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Tourism has become a flagship sector in the EU, especially in the regions and countries that
have diachronically exhibited weak industrial structures or have seen them weakened in recent
decades. Specifically, tourism has allowed such localities to harness their natural and cultural
heritage to attract visitors, generating significant revenue and in some cases revitalizing
neighbourhoods. However, the rapid growth of tourism in recent years has also brought them
challenges. Particularly, online accommodation platforms (e.g. Airbnb, Booking) have allowed
property owners to convert residential uses into tourism-related ones, with the magnitude of
this trend pushing rental prices up and leading to the involuntary displacement of local
populations. The report at hand investigates the relationship between short-term rental activity
and residential rent levels in Athens and Thessaloniki. To do so, the study employs a spatial
analysis; specifically, it first identifies the clusters of similar average residential rents, short-
term rentals’ densities and nightly prices (through Moran’s I), and then associates them with
each other (through Lee’s L). Moreover, the analysis quantifies the effect of short-term rentals
and hotels upon residential rents (through linear and spatial statistical regression). The
analysis uses data on short-term rentals from Airbnb and hotels from Booking.com, collected
during early 2025, as well as data on average residential rents for apartments from Spitogatos,
referring to the period between July 2023 and July 2024.

Map 1 shows that in Athens, high residential rents can be found in the historic centre, as well
as in the affluent northern and southern suburbs. For its part, the city’s short-term rental market
is mainly concentrated in the neighbourhoods surrounding the Acropolis Hill (e.g., Koukaki,
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Thisio). However, Airbnb activity is no longer confined to tourist hotspots, expanding to
degraded central neighbourhoods around Patisia and Kipseli. Moreover, notable enclaves
emerge along the “Athenian Riviera” (with the latter not being reflected in Map 1). Viewing
them in conjunction with each other, we see that Athens’s centre is flooded with Airbnb listings
and no longer has neighbourhoods with low average rents. The direct effect of Airbnb upon
rents in Athens’s centre is confirmed by statistical analysis; indicatively, 100 new Airbnb listings
in a neighbourhood contribute to an approximate raise of 2% in rent. Nevertheless, the above
observations do not apply to the same extent in most other parts of the city, in which high
Airbnb densities and high residential rents do not overlap. Interestingly, in this broader context,
the nightly prices of Airbnb listings play a more important role than their density. Specifically,
expensive short-term rentals and residential apartments do not only coincide in the historic
centre but also across the northern and southern suburbs. There, the short-term rental market
caters to transnational mobilities related to medical tourism and higher-class digital nomadism,
whereas in central neighbourhoods it caters to mass tourism and more “marginal” digital
nomads.

Map 2 shows that in Thessaloniki, high rents and Airbnb listings tend to be more concentrated
than in Athens. Specifically, high rents cluster in central (between Aristotelous Sq. and Lefkos
Pyrgos) and eastern (e.g., Kalamaria) neighbourhoods, with the suburbs mostly having low
rents. Even more pronounced is the concentration of the short-term rental market, with listings
mostly limited to the historic centre. Peripheral areas like Pylaia only recently saw residential
rents and short-term rentals increasing. As such, Airbnb listings in Thessaloniki mostly operate
in higher rent areas, which is also confirmed by their statistical association, which is much
stronger than in Athens. Most importantly, this link remains strong even when observing the
whole Metropolitan Area—which is not the case in Athens. Another key difference between
the two cities is that in Thessaloniki, the pricing of Airbnb units does not play a significant role
in rent levels.

Overall, it is evident that Athens has developed a more consolidated short-term rental market
over the past decade, benefiting from the country’s tourism resurgence and attracting greater
interest from foreign investors compared to Thessaloniki. Indicatively, between 2013 and
2023, approximately 6,000 Golden Visa applications referred to Attica, compared to only 1,200
to Macedonia and Thrace. However, this also indicates that, amid a broader housing crisis,
Athens experiences significantly stronger pressures from gentrification and touristification. At
the same time, the residential market of Thessaloniki, being much more geographically
cohesive, appears to be more closely linked to the short-term rental market at the moment.

Given the above findings, strong policy responses should pursue mitigating the negative
effects of the short-term rental market’s expansion while keeping its economic benefits. First,
additional thresholds should be implemented for listings’ density, beyond those already in
place in central Athenian districts. Second, similar thresholds should apply to listing prices,
adapted to their density and average rent levels. Third, the Hotel Contract, dating back to
1986, should be updated and aligned with a framework around the short-term rental market,
which is largely missing. These should be complemented by the founding of Destination
Development and Management Organizations (DDMMOs). Fourth, Apartment Building
Regulations should be reconsidered and utilised to resolve tenant conflicts. Lastly, labour
protections and safety measures for those working in accommodation platforms (e.g., in
cleaning, transportation, and management of listings) must be ensured and strengthened.
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Map 1. Lee’s L for Airbnb listings’ density - residential rents (left) and Airbnb listings’ nightly prices - residential rents (right), Athens.
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Map 2. Lee’s L for Airbnb listings’ density - residential rents (left) and Airbnb listings’ nightly prices - residential rents (right), Thessaloniki.
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Related to the newsletter above, our project had also conducted a hybrid workshop entitled
“Labour and housing precarity in the context of touristification: Potential pathways and the role
of labour agency” a workshop that brought together researchers and union representatives to
address the challenges of tourism-driven housing and labour precarity in Greece. You can
watch the full workshop by clicking here.

Also, feel free to discover more about the Inclusive Urban Societies project by visiting
its official website, and dive into the insights of labour and housing markets through the

project’s “Labour and Housing Observatory”.

Follow up and keep in touch with us through our social media platforms on Facebook, X (ex-
Twitter) and LinkedIn, or contact us by phone +30 2251036443 or at our e-mail
address urbaninclusion@aegean.gr



https://www.elidek.gr/en/homepage/
https://greece20.gov.gr/
https://www.youtube.com/watch?v=cOG3BWxYAFU&t=8212s
https://urbaninclusion.geo.aegean.gr/
https://sdi-portal.aegean.gr/portal/apps/experiencebuilder/experience/?id=b50bee405dc249319d672d8139fd07f8
https://www.facebook.com/urbaninclusion.uoa
https://x.com/urbanIncl_uoa
https://x.com/urbanIncl_uoa
https://www.linkedin.com/company/inclusive-urban-societies
mailto:urbaninclusion@aegean.gr

v/

EvnuepwTIKO AgATIO

O avTIiKTUTTOG TWV ayopwyv Bpaxuxpoviag
MioBwong oTIg yeiToviEG TG ABRVag Kal TNG
Oeocoalovikng

ATT6 TNV gpeuvnTIKA opdda Tou €pyou Inclusive Urban Societies
Tou EpyaoTnpiou yia 1n Mewypagia 1n¢ Epyaagiac

Mpog KOIVWVIEG XWPIG OTTOKAEICPOUG: AVTIMETWTTION TNG EPYACIOKAG KAl OTEYAOTIKNAG
ETMOQPAAEIAG PECW TTPONYHEVNG YVWDONG YEWYPAPIKWY CUCTNHATWY TTANPOPOPIV

EmiuéAcia: Avva Zapoukou & Kworr¢ MNoupdng

O ToupIioudg £xel avaxBei o évav atTd TOUG ONUAVTIKOTEPOUG KAASOUG yIa TIG OIKOVOUIEG TNG
EE, 18iwg o€ oikovopieg pe diayxpovikd aduvapeg Biounxavikég doPEG 1) TTou TTapoudiaoav
ammodUVANWON KOTA TIG TEAEUTOIEC OEKAETIEG. ZUYKEKPIYEVA, O TOUPIOUOG ETTETPEWE TNV
aglotroinon TNG QUOIKAG Kal TTONITIOTIKAG KANPOVOUIAG, TTPOCEAKUOVTAG ETTICKETITEG KAl
ONUIoUPYWVTAG MIO onuavTikg TNy €00dwv. Tnv idia wpa, ouvéBaAAe kal oTnv
avadwoyovnon TTOANV AoTIKWY YEITOVIWY OE €TTITTEDO OIKOVOMIKNG dpacTnpidTnTag. MapdAa
autd, n paydaia avdaTmTuén Tou TOUPICKOU CUVOEETAIl KAl WE TTOAAEG OOBAPEC apvnTIKEG
OUVETTEIEG. ZUYKEKPIMEVA, OI IBIOKTATEG AKIVATWY QTTEKTNCAV TN duvaTtoTNTa VO PETATPEWOUV
TIG KOTOIKIEG TOUG 0€ KATAAUMATO TOUPIOTIKAG EKUETAAAEUONG, HE QTTOTEAECHA OI BIAdIKTUAKEG
TAaTPOpuES TUTTOU Airbnb | Booking va «katnyopouvTai» yia alénaon oTIG TINEG TWV EVOIKIWV
KOl KAT €TTEKTACT TO EKTOTTIONO €VOG MEPOUG TwV VTOTTIWY TTANBUCPWY. ZT0 TTapdv OEATIO,
eCeTadeTal TO TTAPATIAVW QAIVOUEVO OTIG TIOAEIG TNG ABrvag Kal TG Osaoalovikng, yéoa atrd
MIa O€Ipd PEBOBWY XWPIKNAG KAl OTATIOTIKAG avAAUCNG. ZUYKEKPIPEVA, KOl OE TTPWTO ETTITTEDO
evTotTi{ovTal TPEIG HETAPRANTEG:

o  OI QUYKEVTPWOEIG TIAPONOIWYV TIMWYV EVOIKIWY,
e H TTUKVOTNTA, KAl
o QI migéG ava BlaVUKTEPEUON OTa KaTaAUpaTta Bpaxuxpoviag picbwong

EVW OTN ouvéxela €CeTAleTal N XWPIKA GAANAETTIOpaon Twv TPIWV QAUTWV HETARANTWV.
MapdAANAG ATTOTUTTWVETAI N OXEOT METAEU BpaxuXpoviwy eVOIKIAGEWY KAl TIHWV EVOIKIWV
Méow pEBGOdWYV oTamoTIKAG TTaAIvOpOunong. MNa Tnv avdAucn xpnoigotroiénkav dedopéva
atd Toug 10TOTOTTOUG Airbnb.com kai Booking.com (Ta otroia GUAAéXBNKav OTIG apxEG TOU
2025), kaBwg kai Spitogatos.gr (Ta oTToia a@opouv Tnv TTePiIodo atrd Tov loUAio 2023 Ewg Tov
louAio 2024).

21ov Xdptn 1 o omoiog arreikovilel Tnv ABAvVa, o1 uPnAOTEPEG TIEG EVOIKIWYV evToTTiOVTAlI OTO
IOTOPIKO KEVTPO KAl OTa eUTTOpa Bopela Kal vOTIa TTPOdoTIa, CUUTTEPIAGUBAvOUEVNG Kal TNG
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«ABNnvaikAg PiIBiEpag» (N otroia dpwg dev ATTOTUTTWVETAI OTOV XAPTN Adyw TNG TTEPIOPICHEVNG
XWPIKAG €EATTAWONG TWV BPaxuXpoviwv PICBWOoswyY 0Tn yupw Trepioxn). Tnv idia wpa kai
TTAPOTI N ayopd BPaXUXPOVIWY HICOWOEWY OUYKEVTPUWVETAI KUPIWG OTIG TOUPIOTIKEG YEITOVIEG
yupw atmmd tov Aé@o Tng AkpdTtroAng (Tr.x. Koukdki, ©Onaoeio), n €EAmAwon TG apxicel va
ETTEKTEIVETAI KAl O€ UTTORABUICUEVEG YEITOVIEG TOU KEVTPOU OTTWG Ta lMaTtnoid kai n Kuwéan.
E¢etdlovrdg 1a Tapamavw Oedouéva, dIATOTWVETAI OTI TO KEVTIPO Tng ABrvag BpiBel
Bpaxuxpoviwv PIOBWOEWY, VW 01 YEITOVIEG PE XaUNAA evoikia gival oxedOv avUTTAPKTEG.
EmITTAéOV O AUECOG QVTIKTUTTOG TWV PBPAXUXPOVIWY HICBWOEWY OTA €VOIKIA EKEIVWV TWV
TTEPIOXWV ETTIRERBAIWVETAI KAl OTATIOTIKA, KaBw¢ k&Be 100 véeg kaTaxwproelig Airbnb oe pia
YEITovid, 1000UvVaUoUV WE algnon TnG Tagewg Tou 2% OTIG TINEG TWV evoikiwv. ETTiong
TTaPATNPEITal CUVOEDN JETAGU TWV TIHWVY TWV EVOIKIWV Kal TNG HEONG TIMAG SIAVUKTEPEUONG TWV
Bpaxuxpoviwv pIocBwaoewy, OxI YOVO OTO ICTOPIKO KEVTPO OAAA Kal aTa Bopeia Kal voTia
TTPOAOTIA. ZUYKEKPIMEVA OTA TTPOACTIA QUTA, N ayopd BPAXUXPOVIWY EVOIKIACEWY £EUTTNPETEI
KOTa KOPOV €VOAAOKTIKEG HOPPEG BIEBVOUG KIVNTIKOTNTAG OTTWG O 1ATPIKOG TOUPIOKOS Kal Ol
WNQIOKoi  vopadeg. MAMOTa, autég O WOPQPEG  KIVATIKOTATAG  a@opolVv  uywnAdTEPES
€1000NUATIKEG TALEIG, O OUYKPION WE TIG KEVTPIKEG YEITOVIEG JAdIKOU aOTIKOU TOUPIOHOU 1 JE
QUTEG OTTOU ATTAVTWVTAI KOI WNQIAKOi VOUADES «XAKNAGTEPOU OTATOUGY.

210V XApTn 2 o omoiog arreikovifel TNV ©goocalovikn, Ta uwnAd evoikia kal n ayopd
Bpaxuxpodviwv PICBWoewV gival XwpIKA TTOAU TTI0 CUYKEVTPWHEVA, o€ axéon Pe Tnv ABrva.
2UyKeKpIdéva, uwnAd evoikia evToTTiICOVTAI KUPIWG O€ KEVTPIKEG OUVOIKIEG METAEU TNG MAaTeiag
ApioToTéAoug kai Tou Agukou Mipyou, aAAG Kal EAAQPWG TTPOG Ta avaToAIKa (T7.X. KaAauapid)
EVW avTiBeTa, Ta TTPOACTIA TTAPOUCIAdouv XaunAOTEpa evoikia. AKOun TTio éviovn €ival n
OUYKEVTPWON TNG ayopds BpaxuxXpoviwy eVOIKIGOEWY, KE TIG KATaXwWPAOEIS va TreplopilovTal
KUPIWG OTO IOTOPIKO KEVTPO. Z€ TTEPIPEPEIOKES TTEPIOXES (TT.X. MNMUAaia), Ta evoiKia KATOIKIWYV Kal
ol Bpaxuxpovieg pioBwaoelg dev @aivetal va gixav au¢nBei onuavTikd, TTapd Poévo TTpdoeaTa.
Qg ek TOUTOU, OI Bpaxuxpovieg HICBwWOoeIG oTn Oeaoalovikn apopolV KUPIwg TTEPIOXEG ME
uwnAGTEPQ €VOIKIO. Z€ INTPOTTONITIKY KAipaKa, 10 UEl TO i010, JE TN BaciKr d1a@opd va ATTOTEAEI
o1l 0¢ oxéon e Tnv ABAva, oTn Otooalovikn N TIMA TwV KATAAUPATWY Ogv QaiveTal va
eTTNPEACE! TIG TIMEG TWV EVOIKIWV.

Amé 1a Tapamdvw @aivetar 6Tl N ABriva £xel TTIO QVETTTUYMEVN ayopd Bpaxuxpoviwv
MIOBWOoEwWV OUYKPITIKA PE TN @ecoaAovikn, KaBwg KaTd TNV TEAEUTAIa OeKAETIO ETTWPEARONKE
aTTo TNV avapiwaon Tou TOUPIoHOU OTn XWEa Kal TNV TIPOCEAKUCH EVTOVOTEPOU EVOIGPEPOVTOG
at1ro EEvoug 1TevouTéG. EvoeikTIKG, petagl 2013 kai 2023, mepitrou 6.000 aithoeig yia Xpuaon
Bia apopoucav Tnv ATTIKA, evw TN Makedovia kal @pdkn PoAig 1.200. ZuveTtwg, ev HECW MIOG
euplTEPNG OTEYOOTIKAG Kpiong, n ABrAva avTiueTwTTifel IO0XUPOTEPEG TTIECEIC ATTO TOV
eCeuyevioud kal TNV ToupIoTIKOTToINGN. QoT1é00, N ayopd KATOIKIWY TNG @cocalovikng, Adyw
TNG YEWYPAPIKA EVIOVNG CUYKEVTPWONG TNG, CUVOEETAI OTATIOTIKA OTEVOTEPA UE TNV ayopd
Bpaxuxpoviwv PICBWOEwWV.

Ta eupApoTa KAl OTIG OUO TIEPITITWOEIG UTIOYPAUMICOUV ThV avayKalidTnTa £QAPUOYNG
OTTOQACIOTIKWY TTONITIKWY, WOTE VA PETPIACTOUV O APVNTIKES ETTITITWOEIG XWPIG va Xabouv Ta
OIKOVOMIKG OQEAN AUTAG TNG TOUPIOTIKOTTOINONG. MNpwTov, Ba TTpéTrel va Be0TTIoTOUV TTPOCOETA
6pla oTNV TTUKVOTNTA TWV Bpaxuxpoviwv JIcBwoewy, TTEpav eKeivwv TTou Adn 1IoxUouv o€
KATTOIEG KEVTPIKEG TTEPIOXEG TNG ABrvag. AcuTepov, Ba TTPETTEI va UTTAPEOUV avTioTOIXa OpIa KAl
OTIG TINEG TwV KATOAUPATWY, TA OTTOI0 va QVTIOTOIXOUV TOOO OTNV TTUKVOTNTA TNG OXETIKAG
OpaoTNPIOTNTAG OCO Kal OTn péon TIUA Twv evoikiwv. TpiTov, 0 kavoviopdg Asitoupyiag
gevodoyeiwv Ba TTPETTEI va ETTIKAIPOTTOINGEI KOl va eUBUYPANMIOTEL hE éva - TTANPECTEPO ATTO



TO 1o0XUOV - PUBUIOTIKO TTAQICIO yia TNV ayopd Bpaxuxpoviwv MIoBwoswv. TETOIEG
METOPPUBUIoEIG TTPETTEI HJAAIOTA VO CUVOBEUTOUV aTTO TNV idpucn Opyaviouwy AVATTTUENGS Kal
Alaxeipiong lMpoopioywyv. TETAPTOV, O KAVOVIOUOI Twv TTOAUKATOIKIWY Ba TTPETTEl va
ETTAVEVEPYOTTOINBOUV YIa TAV ETTIAUCH TWV OTTOIWV AVTIBIKIWY TTPOKUTITOUV. TEAOG, TTPETTEI va
0008¢ei Bapog oTn cwoTi dAwon Kal TN dIAcEAAION TnG ToIOTNTAG TNG £pyaciag dowv
ATTOOX0AOUVTAI 0T OXETIKA KATaAUPaTa (T1.X., 0TN dlaxeipion, Tov KaBapiouo, Tnv JeTagopd
TWV ETTIOKETTTWY, K.Q.).
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Xaprng 2. Aciktng Lee’s L ouv-OUYKeVIPWOEWV Kataxwpioswv Airbnb - eVOIKiwv KATOIKIWV (apIOTEPG) Kai TIIWYV OIaVUKTEPEUTNS Airbnb - evoikiwv KaToikiwy (0eéia),
Ocgooalovikn.
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210 TTAQiola Tou Trapatravw OeATiou, To £€pyo Inclusive Urban Societies rpayuatoTroinoe éva
UBpIBIKO epyacTriplo MPeE TITAO «Epyaciakh Kai OTEYAOTIKH EMIOPAAEIa &V UECW
ToupioTikotroinong: Meavég diséodoi kai 0 POAOS TNS epyarTikiS OPACHS», Eva EPYACTAPIO OTTOU
OUMUETEIXOV EPEUVNTEG KAl EKTTPOCWTTOI CUVOIKAAIOTIKWY OPYAVWOEWY, TTPOKEINEVOU VA
€EeTAOOUV TIG TTPOKAACEIG TNG ETTICQAAEIAG OTN OTEYAON KAl TRV £PYATIA, WG ATTOTEAECUA TNG
augavouevng TouploTIKAG €¢dptnong TG EAAGdag amd Tov Toupioud. Mrropeite va
TTAPAKOAOUBAOETE OAOKANPO TO EPYACTHPIO KAVOVTAG KAIK £0W.

ETriong, ytmopeite va avakaAUyeTe TTEpIcodTePa yia To £pyo Inclusive Urban Societies péoa
aTTo TNV ETTIONUN I0TOOEAIDA TOU KAl VO EEEPEUVHOETE TTEPICCOTEPD VI TIG AYOPES EPYATIag Kal
oTéyaong HECoW TOU TTapaTnENTNEIou Tou £€pyou pe TiTAO Labour and Housing Observatory.

Mrtropeite va €TMIKOIVWVAOTE Jadi OGS HECW TWV KOIVWVIKWY BIKTUWYV Tou £pyou o€ Facebook,
X (mpwnv Twitter) kai LinkedIn, TnAepwvwvtag oto +30 2251036443 1 oTEAVOVTAG URVUMA
oTo urbaninclusion@aegean.gr
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