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ABSTRACT

This article is based on the results of the sample survey of the year 2012, carried out in order to
examine poverty in selected municipalities of Attica.

The method of data collection is in part based on the EU-SILC, annually conducted by the Hellenic
Statistical Authority. However, there are specific questions concerning the living conditions at local
level as well as questions about how households deal with the crisis.

We are going mainly to analyze and discuss questions relating to the municipality of Athens focusing
on the phenomenon of poverty with a descriptive and comparative perspective using data from the
sample survey, which was conducted at the second half of 2012 (800 questionnaires). The research
questions are: what are the extent and the depth of poverty in Athens municipality? What are the risk
groups? Who are those mostly affected by the crisis? Are there any differences with the pattern of the
total population in Greece?

The analysis -mainly descriptive- is based on simple relative poverty and material deprivation indices
aimed to reflect the size, the intensity and the extent of the phenomenon.

It is especially highlighted that the risk of poverty in Athens is high (20.1%) and slightly lower than
that of the whole country (year 2011: 21.4%). It is also indicated that among high-risk groups are the
unemployed, people with low educational level and the elderly.

Key words: poverty, social exclusion, local level.
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1. Introduction

This paper aims to identify the impact of the economic crisis on poverty at local level
(Athens municipality)® in Greece. The research questions are: what are the extent and
the depth of poverty in Athens municipality? What are the risk groups? Who are those
mostly affected by the crisis? Are there any differences with poverty rate and
composition of Attiki region and with the total population in Greece?

The answers to the above mentioned questions will be investigated through the
calculation of selected poverty and material deprivation indicators. 2 The analysis is
basically descriptive and comparative based mainly on poverty and material
deprivation indices. There are only certain aspects of the problem examined, using
data from the sample survey, conducted in Athens municipality at the second half of
2012 (~800 questionnaires). The basic aim of the survey is to study the households’
living conditions at local level in relation to their income. The survey covered all the
private households throughout the Athens municipality and was irrespective of their
size or socio-economic characteristics. The sampling units are the households and
their members.

The sampling design was based on the partition of the Athens municipality area into
seven (7) standard administrative sub- regions or geographical zones corresponding to
certain groups of building blocks or squares (nh). In a first stage, from any ultimate

geographical stratum, say stratum h, n primary units were drawn (where the number
n,of draws was approximately proportional to the population size X_of the stratum

(number of households according to the last population census of the year 2001).

In a second stage from each primary sampling unit (selected area) the sample of
ultimate units (households) is randomly selected. Actually, in the second stage we
draw a sample of dwellings.

The reliability of the data in question

The data presented is based on sample survey and face to face interviews.

One difficulty is specific for some section of the population. This is for example the
case for young people aged from 16 to 24 years. Transfers within families are very
difficult to measure, meaning financial help given by parents to their children for
completing their studies or finding their first employment. We also do take students
into account: students are taken into account with however no possibility of
determining the family-internal transfers.

Besides, we do not have yet the result of the last population census for the Athens
Municipality. Thus no serious reliability analysis is possible for the moment.

Briefly, the paper is divided into two parts. The first part is concerned with the
description of selected methodological aspect of the data used and the at-risk-of-
poverty rate; the second part presents the poverty risk groups mostly affected by the
financial crisis and the main conclusions. It also underlines the significant importance
of material deprivation and the so-called secondary poverty indicators (poverty at
different threshold levels).

1

AMU
2 Our analysis will be limited to certain aspects of the problem, since it is not possible to trace all of its effects or delve into all
such aspects.



2. Definition and measurement of poverty

Living in poverty may result in a variety of problems, from not having enough money
to spend on food and clothes to suffering poor housing conditions and even
homelessness. Poverty also means having to cope with limited lifestyle choices that
may lead to social exclusion.’

Poverty can be defined in a number of different ways: at an aggregated level these
different measures can be categorised as either relative poverty or absolute/extreme
poverty. At the World Summit on Social Development in Copenhagen in 1995,
absolute or extreme poverty was defined as: ‘... a condition characterised by severe
deprivation of basic human needs, including food, safe drinking water, sanitation
facilities, health, shelter, education and information’ — therefore, mainly depending
on access to a range of services.*

The European Anti Poverty Network (EAPN) distinguishes absolute poverty and
relative poverty: “Absolute or extreme poverty is when people lack the basic
necessities for survival” whereas “Relative poverty is when some people’s way of life
and income is so much worse than the general standard of living in the country or
region in which they live that they struggle to live a normal life and to participate in
ordinary economic, social and cultural activities.” ®

The conventional view of poverty in the European Union countries is based on a
relative approach that refers to "persons, families and groups of persons whose
resources (material, cultural and social) are so limited as to exclude them from the
minimum acceptable way of life in the Member State to which they belong. As a
consequence, the relative poverty threshold varies according to the country standard
of living.® Even if relative poverty is less extreme than absolute poverty, it should not
be underestimated. Relative poverty often leads to social exclusion.

Townsend (1979: 31) introduced a relative deprivation approach to poverty that
covered a wide range of aspects of living standards, both material and social:
‘Individuals, families and groups in the population can be said to be in poverty when
they lack the resources to obtain the types of diet, participate in the activities and
have the living conditions and amenities which are customary, or are at least widely
encouraged or approved, in the societies to which they belong. Their resources are
so seriously below those commanded by the average individual or family that they
are, in effect, excluded from ordinary living patterns, customs or activities.’

From this starting point, poverty has two core elements: inadequate resources and
inability to participate - exclusion of minimum acceptable way of life. In the first
approach, poverty is defined by the lack of income, available to individuals for
meeting their needs in relation to an ‘ordinary’ or ‘minimum living pattern’ in the
society in which they live.’

% See: http://www.european-microfinance.org/definitionexclusionsociale_en.php.

* See: http://www.un.org/esa/socdev/wssd/index.html.

® See: http://www.european-microfinance.org/definitionexclusionsociale_en.php.

® See: footnote 7, for the definition of relative threshold.

" The income concept used in the analysis is the annual net household disposable income, including any social transfers received
and excluding direct taxes and social contributions. The reference period for income covers the previous years. The incomes of
all household members and other household incomes are aggregated together, and total household disposable income is adjusted
for differences in household size and composition by use of modified OECD equivalence scale which assigns a value of 1 to the
first adult in the household, 0,5 to additional members over the age of 14, and 0,3 to children under 14. Incomes of all household
members and any other household income are summed, and total household disposable income is adjusted for differences in
household size and composition by use of the equivalence scale. The equivalised income thus calculated is then assigned to each
household member. The poverty indices presented here are estimated on the basis of these figures, as measured by the proportion
of the population with disposable income below 60% of the national median.



The second - direct approach focuses on material deprivation, defined usually as the
enforced lack of a combination of items portraying material living conditions, such as
the possession of specific durable goods, or the capacity to afford a range of basic
requirements.®

Direct measures of poverty, living standards in particular, may be used in isolation or
in combination with income. Hallerod (1995) argues that direct and indirect poverty
measures should be combined to produce a more robust measure.

Poverty can also be approached from objective or subjective perspectives. Subjective
poverty is the result of people’s views, perceptions, preferences or feelings about their
situation or well-being. A subjective method completes the picture by giving a
measure of economic well-being to respondents themselves.

The concept of poverty in this study is measured with following characteristics:

- Relative income poverty.’

- Non monetary quality of life or material deprivation aspects.

- Subjective poverty, which is operationalised in terms of economic strain. In the
Athens survey, respondents are asked to rate the degree of financial difficulty
their household experiences in ‘making ends meet’, and households are
identified here as subjectively poor if they report ‘great difficulty’ in doing so.

These inter-related characteristics can be used as coordinates in order to identify
specific situations of poverty in Athens municipality.

Note that this relatively composite methodological framework is part of a more
comprehensive framework which is going to be applied both for data collection and
analysis as well as for policy design and evaluation (Figure 1).

8 From the EU-SILC, the material deprivation rate measures the percentage of the population that cannot afford at least three of
the following nine items: to pay their rent, mortgage or utility bills; to keep their home adequately warm; to face unexpected
expenses (about 540€/ month); to eat meat or proteins regularly; to go on holiday; a television set; a washing machine; a car; a
telephone (Guio (2005, p. 2).

® people falling below 60% of median equivalised disposable income are said to be “at-risk-of poverty”. Most research studies on
poverty also provide information for the at-risk-of-poverty rate at different thresholds (40%, 50% and 70% of the national median
equivalised household income), as well as the median at-risk-of-poverty gap, the persistent at-risk-of-poverty rate, the at-risk-of-
poverty rate anchored at a point in time(the share of the population whose income in year t is below a risk-of-poverty threshold
calculated in the standard way for t-3 and then up-rated for by inflation over three years) and groups exposed to the risk of
poverty.



Figure 1. Analytical Framework for Poverty and Social Exclusion at the local
level

Primary goal
Purpose
Method Effective Measures for Poverty and Social Exclusion
|
Empirical research Quantitative method Qualitative method
Understanding the Focus group
determinants of poverty interview,
and social exclusion, Interviews with well-
Results Description of Poverty informed person, key
and Social Exclusion: informant, key
Profile of poor and members and
social excluded stakeholders

Design relevant social policies and strategies to
Intervention combat poverty and social exclusion at local level:
Design and pilot implementation of a minimum
guaranteed income




3. At-risk-of-poverty rate, poverty threshold and risk of poverty on basis of
different thresholds

For the purpose of our analysis we calculate at-risk-of-poverty rates using the income
of the households who are resided at the Municipality of Athens. As seen from the
data presented in Table 1, the poverty threshold comes up to 4680euro per person
annually and to 11232 euro annually for households with two adults and two
dependent children under 14 years old. Consequently, the mean annual equivalent
income comes up to 9020 euro per person and the mean annual disposable income of
the households of the Municipality to 19280 euro. Comparing with the respective
values for the total country we find that households in Athens municipality have on
average lower incomes.™

In 2012, 20.1% of the population in Athens municipality was at risk of poverty. The
above mentioned indicator, calculated with the same methodology as Eurostat, is
expected to fall below the country’s mean rate (21,4% in 2011).

Table 1: At risk of poverty threshold: Greece and Athens Municipality

Greece / 2011 Athens Municipality

Poverty threshold for

one-person household 6591€ 4680€

Poverty threshold for
households

with 2 adults and 2 dependent 13842¢€ 11232
children

under 14 years old

Average annual equivalised
_ 12637 € 9020€
income

Average annual disposable
_ 21590€ 19280€
income

Relative median at-risk-of-
poverty gap after social 26.1% 22.0%
transfers

10 Recall that incomes are for different referent years and thus not totally comparable.



Table 2: At risk of poverty rate in Greece (various years): country total, regions
and Athens municipality

Area / threshold 2008 | 2009 | 2010 | 2011 | 2012

Threshold 60% of median equivalised

income

Greece total 201 | 19.7 | 20.1 | 214

Attiki region 13.1 | 12.8 | 16.3

Voreia Ellada region 255 | 244 | 240

Kentriki Ellada region 25.6 | 26.4 | 23.8

Nisia Aigaiou and Kriti region 19.0 | 184 | 16.5

Athens municipality : : : : 20.1

Threshold 40% of median equivalised
income (severe poverty)

Greece total 6.7 6.6 7.3 8.2

Athens municipality : : : : 6.9

Using the poverty threshold of the year 2011 (decreased by 20%), without any
weighting, the poverty rate in Athens municipality is estimated to be around 24%.

The threshold set to measure the risk of poverty is largely arbitrary. Thresholds set at
40%, 50% and 60% of the median equivalised income are the ones most commonly
used. The variation in the rates calculated by using these different thresholds give an
indication of the distribution of income at the lower end of the income scale -whether,
for example, it is concentrated just below the 60% threshold or more widely dispersed
with many people having very low income levels.

More precisely, the difference between the rates at 50% and 70% shows how many
people are concentrated just below or just above the conventional indicator of 60%. In
Greece, for example, relatively few people are clustered around the conventional
threshold in 2011 (21.4%). If a 50% or 70% threshold is used the respective rates are
14.2% and 28.6%.

A similar picture is derived for the AMU. Namely if a 50% or 70% threshold is used
the respective rates are 11.9% and 29.0%. As a consequence, when we compare the
poverty rates for the Greek total population in 2011 and the respective rates for AMU
in 2012, both the at-risk of poverty rates using the 60% and 50% threshold are
significantly different in a statistically sense but not the threshold of 70%.

However it has to be mentioned that more than 8% of the population in Athens is just
below and just over the conventional poverty threshold (Figure 2).



Figure 2. Risk of poverty on basis of different thresholds
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4. Key statistical findings
4.1. Poverty

In Greece there have been changes in the distribution of poverty, with a relative
decline in the proportion of the elderly, and an increase for those with low education,
the unemployed, young people, single parents and migrant labourer. The numbers of
children living in poverty has also increased - one in three children in Greece lives in
households with below 60 per cent of median equivalised income.

For the total Greek population, groups most vulnerable to poverty include:™

e The risk of poverty is highest for the unemployed men (48.6%). Unemployed
women also are among the high at-risk-of-poverty groups: The rate reached 39.4%
in 2011.

e The rate in very high for Third Country Nationals (46.9%).

e Families with children are also traditionally vulnerable to poverty.

e The poverty risk for those with low education increased from 28.7% in 2008 to
31.9% in 2011.

e The private rented sector is now at the poverty front line (25.9%).

e In 2011, members of households in thinly populated areas are threatened by
poverty (24.7%) to a greater degree than those in intermediate urbanized areas
(20.4%) and in densely-populated areas (18.4%).'

4.2. High risk groups at Athens Municipality

The breadth and depth of poverty is significant and continuing but not equally shared;
some groups are more likely than others to find themselves in poverty. Therefore,
families living in poverty face lifelong consequences with respect to future social and
economic prospects. “Traditional” risk groups constitute the elderly, the unemployed
and the immigrants who are hit the hardest.

Poverty according to age

Children under 17 years

20.3 % of children under 17 years are poor in Athens Municipality (AMU).There are
just poor because they live in a poor family. Either the family income is too low (low
salaries, unemployment, job instability, part-time), or there are too many family
members sharing one or two incomes (Figure 3).

Working-age adults

18.0 % of sampled population aged between 18 and 64 years are poor. This poverty
rate is well below the average rate including all age groups. The data on poverty in

U1 Reference year, 2011.

12 According to the Hellenic Statistical Authority (2010, p. 5), classification is as follows:

a. High-density area: an area with more than 500 inhabitants per square kilometer and a population of, at least, 50.000 people.

b. Medium-density area: an area with more than 100 inhabitants per square kilometer, which either has a total population of, at
least 50.000 people or is adjacent to a high-density area.

c. Scarcely populated area: an area which does not fall into either of the previous two categories.



this age group reflect without doubt more appropriately the situation in the AMU,
because they are less sensitive to methodological differences (Figure 3).

The elderly

Traditionally the elderly are also seen as a vulnerable group, because their economic
wellbeing largely depends on a number of factors including the adequacy of the
pension systems for current pensioners and the age and gender structure of the elderly
population, since elderly women and the very old tend to face much higher risks. In
Greece, among those aged 65 and over the at-risk-of-poverty rate fell between 2008
and 2010 to 21.3 % (from 22.3% in 2008), but then increased between 2010 and 2011
to 23.6%. In contrast, the average at-risk-of-poverty rate for over 65s in the EU
decreased significantly between 2008 and 2011 (from 19% to 15.8%). However, for
many Yyears before the crisis, the at-risk-of-poverty rate for the elderly population and
for women was decreasing.

In 2012, 31.5 % of the Athenians aged 65 years or more are poor. The living standard
of the retired depends on the pensions they receive. The amount depends on their
former professions and their income level: Those who held a low-skilled employment
or who worked part-time or those with incomplete careers (especially women), often
receive lower pensions (Figure 3).

Figure 3. At risk of poverty rate by age groups
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Poverty according to gender, household size and educational level of the head of the
household and tenure status

Across the AMU, the poverty rate of males is higher than of females: it is at 20.8 %
against 18.9 % for female. This is a controversy with the situation observed for the
total country where, the rates for females have consistently been higher than those for
males.® It seems that due to the crisis, females who traditionally spend more time
providing unpaid care for children or elderly family members are more likely to take
time out of work or work part time to help the dependent in the family (Figure 4).

The households most affected by poverty in AMU are those who have a relatively
large size. Actually 28.8% of households with five or more members are affected by
poverty in 2012. 25.2 % of households consisting of four persons are poor, slightly
below are 22.1 % of persons living in households with three members and 19.3 % of
the households consisting of two members, and at last 12.9 % for households of one
adult over 18 years old (Figure 5).

We also see that low-education people are affected by the crisis as 37.5% are at risk
of poverty. However it seems that education protects from poverty as only 9.4% of
those having a tertiary educational level are at risk of poverty (Figure 6)

At-risk-of poverty rate for households that reside in owned dwelling is 16.7% and
increases to 21.9% if there have any financial obligations (loan, mortgage, etc.). For
those residing in rented dwelling the risk of poverty for status comes up to 26.3%
(Figure 7).

Figure 4. At risk of poverty rate by sex of the head of the household

21,0 20,8%

20,5 -

E

20,0 -

E

19,5 -

19,0 - 18,9%

?

185 -

?

18,0 -

»

17,5 -

Male Female

13 This has to do with the fact that women still retain primary responsibility for home and family.
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Figure 5. At risk of poverty rate by household size
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Figure 6. At risk of poverty rate by educational level (only for the head of the
household)
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Figure 7. At risk of poverty rate by accommodation tenure status
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At-risk-of-poverty rate, by most frequent employment status, in-work at-risk-of-
poverty rate (by full time/part time work)

In AMU, persons in employment risk from poverty are less than persons in
unemployment and economically inactive (pensioners, persons fulfilling domestic
tasks and care responsibilities etc). The risk of poverty rate for persons in employment
comes up to 13.6%, to 27.4% for retired persons to 26.5% for other economically
inactive and for persons in unemployment it comes up to 43.9% (Figure 8).

Salary cuts, deregulation of business, privatization of state owned business,
elimination of trade barriers, reduction/dismantling of the welfare state and
restructuring the national workforce in order to increase industrial and economic
flexibility erode the middle class, creating a growing “working poor” population. Not
only workers on the margins of labour markets (low educated and low skilled
workers) but even skilled workers lose their jobs as they may now be at best
condemned to relegate into the unskilled sector through a process of declassification,
or very often into recurrent unemployment. Having a job seems to be the best way out
of the poverty risk, but it does not necessarily offer protection against poverty.
In-work poverty is a complex situation as it usually refers to the overall income of a
household — in which at least one person works — in relation to the number of people
dependent on the household income. This is clearly depicted at Figure 9, where
workers with dependent children (16.1%) who live in large size households (21%)
predict the highest poverty rates.

Many studies point out that in-work poverty is very high in almost all European
countries (Employment and Social Developments in Europe 2012).
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Figure 8. At risk of poverty rate by most frequent employment status (only for the head of the household)
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Figure 9. In work poverty by household size and dependent children (or not) in the household
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5. Subjective poverty, quality of life (selected indicators) and future expectations

There is one question in the questionnaire used in the Athens population that could
represent a subjective measure of poverty. Thinking of your household’s total
monthly income, is your household able to make ends meet? Possible responses are
“With great difficulty, With difficulty, With some difficulty, Rather easily, Easily or
Very easily ™.

Figure 10 shows that there is in AMU a high proportion of people living in
households with great difficulty (19%) or difficulty (24.8%) making ends meet. In
Greece —country total, the proportion of people experiencing difficulty in making ends
meet rose from 20% in 2008 to 25.6% in 2011.

Note that a household may not be able to make ends meet even though it is not in
income poverty. Some households who on the other hand are in income poverty may
say that they are able to make ends meet but only by going short of necessities —
living below what is an acceptable standard. So in addition we used some questions
that are more close to quality of life or material deprivation.

Respondents were asked each of the following questions:

Can the household afford keeping its home adequately warm?
Can the household afford to buy a refrigerator?

Can the household afford to buy a washing machine?

Can the household afford to buy a microwave?

Can the household afford to buy a telephone?

Can the household afford to buy a television?

Can the household afford to buy a PC?

Can the household afford to have access to the internet?

Can the household afford to buy a car?

CoNoR~LNE

Table 3 gives the proportion in Athens Municipality lacking each of these items.

More specifically, the 9.6% of the poor Athenians cannot afford to keep home
adequate warm, while 19.1% do not have a microwave. The 25.5% of poor
households, the 9.4% of non poor households do not have a car, while the 13.4% of
poor population and the 4.0% of non poor do not have a personal computer (Table 3).

Table 3. Selected quality of life indicators

Quiality of life — Percentage of Poor (%) Non-poor (%)
household that cannot afford:
Ability to keep home adequately warm 9.6 1.9
Not_ being able to afford to buy a 0.2 06
refrigerator
Not being able to afford to buy a washing

) 3.2 1.8
machine
N(_)t being able to afford to buy 10.1 43
microwave
Not being able to afford to buy a 38 05
telephone
Not being able to afford to buy a
television 1.9 0.5

15



Not being able to afford to buy a PC 13.4 4.0
Not being able to afford to have access to

_ 17.2 4.7
internet

Not being able to afford to buy a car 25.5 9.4

Middle-income households are also coming under increasing pressure as a result of
the crisis. Poverty (and unemployment) has risen significantly and is affecting people
who were not at risk in the past. More than 60% of the poor and the non-poor
population in AMU stated that the situation is going to get worsen, showing thus their
pessimistic view about the near future (Figure 10).

16



Figure 10. Subjective poverty: making ends meet
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Figure 11. Expectations concerning country’s economic situation
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6. Conclusions and main findings

The European Union social indicator package includes only one indicator of poverty
or strictly speaking an indicator of the risk of monetary poverty. In our view the
relative income measures presently used to estimate poverty rates are insufficient.
Income measure alone is an indirect measure and should be used with other direct or
subjective measures in order to have a better understanding and more reliable view
than purely income.

Overall, the poverty profile presented in this paper reveals that poverty in Athens
Municipality has important demographic and socio-economic dimensions that are in
line with the findings of other poverty studies in Greece. On the one hand, poverty
rates are quite low among the well educated and among those who participate in the
labour market. On the other hand, poverty increases with age and with household size.
More precisely, the main conclusion of the previous analysis is that both poverty and
deprivation constitute a serious problem for the population living in Athens. The at
risk-of-poverty population comprises:

* The unemployed persons (43.9%)

* People with primary education (37.5%)

* Persons aged 65+ years (31.5%)

* People living in rented household (26.3%)

* Households with large size four (25.2%) or more than five members (28.8%)
* The retired (27.4%) and other inactive persons (26.5%)

* Households without working members and large size (21.0%)

¢ Children aged 0-17 years (20.3%)
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Urban transformations in times of crisis.
Eleonas as a case study.

Abstract

The recent history of Eleonas reveals a genealogy of crisis phenomena, crucial in
order to understand the ways in which the current international economic crisis is
specifically expressed in a particular area of Athens. Local and space footprints of
universal phenomena meet special conditions and the elements on the small scale are
crucial for understanding the large scale function and vice versa. Eleonas occupies an
area of almost 900 hectares just a few kilometers from the Acropolis. Where the holy
olive tree plantation used to be, today the area hosts a variety of activities and the co-
existence of legal and illegal is a main characteristic. This variety creates an urban
patchwork, a place of multiple identities. Eleonas can be characterized as one of the
city’s “backyards”. The area became the battlefield where different aspects came into
collision. Furthermore there was a lack of coordination between industry policies and
spatial regulations. Therefore it is not a surprise that the 1995 plan was not
implemented. However the story becomes more complicated when planning becomes
part of the “problem” that started to solve.



International Economic Crisis and the real estate market in Greece: Key points.

The economic crisis had its epicenter six years ago in the real estate market of the
USA. It then turned into a crisis of the banking system, caused global recession and
then converted into a debt crisis (Lapavitsas et al, 2010). In order to overcome
shallow approaches we need a) to underline the deep and systemic character of this
crisis of overaccumulation and under-consumption (Harvey, 2005; Harvey, 2010) and
b) to understand the relation between the particular way in which the international
crisis affected Greece and the socio-spatial structure of the European Union
(Hadjimichalis, 2011). Weaknesses and imbalances of the Greek economy were
previously known, since they were deep and chronic, but they were ultimately
revealed in the Greek and international audience during the crisis (Sampaniotis &
Hardouvelis, 2012). Greek deficiencies and particularities need to be taken under
consideration in order to evaluate economic urban policies and their incidence.

Real estate market in Greece during the crisis

During the global crisis property market has played a special role. In contradiction to
what happened in other countries the roots of the crisis in Greece are not detected in
the real estate market and the financial system, sectors which are victims of recession
and not the cause (Sampaniotis & Hardouvelis, 2012).
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Diagram 3. Real estate transactions. Diachronic change.
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The dramatic decline in construction investment is indicative of the depressed real
estate market. The latter is in recession since 2008 and medium-term expectations
remain negative. The Governor’s Annual Report for 2012 notices “The substantial
increase in the tax burden on real estate in the past few years and, above all, the
unstable economic environment of the country, as well as restricted bank financing,
have had a significant impact on the Greek real estate market” (Bank of Greece,
2013).

The real estate market contributed significantly to the high rates of economic growth
presented by the Greek economy for many years (Benos, Karagiannis & Vlamis,
2011; Vlamis, 2012). Changes in property prices, rents and mortgage rates affect
aggregate demand and inflation and therefore play an important role in the
transmission mechanism of monetary policy and economic trends (Mitrakos &
Akantziliotou, 2012).

In commercial real estate the downward trend continued in 2012 accompanied by
downward pressure on rents especially for properties in the city center, warehouses
and office buildings. During the crisis transfers have been reduced, while properties
offered for sale or lease have increased. Moreover, restricted financing, coupled with
the overall uncertainty about the economic environment, fuel the relative reluctance to
develop new investment plans”. (Bank of Greece, 2013)

These general trends in the Greek market seem to be met in the area of Eleonas,
which is dominated by commercial properties. My research is now directed at finding
the relevant data for this region.

Multiple identities of Eleonas today. The area’s profile.

Eleonas (“olive grove” in Greek) used to be the holy olive tree plantation of ancient
Athens. Today it occupies an area of almost 900 hectares just a few kilometers from
the Acropolis. The area retained its agricultural character until the 2nd World War.
After 1950 there was a rapid industrial development. Firstly a network of consumer
industries concentrated along the axis of the metropolitan level highways. At the same
time small industrial units set up adjacent to the elementary local street network. After
1950 there was a rapid industrial development. Firstly a network of consumer



industries concentrated along the axis of the metropolitan level highways. At the same
time small industrial units set up adjacent to the elementary local street network.

Aerial view of Attica. The area of Eleonas In the center of the photo.
To photo reaveals the density difference of the industrial zone in relation to the rest of the urban fabric.
Source: Journal “ANTI", No. 377, Research Rania Kloutsinioti.

Since the mid 80’s, the productive base of Eleonas was diminished. In 1984 the
proportion between industrial and wholesaler units was 2,317 to 1,241 when at 2000 it
was 980 to 1,560 (G.Boudouraki & A.Gitzias, 2008).

Eleonas lies directly south of the intersection of the two most important highways
of Athens. The one leading to Thessaloniki and all Balkan countries, and the other

to the port of Patras connecting Greece to Italy and the rest of western Europe. MAP 1
Additionally, the main railway line of Greece runs along the eastern part of Eleo- sy VECOSA.
nas, with two stations in its core area.



The geometrical typology of the urban fabric
is dramatically different from the dense grid
of the adjacent urban areas of Athens.

After 80’s many factories were abandoned or re-located while maintaining their
facilities in the area of Eleonas as storage centres and wholesale trade.

Today the predominant activity in the area is the road transport of goods. Many other
economic activities interlinked with haulage companies developed. Car showrooms,
car and truck repair services, wrecking yards, gas stations, car painters, car spare part
suppliers. The current process of transformation involves the construction of
metropolitan-scale shopping centres and entertainment parks as well as big office
buildings - including the headquarters of Athens Stock Exchange. Amusement parks,
multiplex movie theaters, the new IKEA furniture store, and large suburban-style
supermarkets are also established. The new Panathinaikos football stadium, and the
new intercity bus terminal building are planned to be built.

The development of recreational activities in central districts adjacent to Eleonas is
also worth mentioning as well as major sites of archaeological interest. Special
reference should be made to the numerous Christian churches which are still found in
the area.

There are very few residential ‘islets’ in relation to the total size of the area (3.33%).
There are 17 residential clusters consisting of different housing types.

Development did not include any provision for a proper street network and basic
infrastructure. During the last 5 decades, the area has been a significant source of air
pollution of two types, from fuel combustion for energy production and from
industrial activities.

Nowadays Eleonas in many of its parts looks deprived and partially abandoned, it can
be characterized as one of the city’s “backyards”.



1984 — 2004 A chronicle of institutional failures.
Perspectives in conflict

Eleonas became the battlefield where different aspects came into collision. Opposing
estimates about the future industrial activity, the relocation or not of the remaining
activities, dilemmas concerning the priority of the real estate market or that of
forwarding an integral state planning, the conditions of a successful combination of
them, the boundaries, scale and type of policies needed etc (NTUA, 1995).
Concerning the municipal level, the area of Eleonas is administratively divided into
five parts. Although the character of the area is more or less uniform, the fact that
administrative borders cross the area impedes the implementation of any common
plan. “The division of the area into five distinct municipal domains raised
contradictions and disagreements about appropriate policies and the future of Eleonas
as a whole.” (Sapountzaki & Wassenhoven, 2003). Furthermore there was a lack of
coordination between industry policies and spatial regulations. There were examples
of corporations which invented enormous amounts of money with the permission of
the Ministry of Industry in out-of-plan areas, which were later characterized as
residential or green areas.




The first city planning project for Eleonas began in 1984 and concluded in 1991
leading to a Presidential Decree. The latter was never enacted due to the disagreement
of the municipal authorities and other institutions. The revision of the 1991 plan by a
research group of the Organization of Athens and a research group of the National
Technical University of Athens finally concluded to a new Presidential Decree in
1995. This decree with some newer amendments constitutes the statutory framework
for Eleonas until today.

The plan aimed at the creation of an extended green area, the relocation of the military
camps, the removal of the warehouses and the expropriation of private properties.
Furthermore the plan tried to reorganize land uses in order to protect non disturbing
industrial activities while the removal of heavy polluting secondary activities was
considered a prerequisite for upgrading. Offices, services and other tertiary activities
were also included in special areas. The improvement of the infrastructural network
was among the ambitious goals of the plan. Last but not least, the plan reported that
“the creation of a development corporation is considered a precondition for the
implementation of the plan”.

A corporation was finally formed in 2002, the board of which was finally appointed
by the government only in 2010 and it is inactive until now. The main reasons for the
failing in founding a corporation with enough power to control the implementation of
a plan was the strong resistance on behalf of the municipalities against the idea of
delegating authorities to another organization.

According to Greek legislation the application of any town plan is implemented
through an “Implementation Act”. In Eleonas instead of one implementation act for
the whole area, each municipality carried out its own, resulting to the non-
accomplishment of implementation acts for a big part of the area. Small-scale, i.c. ‘lot
by lot” implementation acts followed the 1995-96 new legislation. The
implementation acts at municipal scale were “frozen” for many years mainly, because
of lack of financing.

The Olympic Games 2004 policies did not predict any project in the area of Eleonas.
Today the major urban project is the “Double Regeneration” project. The first law
concerning this project passed in 2006 and it was later rejected by the Council of the
State. During the last few months a new one was approved. In the meantime the
relevant construction company bankrupted due to sizeable borrowing. The loans were
to be paid by rents from pre-existing office space that the company owned and the
new buildings in Eleonas as well. Due to the crisis, many tenants requested rent
reductions or emptied the commercial properties, large estates owned by the company
passed to the banks, while the implementation of the project in Eleonas was “frozen”.
(Tsakiri, 2012; Dealnews, 2012)

Planning and reality, a mismatch (?)

Therefore it is not a surprise that the 1995 plan was not implemented. On the other
hand, the out-of-plan status of Eleonas attracts activities of the informal sector of the
economy. Eleonas became in a way the residual, the leftover of the city. The co-
existence of legal and illegal activities is a key characteristic of the area. Key
informants of different kinds described the situation when they were interviewed for
the needs of my phd thesis:

“... And the entrepreneur arrives with an awful and awesome Mercedes with a

pied shirt that reminds you of Hawaii and who was the boss. It was a “third



world” image, absolutely. That ‘s it, how can | tell you, it smells illegal
activity.” (academic researcher)

“Wherever there are people who stay up all night, during the night there is
prostitution [...]. So, these things still exist, not in Kifissou Avenue of course. It
is in some places in Orpheus str, there are some guys who are sitting in a car, it
is known. When you spend over there two or three nights you will understand.
Well, you won’t go of course... but in the morning you can go.” (member of the
union of transport companies)

“Eleonas is the shame of the official state, which has pulled a curtain to hide it,
and it does this for years. Like the backyard of a house where we throw all the

useless so that the neighbors won’t see them [...]” (resident)
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Other typical features of a semi-clandestine operation are the small scale firms
characterized by evasion of taxation and social security contributions and operation
without proper license.
Planning should be able to understand this complexity. It is not just about regulating
land uses on a map (Vaiou & Kalandides 2009). As Sapountzaki and Wassenhoven,
researchers of the study team of National Technical University of Athens admit, the
1995 plan “was a compromising solution, which regulates land uses, but does not
solve the problems [...] Its role is passive and limited to land use control, if and when
the appropriate private interest is manifested” (Sapountzaki & Wassenhoven 2003).
“Them in the Ministries, who institutionalize, we must push them to visit the
field [...]. Don’t you ever do planning end in itself, planning is not for the glory
of the planners” (planner cooperating with the municipality of Athens)



On the other hand, sometimes contradictions between urban design theory and
practice are reduced in times of regional instability and social unrest (Rowies & Scott,
1977). Urban design becomes more successful when the capitalist urbanization faces
great difficulties. Difficulties have a direct impact on the lives of the working class
and the new conditions include the risk of developing uncontrolled class conflicts and
social unrest. Under such a threat the capitalist state forwards reforms in the urban
space. Within these periods the most significant reform legislations have passed for
the development of urban space but also the most essential control systems have been
enabled.

Conclusion: elements of a crisis background

The recent history of Eleonas reveals a genealogy of crisis phenomena, crucial in
order to understand the ways in which the current international economic crisis is
specifically expressed in a particular area of Athens. Local and space footprints of
universal phenomena meet special conditions and the elements on the small scale are
crucial for understanding the large scale function and vice versa. The search of this
genealogy — parts of which were described above - has many and complicated
pathways. Understanding this unique relationship and the crisis as a “physical status”
are not only theoretical matters but they also presuppose the development of
methodological tools. In my approach the parameters of space and planning /
governance choices of the recent past — since the mid 1980s — play a keyrole and
quantitative and qualitative survey data are being collected to serve the research
purpose.

An employee of the Organization of Athens who follows the developments in the area
since 1989 said that “The story of Eleonas is exactly the sample of how the Greek
state works and operates”. If inactivity is the main effect of the crisis in the property
markets we can claim that this condition meets a background of planning failures and
obstruction. It will never become crystal clear whether these failures are part of the
plan or not. Unlike other matters, as for example the use of “the crisis as an
opportunity” for the violent eviction of the Roma campus of Eleonas in August 2012,
lack of political will is an obvious fact in many cases such as the foundation of a
development corporation. However the story becomes more complicated when
planning becomes part of the “problem” that started to solve.
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