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income paid as dividends was 67.59 percent for State-chartered insured 
associations, and 72.82 percent for State-chartered uninsured associa
tions. Federal .associations paid only 62.94 percent, thus permitting, 
comparatively, the largest transfers from net earnings to reserves and 
undivided profits. As a result, the general reserves and undivided 
profits of Federal associations, as pointed out previously, are increas
ing more rapidly than those of State-chartered associations.  
Savings and mortgage lending 

During the 1945 calendar year, all savings and loan associations 
received more than a billion dollars of new savings. During the same 
period, the associations made $1,913,000,000 of new residential loans.  
However, because of repayments, the outstanding home mortgage debt 
held by savings and loan associations increased only $577,000,000 dur
ing the year.  

The volume of residential construction is increasing and will prob
ably remain at a high level for several years. This will create a tre
mendous demand for funds for mortgage financing. To meet their 
respo.nsibilities, savings and loan associations must receive a satisfac
tory flow of new savings and must maintain suitable liquidity during 
the years ahead when the demand for mortgage loans for residential 
financing is expected to absorb most of the available funds.  

The flow of savings into savings and loan associations and the mort
gage loans made by the associations are discussed in more detail in the 
next chapter.  

V. INDIVIDUAL SAVINGS AND HOME FINANCING 1 

In harmony with its congressional mandate, the Federal Home Loan 
Bank System is primarily concerned with the flow of savings into 
thrift institutions and the use of these savings to finance home con
struction and home purchase. This is discussed in the following para
graphs.  
Savings. of individuals 

Long-term savings of individuals continued, during 1945, the rapid 
increase of wartime years. The increase each year during the last 
few years in savings held in savings and loan associations, life in
surance companies, savings deposits in banks, postal savings, and 
United States savings bonds is shown in the following table: 

Increase each year in savings 
Calendar year: sn selected media 

1941 ----- -------------------- $4, 422, 000, 000 
1942 9, ----------------------- 9103, 000, 000 
1943 -------------- 15, 689, 000, 000 
1944------------------------------ 20, 291, 000, 000 
1945------------------------------- 18, 082, 000, 000 

The net increase in these savings rose each year during the wartime 
period, but the net increase in 1945 was not so great as in the previous 
year, although still far more than in any prewar year.  

Exhibit 8 shows the distribution of long-term savings form 1938 
through 1945. The following table shows the gain in long-term sav
ings in 1945, with a break-down to indicate the increase in each of the 
selected types of savings media: 

1 Because most of the data are available on a calendar year basis, this chapter deals 
largely with the calendar year 1945 rather than the fiscal year 1946.
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Vorame of long-term private savings in selected savings media 
[Millions of dollars] 

Increase 
December December 

31, 1944 31, 1945 
Amount Percent 

Life insurance companies ---- ---------- $34, 100 $37, 362 $3, 262 9.6 
Mutual savings banks ------------------- 13, 332 15, 332 2. 000 15.0 
'nsured commercial banks --- ---------------------- 21.728 27, 830 6,102 28.1 
Savings and loan associations 6,305 7, 365 1,060 16. 8 
Postal savings ---- ----------------- 2,406 3,013 607 25.2 
2 % postal savings bonds ---- ..---. - ------------ 82 82 ----_ --- --- ---
United Stat' Savings Bonds .- 29,153 34,204 5,051 17.3 

Total............------------------.. ---.. ----------- 107,106 125,188 18,082 16.9 

For several years, the greatest single increase in private savings has 
been that represented by the rapid growth of investment in United 
States savings bonds. During the 1945 calendar year, howevei, the 
17.3 percent increase in United States savings bonds was only slightly 
larger than the 16.9 percent increase in the total for all of these selected 
types of investment media.  

In both rate and the total dollar amount of increase, the growth in 
United States savings bonds was exceeded during the calendar year 
1945 by the growth in deposits in insured commercial banks. These 
deposits increased 28.1 percent from $21,728,000,000 to $27,830,000,000.  
Postal savings grew almost as rapidly, the increase being from $2,406,
000,000 to $3,013,000,000, a growth of 25.2 percent. At the same time, 
savings and loan associations increased their holdings of savings by 
16.8 percent, and mutual savings banks by 15.0 percent. The least 
rapid increase was that of 9.6 percent in savings held by insurance 
companies. Long-term private savings invested in life insurance com
panies increased from $34,100,000,000 at the beginning of the year to 
$37,362,000,000 at the end of the year.  

Although the level of savings was high during the calendar year 
1945, the rate of savings had begun to drop markedly by the end of 
the year. This decline in the rate of savings continued into the cal
endar year 1946. The drop in rate of savings can be readily seen from 
the following table, which indicates, for each type of savings media, 
the total volume of ving during the three half-year periods begin
nint with January 1945.  

[Dollar amounts are shown in millions] 

Dollar change Percent change 

Types of savings media First Second First First Second First 
half half half half half half 
1945 1945 1946 P 1945 1945 1946 

Savings and loan associations---- ------ $520 $540 $585 8. 2 7. 9 7.9 

Itfe insurance companies .--- --------- 1,631 1,631 1, 538 4.8 4.6 4.1 

Mtual savings banks--------- .------- --- 1,046 954 893 7.8 6.6 5.8 

In su red com m ercial b an k s ............................- 3, 075 3,027 2, 100 14. 2 12. 2 7. 5 
Postal savings------- ------- ------- ------- -- 326 281 194 13. 5 10. 3 6. 4 
2. .% postals -- - -1 0 0 -1.2 
U .% lbonds -- .------- ---------- ------ . 3, 529 1,522 -481 12.1 4.7 1.4 

Tt- ------------------------- 10,127 7,955 4,828 9.5 6.9 -3.0 

SPreltmnlaty.  

67995 48 -- 4
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Total increase in savings during the first 6 months of the calendar 

year 1945 was $10,127,000,000, or just about one-half of the net increase 

of $20,291,000,000 which occurred during the entire calendar year 1944.  

During this first half of 1945, savings in these media increased 9.5 

percent. In the second half of the year, the net growth in these forms.  

of savings was slightly less than $8,000,000,000, representing a per

centage increase of less than 7 percent. For the first half of the 

calendar year 1946, the net increase in savings had dropped to less 

than $5,000,000,000, representing an increase of less than 4 percent.  
These figures indicate clearly that the fiscal year 1946 saw a turning 

point in the rate of individual savings throughout the Nation. Before 
the reporting period, savings had increased continuously throughout 
the wartime period, but the rate dronned mrL~-llv thra-hout the 

Not only is the rate of savings down, but it has been found that 
liquid savings are held by a relatively small proportion of the Nation's 
fam ies. Because of the importance of the volume of liquid assets 
accumulated during the wartime period, the Bureau of Agricultural 
Economics of the Department of Agriculture interviewed a selected 
sample of the population early in 1946 in order to find out for the 
Board of Governors of the Federal Reserve System the distribution of 
personal holdings of liquid assets and the uses which their holders 
planned to make of these assets.  

It was found that personal holdings of United States savings bonds, 
checking accounts, and savings accounts, which represented most of the 
wartime savings of individuals, are concentrated in a relatively small 
proportion of the population. Ten percent of the Nation's families 
own 60 percent of these liquid assets, while 50 percent of the Nation's 
families own only 3 percent of the total holdings of liquid savings of 
these types.  

Because of this concentration, the effect of these personal liquid 
assets on the postwar economy will depend upon the action taken by a 
relatively small proportion of the Nation's families. For most of the 
families throughout the United States, holdings of liquid assets are 
not large enough to make significant purchases of durable goods or to 
maintain normal spending if income drops severely. Consequently, 
current buying w ill come primarily from current income. For a larga 
proportion of families, purchases of durable goods must necessarily be 
financed iI-pftby se-of instll entcredit.  

Because of the demand for consumer durable goods and the incer 
which occurred in the cost of living, the rate of saving may be red (d 
substantially. That this has already occurred can be seen from the 
table given previously, which shows that net savings in selected media 
during the first half of the calendar year 1946 were less than one-half 
the amount saved in these forms during the first half of the calendar 
year 1945. This rapid drop in the rate of savings may intensify com
petition among thrift institutions for new savings during the next 
few years. This is important to savings and loan associations because, 
as stated previously, such associations will need a substantial inflow 
of funds for residential financing during the years ahead.  

Home mortgage lending in 1945 
Lf ing tghe lndaryear wi45, an estimated total of f4,701,000,000 

of new mortgage loans was written on nonfarm one- to four-family
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dwellings. This compares with a total of $3,830,000,000 during 1944 
and $3,183,000,000 during 1943. The volume of new mortgage loans in 
1945 was the largest written since 1928.  

New mortgage loans on one- to four-f amily nonf arm homes by each 
major lending group during the years 1933 through 1945 is sum
marized in exhibit 5. Except for the years 1934 and 1935, when emer-' 
gency lending by the Home Owners' Loan Corporation was at its 
height, savings and loan associations made a greater volume of loans 
each year during this period than did any other type of lender.  

During recent years, in fact, the associations have made more resi
dential loans than all other institutional lenders combined. In the 
calendar year 1945, savings and loan associations wrote $1,913,000,000 
of new residential loans, or 31.6 percent more than the total of $1,454,
000,000 written during the preceding year. As a resul1t, the associa7> 
tions made 40.7 percent of the residential loans made by both individ
uals and institutions during the calendar year 1945, compared with 
38.0 percent of the total during the preceding year. The only mort
gage lenders who approached savings and loan associations in the 
volume of mortgages written during 1945 were "individmils and 
others", who made $1,551,000,000 of new mortgage loans during the 
year.  

Among private institutional lenders, commercial banks experienced 
the most rapid increase in mortgage loan business. The $840,000,000 
of mortgage loans made by the banks during 1945 was 39.8 percent 
greater than the total of $601,000,000 made during the preceding year.  
A somewhat lower rate of increase was shown by the mutual savings 
banks, which made $184,000,000 of mortgage loans in 1945 as comn
pared with $140,000,000 during the preceding year. The 31.4 percent 
increase in new loans made by the mutual savings banks was not much 
diff erent f rom the increase of 31.6 percent in the new loans of savings 
and loan associations.  

Life insurance companies were the only private institutional lend
ers making less mortgage loans in 1945 than in the preceding year.  
The life insurance companies loaned $209,000,000 in 1945, compared 
with $300,000,000 in 1944.  

The Home Owners' Loan Corporation stopped its general lending 
activities in 1936 and has been liquidating loans and assets since that 
time. To carry on this liquidation, it is necessary for the Corporation 
to take purchase money mortgages to finance the purchase of prop
erties which it has been forced to acquire and is selling. In addition, 
when necessary, the Corporation makes advances to borrowers to 
enable them to pay taxes and fire-insurance premiums, or to make 
essential repairs.k 

These purchase money mortgages and advances made by the Cor
poration during the calendar year 1945 totaled $4,000,000 as compared 
with $31,000,000 in 1944 and $54,000,000 in 1943. The sharp drop in 
1945 resulted from the fact that the Corporation has practically com
pleted the liquidation of real estate which it was forced to acquire.  
In consequence, acceptance of purchase money mortgages by the Cor
poration has dropped sharply.  

Mortgage lending on a fiscal year basis can be studied by means of
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-existing mortgage contracts as well as new mortgage lending. How
ever, recordings give a valuable picture of trends in mortgage financ
ing and in the activities of institutions which lend on residential 
property.  

Mortgage recordings for the fiscal year ending June 30, 1946, broken 
down by types of lender, by Federal Home Loan Bank D)istricts, and 
by States are presented in exhibit 6. In recent years, the total volume 
of recordings has been rising rapidly, as is shown in the following 
summary. That this rise is continuing is evidenced by the fact that, 
shortly after the 1946 fiscal year ended, the amount of mortgages 
under $20,000 recorded in 1 month passed the billion dollar mark for 
the first time.  

Mortgages recorded 
Fiscal year --

Number Amount 

In thousands 
1944.. ... . ....... .... . ... .. .... ....... 1, 385, 487 $4, 334, 549 
1945 ---------------------------------------------------- 1,519,482 4,991,680 
1946 ------------ . -... _. ---- ---------- 2,070,155 7, 854, 283 

Home mortgage debt 
By the end of 1941, the total outstanding mortgage debt on one

to four-family dwellings had risen to $20,095,000,000. During the 
wartime period, because of limitations on construction, new mortgage 
loans were not required in large amount to finance new housing. New 
mortgages written during this period increased greatly because of the 
need for mortgage money to finance home purchases. However, since 
most of these purchased homes were existing structures, the placing of 
many of the new mortgage loans was accompanied by cancellation of 
existing loans. This procedure, therefore, did not increase mortgage 
debt greatly. In fact, because of increased incomes, home owners were 
able to repay mortgage loans rapidly. As a result, the outstanding 
volume of mortgage loans decreased from $20,095,000,000 at the end 
of 1941, to a low of $19,528,000,000 at the end of 1944.  

During the calendar year 1945, this decline in the volune of out
standing mortgage loans ended, and the amount of such loans began 
to increase once more. By the end of the year, outstanding mortgage 
loans had increased by $463,000,000 to a total of $19,991,000,000. The 
outstanding balance of mortgages held by the Home Owners' Loan 
Corporation decreased by $239,000,000. The total home mortgage debt 
held by all other lenders increased by $702,000,000. Of this increase, 
$200,000,000 was of mortgages owned by individuals and others, and 
$502,000,000 was in mortgages owned by private institutional lenders.  

During the year, the most rapid increase in mortgages held was 
that of savings and loan associations, the holdings of which increased 
by $577,000,000 or more than the combined total increase for all private 
institutional lenders. The outstanding mortgage loans of the associ
ations rose from $4,799,000,000 at the end of 1944 to $5,376,000,000 
1 year later, an increase of 12.0 percent. As a result, savings and loan 
associations held 26.9 percent of the home mortgage debt at the end 
of 1945 as compared with 24.6 percent at the end of 1944 and 23.3 
percent at the end of 1943. The volume of mortgages held by savings
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and loan associations was exceeded only by that held by the miscellane
ous group, which includes individual lenders and others. The hold
ings of this group increased from $6,200,000,000 to $6,400,000,000 
during 1945 and, at the end of the year, represented 32.0 percent of 
the home mortgage debt.  

Commercial banks were the only other lenders to increase their 
holdings of mortgage debt. Their increase during the year was from 
$2,410,000,000 to $2,575,000,000, or 6.8 percent. During the year, com
mercial banks passed both insurance companies and mutual savings 
banks. At the end of the year, the commercial banks held a greater 
volume of mortgage debt than either of these types of lenders.  

The nonfarm home mortgage debt held by all other residential 
lenders decreased. The greatest decrease, other than that of the Home 
Owners' Loan Corporation, was experienced by the insurance com
panies, whose holdings of home mortgages decreased by $200,000,000, 
from a total of $2,458,000,000 to $2,258,000,000. The home mortgage 
debt held by mutual savings banks dropped from $2,570,000,000 to 
$2,530,000,000.  

Exhibit 7 presents the changes in estiniated home mortgage debt by 
types of lender from 1933 to 1945. The debt held by each type of 
mortgagee at the end of the last two calendar years is summarized in 
the following table: 

Estimated balance of outstanding mortgage loans on nonfarm one- to four-family 
dwellings 

[Millions of dollars] 

Types of mortgagees December 31, December 31, Percent 
Types of mortgagees 1944 1945 change 

Savings and loan associations-----------------.--- $4, 799 $5, 376 12.0 
Insurance companies -------------------- 2,458 2, 258 -8.1 
Mutual savings banks-------------------------------------- 2. 570 2 530 -1.6 
Commcrcial banks -------------------- 2, 410 2, 575 6. 8 
Home Owners' Loan Corporation ------ ------- 1,091 852 -21.9 
Individuals and others .----------------------- 6. 200 6,400 3. 2 

Total ........ ---------------............ 19,528 19,991 2.4 

Life insurance companies and, to a lesser extent, mutual savings 
banks, are supplementing their holdings of home mortgage debt by 
making direct investments in large-scale rental properties. These 
investments have been authorized in recent years by changes in State 
laws. Under this legal authorization, some of the larger life insur
ance companies have been constructing large sized rental projects in 
a number of leading urban centers of the United States. These prop
erties have been uniformly successful as a means of providing outlet 
for the great volume of funds held by life insurance companies. In 
consequence, the insurance companies are increasing their holdings of 
this type. Mutual savings banks in a few areas have also been au
thorized to invest funds in this way.  

VI. FEDERAL SAVINGS AND LOAN INSURANCE 
CORPORATION 

The Federal Savings and Loan Insurance Corporation was created 
to encourage and protect thrift and thereby increase the flow of say-
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