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‘Eva amd ta onuoavtikdtepa (nTARaTo mov amacyoAel TV Bempio TG ¥P1ULATOOIKOVOUIKNG
dlolknomng tov enyelpnoemy lval ot Topdyovteg mov €MNPEALOVY TNV ANYN ETEVOLTIKMOV
ATOPAGEMV CYETIKA LE TNV KEPAAULOKT) TOLG d1apOpwon.

H emoyn g xeparaiakng o1dpOpmong pag entyeipnong amotedel pior 0OGKOAN Kot TOAD
ONUOVTIKY amOQaoT oo eMNPEALEL TIG EMEVOVTIKEG TNG EMAOYESG, TOV YPTMLOTOOTKOVOUKO
™m¢g kivovvo, v ypnuatiotnplokny g aéio, Kot TeAKd kol to 1010 TG 10 pévatluevt.
Yndpyovov moAAéEC emotTnUOViKEG Oewpieg mov dlepevvolv defodwkd To RO Ko
TPOCTOHOVV VO dDGOVV IKAVOTOMTIKESG EPUNVELES.

Emxpotéotepeg Ocmpieg yio v Ke@ararok oudpOpmon

To 1958 o1 Modigliani ko Miller £Baiav ta Oepélio g Bewpiog T KEPUAOEKNG dOUNS
TV enyelpnoewv. [To ocvykekppéva, 1oyvpiomkay 6Tt o€ Vo KOGHO OOV OAOL 01 ETEVOLTES
elvalr mANpm¢ evnuepouévol 660 Kot ol O1evbuvEé TV  EMEPNoE®Y  (CLUUETPIKN
TANPOPOPNGT), OEV LILAPYOLV POPOL, OEV VILAPYOLY KOGTY YPEOKOTINS, TO KOGT) GCUVAAALYDV
etvar undév (téleteg ypnuotoyopés), ol EnevOVTEG umopohv va doveilovtot pe To 1010 EmTOKIO
OGS Kol 01 EMYEPNOELS TOTE M aia pog emyeipnong etvar aveEdptnn and Tovg TPOTOVG e
TOVG OTO{oVG AVTH YpNHaTodoTEiTAL, ONAdN dev €xel Kapio onpacio amd 10 OG0 EEMTEPIKO
N €6MTEPIKO YPEOS YPTCLUOTOLEL Y10l T YPNLLATOOOTNON TOV SPUCTIPLOTHTMOV TG,
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To 1973 ou Kraus kot Litzenberger mpodailovv tnv 10€a 0Tl o entyeipnon emALyel tov
TpoOTOo YpNuatoddTNoNG TS «Cuyilovtag» Ta POPOAOYIKA KEPON KOt TO. KOGTN YPEOKOTING TNG
(Oeopio AvtictaOmong (Trade-off Theory)).

Mio dAAn onuovtiky Bempio elval avty ™G GOOUPETPNS TANPOQOpPNONS (asymmetry
information theory) ka1 Ogmpia onpoatodotTnong (signaling theory). Zopeowva pe ) Oewpia
ALt dev £x0VV OAOL 01 EMEVOVLTEG TNV 1010 TPpOoPaon otig TAnpoeopiec. H acvppetpio otnv
TANPoeOpNon ennpedlel TG EMEVOLTIKEC OMOPACELS TV Olevbuvidv Kot dnuovpyset
{NTUOTO GYETIKA PE TNV CMCTN AMOTIUNOT NG TWNG TG emyeipnong and v Ayopd. O
Ross (1977) devkpiviCer 01t o1 d1evBuVTEG TOV EMYEPNCE®V EMEDN £YOVV TAEOVEKTNLOL
TpoOcPacng oty TANPoPdHpNon €xovv kivitpo va onpoartodoticovy (signaling theory) tnv
ECMTEPIKN TANPOPOPNON TOVG HEG® TNG EMAOYNG HeYEBOVG TOV e€MTEPIKOD SAVEIGLOV T®V
EMYEPNCEDV.

H 6eowpia wepdpymong keparaiov (pecking order theory) mpoépyetar cav cuvvémelo g
asymmetric information theory kot wpoBAEmel 6Tl 1| acLUUETPiot GTNV TANPOEOPNON UETOED
S1evBuVTOV Kot EmeEVOLTMOV dNUIovpYEel pia dtoddion Tpotiunong o€ piol EmLyEipMoT OYETIKA
pe tig myéc ypnmuoatodotnoewv . To 1984 o Myers vmootnpilel 0Tl Ol EMYEPNOELG
TOPOVCIALOVY  CUYKEKPIUEVEG  TPOTIUNCELS Kol TPOTEPAOTNTEG OTaV  BEAovv  va
ypnuotodotBovv (Pecking Order Theory), mpotipdviag tov €0mTEPIKO daveloud, T
amofeATIKA Kot TIG POEG LETPNTOV OO AmOGPEST, KOl LETE TOV EEDTEPIKO.

Mo akopn evolapépovca Bewpia (Jensen 1986) efetdlel to Oépo amd v oKOME TOL
KO06TOVG avTimpoodnevong (agency cost). H Bewpior avt) amoppéel and ™ odykpovon
CLUPEPOVTOV HETAED HETOY®V Kot dlevBuvtdv TG etatpeiog XOppova pe T Bewpia ooy, TO
e€MTEPIKO YPEOC KIVNTOTOLEL TOVG OLEVOVVTEC TOV EMXEPNCEMY VO EIVOL TO GLVETEIS KoL
OTOTEAECUOTIKOL OTIC EMEVOLTIKEG TOVG OMOPAGELS, OPOV dEYOVTaL UEYOADTEPT THEoT Kot
VILAPYEL KOAVTEPT| ETIPAEYT OTO EXLYEPNUOTIKA TOVS GYEOLOL.

Ov Baker xow Wurgler (2002) mpétewvav v dmoyn 01t 11 Ke@oAotoky] ddpBpwon pog
emyeipnong dev elvar timota GALO AO TO CLGGOPEVUEVO OTOTEAEGUA OO TPOOSTADEIEG TOV
TopeABOVTOC  TPOKEWEVOL VO TETVYOVV TNV €UVOIKOTEPT  YPOVIKN  OTYUn  TNG

YPNHATIOTNPLOKNG Ayopdc (Bempio ETAOYNS KATAAAANG YPOVIKNG GTLYUNGS).

Epnepwi) mpooéyyion

O 1tpémoc TPOCEYYIONG TOV  EPELVNTIKOV epOTUATOV  Paciletor o€ oVYYpPOVES
OLKOVOUETPIKES 1eBBdoVG. E1ducotepa ¥pNnoitomotohvtal TEXVIKEG GUVIVOGHOD YPOVOAOYIKMV
— dwotpoppatikov oelpov (panel data) ov onoieg Bewpovviol «OAVIKED Yo TNV ETIALON
TETOL0L €100VG epeLVNTIKAOV TpoPAnudtmv (Baltagi, 2005).

Qg delypa €xel emheyet évag peydiog apBpds emyepnoemv Etapeieg Enevévoewv Akivnng
[Teprovoiog EEAIT (Real Estate Investment Trusts REITs) mov €dpevovv omnv Evpomaik
‘Evoon, omv Apepikn kot otnv Acio. ZTnv OIKOVOUETPIKY] OVAALGT YPTCLOTOLOVVTOL
AOYLOTIKE oTOLKElD OO TOVG 1G0AOYIGHOVE, OIKOVOLIKEG KOTAOTAGELS, ETNOLEC ekOEaELg Kol
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OIKOVOUIKOVG OTOAOYIGHOVG TV emyelpioemv. Ot emyelpnoelg mov emiéydnkav Enpene va
elvar evepyég Kot va £(ovV ONUOGIEVGEL TAL OIKOVOULKA TOLG oTotyeia amd to 2005 péypt 2010
(xpmowomomOnke dnAaon éva balanced panel data amd emiyeproelg yio avtd ta 6 £1n).

Ov Etaipeiec Enevovoewv Axivnng Tleprovoiag (Real Estate Investment Trusts REITs), ta
omoio. ToPOLGIALOVY KOO0 1O1BHTEPA YOPUKTNPIOTIKA 7OV Ta KAVOLV vo. Eexwpilovv.
[Mpatov, (otig mepiocdtepeg ympeg) ta REITs dev mAnpdvouy Taipikd ¢Opo, GLVETMS, TO
povtédo g Bewpiag avtiotdduiong (Trade-off theory) coppwva pe 10 omoio ot gtoupeieg
EMAEYOVV TETOLNL KEPOANOKT O1pOpwoN doTE vor ®PEANBOVV TO POPO YPNCLOTOIDVTOG
nePlocOTEPO YPpéog Oev Bempeitanr ko téc0 gpapuoopwo (Jaffe 1991). Ta REITs ocuvyva
Stavépovy OA0 TO QOPOAOYNTED TOVG ELGOOMUN GTOLG UETOXOVG TOVG KAOE ¥podvo Kt €TG1
e€alelpovy evtedmg 10 eToPtKd TOVG POPO. ['evikd, T0 OYETIKA ATAO POPOAOYIKO KADEGTHOC
mov woyvel yo ta REITs peidver v onuovtikdmra e @oporoyiog cov mopdyovio Tov
EMOPA OTNV EMEVOVTIKY OOPOOT TNG KEQAAALKNG TOLG dtapBpwong. Agvtepov, taoo REITS
elvarl vmoypempéva va ayopdlovy Kot vo, KATEXOVV TEPLOVCIUKAE GTOLXELD TOL OTTOi0l OITOTEAOVY
VAMKE  oTolgelo. TOL  evepynTIKOL £€TCL  (MOTE VO VTAPYOVV  GUYKEKPLUEVO  emimeda
dpaCTNPLOTOINCNG TOLG OTN OlElplon aKVNTOV Kol Oyl Vo eNEKTEIVOVTAL GE GALOVLG
EMUYEPNUATIKOVS TOUELG EKUETOAAELOUEVO TO TAEOVEKTNUO TOV £YOVV GYETIKOL HE TN
eoporoyia (Gentry and Mayer 2002). Xvvenmg, ta REITs givor Atydtepo extebeipévo og
KOGTN YpeoKomiog Kol KOGTY OVIITPOCMTEVCNG CGUYKPITIKA UE GAAEG EMYEPNOELS TOV
dpaoctnprororovvtol e dAAeg Prounyaviec. Tpitov, ta REITs Agttovpyohv vid avotpotepn
ETOPIKT SLOKLPEPYNOT Kol KOVOVES KOWOToinong twv gpyacidv Tovs. Etotl, n dtapovig
avt EHON TV AELTOVPYLDOV TOVG GLVETAYETOL ALYOTEPYT] GGLUUETPIOL OTN TANPOPOPTON
(information asymmetry). Ot d1evBvVvTEG TOVG £0VV MYOTEPES EVKALPIES Y10 VO ATOKOUIGOVY
TPOCHOTIKA 0PEAN 1 va mpoPoldv G JPACTNPLOTNTES VROEMEVOVONG 1 VLAEPETEVOVOTG.
Tétaptov, ta REITs elvatl vroypeopéva va dtovépovy évo mocootd (tovAdytotov 90%) amd
TO (POPOAOYNTED TOVG EIGOOM O MG LETOYIKO péEPiopa KABe ypovo. ['evikd, avt 1 voypéwon
dwavoung mepopilel v dvvatdtta Tov REITs va ypnuatodotBovv and ecwtepikd tovg
KEPAAOLOL OTTOTE EIVOL AVOYKOGHEVA VO KOTOPEDYOVV GUYVOTEPO OTIC AYOPES TPOKEEVOL VL
mpoPodv oe €KOOON HETOYIKOL 1 OHOAOYLOKOL KEPAAOiov amd 0Tl dAAeg eToupeies. Avtd
ovvermdyeton 0Tt Ko 1 Aoyikn g Pecking Order Theory dev givon amdAvta cvpfatm pe ta
REITs. EmmAéov, avt) m oamoitmon Owwvoung mpoktikd eSaAleipel To QOPOAOYIKd
TAEOVEKTNLATO, OO ETOVOYOPE LETOYMV, OVTL Yot TANPOUN UEPICUATMOV, TPOKEUEVOL VO
dtavepnBovv kepaiata.

Ta REITs eivar etaipeiec mov givor vmoypempéves vo StoVELOVY HEPIGLOTA KO Ol ETOLPIKES
TOVG JPACTNPLOTNTES £IVOL EMKEVIPMUEVES OTN Olayeipion axivning meplovoiag. Emedn n
axivntn meplovoia omdvia yavel a&io Kot cvuyvd avédvetal cvvnB®G Ol AmOGPRECELS dev
Bewpodviol KOTAAANAN peTafAnT Yoo TNV EKTIUNOCN TNG OIKOVOUIKNG KATAGTOONG Mo
etoupeiag owayeiptong axivnng meplovsiog. o avtd to Adyo Tapdyovieg mov oyetilovion pe
anocBéoelg (amooPEcelc/cuvolMKd Ke@AAata, Ayl KEQAANLO/amocPECELS) elval TPOTILATEPO
VoL UMV ¥PNooTomBovy yia Ty Epguva TG Ke@aialakng otipdpwong twv REITSs.
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Q¢ e€aptuévn petapint ypnowonoteitonr n poOyrAevon (DEBTTD)mov opileton wg o Adyog
TOV GUVOAIKOV YPEOVE TPOGC TO GLUVOAKE kKepdiowa. Opiopdg mov €xel ypnotpomomn el
EMAVEIAUUEVA OO TOVG EPEVVITEG GE OVTIGTOTYEG EPEVVEG.

Q¢ aveEdptnteg ypnoomoovvToL ol eENg netaAnTéG:

Kepoogopia. Qg petafAnt yio v kepdopopio xpnolponoteital o Adyog KEPON TPO TOKMYV,
eopwv, amocPécemv kot tokoypeoAivcsiov (Earnings before Interest, Tax, Depreciation and
Amortization EBITDA) mpog ta cuvoiikd kepdioio (PROFIT). Asv emnpedleton amd T1g
anocBéoelg mov Bewpeiton TpoPAnuatikd Aoylotikd dedopévo yia ta REITs aAAdd ovte kon
amd TN @opoAoyio mov moiwkider amd ywpo oe yopa. Ta képdn mpo TOKWV, EOPOV,
OTOCPECEMV KAl TOKOYPEOAGIOV amoTEAOVV Bacikd JelKTN EKTIUNONG TNG KAVOTNTOG TOV
REITs mpoxeipévov va eEunpeToovy 10 XpE0G TOVG, VO YPNHOTOS0THCOVV T KEPOAALUKAL
ToVG £€000 Kot va, S1VEILOVY LEPIGHLOTO GTOVG LETOYOVG,.

MéyeBoc g etaipeiog. Qg petafAnt YpPNOWOTOOVUE TOV QLOIKO AoYydpBpo TwV
oLVoMKdV KepaAaiov (LNTA).

[Téya kepahota. Qg petafint ypnoylonoteital o Adyos Towv mhylov Kepaiaiov (amodépato
oLV akivn mePovGia, pnyoviuoate Kot €£0mAMOUOG) TPOG TA CLUVOMKG KEQAAo NG
emyeipnong (TANG).

Emevdvtikég gukanpiec. Qg petafint ypnoyonoteital o Adyog g ¥pnUatiotnplokng aéiog
g etanpeiag mpog v Aoyiotikn g a&ioa (MBRATIO).

Emtoxiokn kéAoyr. Q¢ petafAnti ywo v €mtokiokn kdAvym ypnoiponoteitor o Adyog
Képom mpo toxwmv, popmv, amosPEcemv Kot TOKOXPEOALGI®V TPog T ££0da Yia TOKOVS Omd
ddveln. H omoio ko Bewpeitar og 10 KaAdtepo pétpo Otav avagepouocte yoo REITs
(INTCOV).

To k6oT0C TOV Ypéovg. Q¢ petafAnt) ypnoomoteitar o Adyog Toxkol and ypéog TPog TO
ouvolko ypéoc (COSTDEBT).

Yvomukdg kivouvoc. Q¢ HeTafAnT| UTOPOVUE VO YPTCLUOTOMGOVUE TO U1 HOYAELUEVO
(unlevered) beta to omoio cvoyetilel ™V peToyn ™G etopeiog yoPic ¥PEOS UE TO YEVIKO
ypnuotiotnplokd deiktn. ‘Exovtog apaipéoet Tig EMOPACELS TOL YPEOVG, LE TO LT LOYAEVUEVO
beta vmoloyiletor o0 KivOLVOG TOV  LTOKEIPHEVOV  AEITOLPYIOV NG EMYEIPMNONG
(ungeared beta).

O 1Omog eivar:
Unlevered beta = beta/[1+(1-T)*(D/E)]~beta*E/(D+E)

Omnov T = 0 poporoyikdg cuvtereotng, D = 10 cuvoAikd ypéog kot E = 10 petoyikd kepaiaro.
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Am000TIKOTNTO TOV KEQOAAI®V . G LETAPANT XPNOILOTOLEITOL O AOYOS TV TOANGE®V TPOG
TO GUVOAO T®V SOOEGIHLMOV GTOXEIMV EVEPYNTIKOV POVEPDVEL TNV OTKOVOUIKT] TOO0TIKOTNTO
pwog etoupeiag. Xauniéc Twée o€ avtd To AOY0 VTOJEKVOOLV OVOTOTEAEGUATIKOTNTOL,
YOUNA TOpoy®ykotNTo TV Sevduvidv Kot avikovotnto otV aviAnymn o&loloymv
enevoLTIKOV oyedimv (ASSTURN).

Epnepikd omoteréopata

Ta gumelpicd amoteAéopato Tapovotdloviol 6ToV Tivaka Tov akoAoVOEL:

@ @ (€©) @
debttd debttd debttd debttd
profit -0.371*** -0.323*** -0.323*** -0.329***
(0.0630) (0.0281) (0.0356) (0.0286)
tang 0.0416* 0.0976*** 0.0976** 0.0816***
(0.0166) (0.0174) (0.0307) (0.0157)
Inta 0.0113*** 0.0417*** 0.0417*** 0.0273***
(0.00271) (0.00580) (0.0113) (0.00409)
mbratio 0.0361** 0.0173* 0.0173 0.0111
(0.0122) (0.00761) (0.0166) (0.00732)
ungeared_b~a -0.149*** -0.0174* -0.0174 -0.0259**
(0.0161) (0.00887) (0.0196) (0.00888)
intcov -0.000000349 0.0000409 0.0000409** 0.0000377
(0.0000347) (0.0000213) (0.0000156) (0.0000204)
assturn 0.217%** -0.0696* -0.0696 -0.0650*
(0.0397) (0.0338) (0.0801) (0.0320)
costdebt -0.426*** -0.241*** -0.241* -0.260***
(0.0785) (0.0387) (0.0997) (0.0385)
_cons 0.318*** -0.161 -0.161 0.0708
(0.0457) (0.0892) (0.175) (0.0642)
N 1596 1596 1596 1596
adj. R-sq 0.093 0.857 0.857

Standard errors in parentheses
* p<0.05, ** p<0.01, *** p<0.001

210V Tivako ovtd N TPOTN 6THAN delyvel Ta armoteléopato omAng molvopounong (OLS), n
devtepn ot ta amotedéopota panel fixed effects, n tpitn ot)An to anoteAéopata panel
fixed effects dopBwpéva yio eTEpOCKEIACTIKOTNTO KOL 1] TETOPTY GTNAN TO OTOTEAEGLLOTO
panel random effects. Ta yevikd counepdopota givat OtL:
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H xepdogopia emdpd apvntikd. H Pecking Order Theory mpoteiverl pior apvntikny cvoyétion
HETOED KePOOQOPIaG Kol YPEOVE. XTOV €EMTEPIKO OUVEIGUO KaTOPEHYOLY UOVO OTOV TO
amofeaTIKA TOVG KEPON VL AVETOPKN Y1 TNV KAALYT] TOV YPNUATOSOTIKMY TOVG OVOYKDV
(Rajan ko Zingales 1995, Frank ko1 Goyal 2003.

Ta mayo kepdioio emopovv Oetikd. Ta REITs ened dwobétovv moAAd maylo Ke@AALOL
BewpovvTal To 0cQUAElS EMYEPNOELS Y10 VO AVOAABOVY TEPIGGHTEPO YPEOS QLPOV JLOTNPOVV
neplocotepn oila oe mepimtwon ekkabdapiong tovg. Ta mayw ke@diowo pmopovv va
Bewpnbodv cav Keedioto €yyvnong Yy Tovg katdOyovg opordyov. H vdmapén peydiov
peyéboug mayiov Kepaiaiov fonbodv v emyeipnon va daveiletor pe peyoldTepN EVKOAIL
amo Tic tpamneleg Kot og yauniotepa emrokia (Bradley et al 1984).

To péyebog tov etaupeldv emdpd Betikd. O peydreg oe péyebog etopeieg etvar Aryotepo
EVOAMTEG Y10 VO, YPEOKOTNGOLV O10TL £XOVV S1OPOPOTOIGEL TOVG KIVIVVOLG TOVG KAUAVTEPO
amd TG pikpotepeg etoupeieg (Ang et al 1982). EmumAiéov, ocvppmva pe tov Jensen (1986) ot
peydieg emyepnoelg Bo €mpeme v PNGLULOTOIOVV TEPICCOTEPO YPEOC TPOKEIUEVOL VO
EAEYYOVV OTTOTEAECUOTIKOTEPO TOVG d1EVOVVTES TOLG.

Ov emevovtikég evkaipieg emdpovv Oetkd. Ilapatnpovpe 6t too REITs mpotipodv va
av&avouv 1o eEmTEPIKO TOVG YPEOG aVAAOYA LE TIG ETEVOLTIKESG TOVG evkatpieg (Kester, 1986).

O ocvotnuikog kivovvog emdpd apvntikd. Oco peyoddtepog gival 0 GLOTNUIKOS Kivouvog
1660 Myotepo daveilovtal ta REITs. To yeyovog avtd epunvedetan icwg omd v mpotipunon
TOVG Vo UnV TPocHEcovV TEPIGGOTEPO TOTMTIKO Kivovvo. Mo GAAN epunveio pmopel vo
AmOTEAECEL 1 APOOL IO TOV TICTOTIKOV WOPLVUATOV VO TPOGPEPOVY EMITPOGHETO dAVEICUO
o€ REITs pe peydio cvotnuikd kivovvo.

H emroxwokn wkdAloyn emdpd Oetikd. H petafint avt) @avepodvel mOGO €0KoAo o
emyeipnon umopel va TANPOGEL TOVG TOKOVG TOV TPOKLATOVV amd TO davelopd e Ta
REITs pe peydin emrokiokn KGAvyn UropovV vo, AToTANPOGOVY EDKOAOTEPA TO, AVELL TOVG
Kot £T61 £X0VV T SLVATOTNTA VO £XOVV PEYOADTEPT] LOYAELOT).

H oamodotikdtta tov keporaiov emopd apvntikd. o ta REITs to ypéog tovg eivar
OPVNTIKA GUOYETIGUEVO LE TNV OMOOOTIKOTNTO TOV KEPaAaimv Toug o10TL av o REITs dgv
elvar amodotikd av&dvetar 1 €EAPTNON TOVG GO TOVG TIOTMOTEG ooV yperdlovtan
TEPLOCOTEPO OAVEIGUO TPOKEUEVOL VA, XPNLLaTod0TH 00DV,

To k6cTOLG TOL YPEOVG EMOPA OPYNTIKA. AJOUPIOPATNTA, 0 TOKOG TOV TANPOVOLV TO
REITs mpokeptévon va amominp®couy 10 ¥pE0G TOVG EMOPE GTO GVVOAIKO OGO YPEOVG TOV
avaiapBavovv. Xouniol tokotr avopévetar va PBondncovv ot {Rmmom tov ypéovg evd
VYNAO1 TOKOL OVOLLEVETOL VO LELDOCOVY T LOYAEVOT| TOV EMLYEIPTICEWDV.
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