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FIRST STAGE OF THIS STUDY

• Analysis and gathering of socio economic data;

• Analysis of the scope, and parameters of the
labor & real property markets;

• Analysis of the risk related socio political
landscape of the real property market & national
economy.

• Collection of the necessary market related data
for each country.



SECOND STAGE OF THIS STUDY

• Development of a Property Market Status 
(Scorecard) Report for the selected countries.

• Analysis of the scale, location & types within 
the informal property market.

• Analysis of legal, social, economic and 
regulatory response to this informal market 



THIRD STAGE OF THIS STUDY

• Estimation of the socio economic impact of 
the informal sector within the greater 
economy. 

• Conclude to an annual economic impact of 
the informal sector on the national economy.



Case Study: Greece
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Human Capital
Human Capital in Greece has been estimated with reliance upon a white paper titled 
“The Value of Human Capital Wealth” (Julian di Giovanni and Akito Matsumoto; 2012)

They assumed that the consumption to wealth ratio is constant. They exploit 
aggregate consumption data to recover total wealth, and then used household 
non-human capital wealth data to recover the value of human capital wealth as a 
residual.



Human Capital

First, the constant consumption to wealth ratio is; 

Wt = kCt

where k is a positive constant, t is a point in time, and C is consumption. Further, 
note that total wealth (W) is the sum of human and non-human capital wealth, 
which implies that

Ht = Wt – Kt = kCt – Kt

where Ht and Kt are human and non-human capital, respectively, at the beginning of 
time t. These equations were the basis for all their human capital estimates.



The Consumption to Wealth Ratio

We study an infinitely lived representative agent framework to motivate 
cases when the consumption to wealth ratio is constant. This implies that 
our methodology is better thought of as an approximation for aggregate 
human capital rather than individual levels, although our methodology can 
potentially be used for the individual level.

The household maximizes the following objective function (Epstein and 
Zin, 1989, 1991; Weil, 1989):











Human Capital

H.C. 

(κ=16.67)

H.C. 

(κ=20)

H.C. 

(κ=25)

H.C. 

(κ=16.67)

H.C. 

(κ=20)

H.C. 

(κ=25) L.C.

Austria 65.2 71.0 76.8 64.7 70.6 76.5 62.1

(3.56) (2.96) (2.37) (3.78) (3.15) (2.52) (2.39)

Canada 64.6 70.5 76.4 64.5 70.4 76.3 62.5

(1.28) (1.07) (0.85) (1.19) (0.99) (0.79) (1.76)

Czech Republic 82.9 85.8 88.6 82.9 85.7 88.6 55.2

(0.51) (0.43) (0.34) (0.55) (0.46) (0.37) (1.42)

Germany – – – 68.0 73.4 78.7 63.4

– – – (2.12) (1.77) (1.42) (2.52)

France 64.3 70.3 76.2 61.7 68.1 74.5 59.7

(5.50) (4.58) (3.67) (6.91) (5.76) (4.61) (2.48)

Italy – – – 52.6 60.5 68.4 52.5

– – – (2.93) (2.44) (1.95) (3.82)

Japan 52.6 60.5 68.4 52.5 60.4 68.3 63.0

(2.40) (2.00) (1.60) (1.77) (1.48) (1.18) (3.73)

Netherlands 64.8 70.7 76.5 63.9 69.9 75.9 61.5

(1.94) (1.61) (1.29) (1.82) (1.52) (1.21) (2.57)

United Kingdom 58.7 65.6 72.5 56.8 64.0 71.2 64.5

(4.45) (3.71) (2.97) (4.25) (3.54) (2.83) (3.54)

United States 69.3 74.4 79.5 69.1 74.3 79.4 65.6

(2.17) (1.81) (1.45) (2.09) (1.74) (1.40) (0.82)

Total 65.9 71.6 77.2 63.7 69.8 75.8 58.7

(8.70) (7.25) (5.80) (8.96) (7.47) (5.97) (8.54)

Non-Durable Consumption                     Total Consumption

Notes: ‘H.C.’ is the HUMAN Capital-to Total-Wealth ration, and ‘L.C.’ is the Labor Compensation to National income Ratio. Means reported in first row and 
standard deviations in parentheses in second row. ‘Total’ estimates are based  on pooling across  countries and time. Human capital estimates based on 
nondurable or total consumption and net worth annual data from 1995-2007. Data sources are from the OECD. 

Summary Statistics of Human Capital to Total Wealth Ratios for OECD Country Sample: Annual Estimates



National Asset Sectors



Property Market Foundation



Greece Property Market Scorecard –
Greek Desktop Market Conditions January 

2016



Property Rights

 Goal – Property rights that are 
legally protected, secure, recorded 
in a single, accurate, electronically 
assessable registry and that lead to 
high levels of formal ownership for 
all citizens



Access to Credit

 Goal – An efficient financial 
sector that allocates the 
resources saved by a nation’s 
citizens as well as those 
entering the economy from 
abroad to their most 
productive uses. It includes a 
sound, trustworthy and 
transparent banking sector, 
well-regulated securities 
exchanges, venture capital, 
and accessible credit 
information.



Effective Governance

 Goal: A system of government 
in which citizens freely make 
political decisions by majority 
rule combined with 
guarantees of individual 
human rights and the rights 
of minorities.

 A government free of 
corruption and functioning 
efficiently enough to meet 
the needs of the people.



Rational Dispute Resolution

 Goal: An efficient 
institutional framework 
that balances the rights of 
the public, owners, 
lenders and borrowers in 
the event of a dispute or 
loan default



Financial Transparency

 Goal: A highly developed and 
transparent financial system 
including policies, institutions 
and trained and ethical 
professionals that contribute to 
effective financial 
intermediation and deep and 
broad access to capital and 
financial services



Appropriate Regulation 

• Goal: A comprehensive 
regulatory regime that is 
transparent, efficient, simple in 
its implementation and that 
leads to investments with the 
highest rate of return



Property Market Foundation



INFORMAL DEVELOPMENT IN GREECE



ASSET SECTOR RETURN RATES
Summary Statistics of Human Capital and Other Asset Returns for the United 
States: Annual Estimates 

I. 1973–2007 

Nominal Return             Excess Return                Real Return 
 

 Mean  St.Dev.  Mean  St.Dev.  Mean  St.Dev. 
Total  Wealth 10.70  2.17  4.06  3.05  6.66  1.58 
Human Capital 11.01  2.76  4.37  3.34  6.96  1.92 
Non-Human Capital 9.74  4.40  3.10  5.20  5.69  4.77 

 

Housing 
 

5.98  
 

3.21  
 

-0.66  
 

5.01  
 

1.93  
 

3.42 
Equity  (CRSP) 12.46  16.32  5.82  16.01  8.41  16.68 
Foreign Equity  (MSCI) 10.51  19.29  3.87  19.48  6.46  19.69 
Long-term Bond 8.45  10.17  1.81  9.77  4.41  11.01 
1-Year T-note 6.63  3.04  –  –  2.58  2.21 

II. 1990–2007 

Nominal Return             Excess Return                Real Return 

 Mean  St.Dev.  Mean  St.Dev.  Mean  St.Dev. 
Total  Wealth 9.01  0.78  4.26  2.36  6.65  1.24 
Human Capital 9.07  1.26  4.33  2.15  6.72  1.44 
Non-Human Capital 8.83  5.04  4.09  5.94  6.48  5.25 

 

Housing 
 

5.01  
 

3.18  
 

0.26  
 

4.66  
 

2.65  
 

3.45 
Equity  (CRSP) 11.94  14.60  7.20  14.70  9.58  14.68 
Foreign Equity  (MSCI) 6.37  18.17  1.63  19.23  4.01  18.41 
Long-term Bond 8.20  9.20  3.46  9.04  5.84  9.21 
1-Year T-note 4.52  1.69  –  –  2.16  1.57 

 

Notes: Total  Wealth and human capital estimates based on nondurable consumption and net worth data, 

with  κ = 20. All  wealth growth rates are per capita.  Data sources are NIPA,  the Flow of Funds, MSCI, 

CRSP, HPI Classic. 



GREEK NATIONAL ASSET SECTOR RETURNS



LIMITED ABILITY TO SELL OR MORTGAGE



HEALTH AND ENVIRONMENTAL COSTS



TAXATION, PLANNING, LABOR, RE RETURNS, 
INFRASTRUCTURE STRESS



TOTAL COST OF A LACK OF PROPERTY MARKET 
FORMALIZATION



Extended Analysis & Conclusions

 The Cost of a Lack of Property Market Formalization 

for Years 1-5 is +$1 Billion “Real” USD per year.

 The Cost of a Lack of Property Market Formalization 

for Years 6-10 is +$1.5 Billion “Real” USD per year.

 The Cost of a Lack of Property Market Formalization 

for Years 11-25 is +$2.3 Billion “Real” USD per year.

 The Current Net Present Value (4.46% DR) of a 

Lack of Property Market Formalization is +$25.6 

Billion USD 



Thank you!

“A good legal property 
system is a medium that 
allows us to understand 
each other, make 
connections, and 
synthesize knowledge 
about our assets to 
enhance our productivity”

- Hernando de Soto


