn etapia SEMA, n omoia udlotatal w¢ onueEpo HE TO Ovopd
MetraMartech, avéhofe va emAUCEL £€va TIOAUKPLTAPLO TIPOPANUA OXETIKA UE TNV
emloyn VEWV ETOPKWV Sladkaowwv oe Blopnxaviko meptBaliov. Mo tnv
OVTLUETWTILON TOoU TtpoBAnpatog avamtuxdnke n péBodoc MARSAN n omola avéAue
48 O6lapOPETIKA TTOOOTIKA 1 TIOLOTIKA KPLTAPLO HE XPNON TNG TEXVIKNG TOUu
OTAOULOUEVOU HEOOU. JUVTIOMO OUWC N HEB0SOG mapouciaoe TPOPANUATA KUPLWE
LE TNV UETATPOTIH TIOLOTIKWVY KPLTNPLWV O TTOCOTLKA KoL W EK TOUTOU N €TOLPELN
TIOU £KAVE Xpnon tng &v Aoyw peBOdou, odnynbnke oe avalntnon véou Kal
amodoTIKOTEPOU €pyaAeiov avaluonG. AutO To KAAeopa amavinOnke amd Toug
Bernard Roy et al., oL onolol SLapopdwoay TG MPWTEC LOEEC yLa TN OXECN UTIEPOXNG
Kal TIG €vvoleg oupdwviag kat acuudwviag kat Bpnkav edappoyn oe pia pébodo
TIOU, UTIEPVLKWVTAG TOUC TIEPLOPLOUOUC TNG MARSAN, XpNOLUOTIONONKE EMITUXWG
OTN OUYKEKPLUEVN TiEpITTWON Kol o€ GAAa Opota poBAnuata €KToTe. To aKpwVUULO
ELECTRE (Elimination and Choice Expressing REality — «amokAelopdg kat emloyr) mou
avtikatontpilouv TNV mpayuatikotnta » ) anodidetal otov Bernard Roy (1986), tote
ETUOTNUOVIKO SlevBuvty tng SEMA. ApxKQ xpnolpomol)onke ywo tv €Upecn
BéATiotng AUong amnod éva cUvolo MBavwy emiloywy, KaL oTn cuvexeia epapUOoTnKeE
yla v emniluon tplwv SladopeTikwY TPOPANUATIKWY : EMIAOYAG, LEPAPXNONG Kal
taflvounong. MapodAn tnv eukoAia kat tnv eveAl€ia tng n ELECTRE &gv €ylve yvwotn
™V 6l xpovid, aAAd HeEPLKA Xpovia apyotepa Otav pLo YaAAK ednuepida
e€€bwoe €va apBpo oxeTIkA Pe TN nEBodo autr. ZTtnv napodo twv Xpovwv n ELECTRE
e€elixbnke otnv ELECTRE | ko peténewta ot ELECTRE Il, ELECTRE Ill, ELECTRE 1V,
ELECTRE IS, ELECTRE TRI ( TaAdvnc Keootac 2010 ).
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3.2 MMpoPAnuatikég MoAukpunpag Avaluong

Me Baon Tig LattepoTnTeG Mou mapouctalouv ta pofAnuata AnPng anopdacewv
HE TTOANQIAQ KpLTApLa, N ToAuKpLTAPLO avaluon amodpAcewv €XeL TPELS BAOLKOUG
OTOXOUG: TNV AVAAUCH TNG QVIAYWVLOTIKAC $UONG TWV KPLTnplwy, Tn povteAomoinon
TWV TPOTIUNCEWYV Tou amodacilovta Kol TOV EVIOMIOUO LKAVOTIONTIKWY AUcEwV. O
Roy (1996) mpotelve éva yeviko peBodoAoyLlkd TTAQLOLO yLO TNV EMITEVEN AUTWV TWV
OTOXWV, TO OToLo MapoucLaleTal akoAoUBwG:

ANTIKEIMENO ANO®AZH2

v
2YNEMHZ OIKOINENEIA KPITHPIQN

4
MONTEAO OAIKHZ MPOTIMIZHZ

v
YNOXTHPI=H THX ANO®AZH:

LT

Y10 pwTo otaddlo Kabopiletal To GUVOAO TWV EVAANAKTLKWY Spa0TNPLOTATWY KL N
npoPBAnuatikn tTng availuong. Qg " evaAlaktikn " (alternative) opiletal kabe mbavn
emloyn n omola amoteAel AUon Ttou TPOPANUATOC KoL N omola TPEMEL va
alohoynBel wg mpog TNV KATaAANAOANTA TNG. To 0UVOAO TWV EVAANAKTIKWY UTTOpPEL
va oploTel lte wg €va Slakpltd cuvolo (discrete set) — oto omoio eivat duvatn n
TANPNG Kataypadr OAwV TwV eVAANAKTIKWY SpacTnpLlOTATWY — £(TE WG EVOL CUVEXEG
ouvolo (continuous set) — oto omoio n €€avTANTIKN Kataypadr TwV eVAANAKTIKWY
Sev elval duvatn. Itn oUVEXELD, amalteital o KaBoplopog tnNg MPOBANUATIKAG TNG
avaAluong (decision problematic) yevikd, umdpxouv TpeilG TPOPBANUATIKEG TIOU
KAAUTITOUV TNV MAELOP NP Lo TWV TTPOKTLIKWV TEPLTTWOEWV.

e H mpoBAnuatikn tumou a avadépetal otnv emiloyn Uiag r mepLocotepwy

€VOAAOKTLKWV OL oTtoleg Bewpolvtal wg oL 1o KataAANAeg (choice).

e H mpofAnuatikn B avadépetal otnv Taglvopnon Ttwv eVAAAOKTIKWY OE
nipokaBoplopéveg opoloyevelg katnyopieg (classification/ sorting).

H mpoBAnuatikn y avadEpetal otnv Katdatagn Twv eVAAAAKTIKWY SpaoTnpLOTATWY
EekvwvTag amnod T KaAutepeg (ranking).
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3.3 Takowd otddia Twv pebddwv tng owkoyevelag ELECTRE

H dtadikaoia edappoyns tTwv pebodwv €xel Suo kowvd otadia. To mpwto adopd T
S0UNoN YOG OXEONG UTIEPOXAG HEOW TNG, ava (evyn, CUYKPLONG TWV EVOAAOKTIKWV
KOL TNG UETPNONC TOU OXETIKOU TIAEOVEKTAHOTOC KAOE €VAANAKTIKAG £VAVIL TWV
umoloinwv. H povtehomoinon tng oxéong yivetal pe t popdn a — b (aSb) kat
ETILKUPWVETOL HOVO £av otnV mAsoPndia Twv KpLtnpiwv tng, N evaAAoKTIKA a gival
Toulaylotov efioou kaAn pe tn b kal tautdxpova Sev elval ONUAVTLKA XELPOTEPN
oo auTr ota uttoAouna kpLtipla. O TPOoodLOPLOUOG LLAC OXEONG UTIEPOXNG AVALETO
0€ Pl eVOANQKTIKA a Kol pLat GAAN b yivetal pe dtadikacieg mou diadopomolovvrat
OTLG EMLUEPOUG HEBOSOUC, eV YeVIKOTEPA amaltel SUo (6N eAEyxwV:

e O éAeyyoc oupdwviog

O €Aeyyoc ocupdwviog adopd tnv afloAdynon Twv KpLtnplwy j ota omoia n a
€VAANQKTLIKN UTtEPEXEL TNG b Kat Sivel tn duvatotnta va emaAnBeutel n LoxUG
¢ mpPoTaonG «n evaAAaKTK a eival Touldaxlotov €€iocou KaAr HE TNV
evaAAakTikn b». H T Tou eAéyXOoU QIMOTUTIWVETAL HE TN Lopdn eVOC SelkTn
oupdwviag o omoiog Kupaivetat oto Staotnua [0, 1]. H tiun 1 dnAwvel thv
mANpn oupdpwvia Tou eAéyyou He TNV TPotacn, n TR 0 dnAwvel tnv
avtiBeon tou eAéyxou HE TNV WOXU TNG TPOTOONG, EVW EVOLAUECEG TUUEC
avadEpovtal o PEPLK oYU TNG mpodtaong. Mo TNV TeAKn amodoxn tng
mPOTOONG XPNOLUOTOLETAL €va KOTwdAL cupdpwviag To omolo odeilel va
KOAUTITEL N TR tou Oeiktn ocupdwviag. H tun tou katwdAiou autou
ouvnBw¢ kupaivetal oto Staoctnua [0.5, 1] KaBwg TIpEC HikpoOTEPEC amod 0.5
anoSuvauwvouv TNV oxu tou. O KaBoplopog TG TLUAG Tou KatwdAiou
UIOpEL va yivel Je UTIOAOYLOUO €VOC HECOU OpoU TWV SEIKTWV cupdwviag
TwV {EUyWV TWV EVAANAKTIKWY. Z€ aVTiBeon, 0 EUMELPIKOG TTPOCSLOPLOUOG
TG Tou KatwdAiou avadelkvUeL T CUMHETOXN Tou amodacilovta otn
Stadikacia afloAoynong: emhoyn VPNARG TWUAG Tou KatwdAlov cupdwviag
CUVETIAYETAL TNV auotnpn afloAoynon twv evaAlaktikwy. AnAadn, otav To
KatwdpAl ocvpudwviag teivel otn povada TOTE ylo va eilval amodektr n
TPOTAON €lval avaykoia n CUVIPUTTIKN UTEPOXN MLOG EVOAAAKTIKNG €vavtl
HLag aAANG os kaBe SlabEatpo kpLTnplo.

e 0 €Aeyxog acuudwviag

O €Aeyxo¢ aoupdpwviag HETOUCLWVEL TN HUNn ovtlotabulotiky ¢uon twv
pneB6dwv ELECTRE. E€etalel tnv mapoucia woxupng avtibeong otnv mpotacn
«n a €lval touhdaylotov e€ioou kaAn pe tn b» kol ekteAeital ota kpLTipla
Omou n evoAAaKTIK a gpdavilel Xelpotepeg TIWEG amd tn b. H TR tou
eAéyxou amotumnwvetal oto deiktn acuudwviag kat prnopet va eivat Suadikn
A va kupaivetat oto dtaotnua [0, 1], kTt mou kaBopiletal amnod tnv EKACTOTE
xpnotgomnolovpevn pEBodo ELECTRE. Twu tou Oeiktn lon pe ) povada
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onuatvel Tnv umapén évtovng avtiBeong otnv LOXU TG MOPATTAVW TTPOTOONG
Kol elvat duvatd va avalpEéoel €va BeTikO amoTéAecpO TOU E€AEyXou
oupdwviag. TUVENWG, AV pia evaldaktiki €xel TIOAU KaAEg BaBuoAoyieg oe
KATToLaL KpLTrpLot aAAQ TauTOXpova TTOAU KakeG Babuoloyieg og kamola aAAa,
glval duvatd va emituxel otov €AeyX0 cUpdwviag OPWE va amoTtUXEL OToV
€h\eyxo acupdwviog, Le anoTtéEAeoua TNV amoppln TS apxLkig podtaong. O
beiktng acupdwviag odeilel va akoAouBel éva katwdAl acupdpwviag To
omoio kaBopiletal pe avaAoyo TPOMO KOl TEPLOPLOUOUG HE TO KaTtwdAL
oupdwviag. Baosl Twv TIHWV ota Bapn Twv Kpltnplwv Kal ota KatwdAla
oupdwviag kat acupdwviog ol péBodol ELECTRE sudavilouv SLadopeTika
anoteAéoparta otnv aflohoynon Twv evalAaktikwv. H dtadopomnoinon auvtn
uropel va  peAetnBel kot va aflohoynBel wg Swadkaocio  eAéyyxou
gvalobnolag. Epdoov ol SUo €Aleyxol eival emttuxnuévol yla éva (elyog
EVOANQKTIKWY, TOTE N WoXUC NG mpotacng aSbh emaAnBevetal kat yivetal
SeKktn n avtiotolxn oxéon umepoxnc. (Milani & Shanian & El-Lahham, 2006).
To 6eutepo otadlo tng Stadikaciag edapuoync tTwv pebodwv agopa tnv
aflomoinon tng mAnpodoplag mou amoppEEL amod To MPWTO OTASL0, WOTE Vo
oAokAnpwOel o okomocg ¢ availuong. Metd tov KoBoplopo TwV TEAKWV
OXEO0EWV UTIEPOXNC METOED TWV EVAANAKTIKWY akoAouBeital pia StadopeTikn,
efaptwpevn amnd tn emilexBeioca péEBodo, dwadikaoia pe Baon tnv omoia
KoBopileTal TO TEAIKO AMOTEAECHA TNEG AVAAUONG.

3.4 Hpebodog ELECTRE IlI

Av kot oL péBodol ELECTRE | kau Il xpnolgomowiBnkav €KTeEVWG Kal UE emituxia,
SlamotwBnke OtL 6ev nrav amoAAaypEVEG TPOPANUATWY. Ta OnNUOVIIKOTEPQ
gviomniotnkav otn dtadikacio andédoong TLUWV yLa TIG EMLEOCELS TV EVOAANOKTLKWY,
KABWC Ol EKTLUNOELG TWV avaAUTWV Bewpouvtav aBéBateg, avakplBeic kot EAAUITWG
KOBOPLOUEVEG, KUPLWG SLOTL CUXVA T OXETLIKA HE Eva TPOPRANUa SeSopéva NTav anod
™ ¢von toug acadn. H acddela aut QVTLUETWIIOTNKE LOTOPLIKA HUE TN XPnon
OTATIOTIKWY KOTAVOUWV WOTE va eKTLUNBel n dloomopd twv mBavwy TIHWY TWV
EVOANOKTIKWY UTIO OUYKEKPLUEVA KpLtpla. AkoAouBolUoe o0 UTOAOYLOMOG TNG
QVOUEVOUEVNG aflog ylo TO KPLTANPLO UTIO €€€taon, HE XPnon K¢ ouvaptnong
xpnowotntag (Roy & Vanderpooten, 1996). Mo SladopeTiky MPOCEyyLon NG
ofeBalotnNTOg ylo TG TIUEG TWV EVOAAAKTIKWY TPOTAONKE UE TNV avamtuén tng
peBodou ELECTRE Ill. H véa péBodog oxedlAOTNKE WOTE va OVIIUETWTIEL Ta
npoPAnuata avakpifelag, acadelag, afepaldotntag kat eAAUTOUG kKaboplopol Twv
Sebouévwy tng ELECTRE Il kot xpnolpomnolntnke o€ mpofAnuata Katatagng omwe Ko
N TPOKATOXOG TNG. ZTolXEla TNG peBBGSoU Xxpnolpomolibnkav KaL otV avamtuén tng
ELECTRE Is, mapalAaynG tnG ELECTRE |. ZUYKPLVOUEVN HME TNV TPOKATOXO NG, N
ELECTRE Ill mapouaotalel U0 véa XOpAKTNPLOTIKA:
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e TNV évvola Tou Peudokpltnpiou, pue xprion Twv katwdAiwv mpotipnong (p) ,
adladopiag (q) kat BEto (v) ta omola emTpEmMouv TNV Katdtaln o€
Slootuata avti og onueia.

e TN Xpnon Hag acodoug oxEong UTEPOXNG O avrtiBeon HE TO HOVIEAO
TpoTiunong tnG ELECTRE Il to omoio mepleixe Svo €ekdaBape¢ OXEOELS
UTLEPOXNG.

Onw¢ Katl oTig TPonyoUUeVEC HEBOSOUC, XPNOLUOTIOLOUVTOL CUYKEKPLUEVOL EAEYYXOL
oupdwviag Kol acupdwviag yla Tov TPOoSLoPLoUO ULaG EKTIMNONG TwWV OXECEWV
HETAEL OUO evaAAaKTIKWY. € auUToUG aflomolouvtal ta Peudokpltiplo Tou
ekppalouv TNV MpooEyyon tnG HeBodou oto mMpOBANUA TNG 00ADELNG TWV TLUWV
TwV evallaktikwy. OL €Aeyxol ETUKUPWVOVTOL HUE TOV UTOAOYLOMO TOou Oelktn
aflomnotiag o(a, b) n S(a, b) o omoiog emaAnBelel tnv peplkn 1 oAWK WYXV TNG
npoTaoNG «n eVAAAOKTLKA a €lval TOUAAXLOTO 600 KaAr) 000 n evaAlaktiki b, aSb».
Ma tnv teAwkn aflohoynon o amodacilovrag KaAsitol va TAEEEL KAl TNV TLUN TOU
0ploU ATTOKOTINC TO OMOoi0 XPNOLUOTOLE(TAL 0T oUyKpLlon e To Seiktn aflomiotiog
KOl EMNPEALEL TNV AUOTNPOTNTA TNG TEALKNAG a€LOAOYNONG. ZNUAVTLKN pocaOnkn sival
n €vvola tou KatwdAlou veto (v) To omolo xpnolpomoleital otn Stadikaocia Tou
npoodloplopol tou deiktn aocupdwviag kol eival oe Béon va amoppidel TNV
npotaon aSb. To katwdAl adiadopiac g sivat n péywotn Stadopa (b — a) Svo
EVOANQKTIKWY KATW amd tnv omoia n mpotacn aSb woxvel pe Befaidotnta. To
KatwdAL Tpotipnong p sivat n ehaywotn dtadopa (b — a) U0 eVAANAKTIKWY TTAVW
ano tnv omoia dev LoyxUeL n mpotaon aSb. TEAog, n mpodtaon aSb sivat duvato va
amoppldOel 6tav n evaA\akTik a UtoAeimetal TG b Katd To KAtwdAL BETO v £0Tw
KOL O€ €va LOVO KPLTAPLO, OKOWN KOL €AV UTIEPEXEL OTA UTOAOLTA. Ol TIHEG TwV
katwdAiwv opilovtal £€tol wote v2p2g20. JVUdPWvVA PE TA TTAPATIAVW OL SUVATEC
EKTLUNOELG METAEL SUO eVOANOKTIKWY a Kat b uTto éva kpLtrpLo j elvat:

e aPb < a-b>p:loxupn npotiunon tng a évavtL g b.

e aQb & g<(a—b)<p:acbevig mpotiunon tng a évavrL tng b.
e alb & -g<(a-b)<qg:adladopia peTaty Twy a Kat b.

e aPb e (b-a)>v:nadevmpotipdral évavtt tng b.

341 TaBApoata tng uebddouv ELECTRE Il

H uéBodog ELECTRE Il 6ev maoxel amo tnv aduvapia tTwv mpwiwv dUo pebodwv
otnv avtluetwrion SladopeTikAG KAHAKAC OTIC TIMEG TWV XAPOKTNPLOTIKWY Kol
ouvenwg Oev elval amoapaitntn n oupaAomoinon Twv TIHWV TOU apxXlkoU Tivaka
anodaong. Katd ta Aowutd, n Swadikacia emiluong mMpPocouoldleL QAUTEC TWV
miponyoU uevwy PeBOdwv:

1. KaBopiletal évag mivakag umepoxng m eVOAAAKTIKWY, N KpLTnplwv kot Bapwv

2. EmAéyovrtal ot TIHEG TwV KatwdAlwy mpotipnong p, adladopiag g kat BETo v
yla €kaoto kputiplo. Emiong kaBopiletat o e€mBupntdg OUVTEAEOTAG
arokAlong s(A) amo 1o péyloto 6plo amokomng max(A).
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3. Ymoloyiletal o mivakog cupdwviag pe faon Tov TUTO:

1 ,
C(a,b) = ;Z}Ll wjcj(a,b) , omou W = 7, w;

omou w; eivat to BApog tou kpttnpiou j kat ¢j(a,b) eival o Babudg ocupdwviag
TWV EVOAANQKTIKWY a Kal b w¢ Tpog To KPLTAPLO j OMwG oplleTal o€ TPELG
TIEPUITTWOELG:

Oavb—a=p
-b+p

Ci(a,b) = avqg<b—a<p

lavb—-—a<q

4. Opiletal o beiktng acupdpwviag, Eexwplotd yla KABe KpLtrplo j Kot Kabe
{elyog eVOANOKTIKWV a,b:

0 avb—a<p
a—-b—-p

di(a,b) = avp<b—a<v

1 avb—a=v
5. YmoAoyilovtat ot BaBuot alomiotiag S(a,b):

C(a,b) avdj(a,b) < C(a,b)Vj €]

S(a,b) = (1-dj(a,b)) ,
I C(a, b)ie;-(ap —(1_é(a'b)) , AAALWG

6. E€ayetal o Nivakag A¢lomotiagS(a, b)

S(a,a) -+ S(am
S = : :
L’ (ma) - S(mm)

7. Tw tnv teAkn amodoxn tng aflomiotiag pLog oxéong aSb o ouvieAeotng
aélomiotiag S(a,b) odeilel va kaAumrtel €va oplo amokomnig A € [0.5, max
S(a,b)] to omoio emAéyetal oe autd to otddlo amod tov amodacilovra eite
npoodlopiletal éupeca otnv apxn tng Siadikaociag wg s(A), T HEYLOTN
SnAadn emBupntn amokAlon anod t PeyaAutepn TN Tou Seiktn aflomiotiog
[max S(a,b)]. Toviletal OTL peYAAEG TLUEG TOU A 1] avtioTol A UKPEC TIUEC TOU
s(A) kataAnyouv oe auotnpotepn afloAoynon Twv eVOAAOKTIKWY. MeTA TN
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OUYKPLON TWV OTOLXElWV TOoU Tivaka ofloTioTiag HE TO OPLO QTTOKOTIAG,
Stapopdwvetat 0 TEAKOG TIivaKaG UTIEPOXAG ME TLUEG:

1 >\—
T(a,b) = { av S(a,b) =\ 'SO\)
0, Stapopetika
8. Edappodletal n Stadikaoia TG amootaéng He xprion ¢ avoSLKAG Kol

KaBoSIKNC KOTATAENG OO TLC OTIOLEG MPOKUTTEL N TEAK  Katatoafn  Twv
AUoswv (Hokkanen & Salminen, 1997, Li & Wang, 2007). Katd ouvémela, n
puEBodocg ELECTRE Il emixelpel TNV KOTATOAEN TWV EVOAAOKTIKWY LE YVWUOVA
N OXeTKN O€on Twv &eVOAAKTIKWY Of KAmowo eninmedo avaluong,
Katataooovtag Ta o KAAoeLC. H Stadikacia andotaéng dtadopormoleital tng
ELECTRE Il AapBavovtag umtogn tnv acadr ¢uon twv dedopévwy elcddou.

3.5 Xuvoun kedaiaiou

JTOXOG TOU OUYKEKPLUEVOU Kedalaiou eival n dnuioupyio tou KataAAnAou
Bewpntikol TAALOLOU yla TO €pyaAeio avaAuong TOU TTOAUKPLTAPLOU TIPOBARUATOC
LE TO omolo aoyoAeltal n v Adyw SumAwpaATK. AvaAlUovtag, amapaitnto Kplvetal
va teBel To uTOPabpo yLa Tov TPOTO HE ToV omoio Ba mpaypatonolndei n eé€taon
Tou Oelypatog emxepnuatikwy ypadeiwv. Exovtag ta mpoavadepbévia wg
KatevBuvtriplo afova, O QUTAV TNV €VOTNTO TNG EPyOClag TTAPOUCLACTNKOV
OPLOUEVEC BewpnTIKEC TTANPOGDOPLEG YL TNV OLKOYEVELD TIOAUKPLTHPLWY HEOOSWV
ELECTRE xav &n yiwa tTnv ELECTRE Il pe tn Bonbela tng onoiag Ba mpaypatomnolnOet
apXLKA N avaluon Kal ev ouvexela n katataén twv xaptopulakiwv tou Selypatog
BACEL TNG OLKOVOULKNAG EMIS00T G TOUG.
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Kepalaio 4 — Avaluon delypatog

4.1 Ewaywyn kedpaiaiou

Me To MEPAC TWV TTPONYOUHEVWV EVOTNTWY, 0TOXOC TWV OMolwv amoteAel adevog n
B€omion evog otépeou BewpnTikou Kol urtofdaBpou TdGoo Tou UTO avAAuon TopEa
emévbuong 600 kal TG HeBOSou avdluong tou Oeilypatog, n amocadnvion
OPLOUEVWV EVVOLWV Kal adetépou n TANPodOPNOoN OXETIKA HUE TNV TOPEeia TNG
0yOpPAC TWV EUTIOPLKWV OKLVATWYV, TEBNKav Ta amapaitnta BepéAla yia tTnv avaiuvon
Tou gV Aoyw kedalaiou to omoio anotelel Baokod afova ¢ mapovoag epyaciag. O
OTOXOG OUTNC TNG evotnTag eival dlepevvnon Kol n katdragn evog Seiypatog
XOPTODUAOKIWY ETUXELPNUATIKWY Ypodeiwv HE yvwHOvo TNV €gUpPECn TNG TILO
emkepSoUG emévduong HETAEU autwv. Ma Tov oKomo auto, TPOKELTAL KOBOoPLOoTEL N
Snuoupyia evog kataAAnAou mAalciou avaluonc BAaon oplopEVwyY KpLtnplwy Kabwg
Kol pe tn BonBela tng ueBodou ELECTRE Ill. OAOKANPWVOVTAC TO ELOOYWYLKO OUTO
TUAMA uTtevBULLONG XPNTEL TO YEYOVOG OTL N HETPNON TNG EMLKLVSUVOTNTAG TNG €V
Aoyw emevduTikng Sladlkaciag mpayuatono)Onke e TauTonolnon Kal eni HEPOUC
ovaAuon Twv v SUVAUEL KLvSUVWV o€ TtponyoUeVo KedaAalo.

4.2 MNapouciacn delypatog Baon Twyv kpLtnpiwv mou eAEXBnKkav

ITO OUYKEKPLUEVO UTTOKEPAAOLO TIPOKELTAL VA TTOLPOUCLAOTOUV oL MAnpodopleg ou
€xouv ocUMexBel amo 1o efetalopevo Selypa, cupdwva pe T cuotada KpLTnPLWV
mou €xeL Beomiotel. ApxLkad mpokeltal va 60800V oplopéveg Baotkég mAnpodopleg
TO0O yla to UTtd avaluon Seilypa, SnAadn tnv nnyn twv dedopévwy, 600 Kal yLo Tov
TPOMOo emloyn¢ Twv npoavadepBEviwy Kptnplwv, SnAadn twv ¢pidtpwv Bdaon twv
omolwv kaBopiletal mola dedopéva €xouv afia otnv mapovoa HUEAETN, EVw OTN
OUVEXELA TIPOKELTAL Va EETOOTEL TO cUVOAO Twv Yaptodulakiwv. Ocov adopd Tov
npwto PBackd afova tou kedoahaiou, to Oeiypa, amoteAeital amo pa opada
Sladopetikwv  xaptoduAokiwv He PAcn OMOKAELOTIKA TNV AMEPLKA KAl TILO
OUYKEKPLUEVA €0TLALOVTAC OTLG TIPOAOTELEG AyOPEC KEVIPOSUTIKWY TIEPLOXWV TWV
Hvwpévwy MoAttelwv. Aflo avadopdg oto v AOyw KOPUATL Bewpeital To yeyovog otL
HE OKOTO N oUykpLon Twv xaptodpulakiwv va eival Loafla anapaitntn Kpibnke n
npoondBela, 600 autod amotelovoe emiteVEpo, yla tnv €€acdaiion Looxpovng
avdluong ywa TO OoUvoAo Tou Odelypatog. 2Zuvexilovtag pe Ttov Oeutepo
katevBuvtriplo afova, ta KpLtnpla, n €mAoyr TOUG TPAYUATONOLRONKE HeETA amod
evbelexny HeAETN NG KAtdAAnANng BiBAoypadiog otov Topéa TwV EMEVOUOEWV OE
EUMOPLKA akivnTa Kot &n ota emxelpnUatika ypadeia. Baoikr mpolndbeon katd tn
Suapkelag avutng ¢ Stadikaciag ATav n emtloyn enoapkous aplBuou petafAnTwv
€TOL WOTE N €LKOVA YLA TNV OLKOVOULKH emidoon Twv xaptodpulakiwv va eival 600 Tto
Suvatdv mo odalplkn, auvédvovtog Cuvenwe TNV akpifela tn¢ katdataéng. Me to
TEPOG TWV TIPOATTOLTOU EVWV ELOAYWYLIKWYV SLEUKPLVICEWY, aKoAouBoUv:
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® 0 KOTOHEPLOUOG TOU GUVOAOU TWV AKLVATWY TNG ETOLPELOG ava TTOALTE L
e tTa Oebopéva TOu Oelypatog mou E€xouv emAexBel ywplopéva ava
XoptoduAdkLo.

Ewova 1
TonoBeoia Kol T0OC00TO TETPAYWVLIKWY MOSLWV TIEPLOUCLAKWV CTOLXELWV
eTapeioag ava noAtteia

Ay~ Kansas 22.3%

g Ohio 15.3%

g linois 17.9%

QE Indiana 17.8%
mm N Oklahoma 7.7%
w Tennessee 6.6%
Michigan 4.4%

Minnesota 41%

Missouri 2.8%

Alabama 2.8%

Mnyn: Group RMC — Summary Deck- Summer 2019
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Mivakac 2

Aebouéva yaptopulakiov Castleton Park

1. MoAuteia Indiana

2. MoAn Indianapolis

3. Mpaypatikod koatd kedpaAnv A.E.M. moAteiag (SoAapla, 2017) 48,179

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAtteia» (xtAtadeg Soldpla, | 9,208,556
2017)

5. AnacxoAnon ava mAnbuopd moAteiag (% tou mAnBucuou, 2017) 61.8

6. Avepyia (%, ava moAn, 2018) 3.5

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. Dopoloyia og gpmoptka akivnta (%, $Opog wg mocooto tng agiag 2.836
aKkivntng meplovciog, ava peyautepn mOAN otn €Kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 347,600
2018)

10. | Evoikia yta 6AOUG TOUG TUTIOUG ETILXELPNMATIKWY ypadeiwv (SoAdpla ava 19.53
tetp. modL, ava moAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. mOSLa ava OAN, 280,284
2017-2018)

12. | NoocoOoTO KEVWY TUNUATWY OE EMIXELPNUATIKA ypadeia Eppecou TUOU 14.3
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupykd Ecoda (SoAdpla) 5,734,563

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 72

15. | Erutokio Saveiou xpnuatodotnong enevdéuonc (%) 4.85

16. | KA&on akwntou (Xxewpdtepn amod T UIAPXOUCEC) B

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Oxt

18. | Etog dnuoupyiag akwrtou/wv (M.O. stwv Snuioupyilag StadopeTikwy 1985
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 912,243

20. | Kevtpwn Emelpnpoatikn Meployn os eyyutnta (Ayotepo amo 30 Aemtd Oxt
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnolnuévn agia akvitou (ekatoupupla SoAdapia) 17.7

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg Nat
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 8

24. | KaBapd Asttoupyikd €006a WG POC TO HETOXIKO KeddaAato / Return On 29.55
Equity (%)

25. | Internal Rate of Return (%) 6.8

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 1.2
Multiple of Capital

27. | Amodotikotnta Asttoupyiog kat Slaxeiplong mepLoucLakou oTolyeiou 46.8

(KaBapd Aettoupyika anotedéopata / ‘Ecoda, %)
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Mivakac 3

Aebouéva yaptopulakiov Embassy Park

1. MoAuteia Ohio

2. MoAn Cleveland

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 50,666

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAttela» (xIAtadeg SoAapla, | 4,597,890
2017)

5. AnacxoAnon ava mAnbuopd moAteiag (% tou mAnBucuou, 2017) 59.8

6. Avepyia (%, ava moAn, 2018) 4

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dOpog wg mocooto TG agiag 1.622
aKivntng meplovciog, ava peyalutepn mOAN otn €kaotn moALteia)

9. Yo KATOOKEU EMXELPNUATIKA ypadeia (TeTp. modia avd moAn, 2017- 1,414,354
2018)

10. | Evoikia yta 6AOUG TOUG TUTTIOUG ETILXELPNUATIKWY ypadeiwv (SoAdpla ava 14.84
tetp. modL, ava moAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNUOTIKWY OKVATWY (TETP. mOSLa ava OAN, 1,196,171
2017-2018)

12. | NoooOTO KEVWY TUNMATWY OE EMIXELPNUATIKA ypadeia EUUECOU TUTTIOU 14
enevduonc (%, ava moAn, 2017-2018)

13. | KaBapad Asttoupyika Ecoda (6oAdpla) 3,721,850

14. | NAnpotnTa smyepnuatikol ypadeiou (%) 82

15. | Erutokio Saveiou xpnuatoddtnong enevdéuonc (%) 4.85

16. | KA&on akwAtou (XewpdTtepn armod TG UAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Atydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Nat

18. | Etog dnuoupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1992
KTnpilwv)

19. | ‘EKTOION OKLVATOU TPOG evolkioon (Tetp. modia) 399,214

20. | Kevtpwn Emyelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemtd Oxt
0dikwg, Nat/Oxt)

21. | Mn ocuveldntomnolnuévn agia akwvntou (ekatoppvpla SoAdapla) 16.5

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTaon (€wg Nat
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 9.6

24. | KaBapd Asitoupyikd €006a WG mPog To HETOXIKO kKeddAato / Return On 31.27
Equity (%)

25. | Internal Rate of Return (%) 20.8

26. | Juvolikn aia MEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 1.6
Multiple of Capital

27. | Anodotikotnta Asttoupyiag kat Slaxelplong neplouctakol oToleiou 47.83

(KaBapd Aettoupyika anotedéopata / Ecoda, %)
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Mivakac 4

Aebouéva yaptopulakiov College Boulevard

1. MoAuteia Kansas

2. MoAn Kansas City

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 50,970

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAtteia» (xtAtadeg SoAdpila, | 1,353,409
2017)

5. AnacxoAnon ava mAnbuoud moAuteiag (% tou mAnBucpou, 2017) 64.2

6. Avepyia (%, ava moAn, 2018) 3.3

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dOpog wg mooooto TG agiag 2.831
aKivntng meplovciog, ava peyaAutepn mOAN otn €kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 310,000
2018)

10. | Evoikia yta 6AOUG TOUG TUTIOUG ETILXELPNMATIKWY ypadeiwv (SoAdpla ava 20.84
tetp. modL, ava moAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. mOSLa ava OAN, 631,000
2017-2018)

12. | NoooOTO KEVWY TUNMATWY OE EMIXELPNUATIKA ypadeia EUUETOU TUTTOU 8.9
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupykd Ecoda (SoAdpla) 8,872,592

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 85

15. | Erutokio Saveiou xpnuatodotnong enevdéuonc (%) 4.7

16. | KA&on akwAtou (XewpdTtepn Ao TG UIAPXOUCEC) B

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Nat

18. | Etog dnuoupyiag akwrtou/wv (M.O. stwv Snuioupyilag StadopeTikwy 1987
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 806,864

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Oxt
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnoinuévn agia akvitou (ekatoppvpla SoAdapia) 44.3

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg (0)'(1
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 8.6

24. | KaBapd Asttoupyikd €006a WG mPog To HETOXIKO kKeddAato / Return On 26.88
Equity (%)

25. | Internal Rate of Return (%) 235

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 1.5
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 50.41

(KaBapd Aettoupyika anoteAéopata / Ecoda, %)
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Mivakac 5

Aebouéva yaptopulakiov Hamilton

1. MoAuteia Indiana

2. MoAn Carmel

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 48,170

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAtteia» (xIAladeg Sohdpia, | 9,208,556
2017)

5. AnacxoAnon ava mAnbucopd moAuteiag (% tou mAnBucpou, 2017) 61.8

6. Avepyia (%, ava moAn, 2018) 3.5

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dOpog wg mooooto TG agiag 2.836
aKivntng meplovciog, ava peyaAuTtepn OAN otn €kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 197,000
2018)

10. | Evoikia yta 6AOUG TOUG TUTIOUG ETILXELPNMATIKWY ypadeiwv (SoAdpla ava 20.29
tetp. modL, ava moAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. mOSLa ava OAN, 99,517
2017-2018)

12. | NoooOTO KEVWY TUNMATWY OE EMIXELPNUATIKA ypadeia EUUETOU TUTTOU 15.85
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupykd Ecoda (SoAdpla) 6,497,316

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 83

15. | Erutokio Saveiou xpnuatodotnong enevdéuonc (%) 4.75

16. | KA&on akwAtou (XewpdTtepn Ao TG UIAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Oxt

18. | Etog dnuioupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1998
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 593,353

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Oxt
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnolnuévn agia akvitou (ekatoupupla SoAdapia) 34

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg Nat
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 9.1

24. | KaBapd Asttoupyikd €006a WG mPog To HETOXIKO kKeddAato / Return On 22.638
Equity (%)

25. | Internal Rate of Return (%) 17.3

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 1.3
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 61.58

(KaBapd Aettoupyika anoteAéopata / ‘Ecoda, %)
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Mivakac 6

Aegbopéva yaptopuAiakiou Dublin

1. MoAuteia Ohio

2. MoAn Columbus

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 50,666

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAttela» (xIAtadeg SoAapla, | 4,597,890
2017)

5. AnacxoAnon ava mAnbuopd moAteiag (% tou mAnBucuou, 2017) 59.8

6. Avepyia (%, ava moAn, 2018) 3.8

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dOpog wg mooooto TG agiag 1.622
aKkivntng meplovciog, ava peyautepn mOAN otn €Kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 1,623,537
2018)

10. | Evoikia yta 6AOUG TOUG TUTIOUG ETILXELPNMATIKWY ypadeiwv (SoAdpla ava 18.5
tetp. modL, ava moAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. mOSLa ava OAN, 194,504
2017-2018)

12. | NoooOTO KEVWY TUNMATWY OE EMIXELPNUATIKA ypadeia EUUETOU TUTTOU 14.3
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupykd Ecoda (SoAdpla) 10,538,703

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 88

15. | Erutokio Saveiou xpnuatodotnong enevdéuonc (%) 5

16. | KA&on akwAtou (XewpdTtepn Ao TG UIAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Nat

18. | Etog dnuioupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1998
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 1,102,400

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Nat
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnolnuévn agla akwntou (ekatopplpla Soldapla) 59.1

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg Nat
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 10.7

24. | KaBapd Asttoupyikd €006a WG mPog To HETOXIKO kKeddAato / Return On 39.32
Equity (%)

25. | Internal Rate of Return (%) 67

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 2.3
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 57.2

(KaBapd Aettoupyika anoteAéopata / Ecoda, %)
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Mivakac 7

Aebouéva yaptopulakiov Corporate Woods

1. MoAuteia Kansas

2. MoAn Kansas City

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 50,970

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAtteia» (xtAtadeg SoAdpila, | 1,353,409
2017)

5. AnacxoAnon ava mAnbuopd moAteiag (% tou mAnBucuou, 2017) 64.2

6. Avepyia (%, ava moAn, 2018) 3.3

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. Dopoloyia og gpmoptka akivnta (%, dOpog wg mocooTo TG afilag 2.831
aKkivntng meplovciog, ava peyautepn mOAN otn €Kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 310,000
2018)

10. | Evoikia yta 6AOUG TOUG TUTIOUG ETILXELPNMATIKWY ypadeiwv (SoAdpla ava 20.84
tetp. modL, ava noAn, Q1 2018)

11. | Atoppodnon ayopag EMLXELPNHUOTIKWY OKVATWY (TETP. mOSLa ava OAN, 631,000
2017-2018)

12. | NoooOTO KEVWV TUNUATWY OE EMIXELPNUATIKA ypadeia EUUECOU TUTTOU 8.9
enevduonc (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupykd Ecoda (SoAdpla) 21,961,022

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 88

15. | Erutokio Saveiou xpnuatoddtnong enevdéuonc (%) 4.75

16. | KA&on akwAtou (XewpdTtepn armod TG UAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Oxt

18. | Etog dnuoupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1988
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 2,169,715

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Nat
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnoinuévn agila akwntou (ekatoppvpla Soldapla) 127

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg Nat
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 8

24. | KaBapd Asttoupyikd €006a WG POog To HETOXIKO kKeddaAato / Return On 23.23
Equity (%)

25. | Internal Rate of Return (%) 37.3

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 14
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 52.86

(KaBapd Aettoupyika anoteAéopata / Ecoda, %)
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Mivakac 8

Aebouéva yaptopuAakiov Americana |

Wilshire Southwind
Plaza Portfolio

1. MoAttela Michigan Tennessee

2. MoAn Troy Memphis

3. Mpaypatikd katd kedpaAnv A.E.M. moAtteiag (SoAdpla, 2017) 46,055 46,925

4, «ABpOLOTLKA KEPBN EUTTOPLKWY OKLVATWV ava ToAtteiay (ytAiadeg | 6,508,709 | 4,762,999
SoAadpia, 2017)

5. AnaoyoAnon ava mAnBuopo noAtteiag (% tou mAnBuopou, 2017) | 58.6 58.4

6. Avepyia (%, ava toAn, 2018) 3.7 4.4

7. MAnBwpLopog (Consumer price index, ava oALtela — eupUTEPN 229.874 237.456
neployn, 2017)

8. ®Dopoloyia og pmopikd akivnta (%, dOpog wg mMoocootd NG 4.125 2.838
aflag akivntng meplouaiag, avd eyaAUTepn TOAN OTN £KOOTN
ToALtelQ)

9. YTO KATOOKEUN EMXELPNMATIKA ypadeia (TeETp. MOSLO ava TIOAN, 610,528 460,000
2017-2018)

10. | Evoikia yla 6Aoug Toug TUTIOUG ETILXELPNUATLKWVY YpadEilwv 19.52 18.13
(60Adpla ava tetp. modL, ava oAn, Q1 2018)

11. | Anoppodnon ayopdg EMLXELPNHUATIKWY AKLVATWYV (TETP. oSLa 419,000 38,451
ava oAn, 2017-2018)

12. | NoooOTO KEVWV TUNUATWY OF ETYXELPNUATIKA ypadela EUUETOU 13.62 20
TuTou enévduong (%, ava moAn, 2017-2018)

13. | KaBapa Aettoupykd Ecoda (SoAdpla) 3,400,000 | 3,500,000

14. | NAnpotnTa EMIXELPNUATIKOU ypadeiou (%) 87 72

15. | Emutokio daveiou xpnuatodotnong emévéuaong (%) 4.7 4.8

16. | KAGon akwntou (xelpdtepn amd TIG UTIAPYOUCEC) A A

17. | Aepobpouto oe eyyutnta (Alyotepo amod 45 Aemtd 08IKWG, Nat Nat
Nat/Oyxu)

18. | Etog dnuoupyiag akwntou/wv (M.O. etwv Snuioupyiog 1985 1997
SLaPOPETIKWY KTNPLwV)

19. | EKTOON OKLWVATOU TIPOG evolkiaon (Tetp. modia) 349,625 492,559

20. | Kevtpwkn Emyelpnuatikn Meploxn os eyyutnta (Aydtepo amo 30 Not Not
Aemtd 08ikwg, Nat/OxL)

21. | Mn ouveldntomotnpévn aia akvntou (ekatopplpla Soldpla) 17.8 20

22. | 'Yrop€n YuxaywyLKwy TOTwVY eVTOG MEPTATAOLUNG AOCTOONG Oxt Oyxt
(éwg mepimou 30 Aemtd pe ta modia, Nat/OxL)

23. | Emutokio kedadatonoinong (%) 8.1 7.4

24. | KaBapd Aettoupylkd £006a w¢ MPOG TO UETOXIKO KeddAaio / 20.17 17.177
Return On Equity (%)

25. | Internal Rate of Return (%) 32 30

26. | JuvoAwkn atio meplouolakol OTOLKEIOU WG TTPOC TO UETOXLKO 2.49 1.3
kedahato / Multiple of Capital

27. | Amobotikdtnta AsLToupyiag Kot SLaxelplong meplouatakol 54.73 46.09

otolxeiou (KaBapd Asttoupyikd amnotedéopata /Ecoda, %)




Mivakac 9

Aegbouéva yaptopuAakiov Americana Il

Oak Creek 601 Park Fletcher
Oakmont

1 MoAuteia Illinois Illinois Indiana

2. MoAn Lombard Westmont Indianapolis

3. Mpayuatiko katd kepaliv A.E.N. moltteiog (SoAdpla, 58,217 58,217 48,170
2017)

4, «ABPOLOTIKA KEPSN EUMTOPLKWV AKLVATWY OVAL 10,900,103 10,900,103 9,208,556
mioAtteia» (xAuddeg Soldpia, 2017)

5. AntaoxoAnon ava mAnbuopod moAtteiag (% tou 61.3 61.3 61.8
mAnBuopov, 2017)

6. Avepyia (%, ava toAn, 2018) 4.1 4 3.5

7. MANBwplopdg (Consumer price index, ava moAteia — 229.874 229.874 229.874
gupUTepN TEPLO)XH, 2017)

8. Dopoloyia og pmopkd akivnta (%, $6pog wg 3.427 3.427 2.836
TTOC0OTO TNE aiag akivntng meplovoiag, ava
peyoAUTEPN TOAN OTN £KOlOT TIOALTELQ)

9. Yo KaTtaokeun nxelpnuatika ypadeia (tetp. moda 2,442,541 2,442,541 317,600
ova oAn, 2017-2018)

10. | Evoikia yla 6AouG Toug TUTIOUG ETIXELPNOTIKWY 21.735 22.14 19.53
vpadeiwv (doAdpla ava Ttetp. O, ava moAn, Ql
2018)

11. | Anoppodnon ayopag EMXELPNMATIKWY akvATwy (tetp. | 500,000 500,000 280,284
noSila ava moAn, 2017-2018)

12. | MoooOTO KEVWV TUNUATWY OE ETUXELPNUATIKA ypadeia | 21 19.83 14.3
£UpEeTOU TUTOU emévduong (%, ava moAn, 2017-2018)

13. | KabBoapad Asttoupyika Ecoda (§oAdpra) 3,281,000 1,249,000 574,000

14. | NMAnpdtnta emiyepnuatikol ypadeiou (%) 87.41 90.51 69.48

15. | Emurokio daveiou xpnpatodotnong enévéuong (%) 4.5 4.5 4.5

16. | KAd&on akwntou (XEpOTEPN QMO TIG UTIAPXOUTES) B A B

17. | Aepodpopuo og gyyutnta (Ayotepo amd 45 Aemta Nat Nat Oxt
08kwg, No/Oxu)

18. | Etog dnuioupyiac akwitou/wv (M.O. etwv 1993 1990 1982
Snuovpyiag SLodopeTikwy KTnpiwv)

19. | EKTQON OKWATOU TPOG evolkioon (TeTp. modia) 427,379 121,666 162,900

20. | Kevtpwn Emuxelpnuatiki Meployn oe eyyvtnta Oxt Oxt OxL
(Aydtepo amd 30 Aemtd 08ikwg, Na/Oxy)

21. | Mn ouveldntonotnpévn agio akwntou (ekatoppuplo 16 8.3 6.5
SoAapla)

22. | 'Ymopén Yuxaywylkwy TOMwWY EVIOG TEPTIOTAOLUNG OxL OxL OxL
andotaong (éwg mepimou 30 Aemta e ta modLa,
Na/Oxu)

23. | Erutokio kepahatonoinong (%) 10.25 10.39 5.62

24. | KaBapd Aettoupyikd €008 w¢ TPOG TO ETOXLKO 41.33 28.03 3.82
kebdahato / Return On Equity (%)

25. | Internal Rate of Return (%) 35 30 5

26. | ZuvoAin aglo mepLoucLakoU OTOLXEIOU WG TTPOG TO 1.2 1.2 1
MEeToXIKO KepdAalo / Multiple of Capital

27. | Anodotkdtnta Aettoupyiag Kat Slaxeiplong 50.05 50.05 50.05
TieploucLakou ototxeiou (KaBapd Aettoupyikd
anote\éopora /Ecoda, %)
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Mivakac 10

Aebouéva yaptopulakiov Americana Il

1. MoAuteia Missouri

2. MoAn Kansas City

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAapla, 2017) 45,076

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAttela» (xIAtadeg SoAdpla, | 2,198,980
2017)

5. AnacxoAnon ava mAnbuopd moAuteiag (% tou mAnBucpou, 2017) 61.40

6. Avepyia (%, ava moAn, 2018) 3.6

7. MAnBwplopog (Consumer price index, ava oOALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dopog wg mooooto TG agiag akivntng | 2.751
neplouciag, ava peyoAUtepn TOAN otn €KooTh TIOALTELQ)

9. Yo KATOOKEUH EMXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 293,615
2018)

10. | Evoikia yla 6Aoug TOUG TUTIOUC ETILXELPNUATIKWV Ypadeiwv (Sohdapia ava 19.73
tetp. modL, ava noAn, Q1 2018)

11. | Artoppddpnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. MOSLa ava TOAN, 1,022,165
2017-2018)

12. | NooooTO KEVWV TUNUATWY O ETILXELPNUOTIKA ypadeio EPpUecou TUTIOU 15.5
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Asttoupyikd Eocoda (SoAdpla) 322,463

14. | NAnpdtnta emyelpnpatikol ypadeiou (%) 38

15. | Erutokio daveiou xpnuotodotnong emevéuong (%) 4.5

16. | KAdon akwntou (XElpOTeEPN OO TIG UTIAPXOUCEG) B

17. | Agpobpouto o syyutnta (Ayotepo amo 45 Aemtd 08kwe, Na/Oxt) Oxt

18. | ‘Etog dnuoupyiag akwitou/wv (M.O. etwv dnuoupyiag StadopeTikwv 1980
KTnpilwv)

19. | Ektaon oKLwnTou pog evolkiaon (Tetp. modia) 397,627

20. | Kevtpwkn Emuyelpnuatikn MNeployn og eyyutnta (Aydtepo amo 30 Aenta (0)'(1
0dikwg, Nat/Oxt)

21. | Mn ouveldntonownpévn afio akwvntou (ekatoppvpla Soldpla) 13.9

22. | 'Ymapén Puxaywylkwy TOMwWVY EVTOG TEPTIATHOLUNG amOoTaon (€wg (0)'(1
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Emtokio kedahatonoinong (%) 1.36

24. | KaBapd Asttoupylkd €006a w¢ mpog To UETOXLKO kedbdAato / Return On 1
Equity (%)

25. | Internal Rate of Return (%) 1

26. | Tuvolikn atio meplouclakol OTOLXELOU WG TIPOC TO PETOXIKO KebAAato / 1
Multiple of Capital

27. | AnodoTikotnTa Asttoupylag Kat Sloxeiplong meploucLlakol otolyeiou 50.74

(KaBapd Aettoupyika amoteAéopata /Ecoda, %)
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Mivakac 11

Aebouéva yaptopulakiov Executive Towers

1. MoAuteia Illinois
2. MoAn Downers
Grove

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAapla, 2017) 58,217

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWVY ava ToAtteia» (xtAtadeg SoAdpla, | 10,900,103
2017)

5. AnacxoAnon ava mAnbuopd moAwteiag (% tou mAnBucpou, 2017) 61.3

6. Avepyia (%, ava moAn, 2018) 3.6

7. MAnBwplopog (Consumer price index, ava moALtela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dOpog wg mocooto TG agiag 3.427
aKivntng meplovciog, ava peyaAutepn mOAN otn €Kaotn moALteia)

9. Yo KATOOKEUH EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 2,442,541
2018)

10. | Evoikia yta 6AOUG TOUG TUTTIOUG ETILXELPNUATIKWY ypadeiwv (SoAdpla ava 21.935
tetp. modL, ava nmoAn, Q1 2018)

11. | Atoppodnon ayopag EMLXELPNHUOTIKWY OKVATWY (TETP. mOSLa ava OAN, 500,000
2017-2018)

12. | NoooOTO KEVWV TUNUATWY OE EMIXELPNUATIKA ypadeia EUUECOU TUTTOU 20.05
enevduonc (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupyikad Ecoda (SoAdplay) 5,207,284

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 90

15. | Erutokio Saveiou xpnuatoddtnong enevdéuonc (%) 4.75

16. | KA&on akwAtou (XewpdTtepn armod TG UAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Nat

18. | Etog dnuioupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1985
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 682,502

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Nat
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnolnuévn agia akwntou (ekatoppvpla Soldapla) 435

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg (0)'(1
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 9.7

24. | KaBapd Asitoupyilkd £€0060 WG MPOG TO HUETOXIKO KeddAato / Return On 14
Equity (%)

25. | Internal Rate of Return (%) 14.7

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 1.2
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 58.45

(KaBapd Aettoupyika amoteAéopata /Ecoda, %)




73

Mivakac 12

Aebouéva yaptopulakiouv Crystal Glen

1. MoAtteia Michigan

2. MoAn Detroit-Novi

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 46,055

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWY ava ToAtteia» (xtAadeg SoAdpla, | 6,508,709
2017)

5. AnacxoAnon ava mAnbuopd moAteiag (% tou mAnBucuou, 2017) 58.6

6. Avepyia (%, ava moAn, 2018) 5

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. Dopoloyia og gpmoptka akivnta (%, dOpog wg mocooTo TG afilag 4.125
aKkivntng meplovciog, ava peyautepn mOAN otn €Kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 610,528
2018)

10. | Evoikia yta 6AOUG TOUG TUTIOUG ETILXELPNMATIKWY ypadeiwv (SoAdpla ava 19.52
tetp. modL, ava noAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. mOSLa ava OAN, 518,415
2017-2018)

12. | NoooOTO KEVWY TUNMATWY OE EMIXELPNUATIKA ypadeia EUUETOU TUTTOU 13.5
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupyikad Ecoda (SoAdplay) 3,188,446

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 88

15. | Erutokio Saveiou xpnuatodotnong enevdéuonc (%) 4.3

16. | KA&on akwAtou (XewpdTtepn Ao TG UIAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Nat

18. | Etog dnuoupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1989
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 241,547

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Nat
o8wwe, Nat/Oxu)

21. | Mn ouveldntomnoinuévn agla akwntou (ekatoppvpla Soldapla) 13.6

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg (0)'(1
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 10.7

24. | KaBapd Asitoupyilkd £€0060 WG MPOG TO HUETOXIKO KeddAato / Return On 30.36
Equity (%)

25. | Internal Rate of Return (%) 42

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 14
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 56.17

(KaBapd Aettoupyika amoteAéopata /Ecoda, %)
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Mivakac 13

Aebouéva yaptopulakiov Westbrook

1. MoAuteia Illinois

2. MoAn Westchester

3. Mpaypatikod kotd kepaAnv A.E.M. moAwteiag (SoAdpla, 2017) 58,217

4, «ABPOLOTIKA KEPSN EUMOPLKWV AKLVATWVY ava ToAtteia» (xtAtadeg SoAdpla, | 10,900,103
2017)

5. AnacxoAnon ava mAnbuopd moAteiag (% tou mAnBucuou, 2017) 61.3

6. Avepyia (%, ava moAn, 2018) 3.8

7. MAnBwplopog (Consumer price index, ava oALTela — eUPUTEPN TIEPLOXN, 229.874
2017)

8. ®Dopoloyia og gpmoptka akivnta (%, dOpog wg mocooTto TG agiag 3.427
aKkivntng meplovciog, ava peyautepn mOAN otn €Kaotn moALteia)

9. Yo KATOOKEU EMIXELPNUATIKA ypadeia (TeTp. modia ava moAn, 2017- 2,442,541
2018)

10. | Evoikia yta 6AoUG TOUG TUTTIOUG ETILXELPNMATIKWY ypadeiwv (6oAdpLa ava 22
tetp. modL, ava moAn, Q1 2018)

11. | Atoppodnon ayopag EMIXELPNHUOTIKWY OKLVATWY (TETP. mOSLa ava OAN, 500,000
2017-2018)

12. | NoooOTO KEVWY TUNMATWY OE EMIXELPNUATIKA ypadeia EUUETOU TUTTOU 24.6
enevduong (%, ava moAn, 2017-2018)

13. | KaBapd Aettoupyikad Ecoda (SoAdplay) 11,288,546

14. | NAnpotnTa smyepnuatikov ypadeiou (%) 83

15. | Erutokio Saveiou xpnuatodotnong enevdéuonc (%) 4.5

16. | KA&on akwAtou (XewpdTtepn Ao TG UIAPXOUCEC) A

17. | Aepobpopo os eyyutnta (Aydtepo amd 45 Aemtd oSikwg, Nat/Oxi) Nat

18. | Etog dnuioupyiag akwrtou/wv (M.O. etwv dnpoupyiag StadopeTikwv 1991
KTnpilwv)

19. | ‘EKTOION QKLVATOU TPOG evolkioon (Tetp. modla) 1,139,229

20. | Kevtpwkn Emelpnpoatikn Meployn os eyyutnta (Alyotepo amo 30 Aemta Nat
o8wkwe, Nat/Oxu)

21. | Mn ouveldntomnolnuévn agia akwvntou (ekatoppvpla SoAdpla) 63.7

22. | Yrmapén YuxaywyKwy TOMwVY VIOG TEPTIATIOLUNG amooTtacn (€wg Nat
niepimou 30 Aemtd pe ta modia, Nat/Oxt)

23. | Erutokio kedaAatomoinong (%) 9

24. | KaBapd Asitoupyilkd £€0060 WG MPOG TO UETOXIKO KeddAato / Return On 20.413
Equity (%)

25. | Internal Rate of Return (%) 65.7

26. | Juvolikn aia TEPLOUGLOKOU OTOLXEIOU WG TTPOG TO UETOXLKO KeddAalo / 1.2
Multiple of Capital

27. | Anodotikotnta Asttoupyiog kat Slaxelplong neplouctakol oTolyeiou 47.6

(KaBapd Aettoupyika amoteAéopata /Ecoda, %)
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4.3  Katnyoplomoinon kat otddpion twy BeoTiopévwy KpLtnpilwv

Me to mépag tng ouMloyng dedopévwy amo 1o Selypa kabBwg Kal tng €mAoyng twv
KOTAAANAWY TtapapETpwY Paocsl Twv omolwv Ba mpaypotomolnBel n olyKpLon Twv UTO
pHeAETN xaptodulakiwv, €xel oAOKANPwWOEL N amapaitntn mpospyacia ywo TNV TEAECN TOU
€NMOPEVOU Bripatoc Tng avaluong. To ev Adyw otadlo TpOKELTaL va XwpLotel os SUo
EMUEPOUC SLadLKAOLEC, UE TNV KaTnyoploToinon Twv KpLtnpiwv cludwva Pe TNV KALpako
KoL TN ¢uon TG EMLPPONC TOUG OTNV OLKOVOULKN emiboon pwog emévbuong va AapBavel
TIPWTN XWPA KAl ToV KABOPLOUO TNE ONUOVTIKOTNTOG EKAOTOU KPLTNPLOU VoL 0KOAOUBEL.

4.3.1 Katnyoplomnoinon

Atlo avadopdg amoteAel To yeyovog OTL €vag Baoikog atovag Katd tn SLApKELa TNG
OUYKEKPLUEVNC Sladikaoiag eivatl n dnuoupyia cuotadwv Kpltnpiwv moapepdePolC
ETULPPONG KAl GUONG OTOV TOPEN TWV EMEVOUCEWY OF ETXELPNUATIKA ypadeia, OMwG
npoavapEpOnKke, Le 6oov to duvato o oadr oploBEtnon petafl Twv cuotadwyv. H
ev Aoyw mopadoxr) ouvapa He tnv mpoomabela yio e€ahewpn kplrtnpiwv mou
avadEpovtal o EMIKAAUTITOUEVEG €vvoleC adevog Slaodalilel pla eUKPLVESTEPN
katataén tou Selypatoc kot adetépou SleukoAuvel tn Sladikacia otabuwong twv
KpLtnplwv.

JUVETIWC, OL KATNYOPLEC BACH TWV OTOLWV MPOKELTAL VO SLOXWPLOTOUV OL TIAPALETPOL
oUyKpLoNG Tou delypartog sival ol €NG:

1. MoKpoolKkovoulkol Tapdyovie¢ Tou eotlialouv  OTOV  TOMED  TWV
ETXELPNUATIKWV ypadeiwv

2. MOKPOOLKOVOULKOL TapAyOVTEC YEVIKAG PpUONG

MIKPOOLKOVOULKOL TIaPAy OVTEG

4. MKpOOLKOVOULKOL AgIKTEC

w

Avadépetal mwe mapdTL Ta oTolela tnN¢ katnyoplag Twv deiktwyv Ba pumopovoav v
Sduvapel va amoppodnBolv amd TNV Katnyopio MIKPOOLKOVOULKWY TapayovIwy,
BewpnBnKe onUAVTIKOTEPO va ToroBetnBoulv oe SLadopeTIK cuoTAdA £TOL WOTE va
SleukoAuvOEel n Eexwplotr avaluaon Toug.

AKOAOUBWC TPAYLATOTOLELTAL O ETUUEPLOUOC TWV KPLTNPLWwY CUYKPLONG OTLG TEGOEPLG
QUTEG OMABEG:
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Mivakac 14

Emtuueptoucc kpitnpiwv oe 4 ouotddeg

€VTOC TTEPTIATI OLUNG
andotaong

MoKPOOLKOVOLKOL MaKPOOLKOVOLLKOL MuwpootlkovopLLkoli MuwKpooLlKovVOoLKOL
TLOLPALYOVTEG TLOLPAYOVTEG VEVLKNG TLOLPALYOVTEG Asikteg
ETLYELPNHATIKWV duong
vpadeiwv
1. ABpoloTikd KEPON MpaypaTIKO KATA KaBapd Aettoupyikd ETitokio
EUTIOPLKWV QKLVITWV kebaAnv A.E.M. €0060 TPoG €KTOoN kebaAaLlomnoinong
ava moAtteia ToALTelag OKLVATOU TIOU
€voLlKLAleTaL
2. | ®opoloyia ot epmopkd AnaoyxoAnon ava MAnpotnta KaBapd Aettoupyikd
akivnta TANBUOWO TToALTELOG ETILYELPNLATLKOV €0080 WG TPOgG TOo
vypadeiou METOXLKO KePAALO
3. Y16 Katookeun Avepyla Emutokio davelou I.R.R.
ETUYELPNLOTIKA ypadela xpnpotoddtnong
enévéuong
4. | Evoikia yla 6Aoug Toug - KAdon akwrtou JuvoAlkn agla
TUTIOUG ETUXELPNUOTLKWV TLEPLOUGLAKOU OTOLXELOV
vpadeiwv WG TIPOG TO HETOXLKO
kebahaLlo
5. Amoppodnon ayopag - Aepobpoplo os AmnodotikotnTta
ETUXELPNLOTIKWV gyyvutnTa Aettoupylag Kot
OKLVATWV Slaxeiplong
TLEPLOUGLAKOU OTOLXELOV
6. MocooTO KEVWV - ‘Etog Snuoupylag -
TUNUATWY OE aKwnTou/wv
ETUYELPNHOTIKA ypadeia
£UECOU TUTIOU
enévéuong
7. - - Kevtpikn -
ETtiXelpnuoTiki
Meployn oe eyyutnta
- - Mn -
8. ouveldntomnotnuévn
afla akwvnTou mpocg
£KTALON OKLVITOU
- - Yrapén -
9. YUXaywyLKwv TOmwv
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4.3.2 ZtdBuon kpuanplwv

H uvynAi aBefatdotnta kot Suvapkotnta mou 8eomolouv OTOV TOHEQ TWV
EMEVOUOEWV OE ETIXELPNUOTIKA Ypadeia mapeumodilouv tnv amoktnon Heyailou
OYKOU EUmoTwv TANPOdOPLWY HELWVOVTOC KATA OUVETELQ TNV EMKUPWON
TLOAUTTAOKWV OUVOECEWV PETAEY TWV TTOPAUETPWY TIOU ToV SLEMOUV KABwG Kal TNV
efaywyn ocadwv HakpompoBeouwv cupmnepacpdtwy. Kabwg Aowundv, onwg eival
npodavég, TEtolou £idoug mMAnpodopieg oL omoieg Ba Spoloav KATOHAUTIKA yLa TNV
ev Aoyw Sladikaoia eival moAU SUokoAo va armoktnBouv, o TPOMOG MoU ETUAEXONKE
VaL TIPOY LOTOTIOLNBOEL 0 0OPLOUOC TWV BopwV apXIKA TwWV SLadOPETIKWY CUCTASWV Kall
€V OUVEXELD TWV EMIUEPOUC KPLTNPLWV EKACTNG OMASAC XPNOLUOTIOLEL WG MAAThOpUA
pLa tapoaAdayn tng Stadikaoiag tng omoia kavouv xprion ta Bapn R.O.C. (rank-order
centroid, Barron & Barret, 1996, Jia et al., 1998). Zuvexilovtag, 6tav n acadeLla Tou
neplBaAlovtog eival uPnAn Kol oL TTOPAXWPNOELG YL €KOOTO KPLTHPLO Sev eival
EUKOAWCG mpoodlopiolueg, pmopel va BswpnBel mMw¢ n onuovtikotnTa KAbe
TIOPOUETPOU TIPOKUTITEL HECW KATIOLOG KOTOVOUNC. H avaeVOUEVN TN TTOU UImopEL
va TIPOEADEL MO Lol TETOLO. KATOVOWN TIOPEXEL ML EMOPKN EKTIUNON Yyl TN
ONUAVTLKOTNTA TwV Kpltnplwv. Mia xapaktnplotiky pebodoloyia xprion tng omnolag
yivetal kat amd ta Bapn R.O.C. ival o mMPooSloploPOG TNC CNUOVTLKOTNTAC TWV
Kpitnplwv avaloya HE TOV TPOMO ME TOV OMoilo Katatdcoovtal PBacn tng

opolopopdNG KATAVOUNAG.

JUYKEKPLUEVD, O aplBpoC tTwv SlodopeTikwy cuotadwyv eival 4, pe kABes pla va
anoteAsital amo Sladopetikd aplOuo kpltnpiwv. Ita mMAaiolia TG &V Adyw
SuTAwpatikng Ba yivel mpoomabela apXlKA LEPAPXNONG TOU KABE KPLTNPLou HLOG
opadag péow evdelexoug BiBAoypadlkng HEAETNG Kol €v ouvexela avaioyng
OoTAOULONG TOouG. To yeyovog auto kablota ta Bapn R.O.C. un €mapkn yla TV €v
Aoyw Sladikaoia kaBwg Asttoupyolv e TNV mapadoxn OTL KABE KPLTHPLO TOU
amoteAel pla cuotada eival LooBapeG. TO CUYKEKPLUEVO KKEVO», YLA TOUG OTOXOUG
QUTAG TG MEAETNG, KaAeital va KaAUPEL pia evaAlAakTikn popdn tng pebodoAoyiog
Twv mnpoavadepbéviwv Boapwv OMoOU 0 KABOPLOHOG TNG ONUAVIIKOTNTAG Twv
KPLTNPLWV YIVETAL avAAoya HE TN OXETLKN Toug Béon otn katatagn. Ta Bdapn autd
avadEpovratl wg Bapn R.S. (rank-sum, Stillwell et al., 1981, Jia et al., 1998) kat sival
TILO LoOppOTNUEVA OE oxéon He ta Bapn R.0.C. AkoAoUBw¢ mapouaoialovral ta Bapn
TIOU TIPOEPXOVTOL KATA TOV TPOTIO OUTO yla £KAOTO KPLTAPLO TwV SladopeTKWV
opAdwWVv.
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Mivakac 15

Bapn R.S. yia 61apopetiko aptduod kpLtnpiwv

2 3 4 5 6 7 8 9 10
Wy | 0.6667 | 0.5000 | 0.4000 | 0.3333 | 0.2857 | 0.2500 | 0.2222 | 0.2000 | 0.1818
W(; | 0.3333 | 0.3333 | 0.3000 | 0.2667 | 0.2381 | 0.2143 | 0.1944 | 0.1778 | 0.1636
W) 0.1667 | 0.2000 | 0.2000 | 0.1905 | 0.1786 | 0.1667 | 0.1556 | 0.1455
W 0.1000 | 0.1333 | 0.1429 | 0.1429 | 0.1389 | 0.1333 | 0.1273
Ws) 0.0667 | 0.0952 | 0.1071 | 0.1111 | 0.1111 | 0.1091
W) 0.0476 | 0.0714 | 0.0833 | 0.0889 | 0.0909
W) 0.0357 | 0.0556 | 0.0667 | 0.0727
W) 0.0278 | 0.0444 | 0.0545
W9 0.0222 | 0.0364
W) 0.0182

Mnyn: NoAukpltrpla cuothpata anodacewv, MixaAng Aovurmnog, 2009

MpotoU mpayuatomolnBst n ekxwpnon Papwv, cVpdwWvVA MPE TIC TPWTUTEPEC
TapadoxEG, oTa EMPEPOUG OTOLXELO TWV TEGOAPWY cuoTadwv Tou dnpoupyndnkay

TovileTal MwG e

OTOX0 TNV aunuévn eukplvela NG TEALKAG OUYKPLONG TWV

Xoptopulakiwv Tou Oelypatog, oL cuotadeg QUTEG MPOKeLtal va Bewpnboulv
LooBapeic kat kaBe pia €€ 'avtwy Ba peAetnBel Eexwplotd, kabloTwvTag £TOL LKAV
™V unapén umoAoyiolpwv dtadopwyv ota Bapn HeTafl Twv KpLtnpiwv. MpokeLtal va
0KoAoUBAOoEL 0PLOUOG Bapwyv OAWV TWV KPLTAPLWY HE YVwUova T KatdAAnAa Bapn
™¢ Etkovac 2.
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Mivakac 16

Bapn kpitnpiwv
Kpttipla Bapn
Mpaypatiko katd kepainv A.E.M. moAtteiag 0.5
Avepyla 0.3333
AmtaoyxoAnon avad mAnbuopo moAtteiag 0.1667
Zuvolo 1
ABPOLOTIKA KEPON EUMOPLKWV AKLVATWY QVa 0.2857
ToALtela
Amoppodnon ayopag EMLXELPNMATIKWY 0.2381
OKWATWV
MooooTd KEVWV TUNUATWY O ETUXELPNLATIKA 0.1905
vpadeia Eupeocou Tumou enévduong
YTO KATOOKEUT] ETULXELPNMATIKA Ypadela 0.1429
Evoikia yla 6Aoug Toug TUToug 0.0952
ETUXELPNUATIKWVY Ypadelwv
Dopoloyla o€ umopLka akivnta 0.0476
ZuvoAo 1
KaBapad Acttoupyikd Ecoda mpog tnv €ktach 0.2
TOU OKLVATOU TIOU €VOLKLAZETOL
MANPOTNTA ETLXELPNUATIKOU ypadeiou 0.1778
KAdon akivitou 0.1556
Mn ouveldntomnotnpévn aflol aKWVATOU TPOoG 0.1333
£KTOLON AKLVTOU
‘Etog dnuioupyiag akwhitou/wv 0.1111
Kevtpukr Emuxetpnpatikn Meploxrn os eyyutnta 0.0889
Yrap€n Puxaywylkwy TOnwy eviog 0.0667
TIEPTIATI OLUNG ATIOOTACNG
Aepodpoplo o eyyutnta 0.0444
Emutokio Saveiou xpnuotodotnong emevéuaong 0.0222
ZuvoAo 1
Emutokio kepalatomnoinong 0.3333
KaBapd Aettoupylkd €0o6a WG MPog To 0.2667
LETOXLKO KedAAALO
Internal Rate of Return 0.2
YuvoALkr alo EPLOUCLOKOU OToLXElOU WG 0.1333
TPOG TO PETOXLKO KedAAOLO
Amodotikotnta Asttoupyiag kat dtaxeiptong 0.0667
TiepLlouaLakol oToLXEloU
ZUvolAo 1
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Me to mépag tng Snuioupyiag Tou mivaka ekxwpnong Boapwv ota KpLtipla, Kaipla
KPLVETAL N avAAUCN OPLOPEVWV ETUEPOUC OKETTIKWY, Ta omola £6poaoav
CUUMANPWHATIKA TNG KOTAAANANG BipAloypadiog kat SiEmouv tnv ev Adyw
Stadkaoia:

1. NopdTL n emAoyn TwWV KPLTNPLWV oUYKPLONG tpayatomnolnke Aapfavovtog
umoPilv To TL umodelkvUel n umdpxouoca PiBAloypadia ywa tnv emippon
Sladopwv petafAnTwy OTNV OLKOVOULKN emidoon pwag emévduong o€
EUIMOPLKA  OKIVNTA, TO XPOVIKO OSlaotnua HEAETNG TWV KpLtnpiwv Tou
Xpnolpomolntnke eival oXetikd PpaxUXPovo, YEYOVOG TO omoilo odelleTal
Katd Baon otov ocuvbuaoud Suo awttwv. Adevog tnv SuockoAia elpeong
6ebopévwy, OTNV MEPIMTWON TWV ULKPOOLKOVOULKWY KPLTnplwy, ylo peyaia
XPOVIKA Slaotiuata Kal adetépou T dHUON TNG €V AOYW SUTAWUATIKAC.
AvoAlovtag to TeAeutaio, KaBwg otoxog autol tou kedalaiou eival n
SnuUioupylol EVOC OTOXEUHEVOU €£pYaAEiOU KOTATOENG TOU OUYKEKPLUEVOU
Selypatog emevbluoewyv, TO omoio 8ev mapouolalel TIOAU  PEYAAN
TmowklAopopdia, Kol OXL N KOTAOKEUN HLOG YEVIKEUPEVNG peBodoloyliag
ouykpong Olebvwyv emevlUOEwWV O EUMOPIKA aKivnT, MO OXETIKA
BpaxULxpovn mepiodog HEAETNG KpiBNKe EMOPKAG.

2. Itnv mepimtwon tou A.E.N. onuavtikd Kpibnke va ekdpaotel wg Katd
kepaAnv KabBwe pe autov tov Tpomo AapPdavetal umtoPy o mMANBUGUOG TNC
UTIO MEAETNG TIEPLOXNG, KAVOVTAG £TOL TN OUYKPLON UETOED TWV EVAAAAKTLKWY
Tou O&elypatog TO €UKPWV. AKOUQ, OTO KpLtriplo oavadEpetal wg
«Mpaypatiko» Kabwg N LETPNON TIPOCUETPA TNV UTIOTLUNGCN TOU VOUIOHATOC
A6yw MAnBwplopou

3. TNV MePIMTWOon TwV LAKPOOLKOVOULKWY TTOPAYyOVTIWV YEVLKNG pUCNG, o€ BEan
uilotng onuoaoiag tomoBeTNONKe TO KPLTANPLO «MPAYUATIKO KOTA KEPOAARV
A.E.N. moAttelag» KaBwg amoTeAEL TOV ONUAVIIKOTEPO KOl KOTAL CUVETIEL TOV
TIO €UPEWC SLodeSOUEVO BEIKTN OLKOVOULKAG KOTAOTAONG KOl YEVIKOTEPOU
mAoUToU Hlag Teploxns. Mapapévovtog otnv o Katnyopla KpLtnpiwv
Kaipla kpivetal n amocadnvion Twv evwolwv «AmaoxoAnon ava mAnbuouo
ToALtelagy Kal «Avepyia», KabBwg mapotl mapouotalouv Kamola emkaAun
TIPOKELTOL YLO. €VVOLEG TIOU OE YEVIKEG YPOUHUEG CUUMANPWVOUV N MO TNV
AAAN. H mpwtn évvola avtikatontpilel Tov apltBud Twv atopwyv Tou eival
HEPOC TOU €pyaTikol OSUVAULKOU HLOG TEPLOXNG WG TIPOG TOV OCUVOALKO
mMANBuouo TG, evw n Oeltepn tov aplOPO Twv &v SUVAUEL PHEAWV TOU
gpyatikol Suvaplkol Tmou eival avikava va Bpouv gpyacio wg mpog To
OUVOAO TOU €pyatikol SuvaplkoU. Ev TPOKELUEVW TO KPLTpLo «Avepyila»
tonoBetOnke oe BEon LPNAGTEPNG ONUAVTIKOTNTOG amd To «AmaoxoAnon
avd mAnBuopuod moAltelag», KaBw¢ mapouoldleTal o€  PEYAAUTEPO aplOuo
HEAETWV TNG OLKOVOULKAG EMIO00NG EUMOPLKWVY AKLVATWV.



4. ItnV TMEPIMTWON TWV HOKPOOLKOVOULKWY TIAPAYOVIWY ETIXELPNUATIKWV
vpadeiwv, TO KpLTNPLOo «ABPOLOTIKA KEPSN EUMOPLKWY AKIWVATWY ava
ToALteia» TtomoBetBnke otn B€on viotng onuaciag, kabwg anoteAel Evav
KOAO Oelktn TOu TOOO ULyYC Kal emBupnt elval pla TETooU €ldoug
emévbuon otnv umd avaluon meploxn. EmumpooBbétwg oe kpLtripla OmMwg
«Amoppodpnon ayopdg EMIXEPNUATIKWY AKIWVATWY» Kal «0c0o0TO KEVWV
TUNUATWY OE  ETUXELPNUATIKA ypodeia €ppecou TUMOU  emévduong»
ekxwpnoOnkav peyaAltepa Bapn €vavil Twv uMoAolmwy Kabwe eival oteva
ouvdedepéva e TN {ATNON O€ EMXELPNUATIKA Ypadela O€ Lo TTEPLOXN.

5. ITnV MepimIwon Twv ULKPOOLKOVOULKWY TIApayovVTwyY, o€ BE0ELC LeyaAUTEPNC
ONUAVTLKOTNTAG TOMoBeTRONKaV KpLtrpla Tou UToSELKVUOUV 1) oXeTilovTal
AQUECO UE TNV OLKOVOWLKN emidoon tou xaptopuAakiou, omwe to «Kabapa
Aeltoupylka Ecoda» katl to «MAnpdtnTa emuxelpnuatikol ypodeiou». Aflo
avaAuong amoTeAel emiong To yeyovog OTL 0To KpLtrplo «KAdon» ekxwpnObnke
HEYOAUTEPO BApog amd AAAQ KPLTNPLO TTOU OXETL{oVTOL PE TNV MOLOTNTA TOU
akwntou. H amodaon auth napdnke katd Baon ywa SUo Adyouc:

a. To ev AOyw KpLTAPLO OMOTEAEL LaL YEVIKEUHEVN EVOELEN TNC TTOLOTNTAC
€VOC aKLvNTou, AapBavovtag uTtoYLv CUVENWC pLa TAELada KpLTtnpilwv
ta omoia 6ev Arav duvatd va cuUTEPANGOoUV yla TPAKTIKOUC
AOyoug

b. Noapdott kpitnpla onwg «Kevipikr) Emixepnuotiky MNeploxn o€
gyyutnta» N «Agpodpoplo og eyyluTNTO» £ival onUAVTIKA N SUucKoAla
gUpeong alomoTwy dedopévwy yLa TETolou eldoug kpLtripla 0drynoe
o€ pelwon NG ONUAVTIKOTNTAG Toug, KabBwg aufdavouv tov Kivbuvo
AavBaopévng avaluonc.

6. ZNUOVTLKEG SLEUKPLVAOEL OTNV KaATnyoplo HLKPOOLKOVOULKWY TIOPAYyOVIWY
elval emiong oL e€nc:
a. To kpuplo «Mn cuveldntonotnpévn aglo akwvnTou» Yapaktnpilet
v afla Tou akwitou, n omoia eivatl PeTaBAnTr Kol YETpATOL Ao
Vv etalpeila, n omola Oev €xel HeTOTPATEL OKOHA Ot KEPON
(avadépetal katd Bacn oe kEPdN mou v SUVAUEL TTPOKUTTOUV Ao
™V MWANGCN TUAKOTOC i} KL TOU GUVOAOU TOU OKLVATOU ).

b. Ztov lMivaka 2 — [Mivaka 13 mapouoialetal n petafAnt) «Ektaon
OKLVATOU TIPOC €vOolKiaon». ZNUELWVETAL TwG O&v TPOKELTOL VA
peAetnOel autovoua, oAAGd o€ OUVOUOOUO HE KATOLEG AAAEG
HETABANTEG. AUTO ylvetal e OKOTO KATOLO KpLTrpLa va ekdppactolV
OUVAPTAOEL TOU HEYEOBOUG TOU TEPLOUCLOKOU OTOLXELOU, KAvVOVTOG
€TOL TN OUykplon Metafl Twv oTtolelwv Ttou OSelypatog TLo
QVTUTPOOWTEVTIKY. Emeénywvtag, ta kputipla «Kabapd Asttoupykd
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‘Eooba» kal «Mn cuveldntomolnuévn afla akvntou» TPOKELTAL va
UTTOAOYLOTOUV LE QUTOV TOV TPOTOo, WE €€NAG: OTNV MPWTN TEPLTTWON
1o KpLtAplo «KaBapd Aettoupylkd AmoteAéopata» VoG akLvrTou Ba
SlapeBel pe to yvopevo twv «EKToon oKLVATOU TPOG EVOLKiaon» Kal
«MAnpodtnTa  €MIXElPNUATIKOU  ypadeiou» Kol otnv  Seltepn
Teplmtwon to Kptnplo «Mn ouveldntomoinuévn afia akwntou» Ba
SlapeBel pe To «EKTAON OKLVATOU TIPOG EVOLKLOON ».

7. Itnv meplmtwon twv Seiktwy, Ta uPnAotepa Pdapn ekxwpndnkav otoug
OelKkTeG OlKOVOULKNAG emidoong pLaGg emévdUONG OE EUTOPLKA  akivnta
oUudwva HUE TNV EUKOALD XprHong Toug kabwg kal to moco Stadedopévol
elval otov ev AOyw TopEa ayopdc. nUavTLkh e€alpeon o€ AuTOV ToV Kavova
elvat to kputpo «l.R.R.» t0 omolo tomoBetnBnke oe yaunAotepn O£on
ONUAVTLKOTNTAG OO OUTH TIOU TTPo0oPL{OTaV AOYW OPLOUEVWV N a€LOTILOTWY
6ebouévwy tou Selypatod.

4.4  AvaBeon katwdAwwv kal katataén delypatog

JTo &v AOyw umokedaAalo, aflomolwvtag Ta SeSOpEva TWV QAKLVATWY TIOU
OUAAEXONKOV KAl UE TN XPION TWV OPLOUEVWY HETABANTWY KAl TWV BapwV TOUC WG
KatevBuvtriplo afova, TPOKELTOL QPXLKA VO TIPAYUATONMOLNOElL Ul GUVOTTIKN
avaluon ¢ Swadikaociag avabeong twv KatwdAwv mpotipnong, BEto kot
adladoplag KoL 0Tn CUVEXELA TTapouciach TNG KATATaéng Tou delypatog, Onwe auth
TPoEKUYPE HEOW TNG TTOAUKpLTPLaG ueBodou ELECTRE .

O tpomog mou emAEXONKe ywa tnv SleukOAuvon TnGg availuon twv SeSopévwy
EKAOTOU KPLTNPLOU KOl KOTA CUVETELD TNG ETUAOYNG TWV AVAAOYWV KOTWHALWY TOU
ATAV N TTPOCEYYLOT TOUG HECW TNG KAVOVLKAG KOTAVOUNAG.

H kavovikry katavoury BOeswpeital n omoudaldtepn Katavoun Ttng Oswplag
MBavotATwy Kal TG ZTatloTikng. OL Adyol tou atttoAoyolv Tng e€€xovoa B€an tng,
elvat Baowka dvo:
o [oA\EG TuXaieg HETOBANTEG TTEPLYPADOVTAL LKAVOTIOLNTIKA QIO TNV KOVOVLKN
Katavoun n meplypddovrtal and KATaAVOUEG TTOU UITopoUV va TpooeyyLoBouv
aro TNV KOWVOVLKA KATAVOUNA

e OL BOTNTEG NG KOVOVIKAG KATAVvOUAG aflomololvtal otn 2TaTLoTikn
Zuurnepaouatodoyio, TG OMOLOG N OCUYKEKPLUEVN KOTOVOWUN amoTteAel
Bepéllo.
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Itn Paon ¢ attiag mou efnyel To HeEYAAO €UpPOC £DAPUOYWV TNG KOAVOVIKIG
katavounc Bploketal €éva eKTANKTIKA LOXUPO BewpnTikO amotéAeoua tnG Oswpiag
Miavotrtwy Tto onolo enPePBalwveTal Kot MEPAPOTIKA. MpOKeLTal yla To Kevrpiko
Oplako Oswpnua, TG BAaocelg tou omoiou €Becav Vo peydlol padnuatikoi. O
Abraham De Moivre, to 1733 kaL o Laplace, to 1821. Y0udwva Pe TO €V AOyw
Bewpnua, To AOPOLoUA KOL EMOUEVWE N UECH TLUN MEYAAOU aplBpol avefdptnTtwy
TLOPOTNPNOEWY OKOAOUBEL KATA TIPOCEYYLON KOVOVLIKN KOTAVOWUH, OVEEQPTNTWG TNG
KOTOVOULNC TTOU aKOAOUB0oUV oL tapatnproeLC.

AvoAlovtag, otn mepimtwon TtN¢ Topoucag OSUTAWUATIKAG oOTnv Tpoomabsla
Slteukoluvong ¢  Swadlkaciag avabeong Twv  KATGAANAWV  KOTwWALwy,
mpaypatonoOnke mpooéyylon Twv amoAutwv Stadopwv OAWV TwV OTOLXEIWV
EKAOTOU KPLTNPLOU LE TOV AVTIOTOLXO UECO OPO TOU HECW TNG KAVOVIKNGC KATAVOUNCG.
Me TOV TPOTMO QUTOV, WG KatwdAL mpotipnong (p) oplotnke o UECOG 0pPOC TwV
Sladopwv autwy, evw ta utodouna Suo katwdAta (v, g) umtoAoyiotnkav cuvapTHOEL
TOU TMPWTOU WG £ENG:

e To katwdAL veto kaBe kpltnpiou uMoOAoyiloTNKE WC To KATWAL TTPOTIHNONG
0OpOoLoPEVO HE pLapLon Gopa TNV TUTILKA AOKALON TwV anoAuTtwy Stadopwv
OAWV TWV oToLXElWV TOU. O UTIOAOYLOUOG QUTOG TIPAYLLOTOTIOLNONKE e AUTOV
TOV TPOMO £T0L WOTE va WMopel va mpooeyylotel, pe ™ Bonbela tng
TUTIOTIOLNMEVNCG  KOVOVLKAG KATOVOUNG, TWwG TO KatwdAl veto elval
HeyaAUTEPO amod mepimou 90% Twv Sltadopwv auTwVv.

e To koatwdAl adladopiag kabBe Kpltnplou UTOAOYIOTNKE WG TO KATW AL
TPOTIUNONG ANV HLAG TUTILKAG OTTOKALONG TWV amoOAUTwyY Stadpopwv OAwv
TWV oTolXelwv Tou. O UTIOAOYLOUOC QUTOG TIPAYHOTONOLONKE HUE AUTOV TOV
TpOmo €10l wOote va Umnopel va mpooeyylotel, pe T Ponbswa NG
TUTIOTIOLNHEVNG KAVOVLKAG KOTAVOUNG, TwG To KatwdAl adiadopiag eivat
HKpOTEPO amo Tepinou 85% twv dtadopwv auTwv.

OAoKAnpwvovtag TNV avaAucn TOU TPOTMOU UTIOAOYLOHOU TwV TPLwV
SLoPOPETIKWV KATWPALWY TIPOKELTAL VO TipaypaTononBel n mapouvoiaocn Toug
Yl €KQOTO KPLTNPLO AUTHG TNG MEAETNG.
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Mivakacg 17

KatweAia ava kptrripto

KatwdAr KatwdAr KatwdAL Veto

Npotipnong Adwadopiag
Mpaypatikd Katd KeGaAnv 3857.246 1054 8061
A.E.MM. moAtteiag
ABpoLOTIKA KEPSN EUTIOPLKWV 3,081,197 1,462,643 5,509,029
OKWATWV 0va TIOALTELQ
AnaoyoAnon avd nAnbucuo 1.333 0.218 3
ToAttelag
Avepyia 0.328 0.034 0.769
®opohoyia og epmopLka 0.529 0.061 3
akivnta
YO KOTOOKEUN ETLXELPNULATIKA 840,277.9 484,833 1,373,445
ypadeia
Evolkia yLa 0Aoug toug TUTIOUG 1.361 0.098 3.255
ETUXELPNHOTIKWY Ypadelwv
Amoppodnon ayopag 214,970.2 107,485 542,196
ETUYELPN LOTIKWY OKLVATWVY
Moc0oOoTO KEVWV TUNUATWY OF 0.034 0.008 0.073
ETUYELPNLOTIKA ypadeia
£UECOU TUTIOU EMEVOUONG
KaBapd Asttoupyika Ecoda 2.256 0.047 5.569
TPOG TNV EKTACHN TOU QKLVATOU
TIOU EVOLKLAZETOL
MANPOTNTA ETLXELPNUATIKOU 0.079 0.039 0.268
vpadeiou
Emutokio daveiou 0.157 0.064 1
xpnuoatoddtnong emévduong
KAaon akwrtou Molotiko KpttrpLo
AepobpopLo og eyyutnTa Molotiko KpttrpLo
‘Etoc¢ dnpoupyilag akvritou/wv Molotiko Kpttrplo
Kevtplkn Emuelpnuatikn Molotiko Kpttrplo
Meployn oe eyyvutnta
Mn ouveldntonotnpévn afia 11.126 4.819 20.586
OKLVATOU TIPOG £KTACN
OKLVATOU
Yriap€n Yuxaywylkwy Tonwv Molotiko Kpttrplo
£VTOC MEPTIATI OLUNG
andéotaong
Erutokio kedpaAatomnoinong 1.635 0.817 4.464
KaBapd Aettoupyikd £é006a wg 8.514 1.432 19.137
TPOG TO LETOXLKO KEDAAaLO
Internal Rate of Return 14.768 2.367 33.369
YuvoAikn aia meploucLakol 0.297 0.006 0.733
otolyelou w¢ POog TO PETOXLKO
kedahalo
AmodotikotnTta Asttoupyiag Kat 3.819 1.536 7.243
Slaxeiplong meplovotakol
otolyeiou
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Aflo avadopag KpLVETAL W TIPLV TN CUYKPLON KOL KATA CUVETTELA TNV KOTATOEN TwV
Sladopetikwyv eVOANQKTIKWY Tou Oelypoto¢ kaipla amoteAel n e€€étacn piog
SeUTEPNC TEPLITTWONG, KATA TNV OTtola ayvoeiTal To KatwdAL veto evw ta UTtOAoLTA
KatwdAla urtoAoyilovtal OTwe MPonyoupEVWG. H epimtwon autr e€etaletal Kabwg
TO €V AOyw KatwdAL, to omoio sivat tkavo va arnoppiPel eE0AoKApPOU TNV MpOTACH
aSb petagl SUo evaANOKTIKWY, o€ cuvOUAOUO e TN Suvaplkd petaBaliopevn puon
Twv 6edopévwy Kal TO ULKPO Selypa autAG TNG MEAETNG elval LKavAa va aAAOLWOOUV
TNV KOTATOEN TWV ETIXELPNUATIKWY ypadeiwv.

Me 10 mépag tng avabeong twv KatwdpAlwv, TG Xpnong twv Sedopévwv mou
OUA\EXONKav, TNG €€€taonc twv SU0 SLOKPLTWV TEPUTTWOEWV Ooov adopd Ta
KatwdAla kat pe tn Bonbela tng ELECTRE Il mpaypatomolnbnke n cUyKpLon Tou
Selypatog emiyelpnuatikwy ypadeiwv, PBAcel OLKOVOULKAG Toug emidoong, Kot
TPOEKU YV oL aKOAOUBEG KATATAEELG.

Mzpizraoey 1y: Olo to ket IMezpimraon 2n: Xopi: korogia Veto
' College Blvd.,
Dublin Corp. Woods
I !
Corporate Woods, Dublin, Executive
Executive Towers Towers
I !
601 Oakmont, 601 Oakmont
Hamilton
I !
Oak Creek Oak Creek
I !
Embaszy Park Westbrook
I !
College Blvd., .
Westbrook Hamilton
I !
Wilshire Plaza Embazsy Park
I !
“ Castleton Park,
Crystal Glen Crystal Glen
I !
Americana ITI, o
Southwind Port. Wilshire Plaza
I !
Castleton Park, ~
Park Fletcher Fark Fletcer
!
Americana IIT
!
Southwind Port.
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4.5 AvdAuon anoteAeopATwy Katdtagng

Me TO TEPAG TNG CUYKPLONG TWV ETUXELPNUATIKWY ypadeiwy, Kaiplo Kpivetal va
avadepbel mwe N ev Adyw katataln €ival amotéAeoua TO00 TwV MPOCSOoKLWY 000
KOL TWV TIEPLOPIOUWY TNG OUYKEKPLUEVNCG MEAETNG. TNV Tapouoo €psuva
paypatonolOnke mpoondbela 1600 kaboplopou 600 Kot BEomiong Twv Bapwv
TWV KATAAMNAwv kputnpiwv péow PBipAloypadikng €peuvag eviouTtol ocodpwg
umapxel n Suvatotnta emhoyng, omo €kacto amodacilovia, EMUTPOCOHETWV
kpttnplwv, dltadopetikol TpdéMou cuotadomoinong Twv KpLtnpiwyv, gite avabeong
Bapwv. Teyovog to omoio Ba odnyovoe oe o mapoaAlayuévn popdr tng umo
avaluong katataénc. Ocov adopd touc meploplopolc, Kupiwg EAAewdn 1 SuokoAia
gupeon¢ twv amnapaitntwv dedopévwv i BiBAloypadiag odriynoe otnv Alyotepo
S1e€ob1kn Slepelivnon KUPLWE TOU LKPOOLKOVOULKOU ETUMTESOU avAAuonc.

‘Exovtag avadepbel ota mapandvw, £El00U ONUAVIIKO €lval va emwBel Mwg to
«epyaleio» mou dounOnke Aeltolpynos O APKETA LKOVOTIOLNTIKO Babuo, kabwg n
Katataén mou mPoEKUYPE aKOAOUBEL O YEVIKEC YPOUUEG TNV TIPOYEVECTEPN TOPEL
anodooswv Twv xaptopulakiwv Tou delypatog. Avalutikotepa, e€etalovtag tic SUo
TIEPLITTWOELC EEXWPLOTA:
e H mpwtn katataén, otnv omoia Bplokovral 6Aa ta katwdAla o LoxL sival
TILO TILOTI) OTO LOTOPLKO OLKOVOULKWV ETLOO0EWV Twv Xaptopulakiwv tng
etalpeiag Group R.M.C., aAAQ AlyOTeEpO SLOKPLTA.

e H &eltepn katataén, otnv onoia to KatwdAL veto Sev eival evepyo sival vat
HEV TLo SlakpLtry, aAAd AlyOTEPO KOVTA OTIC Ttpoodokiec doov adopd tnv
olkovoplkn emidoon twv xaptopulakiwv, Pacel tng nNén umapyxouoog
nopeiag toug. To yeyovog auto mibavwg cuppBaivel kaBwg pe Tnv mapaiewdn
TOU €V AOyw KatwdAlou n avatpomn MLOG OxEoNG MPoTiunong petafl Suo
EVOANOKTLKWV €altiog eVvOg HOVo KpLtnpiou eival aduvartn, untofaduilovrag
HE OUTOV TOV TPOTIO €V PEPEL TN CNUAVIIKOTNTA OPLOUEVWY KPLTNPLWV Tou
Bewpeital mwg €xouv LPNAN emppor otnv andédoon Tou xaptodpuAakiou.

Télog, avadépetat mwg ta Sedopéva TOU XpnolgomolBnkav o€ QuUTAV TV
SumAwpatikn epyacia Sev cuumeplhapBavouv mBaVEG eKTIUNOELS - TPOBAEYELS TNG
€TALPELOG 1 TOU SLAXELPLOTA yla TNV UEAAOVTLKA OLKOVOLLLKI) EMLS00N TOU OKLVITOU
kaBw¢ kat mubavr erkeipevn ovvadn i ™ AREn evog pobwtnpiou (m.x. Tto
xaptodpuldkio Hamilton to omoio €ival mBavo va xaoeL évav PeyaAo pobwtn tou
€w¢ To TéAOC Tou 2019) petd to TéAog Tou 2018. Meyovog to omoio sival tpodaveg
WG €lval LKAVO va EMNPEACEL TO ATOTEAECUA TNG CUYKPLONG TwV XapToduAakiwv
Tou SelypaTog emxelpnUATIKWY ypadeiwv.
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KepaAato 5 — Zuumepaopata

H nmpoonabeia avaluong evog TopEQ TOOO SuvauLka peTaBoaAldpevou 600 autol
NG eMEVOUONG OE EUTTOPLKA aKivnTa, arnoteAel SUGKOAO gyxeipnua.

JUYKEKPLUEVO YVWOTOTIOLELTAL OTL OL 6N UTIAPXOUCEG £PEUVEC avayvwpilouv OTL n
UTapén SLOKUUAVOEWY OTNV OLKOVOULKI ETILS00N TWV EUMOPLKWV AKLVATWYV £€nyeital
a6 aAAayEg, Kata tn SLAPKELA TNG KUKALKNAG TTOPELOG TOU TOUEQ, TOOO €VOOYEVOUG
000 kol €fwyevoug ¢uUoewc. Aev uTtdpxel poAatalta  adevog ouvox OTov
TPOOSLOPIOUO TWV KOOOPLOTIKWY KPLTNPlwV Tou «odnyouvy» TNV TOPEla TwV
eMeVOUOEWV OTOV TOUEA KOl ADETEPOU OPLOTIKY €ENYNON TWV OXECEWV PETOEL TWV
OPLOUEVWV KOl LEAETNUEVWV KIVNTAPLWY SUVAUEWV WE TNV enidoor] Toug. To yeyovog
OUTO AmodeLKVUEL TN CNUOVTLKOTNTA UTtapéng evog peyaAou kat dtadopormolnpévou
MPoG oavaluon Oelypdatog yla TNV TPAYUATONMOLNON MO OXETIKAG HEAETNG.
Juvoyilovtag, TNV Baoikn SuoXEpELA TNG CUYKEKPLUEVNG SUTAWMOTIKAG £pyaoiog
amotéAece n SuokoAla Snuioupylag evoc aflomiotou  epyodeiov  Katataénc
eMeVOUOEWV OE EUMOPLKA aKivnTa, KATL Tou odeiletal katd Bdacn ot aotabeic
OX€0el Twv OUVAHEWV TIou emnpedlouv Tov TOpEa, otnv afefaldtnta Tou
kKaBoplopoU tou Babuol eMLPPONC TOUG OTNV OLKOVOULKN ETILS00T TOU TTEPLOUGLAKOU
otolxeiov kaBwg kat otnv EAAewdn enapkouc peyEBouc delypartoc.

Exovtag OAo TO Tapamavw UmoPwv Kplvetal TwG N avaAuon ToU  EXEL
mpaypatonolnBel otnv mapovoa £peuva TOGO ot eminmedo BACIKWYV EVVOLWV TOU
Topéa 600 Kal ot eminebo emAeypéVwWY KpLltnplwv o ouvluaopo pe éva
EKTEVEOTEPO Selypa Kal HLOG TILO TIPOKTLIKAG UeBOSou kaboplopol tou emumedou
ETUPPONG TWV SLAOPETIKWVY PETABANTWY OTNV OLKOVOULKH €midocon Tou aklvrtou Ba
UIopoU e va amoTeAEoeL Eva afloAoyo umtoBabpo yla pia PeETayeVESTEPN UEAETN HE
oKOTO TN dnuLoupyla VoG BEATIWHUEVOU HECOU KATATOAENG EMEVOUOEWV OTOV €V AOYW
ToMEQ.
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Accelerated Cost Recovery System (A.C.R.S.): Mpokettal yia pa pébodo
anooBeong n omola swonxdn otig H.M.A. to 1981.

Capitalization Rate (Cap Rate): ETutokio KedaAatomnoinonc.

Central Business District (C.B.D.): Kevtpikr Emixelpnuatikn Neploxn.
Commercial Real Estate (C.R.E.): Eumopikd Akivnta.

Commercial Real Estate Put in Place: Neodunta, ava £€10¢, EUMOPLKA
akivnta.

Consumer Price Index (C.P.l.): MpokeLltal yia €va S€iKTn 0 omolog PETPA ToV
OTAOULOUEVO HECO OPO OPLOUEVWV OlyaBwV KAl UTINPECLWV ULAG KOWVWVLAG.
XpNOLUOMOLELTAL WG LETPNTAG TOU TANBwpPLoUOU.

Economic Recovery Tax Act (E.R.T.A.): MpOKeLTal yLa TN PEYOAUTEPN
dopoloyikn Helwaon otnv wotopla twv H.M.A.. Yrioypadnke amnd tov MNpoedpo
Ronald Reagan.

ELimination Et Choix Traduisant la Realité (E.L.E.C.T.R.E.): NpoOkeLtaL yLa
HEBoSo moAukpLTpLoc avaluong.

Federal Deposit Insurance Corporation (F.D.I.C.): MpOKeLTAL yLO L
aveéaptntn opoomovdilakn unnpecia mou Stacdalilel Tnv emoTpodn)
HEPOUC TWV KataBéoewv otoug mehdteg Tpamnelwy Twv H.M.A. og mepintwon
TITWYEUON G TOUC.

Gross Domestic Product (G.D.P.): AkaBdpLoto Eyxwpto Mpoiov.

Internal Rate of Return (I.R.R.): Npokettat yla éva Seiktn anodoong ev
Suvapel emevéuoswv. NPOKELTAL YL TO ETILTOKLO TO omoio undevilel Tnv
kaBapn afla evepyntikou.

Multiple of Capital (M.O.C.): Npokeltal yla éva Seiktn anodoong pia
eMévduong. ZUyKpivel TN cUVOALKH alal TOU TIEPLOUGLAKOU OTOLXELOU E TO
LETOXLKO KEDAAQLO.

National Council of Real Estate Investment Fiduciaries (N.C.R.E.I.F.):
MpokKeLtal yLo €va 6UVOAO BECULKWVY EMEVOUTWY OTOV TOUEQ TWV AKLVATWV.
Net Asset Value (N.A.V.): KaBapn Afia Evepyntikou.

Net Operating Income (N.O.l.): KaBapa Aettoupyikd Ecoda.

Real Estate Investment Trust (R.E.I.T.): Mpokeltal yLa £va €l60¢ aBpoLoTikwy
kedalaiwv Pe okomo tnv emévéuaon oe akivntn meplovoia.

Return on Equity (R.O.E.): Mpokettal yia deiktn anddoong emévéuong wg
T(POG TOUG EMEVOUTEC. ZUYKPLVEL Ta €006 LILOG ETEVOUONG JLE TO UETOXLKO
kedpaAalo.
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