
THE TEAR IN RETROSPECT 

For the past several years, annual reports of this agency have been 

introduced with a general discussion of current developments in the fields of 

housing, thrift, and mortgage finance--the broad fields of activity in which 

the Administration and its agencies are primarily concerned. As a measure 

of war-time economy, the current report has been reduced substantially in 

size and carries, therefore, no comparable survey section. Instead, the 

following pages will give only a brief resume of major developments during 

the 1942 fiscal year.  

Residential Construction 

The fiscal year 192 saw the first major break in the upward 

movement of the building cycle which had proceeded without serious inter

ruption since the low point of 1933.  

During the twelve months ending June 30, 19L2, approximately 

650,000 new dwelling units were provided by public and private capital in 

nonfarm areas, according to building permit data compiled by the Bureau of 

Labor Statistics. This compares with almost 700,000 units for the preceding 

fiscal year, and represents a decline of seven percent* 

The growing scarcity of critical materials available for housing, 

the introduction of a housing priorities system in the fall of 1941, and 

finally the virtual cessation of all nonessential building after April 1942 

when the War Production Board issued a "Stop-Construction# order, have been
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reflected in a declining volume of residential construction since October 1941.  

Because the demands of the war place a steadily increasing strain on available 

supplies of both labor and materials used in the building of homes, it is 

probable that the present downward trend will continue for the duration.  

Number of New Dwelling Units Provided in Nonfarm Areas, 
by Quarters, Fiscal Years 1941 and 1942* 

Fiscal Year Fiscal Year Percent 
Quarter 1941 1942 Change 

July - September 171,600 211,400 f 23.2 
October - December 158,100 135,600 - 14.2 
January - arch 145,100 140,600 - 3.1 
April - June 223,100 161,200 - 27.7 

*Sources U. S. Department of Labor.  

The Real Estate Market--Selected Trends 

On the whole, the real estate market continued to show a 

satisfactory recovery during the 1942 reporting period. The volume of 

real estate sales and transfers, particularly from July through December 

1941, reached a new post-depression high. The decline in the volume of new 

residential construction during the last half of the fiscal year, however, 

was reflected to some extent in a slowing down of real estate sales activity.  

Increased demands for existing properties tended to counter-balance this trend 

and at the close of the reporting period, general market conditions represented 

a distinct improvement over the close of the previous reporting period.  

One of the strongest evidences of improving real estate market 

conditions was the continued steady decline in the volume of foreclosures 

during the reporting period. Each month saw foreclosures running from one

fifth to one-sixth below the corresponding month of the preceding year.  

During the entire year, nonfarm real estate foreclosures totaled only 49,514 

as compared with 68,432 a year previous, a reduction of almost 28 percento 
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Foreclosures during the current reporting period were well below 

total repossessions in 1926, the year generally considered the low point of 

the previous foreclosure cycle. Improvement in the general foreclosure picture 

was widespread throughout the country. Each of the Federal Home Loan Bank 

Districts and all of the States showed a lower number of foreclosures during 

the fiscal year 1942 than during the prior reporting period. The number of 

nonfarm real estate foreclosures during the last two fiscal years, by Federal 

Home Loan Bank Districts and by States, will be found in Exhibit 1.  

Real Estate Overhang 

The steady and uniform improvement in the volume of foreclosures 

accompanied by a rising volume of sales once more resulted in a very 

substantial reduction in the volume of real estate held by mortgage lending 

institutions. During the calendar year 1941, the latest twelve-month period 

for which figures are available, it is estimated that the book value of 

residential property owned by selected types of financial institutions, 

including savings and loan associations, mutual savings banks, commercial 

banks, life insurance companies, and the Home Owners' Loan Corporation, 

declined from $l,894,089,000* to $1,405,919,000, or almost 26 percent.  

Although the current volume of repossessed properties held by 

financial institutions in a few areas is still large enough to represent a 

liquidation problem of some significance, the current rate of disposition, 

coupled with the increasing necessity for a more intensive use of existing 

housing facilities in war industry localities, indicates that the real estate 

overhang is no longer a national problem of major importance.  

Revision of the preliminary figure of $1,863,879,000 given on page 27 of the 
Ninth Annual Report of the Federal Home Loan Bank Board.  
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Savings and loan associations led other institutions in liquidating 

their repossessed property during 1941. The net reduction in holdings of these 

insuttutions was $162,171,000, or 33 percent. Real estate owned by mutual 

savings banks declined $100,000,000, or 25 percent. Life insurance companies 

show a drop of $108,330,000, or 22.9 percent. Residential real estate held 

by all commercial banks at the end of 1941 amounted to $136,0000 0, representing 

a reduction of $56,000,000, or 29e5 percent, during the preceding twelve-month 

period. For the Home Ownerst Loan Corporation, the corresponding drop was 

$63,669,000, or 18,8 percent. Exhibit 2 contains data on residential real 

estate owned by selected financial institutions at the close of 1940 and 19 41 

Building Costs 

The wolesale price index of building materials, as reported by the 

Bureau of Labor Statistics, was 122.9 in June 192 as copared th 1128 at 

the beginning of the reporting period. Most of the increase in this index 

took place during the first half of the reporting period* After January 19 2, 

when the index stood at 122.0, there was only a fractional upward movement.  

In April and May, as a matter of fact, slight declines occurred as a result 

of the imposition of price ceilings on many building materials, 

The rise of home construction costs, up to the time further increases 

were arrested by the Office of Price Administration, is also reflected in the 

Federal Home Loan Bank Administrationts index of material and labor costs for 

constructing a standard six-room frame house in selected cities. During the 

six months from June to December 19U1, the Administrationts index rose from 

112.4 tb 119.9. After January, a very slow but steady upward movement brought 

the index to 123~5 in June 192. Exhibit 3 shows the cost indices on a monthly 

basis for the last two fiscal years.
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In past years, the index of labor costs in building the standard 

six-room frame house advanced more rapidly than did the cost of materials.  

During the current reporting period, this relationship was reversed. The 

material index rose from 109.2 to 121.3, while the index of labor costs 

increased from 118.6 to 127.8.  

Home Mortgage Lending in 1941 

During the calendar year 1941, it is estimated that the volume of 

new mortgage loans written on nonfarm one- to four-family homes aggregated 

$3,893,000,000 as compared with $3,354,000,000 during 1940. This increase 

of 16 percent resulted in a higher annual total than for any year since 1929.  

The home mortgage lending activity of all private lenders showed 

substantial gains during 191, Savings and loan associations ranked first by 

originating $1,379,000,000 in new loans, a gain of almost 15 percent over the 

previous year. Commercial banks and their trust departments loaned $798,000,00( 

a figure 15.8 percent higher than the comparable figure for 1940. Loans by 

life insurance companies increased 23 percent to $399,000,000. Mutual savings 

banks invested $171,000,000 in home mortgage loans as compared with $133,000,00( 

the previous year, while individuals and others accounted for $1,083,00,000,, 

a rise of 25.2 percent. Exhibit 4 gives the estimated figures on mortgage 

lending activity for the years 1929 through 1941, by type of lender.  

Since detailed information on home mortgage lending activity is 

available only on a calendar-year basis, it is impossible to project the 

foregoing statistics through the fiscal year 1942. However, information which 

is available indicates that the close of the calendar year 1941 may have marked 

a turning point in the home mortgage lending activity of all lending instituti on 

Up to that time, the record volume of new residential construction and the large
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number of sales of institutionally owned properties constituted a direct 

stimulus to the demand for home mortgage credit. Conversely, the sharp decline 

in new construction after the first of the year is reflected in a slowing down 

in the volume of home mortgage financing. This trend is indicated by monthly 

statistics on the volume of mortgage recordings of $20,000 or less.  

Mortgage recording data have been collected for the last several 

years by the Administration's Division of Operating Stattistics By June 

1942, actual reports which are the basis for estimated totals were received 

from approximately 675 counties containing 63 percent of the total nonfarm 

population. These data are received from every State and the District of 

Columbia. A word of explanation should be made in connection with any 

analysis of recording statisticso The data include figures both on new 

lending activity and on registrations which result from changes in mortgage 

contracts as well. Therefore, they cannot be taken as an accurate measure 

of the volume of new lending. However, the movement of recordings over a 

period of time does give an excellent picture of trends in lending and 

significant shifts in the activity of various classes of lending institutions.  

During the fiscal year 1942, mortgage lenders throughout the country 

recorded 1,537,314 nonfarm mortgages of $20,000 or less in the total amount 

of $4,519,573,000. Institutional lenders accounted for 75 percent of the 

number and 83 percent of the dollar volume of these mortgages. The remainder 

in each case was accounted for by individual mortgageeso For the fiscal 

year as a whole, there was a slight decline in the number and an increase of 

3.6 percent in the dollar volume of nonfarm mortgage recordings as compared 

with the previous fiscal year.
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A slowing down in the rate of recordings during the second Alf of 

the reporting period, comprising the first six months of the calendar year 

1942, was the most significant development in the recording series. For each 

month from the period July to December 1941, the volume was substantially 

higher than during the corresponding six-month period a year earlier. However, 

the falling off in residential construction and the general slowing down of 

mortgage financing activity attendant upon the war program resulted in an 

accelerating downward movement after January 1942. The table below summarizes 

nonfarm mortgage recordings over the last two fiscal years by semiannual periods.  

Mortgage Recordings of $20,000 or Less on Nonfarm Property, 
Fiscal Years 1941 and 1942 

Number Dollar Amount 

Fiscal Year Fiscal Year Fiscal Year Fiscal Year 
194- 1 1942 M 1941 1942 

July-December 766,527 849,676 $2,114,370,000 $2,514,095,000 
January-June 778,731 687,638 2,217,865,000 2,005,478,000 

Total 1,55,258 1,537,31 4,362,235,000 4,519,573,000 

Mortgage recording studies have since their inception shown savings 

and loan associations to be the leading type of institutional lender on home 

mortgages, accounting for approximately one-third of the annual totals. The 

trend for the fiscal year 1942 confirms this general picture. Savings and 

loan associations were responsible for 32.4 percent of the number and 30.6 

percent of the dollar volume of all nonfarm mortgages of $20,000 or less recorded 

during the reporting period.  

Banks and trust companies as usual ranked second, accounting for 

21.0 percent of total on the basis of number and 23.7 percent on the basis of 

dollar volume, Individuals and miscellaneous lenders, insurance companies,
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and mutual savings banks followed in that order. Mortgage recordings, by 

Federal Home Loan Bank Districts and by States, will be found in Exhibit 5.  

Home Mortgage Debt 

The calendar year 1941 was the fifth consecutive year in which the 

nonfarm home mortgage debt has shown an increase. The gain during the twelve

month period ending with December 1941 is estimated at $1,054,000,000, bringing 

the aggregate debt outstanding to $20,157,000,000. This is the largest annual, 

increase since 1929 and the debt outstanding at the end of the year was within 

$1,100,000,000 of the peak figure reached in 1930.  

Three types of institutions were responsible for practically all of 

the increase in home mortgage debt in 1941. Savings and loan associations 

report a rise of ,0o5,000,000; commercial banks, $375,00,000; and life 

insurance companies, $353,000,0 0. Mutual savings banks and individuals and 

others show only relatively small gains which were more than offset by the 

drop in holdings of the Home Owners' Loan Corporation. The increase registered 

by mutual savings banks is estimated at $30,000,000 and by individuals and 

others at $80,000,000. Mortgage holdings of the HOLC declined by $179,000,000 

during 191, the net effect of increased principal repayments, on the one hand, 

and property sales against purchase money mortgages, on the other.  

The prominent position of savings and loan associations in the home 

mortgage field is directly reflected in the relative volume of home mortgage 

debt held by these institutions, Total holdings at the end of 1941 are 

estimated at $4,489,000,000, or 22 percent of the aggregate home mortgage debt, 

Savings and loan associations are exceeded only by the miscellaneous group, 

individuals and others, which held approximately 33 percent of the debt on 

December 31, 191. The following summary table shows the total debt outstanding
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on one- to four-family nonfarm homes at the end of the last two calendar years, 

by type of mortgagee. A complete survey of estimated home mortgage debt from 

1929 to 1941 is presented in Exhibit 6.  

Estimated Balance of Outstanding Mortgage Loans on Nonfarm 
One- to Four-Family Dwellings 

(Millions of dollars) 

December 31, December 31, Percent 
Type of Mortgagee 1940 1941 Change 

Operating Savings and Loan 
Associations $,08k $4,489 t 9.9 

Mutual Savings Banks 2,700 2,730 + 1.1 
Commercial Banks 2,095 2,470 f 17.9 
Life Insurance Companies 1,758 2,101 + 19.5 
Home Owners, Loan Corporation 1,956 1,777 - 9.2 
Individuals and Others 6,510 6,590 + 1.2 

Total 19,103 20,157 + 5.5 

Private Savings 

The aggregate volume of individual long-term savings showed a 

substantial over-all gain during the calendar year 1941. The increase in 

savings represented by accounts in savings and loan associations, by life 

insurance policies, savings deposits in banks, postal savings, and sayings 

bonds is estimated at $3,847,000,000. This figure is somewhat larger than 

the gain registered during 1940 and represents, except for 1925 and 1926, 

the largest annual increase during the last 21 years. Total long-term savings 

are estimated to have been $61,770,000,000 at the end of 1941, a figure well 

over three times the 1920 total. As shown by the table below, life insurance 

companies and U. S. savings bonds accounted for the bulk of the $3,87,000,000 

gain in savings during 1941,
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Volume of Long-Term Private Savings in Selected Savings Media* 

(In millions of dollars) 

December 31, December 31, 

1940 1941 Change 

Life Insurance Companies $25,025 $26,877 + $1,852 
Mutual Savings Banks 10,618 10,90 - 128 
Commercial Banks 13,062 13,261 f 199 
Savings and Loan Associations 4,594 4,915 321 
Postal Savings 1,542 1,392 f 50 
2-1/2;o Postal Savings Bonds 87 85 - 2 
U. S. Savings Bonds 3,195 4,750 t 1,555 

Total 57,923 61,770 + 3,847 

*For detailed information on the distribution of long-term savings from 1935 
through 1941, and for an explanation of the source of these figures, see 
Exhibit 7.  

On a percentage basis, the rise in outstanding U. S. savings bonds 

was again by far the largest, 48.7 percent. Undoubtedly, the drive to divert 

a portion of growing income payments into war bonds is responsible for the 

leading position of this type of savings. The next largest increase was scored 

by life insurance companies, which show an increase of 7-4 percent in private 

savings. Savings and loan associations followed closely with a gain of 7.0 

percent, while postal savings and commercial banks show increases of 3.7 and 

1.5 percent, respectively. Savings deposits in mutual savings banks declined 

1.2 percent, and postal savings bonds outstanding dropped 2.3 percento 

While private capital invested in savings and loan associations 

throughout the country as a whole grew by $321,000,000, or 7.0 percent, an 

even more favorable picture is obtained if trends within the membership of the 

Federal Home Loan Bank System alone are considered. These institutions, which 

include a very large majority of all active operating savings and loan 

associations, enjoyed a net increase in private share capital of $357,777,000,
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or 10.1 percent during 1941. The fact that private savings held by operating 

nonmember associations declined by 3.5 percent is responsible for the relatively 

less favorable picture shown by the industry as a whole.  

There is some indication that the trend of private savings showed 

a somewhat different pattern after the close of the calendar year 1941. In the 

first place, a much higher proportion of current private savings after "Pearl 

Harbor" was properly invested in war bonds and stamps. During the first six 

months of 1912, the current redemption value of Series E bonds increased by 

$2,537,000,000 to $3,671,000,000, a gain of almost 225 percent. In terms 

of dollar volume, sales of Series E war bonds from January to June 1942 far 

exceeded sales of both Baby Bonds and Series E war bonds during the entire 

year 1941.  

On the other hand, partial information which is available shows 

a definite slackening in the rate at which private savings are going into 

private financial institutions. Savings deposits held by mutual savings 

banks declined from $10,490,000,000 on December 31, 1941, to $10,55,000,000 

on June 30, 192. Insured savings and loan associations, which constitute a 

representative group of all operating associations in the country, report a 

gain of only $138,733,000, or 5.3 percent, in private share capital during the 

first six months of 19 During the same period of the preceding calendar 

year, these institutions enjoyed a net gain of $231,349,000, or 10.5 percent.  

These data indicate that such developments as forward buying, the 

transfer of some accumulated savings to war bonds, increased taxation, and a 

rapid rise in the cost of living are causing at least a temporary lull in the 

steady upward trend in the volume of savings held by private institutions.
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ELEVENTH ANNUAL REPORT OF THE FEDERAL 
HOME LOAN BANK ADMINISTRATION 

I. THE YEAR. IN RETROSPECT 

During the fiscal year 1943, the war overshadowed all other influ
ences affecting economic trends. The national effort was devoted in
creasingly to war production. By the end of the reporting period, 
expenditures for war activities amounted to more than $7,000,000,000 
a month./ 

This tremendous effort absorbed the output of millions of American 
workers, -many of whom migrated to the centers of war production.  
War-housing needs rose. requiring action by the housing agencies-con
solidated under the National Housing Agency.  

At the same time, incomes of American workers increased to the 
highest levels in the history of the Nation. As the result of growing 
shortages of civilian goods, and the monetary requirements of the Fed
eral Government, a large portion of these- incomes was either invested 
in War bonds or otherwise permitted to accumulate as savings.  

However, these increased incomes are being used in part to purchase 
real estate. Because of the demand for homes by war workers'who 
need quarters in centers of war production, and who have more pur
chasing power available than ever before, there i§ inflationary pressure 
on real-estate prices. Thi's upward pressure on prices, coupled with 
the fact that lending institutions have difficulty in finding satisfactory 
investment outlets, results in a temptation to make inflated loans 
based on appraisals reflecting temporary market conditions. This may 
develop a situation which could become a menace and interfere with 
the prompt resumption of home building after the war.  

RESIDENTIAL CONSTRUCTION AND THE REAL ESTATE MARKET 

Residential construction. -The fiscal year 1943 was the first full year 
during which the War Production Board'Ef Order L-41 limiting con
struction had been in continuous operation. As, might be expected, 
there was a substantial decline in residential construction. This is 
shown by the table of nonfarm dwelling units presented as exhibit -1 
of this -report.I 

During the Lisal year 1943, the number of nonf arm dwelling units 
completed was approximately 391,700, compared with 652,100 during 
the 1942 fiscal year and-697,900 during the 1941 fiscal year. The de
cline during the, reporting period represents the first important inter
ruption in the trend of new residential construction, which has' been 
rising steadily since-the depression of 1 932_"033.  

Much of the war housing is temporary construction or is located in 
places where there may be no great demand for it after the war. Such 
construction cannot be financed privately, and this portion of war
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2 REPORT OF FEDERAL HOME LOAN BANK ADMINISTRATION 

housing must necessarily be publicly financed. Because of the increase 
in publicly financed construction and the decline in private construc
tion, publicly financed units built during the fiscal year 1943 exceeded 
privately financed units for the first time. During the reporting period 
publicly financed nonfarm dwelling units totaled 196,885 as compared 
with 154,139 during 1942 and 106,672 during 1941.  

Building costs.-In June 1943 the wholesale price index of building 
materials, as reported by the Bureau of Labor Statistics, was 123.5, 
which was up only fractionally from the index for June of 1942. The 
index, computed for each month of the past fiscal year, ranged only 
from 122.6 to 123.5.  

This stability in the cost of building materials, which probably 
resulted from the imposition of price ceilings, is reflected in the Fed
eral Home Loan Bank Administration's index of labor and material 
costs for constructing a standard six-room frame house in selected 
cities. During the reporting period retail material prices, as reflected 
in this index, rose from 121.2 to 123.0.  

Labor costs, however, rose more rapidly than material costs. The 
index of the cost of labor to build the standard six-room house increased 
from 127.8 in June of 1942 to 134.3 in June of 1943. For this reason 
the index of total building cost rose from 123.5 to 126.8 during the 
same period. Exhibit 2 presents these indexes monthly for the 1942 
and 1943 fiscal years.  

Real-estate market.-The strength of the real-estate market during 
the fiscal year 1943 was demonstrated by the decrease in nonfarm 
foreclosures, which were estimated to be 33,402, compared with 49,890 
during the 1942 fiscal year and 69,169 during the 1941 fiscal year.  
Foreclosures during thq 1943 fiscal year were less than half those 
during 1941.  

The improvement was general throughout the Nation, being shared 
by each of the 12 Federal Home Loan Bank Districts and by every 
State except Nevada, where the total number of properties foreclosed 
was so small that the general trend may have been overshadowed by 
random fluctuations. Even in New York, the Bank District reflecting 
the smallest improvement, foreclosures during the 1943 fiscal year 
declined one-fourth from those of the previous year. The number of 
nonfarm real-estate foreclosures during the last 2 fiscal years, by 
Federal Home Loan Bank Districts and by States, is presented in 
exhibit 3.  

Real-estate overhang.-During the calendar year -1942, the latest 
12-month period for which data are available, the estimated book 
value of residential real estate owned by operating savings and loan 
associations, commercial and mutual savings banks, life insurance 
companies, and the Home Owners' Loan Corporation decreased 27.5 
percent from $1,387,165,000 to $1,005,893,000, a larger percentage 
reduction than that for the previous year. This reduction was due 
to increased demand resulting from industrial expansion, rising family 
incomes, and movement of war workers at a time when the supply of 
new homes was curtailed through the stopping of all but war housing 
projects.  

Liquidation of real estate held by mortgage lenders has been so 
rapid in recent years that the total held on December 31, 1942, was 
little more than one-third of that held by these lenders 4 years before.  
In 1942, as in the previous year, savings and loan associations led all
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REPORT OF FEDERAL HOME LOAN BANK ADMINISTRATION 3 

types of lenders in disposing of real estate owned. During the, year 
the holdings of such associations declined from $327,620,000 to 
$203,819,000, a decrease of 37.8 percent. The holdings of mutual 
savings banks and of commercial banks decreased by 33.3 and 33.0 
percent, respectively. For the Home Owners' Loan Corporation, 
the reduction in real estate owned was 19.3 percent. The smallest 
percentage decline, 17.6 percent, was shown by the life insurance 
companies, which now hold more residential real estate than any other 
class of lender. Figures for the residential real estate owned by 
financial institutions are presented in exhibit 4.  

In the Northeastern States the problem of the real-estate overhang 
is especially, acute. Most of the small amount of real estate now 
owned by the Home Owners' Loan Corporation, for example, is now 
concentrated in these States. The concentration of the problem for 
savings and loan associations is indicated by the fact that these associ
ations in New Jersey and Pennsylvania own more than one-third of 
the real estate owned by the entire savings and loan industry at the 
close of 1942, although only about 10 percent of the outstanding mort
gages were located in these two States.  

However, the widespread extent of improved conditions is shown by 
the fact that residential real estate owned by savings and loan associ
ations was reduced in each of the Federal Home Loan Bank Districts 
during 1942. The decrease ranged from 12.4 percent in the Los 
'Angeles and 14.3 percent in the Portland regions to 43.4 percent in the 
Chicago and 46.0 percent in the Boston Districts.  

The rapid reduction in, properties held by financial institutions 
means that these institutions will be better prepared to finance housing 
demands in the post-war period. Also, the real-estate market will 
then be in a healthier condition because it will be freed in most locali
ties from the depressing influence of institutionally owned properties 
which are either actively or potentially a threat to the stability of the 
market. Real-estate holdings of mortgage lenders have now been 
reduced so greatly that the properties still held are largely those which, 
because of obsolescence, local conditions, or other reasons are unusually 
difficult to sell.  

MORTGAGE FINANCE AND SAVINGS 

Home mortgage lending in 1942.-The volume of new mortgage-loans 
written on nonfarm one- to four-family dwellings was estimated to be 
$3,082,000,000 during the calendar year 1942. This compared with 
$3,768,000,000 during 1941 and $3,270,000,000 during 1940. The 
drop in 1942 was caused in large part by the decrease in new building 
resulting from the order of the War Production Board limiting 
construction. I 

The decline in mortgage lending activity would have been even 
greater had not loans made to finance home purchases expanded. The 
migration of workers to war centers where many were forced to buy 
homes because of inability to rent, and the higher incomes which 
encouraged many families to buy homes, resulted in a large volume of 
lending to finance real-estate sales.  

Figures for the mortgage loans written by each of the major lending 
groups are presented in exhibit 5 It will be noted that savings and 
loan associations as a group ranked first, writing more than a third of 
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all mortgages originated in 1942. Mortgages written by the associa
tions totaled $1,051,000,000 during the year, a decline of 23.8 percent 
from the total of $1,379,000,000 for the previous 'year.  

Similar declines were experienced -by the mutual savings banks, 
which wrote $130,000,000 of mortgages, or 24 percent less than in 1941, 
and by the commercial -banks, which, with their trust departments, 
wrote $606,000,000, or 24.1 percent less than in 1941. The experience 
of "individuals and others" was more favorable, their new mortgage 
loans declining only 10.6 percent to a total of $881,000,000. Lending 
activity credited to the Home Owners' Loan Corporation during 1942 
was $40,000,000, a decrease of 36.5 percent from 1941. This amount 
represents the estimated total of purchase-money-mortgages given 
by the Home Owners' Loan Corporation to purchasers of- the Corpo
rations' properties, together with advances to enable the Corporation's 
borrowers to pay taxes, make essential repairs, etc.- The decline from 
1941 to 1942 was caused by a reduced volume of'sales of its real estate, 
due to the smaller inventory of Home Owners' Loan Corporation 
properties and by a lowervolume of advances to borrowers. The only 
lenders who, as a group, originated more loans in 1942 than in 1941 
were the life insurance companies which wrote $374,000,000 of loans 
in 1942, up'slightly from the $371,000,000 of the preceding year.  

.A study can be made of mortgage lending on a fiscal-year basis, by 
means of the nortgage-recording data collected for -several years by 
the Bank Administration. Although recordings cannot be taken as an 
accurate measure of new lending, because they include changes, in 
existing mortgage contracts as well as new lending, nevertheless, 
recordings give a valuable picture of trends in mortgage financing and 
in the activity of the different types of lending institutions.  

During the fiscal year 1943, mortgage lenders throughout the 
country -recorded 1,237,396 nonfarm mortgages of $20,000 or less in 
the -total amount of, $3,639,814,000. This compares with 1,537,314 
mortgages in the amount of $4,519,573,000 during the preceding fiscal 
year. A breakdown of the figures, by types of lenders and by Federal 
Home Loan Bank Districts -and by States, is griven-in exhibit 6.  

Home-mnortgage debt.-After 5 years of continuous expansion, the 
nonfarm home-mortgage debt registered a decrease in the calendar 
year 1942. On December 31, 1942, the aggregate outstanding debt 
on one- to four-family dwellings was $19,917,000,000, at reduction of 
$178,000,000 from the $20,095,000,000 outstanding 1 year previous.  
This decrease compares with an increase of $992,000,000 during 1941.  
The decrease in 1942 was caused in part by an acceleratUed rate of 
repayment-made possible by highter incomes, and in part by the fact 
that new lending was largely for purposes of home purchase and 
refinancin~g.' New loans for these purposes do not cause -a great 
increase in the total mortgage debt inasmuch as these loans are 
frequently accompanied by the cancelation of previous mortgages.  
Construction loans, which do represent a net addition to the total 
mortgage debt, decreased substantially in volume during the year.  

The outstan ding mortgages of the-Home Owners' Loan Corporation 
were reduced by $210,000,000, or 12 percent during the calendar year 
1942. Accordingly, if the mortgage portfolio of the Corporation is 
disregardedsthe com Ied otalof al1oter lnder incease
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REPORT OF FEDERAL HOME LOAN BANK ADMINISTRATION 5 

$30,000,000. An insignificant increase in outstanding mortgages was 
noted for savings and loan associations and commercial banks. -The 
major gain was effected by insurance companies, which increased 
their mortgage portfolios by 14 percent, or $279,000,OQO.  

Savings and loan associations retained their prominent position in 
the home-mortgage field, as is indicated by the fact that these insti
tutions on December 31, 1942, held $4,565,000,000, or 22.9 percent of 
the total mortgage debt. The loans held by such institutions were 
exceeded only by those of the miscellaneous group, which held 31.9 
percent of the mortgage debt. The following table summarizes the 
debt held by each type of mortgagee at the end of the last 2 calendar 
years. A survey of the estimated home-mortgage debt from 1929 to 
1942 is presented in exhibit 7.  

Estimated balance of outstanding mortgage loans on nonfarm 1- to 4-family 
dwellings 

[Millions of dollars] 

December 31
Type of mortgagee Per----------cent 

1941 1942 

Operating savings and loan associations-------------------------- $4, 552 $4, 565 +0.3 
Insurance companies---------------------.-------------------1, 976 2, 255 +14.1 
Mutual savings banks ....--------------------------------------- 2, 730 2, 700 -1. 1 
Commercial banks------------------------------------------2, 470 2, 480 +0.4 
Home Owners' Loan Corporation------------------ ------------- 1, 777 1, 567 -11.8 
Individuals and others------------------------------------- 6, 590 6, 350 -3.6 

Total......................................----------------------------------------.......------20,095 19,917 -0.9 

Private savings.-Additions to total long-term savings of individu
als during 1942 were more than twice as great as the largest annual 
increase during the last 22 years. The increase in savings represented 
by accounts in savings and loan associations, life-insurance policies, 
savings deposits in banks, postal savings, and United States savings 
bonds is estimated at $8,921,000,000 for 1942, as compared with $3,
907,000,000 for 1941. Total long-term savings in these selected forms 
are estimated to have been $70,461,000,000 on December 31, 1942, or 
about three and one-half times the 1920 total.  

The following table indicates the gain during 1942 in each of the se
lected savings media. The distribution of long-term savings from 1935 
through 1942 and an explanation of the source of these figures are pre
sented in exhibit 8.  

Volume of long-term private savings in selected savings media 
[Millions of dollars] 

December 31-- Increase 

1941 1942 Amount Percent' 

Life insurance companies------------.------------------- $26,877 $29,043 $2, 166 8.1 
Mutual savings banks --- ----------- ...------ . ... -- 10,490 10,621 131 1.2 
Insured commercial banks ----------------.-..----- 13,261 13,820 559 4. 2 
Savings and loan associations ------------------------------ - 4,685 4, 950 265 5. 7 
Postal savings . . . . .. ... . . 1,392 1,417 25 1.8 
21 percent postal-savings bonds --- ---- 85 84 -1 -1.2 
United States savings bonds--...-------------........ --...... 4,750 10,526 5,776 121.6 

Total----------- ----------.--.......-- -- 61,540 70,461 8,921 14.65
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6 REPORT OF FEDERAL HOME LOAN BANK ADMINISTRATION 

The investment in outstanding United States savings bonds (not 
including series F and G) represented, by far the greatest single 
increase in private savings. The $5,776,000,000 increase in invest
ment in these bonds during 1942 was greater than the amount held in 
such form on December 31, 1941. Next in importance were the 
life-insurance companies, which received $2,166,000,000, an increase 
of 8.1 percent over the previous year. Savings bonds and life-insur
ance companies absorbed 89 percent of the net additions to savings 
invested in'the media studied.  

Savings and loan associations led the banking groups in rate of 
growth, the savings held by the associations increasing 5.7 percent 
during the year. Deposits in insured commercial banks increased 
4.2 percent. Postal savings and deposits in mutual savings banks 
increased 1.8 and 1.2 percent, respectively, while there was a small 
decrease in funds invested in postal savings bonds.  

Private savings continued the same trend during 1943. United 
States savings bonds continued to absorb the greatest proportion of 
these savings, as is indicated by the fact that outstanding savings 
bonds increased in value from $10,526,000,000 on December 31, 1942, 
to $14,895,000,000 on June 30, 1943. The increase of $4,369,000,000 
during these 6 months compared with the increase of $5,776,000,000 
during the whole of 1942. These figures do not include sales of F and 
G bonds, some of which are sold to individuals.  

The investment in savings bonds during the first 6 months of 1943 
did not 1reduce the rate at which funds flowed to private financial 
institutions. Savings deposits held by mutual savings banks rose 
from $10,620,958 000 on December 31, 1942, to $11,104,707,000 on 
June 30, 1943. The increase of $483,749,000 during these 6 months 
was more than three times as great as the increase for the entire year 
1942. During the first 6 months of 1943, insured savings and loan 
associations experienced an increase of $287,524,000, or 9.6 percent, 
in private share capital, as compared with $138,733,000, or 5.3 percent, 
during the same period of 1942. Postal savings increased by $160,120
000, or 11.3 percent, during the first 6 months of 1943, as compared 
with $1,163,000, or less than one-tenth of 1 percent in the first 6 months 
of 1942.  

Savings by private individuals throughout the Nation have reached 
an all-time high. This, of course, has been made possible by the 
increase in incomes resulting from war production, while limitations 
on production for civilian use have reduced the flow of goods which 
can be purchased with the augmented income. Such a situation 
insures that an unprecedented total of savings will be available after 
the war. These savings may be used to satisfy the desire for new 
housing that will undoubtedly exist when millions of servicemen and 
war workers resume normal civilian life.
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TWELFTH ANNUAL REPORT OF THE FEDERAL 
HOME LOAN BANK ADMINISTRATION 

I. THE YEAR IN RETROSPECT 

The war continued to be the primary influence affecting the national 
economy during the fiscal year 1944. Throughout the year, the na
tional effort was devoted to the operation of the war-production 
machine which had been created in previous years. Because of this 
tremendous effort, the national income increased to the highest level 
in the Nation's history while, at the same time, there was a serious 
interruption in the production of such durable consumers' goods as 
houses, automobiles, and refrigerators.  

This situation has caused inflationary pressure on real-estate prices.  
Among the indications of this are reports of serious wartime increases 
in appraised valuations, high loan ratios, and inadequate amortization 
schedules.  

Because of the importance of these changes, the Federal Home Loan 
Bank Administration for several years has studied the effect of infla
tion on the operation of home-financing institutions. As a result of 
this study, the Federal Home Loan Bank System formulated the 
following five-point program to serve as a basis from which to develop 
a realistic policy for future lending activity: 

1. To focus public attention on existing conditions and developing 
trends in real estate and mortgage lending.  

2. To urge the development of realistic and adequate safeguards 
by all home-mortgage lenders.  

3. To assist the members of the Federal Home Loan Bank System 
in establishing and maintaining such safeguards through organized 
and sustained programs.  

4. To cooperate with and solicit and secure the support of State su
pervisory officials and State and National trade organizations in the 
home financing field.  

5. To offer full cooperation to all organized groups of home-mort
gage lenders so that there may be a planned and agreed attack on the 
over-all problem.  

SERVICEMEN'S READJUSTMENT ACT 

On June 22, 1944, Uongress passed the Servicemen's Readiustment 
Act of 1944, commonly known as the GI bill. This act provided, 
among other things, for guaranties of loans to servicemen for the pur
pose of purchasing homes. Because of the influence which this may 
have on building during the immediate postwar period, savings and 
loan associations took an active interest in the bill and cooperated in 
its preparation. The associations have engaged actively in promoting 
such loans and the first loan made under the bill to enable a veteran of 
World War II to purchase a home was made by a Federal savings and 
loan association.

Digitized for FRASER 
http://fraser.stlouisfed.org/ 
Federal Reserve Bank of St. Louis

1943-44



2 REPORT FEDERAL HOME LOAN BANK ADMINISTRATION 

RESIDENTIAL CONSTRUCTION AND THE REAL-ESTATE MARKET 

Residential construction.-During the fiscal year 1944 there was a 
decline in residential construction from the preceding fiscal year which 
was the first during which the War Production Board's Order L-41 
limiting construction had been in continuous operation. This is 
shown by the table of new nonfarm dwelling units presented as 
Exhibit I of this report.  

The number of nonfarm dwelling units completed during the fiscal 
year 1944 was approximately 247,000 as compared with 391,700 
during the 1943 fiscal year and 652,100 during the 1942 fiscal year.  
.Of the 247,000 units built during the fiscal year 1944, a total of 69,248, 
or 28 percent, were publicly financed as housing for essential war 
workers. This represents a sharp drop in publicly financed units 
from the fiscal year 1943 when more than half of the total construction 
was built from public funds.  

Building costs.-The wholesale price index of building materials, 
as reported by the Bureau of Labor Statistics, was 129.4 in June 
1944. This represented an increase of 5.9 points in the index during 
the fiscal year 1944 as compared with an increase of only 0.6 points 
during the fiscal year 1943.  

This rise in the wholesale cost of building materials was reflected 
in the Federal Home Loan Bank Administration's index of labor and 
material costs for constructing a standard six-room frame house in 
selected cities. Retail material prices, as reflected in this index, rose 
from 123 on June 30, 1943, to 130.7 on June 30, 1944.  

In contrast to the fiscal year 1943, when labor costs rose more 
rapidly than material costs, the rise in labor costs during the fiscal 
year 1944 was much less than the rise in material costs. The index 
of the cost of labor to build the standard six-room house increased 
from 134.3 on June 30, 1943, to 137.5 on June 30, 1944. During the 
same period, the index of total building cost, which includes both 
labor and materials, rose from 126.8 to 133. Exhibit 2 presents 
these indexes monthly for the 1943 and 1944 fiscal years.  

Foreclosures.-The growing strength of the real estate market in 
recent years is demonstrated by the decrease in nonfarm foreclosures 
as shown in the following table: 

Number of nonfarm foreclosures 
Fiscal year: 

1941--------------------------------------------------69, 169 
1942-------------------------------------------------- 49,890 
1943------------------------------------------------------33,402 

*1944-------------------------------------------------------20,710 

This decrease in forclosures was shared by each of the 12 Federal 
Home Loan Bank Districts and by every State except Connecticut and 
North Dakota. The Bank District reflecting the smallest improve
ment was the Boston District and even in that District, foreclosures 
during the 1944 fiscal year declined more than three-tenths from 
those of the previous year. Exhibit 3 presents the number of non
farm real-estate foreclosures during the last two fiscal years, by 
Federal Home Loan Bank Districts and by States.  

Real-estate overhang.-The estimated book value of residential real 
estate owned by operating savings and loan associations, commercial
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REPORT FEDERAL HOME LOAN BANK ADMINISTRATION 3 

banks, mutual savings banks, life insurance companies, and the 
Home Owners' Loan Corporation decreased from $946,371,000 on 
December 31, 1942,1 to $550,115,000 at the close of the calendar year 
1943, or by 41.9 percent. This compares with a similar decline of 
27.2 percent during the preceding calendar year. Of the $396,256,000 
decrease during the calendar year 1943 in real estate owned by insti
tutional lenders, $127,372,000 was effected by the Home Owners' 
Loan Corporation alone. Because of this decrease, the residential 
real estate owned by the HOLC declined from $221,512,000 to 
$94,140,000 during the reporting period, a decline of 57.5 percent.  
This percentage decrease was greater than that accomplished by any 
type of private institutional lender.  

Of the private institutional lenders, the savings and loan associa
tions, as in previous years, led in the rate of disposition of real estate.  
Their holdings declined from $202,686,000 on December 31, 1942, to 
$113,304,000 on December 31, 1943, a decrease of 44.1 percent.  
Mutual savings banks and commercial banks followed closely with 
decreases of 43.3 and 42.1 percent, respectively. As in the preceding 
year, the smallest percentage decline of real estate held by institu
tional lenders was that of the life-insurance companies, with a decrease 
of 27.9 percent. The amount of residential real estate owned by 
financial institutions is shown in exhibit 4.  

This rapid reduction in residential real estate held by financial 
institutions strengthens the real-estate market because these insti
tutionally owned properties are either actively or potentially a 
threat to the stability of the market. Real-estate holdings of mort
gage lenders have now been reduced so greatly that the properties 
still held are largely those which, because of obsolescence, local con
ditions, or other reasons are unusually difficult to sell.  

MORTGAGE FINANCE AND SAVINGS 

Home mortgage lending in 1943.-During the calendar year 1943, 
$3,183,000,000 of new mortgage loans was estimated to have been 
written on nonfarm one- to four-family dwellings as compared with 
$3,155,000,000 during 1942 and $3,810,000,000 during 1941. The 
decrease in 1'942 was caused in large part by the decrease in new 
building resulting from the order of the War Production Board limiting 
construction. This construction-limitation order would have caused 
an even greater decline in mortgage lending activity if new loans 
made to finance home purchase had not expanded.  

Exhibit 5 presents figures for the mortgage loans written by each 
of the major lending groups during the years 1931 to 1943. It will 
be noted that throughout this entire period, savings and loan asso
ciations ranked first each year except for the years of maximum 
HOLC lending. In fact, the savings and loan associations represented 
the major support of, the home-mortgage market during the period 
before the Home Owners' Loan Corporation commenced operations.  
This is evident from the following table showing the estimated volume 
of mortgage loans made during thedepression years of 1932 and 1933: 

1 These figures on real-estate overhang, together with some others throughout the report, are not available 
on a fiscal-year basis and have, therefore, been presented on a calendar-year basis.

73144-45--2
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4 REPORT FEDERAL HOME LOAN BANK ADMINISTRATION 

Type of lender 1932 1933 

Savings and loan associations-----------------. .. ....... ..------------------ $543, 000, 000 $414, 000,000 
Insurance companies- . .. ....------ ----------------------.. ....-------------- 54,000,000 10,000,000 
Mutual savings banks---------------------------------- ------- 150, 000, 000 99, 000.000 
Commercial banks and their trust departments-- -------------------- 170, 000, 000 110, 000,000 
Home Owners' Loan Corporation. ------------------------------------- 132, 000 000 
Individuals and others .... ..........------------ --------- 175,000,000 100,000,000 

Total...............------------------------------------------------.....1,092,000,000 865, 000,000 

During 1943, savings and loan associations wrote 37.2 percent of 
all new residential loans made. The total of $1,184,000,000 of home 
mortgages written by the associations in 1943 represented an increase 
of 12.7 percent over 1942. In contrast, other private institutional 
lenders wrote a smaller volume in 1943 than in 1942.  

Insurance companies in 1943 placed $272,000,000 of new mortgages.  
This represented a 27.3-percent decline from the volume written in 
1942. Commercial banks and their trust departments wrote $515,
000,000, or 15 percent less than in 1942, and mutual savings banks 
wrote $120,000,000, or 7.7 percent less than in 1942. The experience 
of "individuals and others" was more favorable inasmuch as they, 
like the savings and loan associations, wrote a larger volume of new 
mortgages in 1943 than in 1942. Their total of $1,038,000,000 of new 
loans in 1943 represented an increase of 8.8 percent over the volume 
of $954,000,000 for 1942.  

The general lending activities of the Home Owners' Loan Cor
poration ended in 1936. Since that date, the Corporation has been 
liquidating. In order to carry on this liquidation, it is necessary for 
the Corporation to take purchase-money mortgages to finance the 
sale of properties which it has been forced to acquire. In addition, 
the Corporation makes advances to borrowers to enable them to pay 
taxes, make essential repairs, and to make payments for similar 
purposes. During 1943 this activity by the Corporation totaled 
$54,000,000 as compared with $40,000,000 during 1942. Of the 
$54,000,000, approximately $50,000,000 represented purchase-money 
mortgages. The increase in 1943 resulted from the Corporation's 
success in selling most of its remaining real estate.  

Mortgage lending can be studied on a fiscal-year basis by means 
of the mortgage-recording data collected for several years by the 
Bank Administration. Although recordings cannot be taken as an 
accurate measure of new lending, because they include changes in 
existing mortgage contracts as well as new mortgage lending, never
theless, recordings give a valuable picture of trends in mortgage 
financing and in the activity of the different types of lending insti
tutions.  

Mortgage lenders throughout the country recorded 1,385,487 non
farm mortgages of $20,000 or less in the total amount of $4,334,549,000 
during the fiscal year 1944. In comparison, 1,237,396 mortgages were 
written in the amount of $3,639,814,000 during the preceding fiscal 
year. Exhibit 6 presents a break-down of these figures, by types of 
lenders and by Federal Home Loan Bank Districts and States.
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Home mortgage debt.-The total nonfarm home mortgage debt con
tinued during the calendar year 1943 the decline started during the pre
ceding year. The total outstanding mortgage debt on one- to four
family dwellings was $19,512,000,000 on December 31, 1943, a reduction 
of $396,000,000 from the total of $19,908,000,000 outstanding the year 
before. This decrease compares with a decline of $187,000,000 during 
1942. The decline in mortgage debt results from the accelerated rate 
of repayment made possible by higher incomes and from the fact that 
new lending was largely for home purchase and refinancing. Because 
new loans for these purposes are frequently accompanied by the 
cancellation of previous mortgages, such new loans usually do hot 
cause a great increase in total mortgage debt.  

In 1942 the decline in mortgage debt was entirely accounted for by 
the decrease in the outstanding mortgages of the Home Owners' Loan 
Corporation which were reduced by $210,000,000 during that year.  
In fact, if the mortgage portfolio of the Corporation is disregarded, the 
combined total debt held by all other lenders increased during the 
calendar year 1942.  

During the calendar year 1943, the Home Owners' Loan Corporation 
was again the most important factor in causing the decrease in mort
gage debt. Of the total decrease of $396,000,000, $229,000,000 repre
sented the decline in outstanding mortgages of the Corporation. How
ever, for the first time in several years, the outstanding mortgage debt 
held by other lenders declined also. The greatest change was that of 
"individuals and others," whose mortgages decreased by $250,000,000.  
Smaller declines were recorded by mutual savings banks (whose mort
gages decreased $40,000,000 in amount), by commercial banks (with a 
decline of $30,000,000), and by savings and loan associations (which re
mained virtually unchanged with a decline of $2,000,000).  

In 1943, as in the preceding year, insurance companies increased 
their mortgage holdings substantially, the increase being $155,000,000 
in 1943 as compared with $279,000,000 in 1942. It will be noted that 
insurance companies experienced the only major increase in mortgage 
debt held during 1943, while their volume of new mortgages written 
during that year declined substantially. At the same time, "individ
uals and others" increased their volume of new loans written, but suf
fered a substantial decline in outstanding mortgage loans. This ap
pears to be a reflection of the fact that a substantial portion of the new 
loans written by individuals and others were purchased by insurance 
companies.  

On December 31, 1943, savings" and loan associations held $4,
554,000,000, or 23.3 percent, of the total mortgage debt. Accordingly, 
the associations held a greater portion of the debt than any other in
stitutional lenders. The mortgages held by the savings and loan asso
ciations were exceeded only by those of the miscellaneous group, which 
includes individual lenders and others, which held 31.3 percent of the 
mortgage debt. A-survey of the estimated home-mortgage debt from 
1931 to 1943 is presented in exhibit 7. The debt held by each type of 
mortgagee at the end of the last two calendar years is summarized in 
the following table:

5
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Estimated balance.,of outstanding mortgage loans on nonfarm 1- to 4-fatmily dwellings 
[Millions of dollars] 

Dec. 31
Type of mortgagee Percent 

change 
1942- 1943 

Savings and loan associations-----------------------------------'1$4, 556 $4, 554 (2) 
Insurance companies--------------------------------------------- 2, 255 2, 410 +6. 9 
Mutual savings banks ----------------------- 2,700 2,660 -1.56 
Commercial banks --------------------------------------------- 2, 480 2, 450 -1.2 
Home Owners' Loan Corporation--------------------------------- 1, 567 1, 338 -14 6 
Individuals and others------------------------------------------ 6, 350 6, 100 -3A 

Total--------------------------------------------------- 119, 908 19,512 -2.0 

I Revised.  
2 Less than 0.05 percent.  

Two opposite trends marked the growth in volume of mortgage 
loans since the middle of the decade of the thirties. During the 
period from 1935 to. 1943 there was a substantial increase in the 
volume- of mortgages insured by the Federal Housing, Administration.  
This increase and its distribution by type of lender Is shown in the 
following table: 

Estimated balance of outstanding PHA-insured mortgage loans on nonfarm 1- to 
4-family dwellings 

[Millions of dollars] 

Type of mortgagee 1935 1943 Increase 

Savings and loan associations- -- - -- - - $16 $322 $306 
Life-insurance companies --------------------------------------------- 6 1, 282 1, 276 
Mutual savings banks ----- 7---------- ------------------------------- 5 302 297 
Commercial banks ------------------------------------- --- 66 1, 737 1. )71 
Home Owners' Loan Corporation------ --------------- --- --- ---------- 
Individuals and others ---------------------- ------------------ ------- 2 -- 355 - 53 

Total ------------------------------ --------------------------- 95 3,998 3903 

It will be noted that during this period there was a total increase of 
almost $4,000,000,000 in these insured mortgages. Most of the 
increase was effected by life-insurance companies and by commercial 
banks, both of -which types of organizations were faced with the 
problem of investing billions of dollars of new savings. Through the, 
use of P11A-insured mortgages, thiese banks and insurance companies 
were enabled to invest large sums in the home-mortgage market 
without having the intimate knowledge of local conditions which 
previously was necessary on the part of home-mortgage lenders.  

In contrast, uninsured home-mortgage loans decreased by nearly 
$2,000,000,000 during the satme period. This decrease, and its dis
tribu ,tion among the different types of lenders, is'shown in the following 
table:I
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Estimated balance of outstanding uninsured mortgage loans on 1- to 4-family nonfarm 
homes 

[Millions of dollars] 

Type of mortgagee 1935 1943 change change 

Savings and loan associations ..--------------------------- $3, 277 $4, 232 +$955 +29.1 
Life-insurance companies- .-------------. ------------- - 1, 275 1,128 -147 -11.5 
Mutual savings banks---------------------....------------2,845 2, 358 - -487 -17. 1 
Commercial banks ----------- ----------.- - 1, 123 713 -410 -36. 5 
Home Owvners' Loan Corporation--------------------..------ 2, 897 1, 338 -1, 559 -53. 8 
Individuals and others -------------------- 5, 998 5, 745 -253 -4. 2 

Total .-----------.--------------------- 17,415 15,514 -1, 901 

It can be seen from this table that despite the increasing prosperity 
from 1935 to 1943, all types of lending institutions except savings 
and loan associations gradually withdrew their support from the 
uninsured mortgage market. Lenders other than savings and loan 
associations decreased their holdings of uninsured mortgages by 
almost $3,000,000,000. This was partly offset by an increase of 
$1,000,000,000 of such mortgages by savings and loan associations.  

It was shown previously that the savings and loan associations 
represented the major private support of the home-mortgage market 
during the depression. This, together with the support of the unin
sured mortgage market by the associations during the last' decade, 
indicates that one of the major functions performed by the savings 
and loan associations has been to provide the continuous, support of 
the home-mortgage market needed during periods of depression and 
prosperity in order to encourage home ownership. Savings and loan 
associations are qualified to perform this function because of their 
intimate knowledge of local conditions.  

Private savings.-The long-term savings of individuals continued 
during 1943 the rapid increase of previous years. The following table 
shows for the last few years the increase in savings represented by 
accounts in savings and loan associations, life insurance policies, 
savings deposits in banks, postal savings, and United States savings 
bonds: 

Increase in savings in selected media 
Calendar year: 

1941 ----------------------------------------------- $3, 907, 000, 000 
1942------------------------------------------------8, 881,000,000 
1943------------------------------------------------ 15, 383, 000, 000 

The gain during 1943 in each of the selected savings media is shown 
iii the following table. The distribution of long-term savings from 
1936 through 1943 and an explanation of the source of these figures.  
are presented in exhibit 8.
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Volume of long-term private -savings in selected savings media 
[Millions of dollars]___________ 

Dec. 31- Increase 

1942 1943 Amount Percent 

Life-insurance companies------------------------------ $29, 043 $30, 567 $1,524 5. 2 
Mutual savings banks--------------------------------- 10, 621 11, 707 1,086 10. 2 
Insured commercial banks----------------------------- 13, 820 16, 572 2752 19.98 
Savings and loan associations--------------------------- 4, 910 5, 464 554 11. 3 
Postal savings ---------------------------------------- 1, 417 1, 837 420- 29. 6 
:24-percent postal-savings bonds -------------------------- 84 83 -1 -1. 2 
United States savings bonds--------------------------- 10, 526 19, 574 -9, 048 86 0 

Total ------------------------------------------ 70,421 85,804 15,383 21.8 

The greatest single increase in private savings was that repre
sented by the investment in United States savings bonds. The 
$9,048,000,000 increase in investment in these bonds during 1943 
was almost three-fifths of the gains in total savings represented by 
-the table. The next most rapid increase was that of $420,000,000, 
or 29.6 percent, in postal-savings bonds.  

During the calendar year 1943, the net increase in savings placed 
in savings banks, insured commercial banks, and savings and loan 
associations was almost one-half the net increase in United States 
savings bonds as compared with the preceding year when the increase 
in'{he savings held by these institutions was approximately one-sixth 
of the increase in savings in United States savings bonds. Insured 
commercial banks led the banking group in rate of growth, the savings 
held by these banks increasing 19.9 percent during the year. Savings' 
held by savings and loain associations increased 11.3 percent and 
deposits in mutual savings banks increased 10.2, percent.  

Life-insurance companies, which during 19-42 led banks and savings 
and loan associations in rate of growth, had the lowest rate of growth 
during 1943, with an increase in private investments of $1,524,000,000, 
or 5.2 percent, ov-er the previous year.  

During the first half of 1944, private savings continued the rapid 
increase of 1943. United States savings bonds continued to absorb 
the greatest proportion of these savings as is indicated by the fact that 
outstanding savings bonds increased in value from $19,574,000,000 on 
December 31, 1943, to $24,750,000,000 on June 30, 1944, producing an 
increase of $5,176,000,000 during the first 6 months of 1944. These 
figures do not include sales of F and G bonds, some of which are sold 
to individuals.I 

Savings held by insured commercial banks increased by $1,972,
000,000 during the first 6 months of 1944 to a total'of $18,544,000,000.  
Savings in mutual savings banks increased by $721,000,000 during 
the same period, while the savings held in insured savings and loan 
associations increased $349,000,000 from $3,574,000,000 on December 
31, 1943, to $3,923,000,000 on June 30, 1944. Postal savings in
creased by $251,000,000 during thefirst 6 months of 1944, 

Savings by private individuals throughout the Nation have reached 
an all-time high. This, of course, has been made possible by 'the 
increase in incomes resulting from war production, while-. limitations 
on production for civilian use have reduced the flow of goods which 
can be purchased with the augmented income. Smch a situation 
insures-that an unprecedented tol_ ofL avins-wilbeavaiableafte
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