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1    Introduction

Satellite accounts are described in the System of National Accounts (UN 1993) or SNA. SNA is a monumental work by all the major international statistical agencies, establishing international standards for statistical description of national economies worldwide. This description is mainly, but not only, in monetary terms to enable aggregation and comparison of diverse flows and stocks. In EU, the SNA is applied through the European System of Accounts (Eurostat 1995) or ESA, which is enforced through the EU legislation. The SNA chapter 21 on satellite accounts does not set firm standards, but only provides draft guidelines for the evolving work of providing statistical description of particular fields of policy interest. These fields kind of surround the central SNA framework, so their accounts are called “satellite”. Most of the work of applying these ideas has been done by the OECD, which has so far provided guidelines for accounts on health (OECD 2000), environment (UN 2003), agriculture (OECD 1999), and tourism (OECD 2000). The OECD manuals as pioneering efforts strike a balance between policy needs and resource and data availability and are still a far cry from the ambitious ideas described in SNA.OECD generally avoids the term “satellite”, as it appear too confusing to the general public; similarly, we tend use the term “national” in the present paper. To the best of our knowledge, no formal initiative has so far been proposed to the OECD or any other agency to start work on real estate accounts. 

The SNA satellite accounts provide a frame for describing statistically a part of economy of particular policy interest. The idea is to use as much as possible of the central SNA framework, and to extend it where necessary with other definitions and variables, in particular also non monetary. The central framework includes standard classifications of products and services, of activities, of institutional sectors, of transactions, of purposes  and of accounts. There are two main advantages in analysing a policy field (“a segment of society” or “a market”) using this standard framework. This way, one can use comparable definitions across countries and in time and, secondly, one can see the relative importance of the field in the economy and its links with the rest of the economy. These reasons compare to research efforts aiming at assessing the costs of transactions in real estate by modelling the national transaction practies in a comparable way, cf. Stuckenschmidt, et al (2003). This effort has so far produced comparable and fairly detailed descriptions of the processes through which main property transactions are performed: Conveyance, subdivision, and mortgaging. On this basis, the cost of performing these transactions can be assessed in several ways: An obvious approach (a) is to assess the costs for the parties concerned, typically seller and buyer. The costs include the fees and duties to public services, as well as the charges and honoraries to private companies. The fees, etc seem to be fairly easy to record. The costs of honoraries is more difficult to establish, among others because of the different complexity and hence costs of cases. The cost of the parties’ own efforts may be accounted for in verbal form, including references to search facilities available and their charges. These costs may then, for comparable procedures, be converted from national currencies to euro, and compared. National accounts have been prepared according to this scheme and compared, e.g. Viitanen, 2003 for Finland, and Lisec, 2004 for Finland and Slovenia. 

This approach only very indirectly accounts for the national investments in the judicial-administrative infrastructure that supports the above mentioned transactions. Without governmental services in terms of cadastre and land registration, natural assets would not be manageable in terms of units of real estate. Such units are not physical evidence, but provided through an institutionalized process, in order that natural assets be included in balance sheets of national accounts, cf. SNA 21.126. The provision of these governmental services, as well as the related professional services, may thus be considered as a capital formation of some sort, cf. similarly (De Soto, 2000). The amount of fees may reflect a governmental cost-recovery scheme, but can also include a substantial fiscal element as well as a more or less intended subsidy. This fact could be addressed by (b) establishing the yearly governmental (state, and where applicable: municipal) gross expenditure for land registry, cadastre and taxation, and verbally assess the implication of long term investments, e.g. in terms of computerization of land registry, etc, as well as the amount and costs of court cases related to boundary dispute and compulsory sale due to default of mortgage. Possible subsidies and discounts, e.g. for specific user groups, should be taken into account as well. The remainder of the paper pursues this latter, societal approachin an effort towards making progress in accounting for the transaction costs, despite the many obstacles, as we shall see. 

An obvious first step to proceed is to define the field of interest, and briefly mention the way the field is being addressed so far. The second step could then be to identify, what data are available, as well as identify other data needs and sources to meet these needs. In the third step, available data in Denmark and Slovenia are used to further illustrate the field of interest, and in particular transaction costs. The fourth step would then be the actual production of accounts and the fifth their analysis as basis for recommendations for policy purposes. In this paper, we shall try to make some progress concerning the first three steps.

2 Identifying the real estate segment

The SNA covers all the transactions and “other flows” in the economy, both market and non market, as well as the stocks, and presents them in the framework of accounts and balance sheets. The cost of real estate transactions as defined by SNA are strongly linked to and based on the transactions of conveyance of property and underlying changes in stocks of property,  to the transactions concerning services provided by the real estate itself, and to the ancillary transactions enabling and servicing the former two main types. Our proposal is thus to define real estate accounts to cover the links with these transactions and not just to focusing on the ancillary services only within the “cost of transactions account”. It will be obvious though, that achieving such a goal is ambitious and that covering several countries in a consistent way is a long term project. Any empirical data at this stage can mainly serve to clarify conceptual issues and it is largely premature to expect policy recommendations, although data may provide some glimpses of differences between countries. 

The segment of society, which we are addressing, may be delineated by referring to neighboring or - from the present point of view - secondary activities. The housing sector uses and maintains the buildings, etc. The construction sector produces buildings, etc and thus changes the stock of fixed capital as well as physical accounts. The financial sector produces financial instruments, including mortgages. However, the primary activity to be accounted for is the change of the rights in or the attributes of units of real estate (e.g. boundaries), including classification changes (e.g. from agricultural to urban use of land, from commercial to housing use of buildings, etc). 

Activities regarding units of real estate may be of a physical or of a legal nature. The changes of a physical nature, especially construction and excavation, are basically not part of the segment of real estate, as such changes belong to 4500 Construction, and C Mining and quarrying. The codes (numbers) refer to the Danish Industrial Classification of Statistics Denmark. Improvements of dwellings are equally excluded. Some part is covered by the national account on households' expenditure on durable goods. This leaves change of Shape and Development as activities to be further described, together with changes of legal nature. 

Development is a compound type of change. It is included within the segment, as the characteristic change is a change of legal nature, namely from one type of property unit to another. Often, however, this goes along with Construction in a way that cannot presently be detailed.

Land and buildings constitute the tangible base for transactions in real estate. However, the important issue in these transactions are the rights attributed to the tangible assets. These intangible assets are socially constructed in a way that strongly relates them to the specific, localized and tangible base. Therefor, they cannot be reduced to either financial assets, nor to physical assets. The notion of satellite accounts thus allows for inclusion of rights as a complementary concept, relative to the conceptual framework of national accounts (21.4 b).

The SNA classifications

The SNA offers the following classification of agents, separating the production aspect from the consumption aspect (21.83):  

a. Market producers;

b. Non-market producers (producers for own final use; and other non-market producers);

c. Government as a collective consumer;

d. Households as consumers;

e. Rest of the world;

The Market is here assumed to be the total of transactions regarding immobile property. The notion of transaction is taken in the wider sense, implying that making a tenancy agreement on a rented flat or the leasing of agricultural land is considered part of the market.
 
a. Market producers;
The 'production' in this segment of society consists of transaction services that are consumed by owners, buyers, and other asset holders. The class of Market producers thus includes a number of professions, including lawyers, estate agents, civil engineers, and land surveyors, who offer their services to be detailed below. The Market producers also include banks, mortgage credit institutes and others, who offer their financial products or lending services in the context of real estate trade.

b Non-market producers (producers for own final use; and other non-market producers); 
The main Non-market producer in the segment is the government. The 'product' relevant for property transactions includes the enforcement of contracts, and is some subset of general law and order, which is produced through the operation of law courts. However, government also contributes towards the enforcement of contracts through proactive means. According to SNA, natural assets have to be under the effective control of an institutional unit in order to be taken into account by the SNA (21.126). Government recordings of the institutional units 'produces' a public available account of rights in Real Property Units through the Land Registries, which are part of the law courts. The RPUs themselves are specified through the Cadastre, which is an organizational unit within the National Survey and Cadastre of the Ministry of the Environment. The transparency of the market is, furthermore, advanced through the collection of sales reports and the production of sales statistics, and through the general service of Statistics Denmark.
Furthermore, this class includes the sellers and buyers of the market, who produce 'measurement activities' for own final use in order to assess the attributes of the market commodity, the RPU.

c. Government as a collective consumer;
Government, central as well as local, appears as consumer in its role of owner of a RPU, be it for office, prison or military purposes. Also, the government is in possession of notable areas of public roads and of railway lines. These possessions hardly appear in the market, except for office RPUs and the renting of office floors on the market.
The fact that government collect duties: Registration duty (Danish: tinglysningsafgift), formerly stamp duty, as well as a cadastral duty (Danish: udstykningsafgift) from the market may well be considered a kind of consumption. The question remains, to what extent these duties are collected for fiscal purposes or are part of a cost recovery scheme.
 
d. Households as consumers; 
Households are consumers in their search for a home. However, this segment of society have companies (Synonym: firms, establishments) as consumers as well, as the companies are in need of a physical base for their activities.  

e. Rest of the world;
A (small) number of owners of Danish RPUs are not Danes. This applies to the embassies, to non-Danes owning farms, and to foreign companies. More often, however, the foreign company will own the shares of a Danish registered company.
A (small, but growing) number of Danes own RPUs abroad, and to some extent draw on Danish expertise (and mortgaging?) for the foreign transactions. 
The specific conditions for Greenland and Faeroe Islands may be mentioned as well.

The main procedures related to immobile property, and the performing agents

"In a given field a list of characteristic activities have to be established" (SNA93, 21.99). In the context of the COST G9 action, such activities have been modelled in some detail. The table below the activities are arranged to prepare for relation to the above classification of agents and the subsequent NACE rev 1.1 standard  classification of activities. This leads to the following:

  

	Professions
	Land surveyors
  
	Cadastral procedures, identifying the property unit and its boundaries. 
Granting of easement

	
	Civil engineers
	Building surveys (Danish: Tilstandsrapport; Energimærkning)

	
	Real estate agents
	Sale of a unit of real estate

	
	Diverse offices;
Agricultural consultancies
	Allocation of dwellings; 
Leases of agricultural plots

	
	Lawyers 
	Transfer of immobile rights: Inheritance, Mortgaging, Leasing, Granting of easement 

	Companies
	Mortgage banks, 
banks, pension funds 
	Mortgaging; 

	Public
bodies
	Law courts
 
	Land Registry (Danish: Tinglysning)
Foreclosure auction (Synonym: Compulsory sale, Forced sales)
Court cases on compensation for expropriation
Court cases of title and boundary disputes 

	
	Cadastre;
Other state activities
	Recording of Real Property Units in files and on maps
Assessment of property value for taxation
Expropriation (Synonym: Compulsory purchase) 

	
	Municipalities
 
	Taxation of real property
Maintenance of public property (parks, cemeteries, etc)
Inducement and lifting of restrictions due to spatial planning, etc.
Exercise of public preemption rights


Main categories of agents and processes related to immobile property

The division of labor among the professions may be described as characterized by core activity domains, which by statutory law or practice are generally exclusive to that profession, and accessory activities, which may be performed by neighboring professions as well. The compartmentalizing of the activities is sustained to the extent professions establish professional Codes of Conduct and provide professional liability insurance for activities within their core competencies.
The boundary of the segment is blurred: While real estate agents operate almost totally within the segment of real estate transactions, the other professions perform activities within other fields: Engineers and surveyors within construction, and lawyers within business, family, and international, etc. affairs. Some professional associations prepare statistical accounts on the time spent on the different main activities. 

Financial intermediation is mostly provided to owners and property purchasers through local branches of commercial banks, while the mortgage loans themselves are provided by mortgage credit institutes (Danish: kreditforeninger). The mortgage institutes used to be quite specialized in offering only mortgage loans to rather well defined owner groups, but from the 1980s, mergers in the financial sector have blurred the picture. Some pension funds (Danish: Pensionskasser) invest in real property as well. 
The boundary of this segment seems to be less blurred. The amount of mortgages recorded in the Land Registry is well described in terms of number of documents. As regards amounts, mention is made of the practice that in the case of conveyance of one-family houses, mortgaging normally amounts to 80 % of the sales price, while the seller accepts a mortgage deed amounting to 15% of the price. The amount of these private mortgage deeds have been assessed  (Danmarks Statistik, Nationalregnskabet 2003:3, p 5)

The government provide services to the segment mainly in terms of the Land Registry within the court system (Danish: Domstolsstyrelsen), and the cadastral part of the National Survey and Cadastre within the Ministry of Environment. The Land Registry has the major volume of activities in checking and recording conveyance and mortgage deeds, etc. Foreclosure action is performed by the execution office of the court (Danish: Fogedretten), who handles non-real estate business as well. The court cases on compensation in case of expropriation, and on title and boundary disputes are mentioned for the sake of completeness. The cadastral procedures includes a quasi-judicial procedure (Danish: skelforretning) , which has to be completed before a case on boundary disputes can be heard by the ordinary court. As the court rulings generally support the land surveyor's case work, court cases are indeed few.

The Cadastre is in Denmark made up of a central unit only. This differs from many other countries, where the organization includes regional and even local units. The cadastral map is updated through the cases submitted by the land surveyors, who are scattered in about 100 offices all over the country. However, recurrent improvements, e.g. of the set of control points (Danish: fikspunktnettet) and other basic mapping is integrated with the general mapping tasks of the National Survey and Cadastre.

Expropriation is performed by specialized units within the Ministry of Transport: The State Commissioners for Expropriations, and by the municipalities. The amount of compensation may, after appeals within the specialized system, be brought before the High Courts (Danish: Landsretterne).

The Central Customs and Tax Administration (Danish: Told og Skat, Ejendomsvurdering) perform assessment of the market value of real property, largely based on compulsory sales reports, a national Real Property Data System, maintained by the municipalities (Danish: EjendomsStamRegistret, ESR, og Bygnings- og Boligregistret, BBR), and own analyzes. The municipalities thus provide assistance for the assessment activity, but this is now substantially reduced for efficiency reasons. 

The Municipalities perform an array of activities, which may or may not be considered part of the segment concerned. The Real Property Data System (ESR/BBR) provides the base for collection of the property tax and for municipal fees as well (water, sewer, refuse disposal), as well as the base for property assessments and the reporting of data for construction statistics. This definitively should be included under the segment. Furthermore, the municipality owns and maintains immobiles for administrative purposes (excluding institutions for purpose of education, social work, health and culture), public areas (parks, sport centers and other leisure areas, and cemeteries, excluding public roads and other areas for technical infrastructure), and areas to be further developed into housing or industrial purposes. Also, the activities pertaining to these property units be in general included under the segment, understood, e.g. as collective consumption by (local) government. Whether spatial planning and other land management activities should be counted to the segment may be a more open question. These activities do definitively have impact on real estate transactions, but this holds for construction activities as well. If the spatial planning activities are not included within, e.g. environmental accounting schemes, they are probably most appropriately included within the real property segment.

The activities of the segment in terms of the NACE standard classification

"The production activity of characteristic producers is studied in detail. This covers .. the analysis of output by kind of products and the number of units produced, the destination of this output (consumption, capital formation, exports) and the labor and fixed assets used. As to labor, .. the number of people employed is shown in detail. Fixed capital formation is covered. Stocks of fixed assets in monetary value and/or physical quantities .. are essential" (21.100) 

In responding to the quoted demands, the above table is modified to accommodate to the NACE rev 1.1 standard classification of activities (Eurostat, 2004), which has been implemented as Danish Industrial Classification (DIC) of activities. It appears, that the classification allows for discerning production for own final use  (70.12.00 and  70.20.xx), relative to the production of services  (70.31.10 and 70.32.10, cf. 74.11.00: Lawyers offering management services as main activity). Next, the NACE classification hardly details public activities. This needs to be redressed as the presently investigated segment of society comprises official activities as much as market activities. To increase specification of public activities, codes from the Danish Budget system (Danish: Regnskabsførende institution, http://www.oes-cs.dk/nummerstruktur/index.cgi) are rendered. Finally, some entries were made for completeness (91.33.10, and 01.4), without being based on detailed knowledge of the activity. 

The 'characteristic producers' include the above mentioned governmental services, which may or may not coincide with organizational boundaries, as well as the companies of the professions. The kind of products are the services offered. The bundling of these services differ from country to country, but the modeling seems feasible in sufficient detail to allow for cross country comparison. The output, the number of units produced may be rendered by the number of cases of different kind, but the units selected could also be more specifically related to outcome, for example as number of new cadastral identifiers, new and changed property units, and new and changed entries (rights, summarized in a line) in the Land Registry. The fixed assets used include the national information systems with databases, which are established and used by the Cadastre and the Land Registry. The labor force may be accounted in categories as graduated and technical staff. As stocks of fixed assets, the number of units of real estate, buildings, etc. first comes to mind, but office and measurement equipment used may be worth considering as well. 
 
	Agent
NACE/ DIC code
	Activity
	Quantification of activities

	
	
	Denmark
	Slovenia                            

	Land surveyors
74.20.70 
	Cadastral cases 
	301 surveyors,  43 pCt of working hours 
devoted to cadastral work.
	

	Engineering consultancy, construction
74.20.10
	Building surveys (of existing buildings, in context of sale) 
	Total: 15.346,9 mio DKK
Construction: 4.568,6 mio DKK 
(DSt, RADGIVN3, 2002) 
	

	Developers
70.11.00
	Development of real estate projects, by bringing together financial, echnical and physical means to realize real estate projects for later sale, whether residential or other
	New buildings 6 532 020  sq.m/year 
Extensions      1 404 778  sq.m/year 
Conversion           -5 643 sq.m/year
(DSt BYGV2,  2003)
	

	Owners: 70.12.00
Real estate agents: 70.31.10
	Buying and selling of own or leased real estate
Estate agency; intermediating in buying, sellng, renting, and appraising real estate
	91 854 sales/year in total 
(DSt, EJEN8, 2002)
	

	70.20 Letting of own property
	Letting and operating of self-owned real estate
	
	

	Owner categories: 70.20.10/.40 
Professional management: 70.32.10

Houseowners' associations: 70.32.20

Tenants' associations: 91.33.10
	Management of real estate for own final use 
Management of real estate on a fee or contract base; includes rent-collecting agencies and facility management
Managerial activities of condominium and similar owner associations
??
	Building stock,
see above, section 4
	

	Diverse offices: 70.31.20/.30
 
?? (consultancies:  01.4)
	Allocation of housing; Letting of holiday homes (Synonym: weekend cabins, summer cottages)
Leasing of agricultural plots
	
	

	Legal activities (Lawyers)
74.11.00
	Transfer of immobile rights, incl foreclosure processes
	Total turnover 7 mia. DKK (2003)
22 pCt covers property transfer and 
debt-collecting activities, is 1.540 mio  DKK
(DSt Nyt 428/2004)
	

	Mortgage credit institutes: 65.22.30
Banks:  65.12.00 
Pension funds: 66.02.10 
	Mortgaging; 
	
	

	Law courts: 75.23.10
0175 Domstolsstyrelsen
	Land Registry (Danish: Tinglysning)
Foreclosure auction (Synonym: Compulsory sale, Forced sales)
Court cases on compensation for expropriation
Court cases of title and boundary disputes 
	3.533.325 Land registry cases (2003)
Court cost          116,7  mio DKK
Duties and fees  275,7  mio DKK
	

	State activities: 75.??
National Survey and Cadastre; 
0033 Kort- og Matrikelstyrelsen
	
Recording of Real Property Units in files and on maps
	7.800 new RPUs. 
Cadastral costs 42,4 mio. DKK 
Cadastral duty  36,0 mio DKK 
(KMS: Årsrapport 2003)
	

	Told · Skat § 9
0066/67 Kommissarius 
0043 SlotsEjendomsstyrelsen
	Assessment of real property value for taxation
Expropriation (Synonym: Compulsory purchase)
Managmt of real estate and rented rooms for own consumption (administration) 
	
	

	Municipalities; 
	Taxation of real property; Spatial planning, etc.; Expropriation
Managmt of real estate and rented rooms for own consumption (administration) 
	
	



-----
The following should be reduced, to compare with Slovenian situation
The Land surveyors, who are doing cadastral work, are organized into about 100 private companies allover the country (2002). The companies offer consultancy and provide technical maps as well, leaving about 43 pCt of total working hours to cadastral work (1997) (Enemark (2002) The Surveying Profession in Denmark; Fig 6, p. 7). 

For Civil engineers and for Lawyers Statistics Denmark offer accounts of the activity. Similarly, the construction activties, and the number of sales are provided though the on-line available 'Statistikbank'. 

The economic aspects of the governmental units appears from the yearly Budget, but only in gross figures. For the present purpose, newly developed Yearly Reports (Danish: Årsrapport) provide the necessary detail. 
 
The Law courts are monitoring the consumption of resources, following investigations by the National Audit Office on the productivity of the courts (Rigsrevisionen, 15. aug. 2003 http://www.ft.dk/BAGGRUND/statsrev/00807349.htm).  The annual report for 2003 mentions that the tasks of the Land Registry is almost totally performed by clerical staff (Danish: Domstolsstyrelsens Årsrapport, 2004, p. 21). Due to improved procedures, productivity recently raised by 17 pCt p.a. 
 
The number of completed court cases in 2003 amounted to a total of 4.122.105 completed cases (2003), of which 3.533.325 regarded the Land Registry. More specifically, 195.748 deeds of conveyance, and 759.445 mortgage deeds were processed, as well as a large number, 2.458.862, of 'other' documents (easements, etc?). Finally, 119.270 documents regarded movables (security in cars). The process time varied between 1,1 and 11,3  days, the mean being 5,6 days.
Foreclosure action on real estate was requested in 9123 cases (2003) and actually performed in 1842 cases.

Comparing  the number of deeds of conveyance, 195.748, with the number of sales, 91.854, a substantial difference appears. It may be that (most?) deeds are recorded twice during the course of the transaction: Firstly as an encumbrance to secure the buyer right in the RPU before the agreed sum is transferred to the owner, and next as a title deed. However, this is far from explain the difference. 

In economic terms, the activity may be detailed as follows:

	Profit and loss account for Land Registry, mio. DKK
	1999
	2000
	2001
	2002
	2003

	11.41.02 The law courts
	120,4
	106,2
	107,4 
	108,1 
	116,3

	11.42.03 Compensations
	0,4
	0,8
	1,2
	1,1 
	0,4

	11.43.01 Duties (~stamp duties; Danish: Retsafgifter m.v.)
	3,3 
	3,5
	3,5
	4,3
	5,1

	Net primary activity (Danish: Primær drift netto)
	117,5
	103,5
	105,1
	104,9
	111,6

	11.41.02 Cost of conversion to IT 
	75,8
	61,4 
	0,0
	
	

	11.43.02 Revenue from the computerized Land Registry
	166,5
	172,8
	209,5
	231,0
	270,6

	Return of the year (Danish: Årets resultat) 
	-26,8
	7,9
	104,4
	126,1
	159,0


Source: Domstolsstyrelsen  (2004) Årsrapport  2003; Bilag  2, p 38

The courts apparently do not discern between duties collected for fiscal purposes, and fees charged as part of a cost recovery scheme. The total costs of the courts amounted to 1.567 mio DKK (2003), all court duties to 470 mio DKK, revenue from the computerized Land Registry to 271 mio, summing up into a cost for the state of 826 mio. DKK (Årsrapport, p 8). From a citizen point of view, the 'revenue' of the computerized Land Registry is a cost, and again restriction us to the Land Registry affairs, it seems that the citizens pay 116,7 mio DKK plus duties 5,1 mio DKK plus the 'revenue' of 270,6 mio DKK for the Land Registry activities. 

The National Survey and Cadastre (KMS) has prepared accounts in terms of a fairly detailed report (Danish:  Årsrapport - KMS > Om KMS > Årsrapport ftp://ftp2.kms.dk/download/pdf/aarsrapport-2003.pdf), as participant of a pilot experiment, which is headed by the Ministry of Finance.
 
The cadastral activity proper (Danish: 3000 Matrikel- og Landinspektørvæsen) amounts to revenue (fees) 25,5 mio DKK and costs 42,4 mio DKK, rendering net costs of 16,9  mio DKK. The corresponding figures for KMS' totals amount to 95,8, 281,8, and -186,1 respectively, the deficit largely being covered by the appropriation. The cost recovery degree thus amounts to about 60 pCt on the cadastral activities proper, and 34 pCt in general. The figures for cadastral activities proper renders the minimum. Administrative costs (overhead, code 9000), which amounts to about 6 pCt, should be added, as well as a part of the costs for general mapping (codes 1000 and 2000).

In addition to the fees, the KMS collects a duty (Danish: udstykningsafgift) for pure fiscal reasons. The duty amounts to 36,0 mio DKK. During  2003, 7.800 new RPUs were established. The figure does not indicate the substantial number of cases, where the attributes of existing RPUs have been changed.

In closing, the report notes that the cadastral, topographic and maritime databases constitute very important assets for the KMS. The report goes on by informing that the value of these databases are difficult to assess in a reliable way, and hence the value is not quantified. The KMS is contemplating methods to account for the updating costs and provide a stock valuation, as part of a general cost accounting system. The implementation of such methods may change the accounting of the databases. 
-------------------------

3. Estimation of the costs of real property transactions in Denmark and Slovenia

The effort to assess the costs of transactions in real property units (RPUs) has to be based on available evidence as well as estimates, if not better termed guesswork. The account made here suggest two major kinds of costs: Cost of consultancy activities, and cost of governmental services. The latter is simply made up of the amounts taken from the Yearly reports, which were quoted above. The former is based in the consultancy service renders by Lawyers. It is assumed, that the services provided by Real Estate Agents amounts to... as the lawyers, while the sum of the engineering services amounts to ... of the lawyers. In table form this means:

	Agent - DIC code
	Demmark
 mio DKK (changed to Euro)
	Slovenia
(Euro)

	Land surveyors 74.20.70 
	770
	

	Engineering consultancy 74.20.10
	
	

	Developers 70.11.00 
	
	

	Real estate agents: 70.31.10
	3.080
	

	Legal activities (Lawyers) 74.11.00 
	1.540
	

	Mortgage credit institutes: 65.22.30
Banks:  65.12.00  
	?
	

	Law courts: 75.23.10
	Court cost            116,7 
Duties and fees   275,7
	

	National Survey and Cadastre:  75.?? 
	Cadastral costs      42,4 
Cadastral duty       36,0 
	

	Total  (2003)
	~ 5.900
	

	Number of sales:
Transaction costs/sale: 
	91.854;  
~ 64.000DKK
	


Estimates of cost of real property transaction in Denmark for the year 2003

Real estate agents have in recent years engaged more visibly in the transaction market, while the prerogatives of lawyers in terms of setting up deeds have been diluted.This motivates the alternative estimate, where the contribution by estate agent services is doubled.The number of sales is based on the collection of mandatory Sales reports, and assumed to be a valid indication of the amount. The resulting figure of transaction costs per sale is low, compared to my expectation. However, assuming transaction costs due to financial services in the order of 2.500 mio DKK would probably provide a more adequate figure. The SNA coverage of financing (21.87 ff) is difficult to relate to the property business described here, and this may in part explain thelack of details presented.

4. Discussion

How the above differs from present practise: a . Accounting methods

(From Christian)
-----
3. Capital stock statistics for buildings
The statistics on capital stock for buildings are compiled in accordance with the international standards laid down in the international National Accounts Manual (SNA93), the joint European national accounts manual (ESA95) and the OECD manual for compiling statistics on capital stock (Measuring Capital – OECD Manual, 2001). 

In accordance with the definitions in the above-mentioned manuals, the Danish national accounts have published figures on the building stock since 2001. The latest release of statistics in December 2003 comprises the most recently published figures on the period from the beginning of 1966 to the beginning of 2003. The stocks and flows are distributed by the 53 industry groupings in the national accounts. Furthermore, there is a split-up of the following types of capital: 1) Machinery and Equipment, 2) Transport equipment, 3) Dwellings, 4) Non-residential buildings, 5) Civil engineering projects, 6) Livestock, 7) Software, 8) Entertainment, literary or artistic originals and 9) Mineral exploration.

Compilation of values for dwellings and non-residential buildings
The value of dwellings and non-residential buildings is, in practice, estimated separately, but there are only minor differences in methodology, as the same primary statistical data are used. Consequently, the description given below will be focussed on an overall description of the compilation method for buildings.  

The value of buildings
The total value for buildings is given by conducting an aggregation of 2 sub-components:

(4) Total building value = Direct estimated value of stock of buildings
         + Stock value for cost of ownership transfer

Direct estimated value of stock of buildings
Gross stock is estimated by means of direct statistics on stocks
The stock of dwellings and non-residential buildings is estimated by means of the direct statistics on stocks. The principle of direct statistics on stocks is that physical statistics on stocks are available for dwellings and non-residential buildings, given by the number of square metres. If this information is combined with the construction price per square, the gross stock value for buildings can be estimated. The gross stock value for a building thus indicates the price for constructing a similar building as new.  

The net stock for properties is arrived at by deducting the accumulated consumption of fixed capital from the gross stock for all buildings, which are still included in the gross stock. The depreciations are arrived at by making assumptions about economic lives (59 to 75 years), depreciation profiles and survival functions, whereby the annual consumption of fixed capital can be estimated.  
Stock value for cost of ownership transfer
 
PIM – Perpetual Inventory Method – is used for estimating the stock value of cost of ownership transfer. PIM is the standard method used in estimating stocks, when only the level of investments is known, but no sources for direct stock estimates are available. In addition to knowing the investments, assumptions about economic lives, depreciation profiles and survival functions must also be undertaken. The underlying idea of PIM is to continuously keep track of increases (investments) and decreases (depreciations). Depreciations are compiled on the basis of the scope of previous investments, assumptions about economic lives for investments, depreciation profiles and survival curves.

Economic life
The economic life for cost of ownership transfer depends on the number of times the building is sold. Cost of ownership transfer must be depreciated over the period in which a building is expected to be owned by the persons who pay for the cost of ownership transfer. The economic life is fixed at 30 years in the Danish estimates. 
-----------------
from Ivo
. Let us illustrate this point  by selecting real estate rows and columns from the Slovenian supply and use tables (Statistical office 2003). Supply and use  tables are supposed to be regularly produced by EU member states, so they can be compared across countries. 
From supply and use tables of Slovenia a following picture of real estate services and activities can be derived:
------------------

b. Provision of data (next steps)

Role of 1) Agencies' yearly reports 2) Investigations of Competition board 3) Natl. Statistic.

Conclusion

