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"We seek peace—enduring peace. More than an end to war,
we want an end to the beginnings of all wars—yes, an end to
this brutal, inhuman, and thoroughly impractical method of
settling the differences between governments.

Today we are faced with the preeminent fact that, if civilization
is to survive, we must cultivate the science of human relation-
ships—the ability of all peoples, of all kinds, to live together
and work together, in the same world, at peace.

“The only limit to our realization of tomorrow will be our doubts
of today. Let us move forward with strong and active faith."”

Al Y et
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The Federal Home Loan Bank Review
is published monthly by the Federal
Home Loan Bank Administration under
the direction of a staff editorial com-
mittee. This committee is responsible
for interpretations, opinions, summaries,
and other text, except that which ap-
pears in the form of official statements
and signed articles.

Eéch issue is written for executives of
thrift and home-financing institutions,
especially those whose organizations are
insured by the Federal Savings and
Loan Insurance Corporation and are
members of the Federal Home Loan
Bank System.

Communications concerning material
which has been printed or which is de-
sired for publication should be sent to
the Editor of the Review, Federal Home
Loan Bank Building, Washington 25,
D. C

*x * *

The Federal Home Loan Bank Admin-
istration assumes no responsibility for
material obtained from sources other
than itself or other instrumentalities of
the Federal Government.
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SECURITIES FOR THE BOND PORTFOLIO

This article summarizes the salient points which members will wish to
bear in mind in selecting securities for their Government portfolio.
It does not undertake to establish any optimum pattern for investment
since requirements vary infinitely both by institution and by area.

3v EVERETT SMITH, Fiscal Agent
“ederal Home Loan Banks

§ DURING the past few years a marked change

has occurred in the composition of the assets of
avings and loan associations. From a position of
elative unimportance in 1941, holdings of Treasury
ssues have increased until they now constitute eclose
o onc-quarter of the assets of the average associa-
ion throughout the country. Government obliga-
ions have various features or characteristics inherent
1 the terms of their issue, other than those of maturi-
tes and coupon rates, which must be understood and
arcfully examined in building a portfolio.. The
resence or absence of these factors, a discussion of
‘hich follows, to a large extent will govern the selee-
ion of issues and determine those which are appro-
riate for the funds which are to be invested.

‘oupon Bonds vs. Registered Bonds

Generally bonds are registered in order to provide
hysical safety. If adequate safekecping facilities
re available it is desirable that bonds should be car-
ed in coupon form. When selling registered bonds
10 dealers in Government securities will usually bid
32nd—it may be 1/64th for issues for which there
a strong demand—Dbelow the quotation for similar
onds in coupon form, or if it is desire first to convert
10 registered issue into coupon bonds a period of
vo to three weeks is likely to ensue before the ex-
wange has been completed, at the end of which time
¢ market may be quite different from that existing
wlier.  Coupon bonds for the most part are read-
v marketable without concession from the current
uotations.

axable vs. Partially Tax Exempt Issues

Little need be said to savings and loan managers
meerning this feature since income from Govern-
ent securities received by assoclations is exempt
om taxation. Some association portfolios include
few partially tax exempt issues. It would scem
ssirable that all partially tax exempt bonds be sold
i the funds reinvested in taxable issues, since the
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yield from the latter exeeeds that from partially tax
exempts with similar maturities.

Matketable vs. Non-Negotiable Issues

The non-marketable bonds held by associations,
chiefly Series F and G savings bonds, are redcemable
after six months from date of issue on the first of
any month on one month’s notice at fixed prices
stated in the terms of the issues. The full coupon
income from these non-negotiable bonds can be ob-
tained only if they are held throughout the full term
of years to maturity. There is no market risk at-
tached to these bonds, since they are redeemable at
certain stated prices. However, as an offset for this
absence of market risk, the holder sacrifices imme-
diate liquidity and the probability, in many issues,
of some price appreeciation which may reasonably be
expected over a period of time so long as the Treas-
ury maintains its current pattern of interest rates.

The marketable bonds, by contrast, are subject to
price changes, but for the most part they may be
liquidated when desired. Furthermore they will
produce a definite income which is determined at the
outset when the purchase 1s made and which will
continue throughout the period during which they
are held. Funds of a clearly long-term nature, the
investment of which is likely to be of a somewhat
permanent character, may well be invested in non-
negotiable issues. Conversely, funds of a shorter
nature which may be necded for home financing or
to meet withdrawals during the next few years,
more logically should be invested in marketable
issues which may be readily liquidated when the
money is needed.

Restricted vs. Non-Restricted Bonds

It has become generally accepted that the major
portion of the investments of commercial banks in
Government securities shall be in issues with matu-
rities of 10 years or less, because of the more liquid
character of the issues within that grouping. For
that reason, most long-term bonds issued by the
Treasury in recent years have carried a restriction
that they may not be owned by commercial banks
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for 10 years from date of issue.  This restriction on
the ownership of long-term bonds is an influential
market factor. About 45 pereent of all the out-
standing marketable Treasury bonds are held by
the banks and, consequently, those which are eligible
for bank ownership are more widely distributed,
are more actively traded and are more readily
marketable,

It is important to note the change in this restrictive
feature in the new 2} percent and 24 percent bonds
which will be offered in the Seventh War Loan.
The period of restriction on those bonds has been
lengthened and they will be ineligible for ownership
by the commercial banks until within 10 years of
maturity date instead of date of issue as heretolore.
This will result in seven years of restriction of the
2% percent and 17 years for the 2% percent bonds.
In large part these long-term ineligible bonds are
held by insurance companies, savings banks, trust
and other investors of long-term funds, which
generally buy for investment on a yield basis and so
do not trade in Government bonds to any material
extent.

By contrast it should be noted that the non-
restricted or eligible bonds are widely held by com-
mercial banks throughout the country, as well as
other investors of shorter term funds, and that they
possess a higher degree of liquidity or marketability
than the restricted issues. The latter, to be sure,
may be used as collateral for advances from the
Federal Home Loan Banks, but in that event the
association’s line of credit is correspondingly reduced,
while the sale of an issue provides the desired funds
without reducing the available eredit.

“Interest Curve'’

There has been wide discussion particularly during
recent months of the so-called “interest curve” or
“Treasury yield curve’” and the relationship of some
issues, especially the 2-percent bonds, to that
“curve.” Since an understanding of this “interest
curve” is important because of its effect on the mar-
ket price of many bond issues, a brief outline of its
origin and influence is pertinent. In the fall of 1942
when the Treasury commenced its vast war-financing
program it announced that interest rates had been
fixed on certain maturities and that 90-day Treasury
bills would carry % of 1 percent interest with a maxi-
mum rate of 2 percent on bonds with maturities of
not over 10 years. Thus a pattern developed under
which 90-day Treasury bills bear an interest rate of
7% of 1 percent; one-year certificates of indebtedness,
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s percent; 4—4 year notes, 1} percent; 8—10-vea
bonds, 2 percent and long-term bonds 2% percent.

This pattern of short-term money at low interes
rates and longer-term money at higher rates ha
become so generally accepted that it is sometime
overlooked that historically the short-term interes
rate for considerable periods has been equal to o
even exceeded the long-term rate. As long as th
level of interest rates adopted in 1942 was main
tained, the 9-10 year 2-percent bonds, as the:
shortened to about four years before their cai
dates, automatically conformed to the rate estab
lished for four-year money, which was 1% percent
In order that an issue carrying a 2-percent coupo
might give a return of about 1% percent, it has t
rise in price to a premium of a little over 2 points
equivalent to an annual appreciation at the rate ¢
about % point. Thus it came about that man
investors who subscribed for the 2-percent issues a
par experienced an appreciation of about % point
year for approximately the first four years in additio
to the coupon income of 2 percent, or an aggregat
return in the neighborhood of 2% percent a yea
The 2-percent issues under the ‘‘interest curve
then existing tended to level off in price about fou
years from their call dates and then commence
gradually to lose their premiums until they reache
par at call date. As long as that pattern of interes
rates was maintained it was possible to forecast wit
a fair degree of accuracy the general price movement
of various Treasury issues over a period of month:

In November 1944, the British Treasury made
notable change in the rate of interest and the m:
turity of its major bond issue for financing the wa
It discontinued the offering of 2¥-percent bond:
due in 1954 and callable in 1952, and in their plac
issued 1¥%-percent bonds due in 1950. This actio
was interpreted as a definite lowering of the level «
interest rates by the British Treasury and as a forc
runner of similar action by the United Statc
Treasury.

This widely accepted belief that the United Stat«
Treasury would also reduce its pattern of intere:
rates resulted in a material rise in the prices of man
Treasury issues with a consequent lessening of yicld
a market condition which made inevitable the lowe
ing of the previously existing rate structure. Tl
extent of this decline from as recently as Decemb
1944 may be seen in the movement of the 2-percer
8-10 year bonds which have declined in yield aj
proximately % percent, reflecting a price increase ¢
about 2% points since being quoted in the ope
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navket, while the 2¥-percent bonds of 1072/67, the
mly long-term 2%-percent bonds eligible for purchase
yy commercial bapks, which were then selling at
00.22 to yield 2.46 percent, are now quoted about
} points higher to yield approximately 2.28 per-
‘ent and the maximum price rises and the mini-
num yields may not even yet have been reached
n the longer maturities. The elimination by the
[reasury of the popular unrestricted medium-term
ssues, the 2-percent bonds, has been instrumental
n furthering this market trend as has a growing
calization that the Treasury is likely to limit future
fferings to the commercial banks to short-term, low-
ield issues probably with coupons not exceeding
% percent, or perhaps even lower.

It is anticipated that the volume of the shorter-
erm, lower-yield issues will not only continue but
vill expand further since the Secretary of the
[reasury, himself, has stated recently that he does
wt “see any need for a wholesale postwar funding
f the public debt into long-term bonds. In the
irst place it would cost the taxpayers more in interest.
vext, it would shift whatever risk there is inherent
n fluctuating interest rates from the Government,
vhich is able to bear it, to individuals, institutions
nd corporations.” !

While the bulk of the taxable issues eligible for
wrchase by the commercial banks fall within the
O-year classification, all of the restricted issues
xeeed 10 years in maturity. Thus, a sharp distine-
ion has developed between the two groups of issues
7y reason of their maturities. The recent market
ction of the unrestricted and eligible issues has
een in contrast to that of the restricted bonds and
hows definite evidence of the development of a
>wer-yield curve for the bank-eligible issues but a
ontinuation of the pattern described above for the
estricted issues.

The premiums on the 2-percent bonds have also
ended to equalize so that most of the issues are now
riced within a few thirty-seconds of the others
Tespective of their maturities. This change from
be previously defined ““interest curve” has altered
he former price trend so that now the 2-percent
onds differ between issues in the main because of
heir yields and maturities, while the factor of price
ppreciation which formerly could be reasonably
nticipated on the interest curve is now largely
bsent. Pricewise, the “two’s” may tend to move
s a unit and, if so, there will no longer be oppor-

i The Hon. Henry A. Morgenthau, Jr., Sccretary of the Treasury, Los Angeles
ar Bond Rally, October 14, 1944.

May 1945

tunity for an investor to dispose of a shorter issue
when it has reached its ceiling price on the yield
curve and to reinvest in a longer issue with reason-
able assurance of price appreciation over a period
of time,

Desirable Portfolios

It is impractical to attempt to outline a standard
portfolio or an ideai list of Treasury issues for savings
and loan associations because of the infinite variety
of conditions throughout the country affecting their
operations. However, some general conclusions
may be stated.

Before the most desirable issues for the portfolio
can be selected 1t 18 necessary to make a forecast of
the probable future needs of the association for the
funds to be invested, the nature of the funds and the
probable time when it will wish to convert at least
a portion of its bonds into cash. If a particular
association looks upon its Government-bond port-
folio only as the temporary investment of funds
pending the resumption of a demand for home
financing, that institution should make investments
largely in sccurities that will enjoy the most ready
market in the immediate post-war period. If, on
the other hand, a particular institution considers its
Government-bond portfolio as a long-term invest-
ment, greater emphasis may be put on higher yields
and less on liquidity or marketability.

As to the nature of their funds, associations have
varying experience, with the average life of their
savings and Investment accounts depending on loca-
tion, size, tradition and management policies. An
index « f the average life of the savings accounts can
be cor puted by dividing the average amount of
share ..ccounts of the associations into their total
annual withdrawals. Such an index reveals that in
the stable communities, well managed, established
associations typically experience withdrawals in a
year’s time as low as from 8 to 10 percent of their
average total share accounts. In other words, the
average life of the share account in these stable
institutions has ranged from 10 to 12 years. A very
different experience is noticed among some associa-
tions in industrial cities, where total withdrawals
during the year frequently range from 35 to 50 per-
cent of the association’s share capital. In short,
investment accounts in these associations often
remain with the association for an average of only
three to four years.

Associations which experience a high share-capital
turnover (that is where total annual withdrawals
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represent a high percentage of the association’s share
capital) have an investment problem quite different
from that of associations whose savings and invest-
ment accounts are very stable.  Consequently, one of
the first considerations in building a share portfolio
should be an examination of the association’s share-
capital turnover, coupled with a forecast of the prob-
abilities as to the association’s furure nceds for the
funds being invested. If the analysis reveals that
withdrawals represent a high percent of the institu-
tion’s average share capital and that such withdrawals
are likely to continue to be relatively high as a per-
centage of share capital in the future, the association
should build a bond portfolio with emphasis on ready
marketability. Likewise, if the institution is located
in a community where a large post-war home-financ-
ing demand is likely to develop se it will wish to
convert, its bond holdings into loanable cash, bonds
which are likely to enjoy high marketability in the
post-war period should be chosen.

In brief, an institution which has a highly velatile
share capital, which expects a continuation of a large
withdrawal ratio, and which is located in a commun-
ity where a large peacetime increase in loan demand is
expected, will want to build a diversified portfolio
with major emphasis on short- and medium-term
maturities that enjoy high marketability.

On the other hand, the institution whose experience
shows that its share capital is very stable, whose
present savers and investors are not likely to with-
draw large amounts of funds and which is located
in a community where a large peacetime loan demand
is not likely to arise, may consider it desirable to
put greater emphasis on bonds with medium- and
longer-term maturities because of the higher yields.

Permanent Investments

In general, associations now own more Govern-
ment securities than they will wish to carry as a
permanent investment. That being true, the com-
parative marketability of the several types of
securities is important. For the most part, those
issues having maturities within 10 years will meet
the requirement of liquidity or ready marketability.
They include one year, % percent certificates, notes
which mature within four years, and intermediate
bonds. All of these are quoted in the open market
at premiums to yield from a fraction of 1 percent to
a little over 1% percent on the longest of the 2-percent
1ssues. The intermediate and long 2-percent bonds,
as noted above, have appreciated in price materially.
It would scem desirable for the average association
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‘the 2-percent issues.

to retain its holdings in these issues, thus keepin
a portion of its assets in highly liquid form for us
when needed. Since, in the absence of a change u
the level of interest rates which seems improbable fo
some time to come, they may be expected to hol:
around these price levels; there need be no immediat
liquidation in order to take profits which migh
otherwise soon vanish. If a substantial portio:
of the portfolio consists of the eligible issues du
within 10 years, the association will be in a stron
liquid position, well able to meet demands.

The restricted issues might provide an outlet fo
that part of the investible fund which analysis, a
already outlined, discloses may reasonably b
classified as suitable for longer-term investment
Among such issues, the 2} percent bonds of 1959/5
are most attractive for the immediate investmen
of funds. This issue will become eligible for purchas
by commerecial banks in September 1946 at whic:
time it may be expected to reach a yield basi
comparable with other eligible issues of abou
equal maturity. In addition to this potential pric
appreciation, it should then acquire about the sam
high degree of marketability which now attaches t
For the most part the long
term bonds possess a lesser degree of liquidity tha
the intermediate- and short-term issues and are no
suitable for the investment of short-term funds.

When all the factors determining the natur
of the funds to be invested and the condition
previously outlined which now and in the futur
will affect an association’s position have bee
examined and analyzed, and a judiclous sclectio
made of short, intermediate and long-term issues
the result will be a well balanced, liquid portfoli
tailored to individual association requirements.

Migration and Post-War Employmen

B IN a recent study of industrial concentratior

conducted by the Department of Commerce
it was coneluded that in general the problems of post
war reemployment could not be solved by movin
people to other parts of the country where job or
portunities would await them, for the wartime es
pansion of industry has occurred in almost all areas
Until the peacetime national output of goods an:
services substantially exceeds the pre-war level, n
area will act as a vacuum to attract excess workei
from war-production centers.

1 “Wartime Changes in Regional Concentration,” Survey of Current Busines
Mareh 1945.
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THE LIQUIDITY PATTERN LAST YEAR

Liquid assets of all insured savings and loan associations reached a

new peak last year, although the rate of increase was considerably

diminished. The fact that the entire gain was concentrated in Gov-

ernment-bond holdings indicates the measure of support given by
these institutions to the war-financing program.

B AN analysis of the liquid assets of all insured

savings and loan associations in 1944 emphasizes
the fact that the previous strong position of these
institutions was further improved last year. It also
reveals some interesting: changes which occurred in
the liquidity pattern that has been established
during the war years.

The aggregate cash and Government-bond hold-
ings of these associations stood at the all-time high
of $1,497,000,000 at the close of 1944, compared with
$884,000,000 the preceding year. This represented
the largest dollar increase on record—$613,000,000.
The year’s gain was larger than total liquid assets
held in 1941 or 1942. However, percentagewise, the
69-percent advance in 1944 was the smallest shown
in the last three yecars.

The slackening in the rate of growth is not sur-
prising at this stage and does not indicate any
weakening of the strong liquidity position of insured
associations. Once funds have reached the high
volume recorded in 1943, something considerably
less than the 97-percent gain shown during that year
may reasonably be expected. As a result of the
large dollar increase in 1944, the proportion of liquid
resources to total assets rose from 21.1 percent to
29.9 percent and the liquidity-to-share capital ratio
advanced from 24.7 to 34.5 percent.

It is signficant that the reeord increase in liquid
assets occurred simultaneously with the post-depres-
sion high in mortgage lending when excess funds
were finding an outlet in the mortgage market. At
the same time, financing operations of these insured
associations resulted in a $23,000,000 increase in their
Federal Home Loan Bank advances outstanding.
Repurchases of Government investments in these
institutions totaled $32,000,000, making an over-all
retirement of $9,000,000. This is in direct contrast
to 1943 when outstanding advances declined approxi-
mately $14,000,000 and nearly $100,000,000 was
used to repurchase Government-share investments.

As shown in the accompanying chart, the percent-
age increase in liquid assets of all insured associations
far outstripped that of any other balance-sheet item.

May 1945

In spite of the fact that this rate of gain had dropped
from 97 to 69 percent last year, it was still over three
times as great as that shown by private share capital
or total assets, four and one-half times more than
the gain in reserves and undivided profits, and more
than eight times the advance in net first mortgages
held. These trends should not be interpreted as
evidence of the setting of permanent patterns.
They arce based on the abnormalities of wartime
operation and will undoubtedly tend to disappear as
ordinary business conditions return.

Increase Entirely in “Governments

The interesting thing about the 1944 gain in
liquid assets was that, in contrast to 1943, the entire
advance was in the Government-bond account
which more than doubled, rising $646,000,000 to a
total of $1,227,000,000. These Government obliga-
tions represented a sum equal to 28 percent of the
private share-capital account and 24 percent of total
assets. In 1943, corresponding ratios were 16 per-
cent and 14 percent, respectively. This large in-
crease is substantial testimony of the part being
played by insured associations in the Government’s
war-financing program. Thus, a patriotic duty pro-

PERCENTAGE INCREASE IN SELECTED
BALANCE SHEET ITEMS
ALL INSURED SAVINGS AND LOAN ASSOCIATIONS
1944 OVER 1943
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NET FIRST
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DIVIBION OF OPERATING STATISTIGS
FEDERAL HOME LOAN BANK ADMINISTRATION
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LIQUIDITY RATIOS
ALL INSURED SAVINGS AND LOAN ASSOCIATIONS
1943~ 1944, BY F. H.L.B. DISTRICT
GASH AND GOVERNMENT OBLIGATIONS AS CASH AND GOVERNMENT OBLIGATIONS
A PERGENTAGE OF PRIV. SHARE CAPITAL AS A PERCENTAGE OF TOTAL ASSETS
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vides a sound way of realizing some return on funds
for which, during the war, there has been a restricted
mortgage market.

Cash on hand in all insured associations declined
$32,856,000, or 11 percent, during 1944. It stood
at $269,701,000 at the year-end when it represented
6 percent of private capital and 5 percent of total
assets. The year before these ratios had been 8 per-
cent and 7 percent, respectively.

A geographical breakdown of the components of
liquidity shows a universal increase in Government-
bond holdings but a spottier picture in the cash
accounts. Only Boston and Pittsburgh (the latter
with 12 new associations) had more cash on hand
at the end of 1944 than in December 1943. 1In the
formier region, all states but Connecticut and Ver-
mont showed gains, while all three states in the
latter District reported increases. Five other scat-
tered states—Florida, Colorado, Idaho, Wyoming
and Arizona—registered slight increases.

On a combined basis of cash and Government
bonds, all Districts reported increases, although the
rates of advance were not generally on a par with
the previous vear’s gains. Increases ranged from 54
percent in Cineinnati to 101 percent in Los Angeles.
The latter District was the only one to duplicate the
record, achieved by six regions in 1943, of at least
doubling liquid assets during the year. Only
Topeka reported a greater increase in 1944 than
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during the previous year—66 percent compared with
58 percent. The greatest slackening of increase
occurred in the Boston District where liquid assets,
which had risen 145 percent in 1943, advanced but
62 percent last year. Only 10 scattered states re-
ported greater 1944 increases in liquid assets than
had been registered during the preceding year,
Federal associations showed an increase of 76 per-
cent in liquid assets while those of state-chartered
associations rose 59 percent.

Liquidity—Capital Ratio Up

The real measures of liquidity lie in the relation-
ship of liquid assets to private repurchasable capital
and to total assets. Both of these tests revealed a
considerable strengthening of the liquidity position
of insured associations during 1944. The chart n
this column shows that last year these ratios were
approximately four times as great as those of 1941,
chiefly because of the enormous expansion in Govern-
ment-bond holdings.

The ratio of cash and Government obligations last
year was 34.5 percent of private repurchasable capital
compared with 24.7 percent in 1943 and only 9.6 per-
cent in 1941. Thus, the average insured savings
and loan association was maintaining a liquidity-
capital ratio of about $1 out of every $3.

Every Federal Home Loan Bank District showed
an increasing accumulation of liquid assets in pro-
portion to share capital last year. The highest ratio,
for the fourth successive year, was in Portland which
reported a ratio of 50.0 percent compared with 35.4
percent in 1943. Pittsburgh, with a ratio of 24.8
percent was the lowest, while nine Bank Districts
showed 30 percent or better.

LIQUIDITY RATIOS
ALL INSURED SAVINGS AND LOAN ASSOGIATIONS
BY YEARS — 1941 TO 1944

PERCENT PERCENT
4 T —T T 40
RATIOS TO PRIVATE SHARE RATIOS TO TOTAL
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Ratio to Assets Also Gains Cash and Government obligations of insured
savings and loan associations, 1944-1943

[Dollar amounts are shown in thousands]

The rising trend of hiquidity was also reflected in
the increased ratio of cash and Government obliga-

tions to total assets. In 1944, this figure was 29.9 Change [ Fotal cash and Gov- | Asa pereent
pereent compared with 21.1 in 1943 and 7.4 in 1941. District and state | hIuT- erment oblizations bor- o os
. A istrict and ¢ erof | —— - Ceent T
In other words, the average insured association had wssocta- | jogs [T Spare |
. . . e ons {4 g PAATE ] Assets
a liquidity-asset ratio of almost $1 out of every $3 , I R |capital) T
last year. 1In 1943, this relationship was $1 to $5, UNITED STATES..._._. +19 | $1,497,152 | $884,207 | 69.3 | 34.5| 209
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WHAT'S NEW IN HOUSING RESEARCH?

Since institutional lenders cannot ethically experiment with trust
money, their full participation in post-war financing of new-type

structures depends on the knowledge of their soundness.

This article,

designed to give some highlights of recent research, has been prepared
with the assistance of the Technical Division, National Housing Agency.

B NOT only is the wartime volume of home build-
ing much less than normal but the design and qual-
ity of houses now going up are considerably different
from pre-war years. However, in these very dif-
ferences lies much that will eventually speed the
evolution of the house of tomorrow. This period
of enforced improvising to conserve what we have
and to find something else that will do gives promise
that the housing industry and the home owner will
be the long-term bencficiaries of the manifestation
of “Yankee ingenuity’” which is being demonstrated
now in technical research.
Of course, housing research is by no means-entirely
a product of wartime necessity. However, the very
fact that we have had to learn a lot, and in a hurry,
means that the housing industry is much farther
ahead than it would have been in an ordinary period
of like duration. The big problem of the future
will be not just to provide houses, but to be able to
gear production to all income groups of the potential
market that is waiting. This means, first, low-cost
houses of substantial quality, and second, homes
of increased comfort and convenience. The results
of recent research, while they do not provide the
final answers, point the way toward both these
accomplishments.

Broad Implications

The implications of these developing innovations
are as broad as the interests of the entire national
economy and as specific as “next year’s” loan port-
folio. Reams have been written about the role of
the construction industry as one of the bulwarks of
our post-war economy. There seems little doubt that
a tremendous potential market awaits the green light
for the resumption of building activity, providing
housing costs can be brought into line with average
incomes. Research. projects which uncover new
possibilitiecs and demonstrate their practicability
play a definite part in bridging this gap.

Mortgage lenders who know what is going on in
new housing techniques will be in a position to make
their institutions double beneficiaries of this recent
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scientific investigation. Knowledge of the perform-
ance of new materials and methods can enable them
to properly evaluate the loan-capital values of new
type structures. Thus, as they are in a position to
know what they are getting as security for their loans,
they can safely broaden the scope of their operations.
Futhermore, a well informed mortgage-lending in-
dustry can help in the general acceptance of sound
construction standards and m accomplishing needed
reforms in building codes, which in turn will add to
the volume of low-cost residential construction.
Housing research during the war has been con-
ducted by many industrial concerns, trade associa-
tions, foundations and universities. Since 1943
some of these projects have been instituted and
financed by Government funds advanced through
the War Production Board’s Office of Production
Rescarch and Development. The National Bureau
of Standards has also played an important part in the
testing of new and improved materials and techniques.

Standardization

One of the chief reasons for high costs in construc-
tion has been the “hand tailoring” of parts for site
assembly into completed houses. The economic
value of standardization of many components has
long been discussed. Recertly the American Stand-
ards Association issued a pamphlet, “Modular Plan-
ning as Related to Building Design,” based on re-
scarch sponsored by the American Institute of
Architects and the Producers’ Council. It recom-
mends the adoption of a 4-inch module for building
construction. The adoption of this standard would
mean that, instead of the miscellaneous and unre-
lated sizes now used, dimensions would be in multi-
ples of four wherever practicable. Thus, manufac-
turers would be able to concentrate chiefly on
standard-sized items and builders would be assured
that these parts would fit without filling or cutting.
To obtain the advantages of modular planning and
dimensional coordination, building plans and speci-
fications would have to be correlated with the dimen-
sions of materials.
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It is not contemplated that these “standard”
parts would entirely eliminate the production or use
of all other dimensions established by architects or
engineers. They would, however, permit a tre-
mendous reduction in the number of types of models
manufactured, and still properly serve the building
industry.

New Kinds and Uses of Materials

New materials, and new combinations and differ-
ent uses for products already on the market are com-
mon results of various investigations. The fact that
these improved techniques often not only represent
savings in themselves but permit more econom-
leal construction methods is illustrated by the ex-
ample of a project carried out at Purdue University
under OPRD auspices. Experiments in construect-
ing temporary low-cost housing brought to light a
type of single-wall construction which has interesting
possibilities. This “sandwich” type of consteuction
consists of producing in a factory, a wall panel which
fits into the skeleton framing of a house. An inside
and outside wearing surface are placed so as to leave
space for prefabricated insulation to be inserted into
the “sandwich” wall. Like many other of these
research products, it has not been completely per-
fected as yet. However, current, research has gone
far enough to indicate that this type of wall, where
composed of sufficiently lightweight materials,
produces a quick and relatively inexpensive method
for shop or field construction of a complete wall unit.

Other types of wall materials which have been
developed and tested make use of qualities of wood
previously considered as unusable lumber, but which
can be reinforced by combination with shredded or
recombed fibers. It has been found that, by com-
pressing wood in heated presses, the density and
wearing qualities can be greatly increased and the
natural beauty of the wood enhanced. Thus
treated, the product gives promise of being more
satisfactory for flooring than natural wood.

A great deal of progress has been made toward
mcreasing knowledge about various kinds and uses
of glues in wood construction. A plastic adhesive
has been developed for use with light wall-board
preparations. This and other experiments have
developed a wide variety of glues to meet different
conditions of manufacture and service and have
ereatly increased the serviceability of plywood in
home construction.

A Jumber-plastic combination that has been found
successful consists of treating lumber products, such
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as plywoods, with a thermo-plastic coating to pro-
luce a finished surface of far greater wearing quality
than any previously known protection. One product
of this type used on floors provides a nonslip sur-
face of more durability than wood itself. Wax-
ing does not destroy the nonslip characteristies
produced by the original treatment.

Interior Improvements

Although the outer shell of the house has been
found to absorb the greatest comparative cost of
home construction! it is not the only place where
improvements can be made. Much of the research
has been directed toward internal housing improve-
ments, such as heating and sound-proofing.

The possibilities of radiant heating are being
explored from several angles. Already tests have
shown that radiant heating panels in walls, floors
and ceilings can frequently provide better heating
than conventional methods. It has been found that
people can be comfortable with radiant heating at
somewhat lower temperatures than otherwise. Thus,
the lower the temperature, the less the heat loss
through walls. This, of course, means a saving in
fuel. A scientifically controlled study of tempera-
ture, comfort and costs is one of the current projects
of the National Bureau of Standards.?

A related study is being conducted to discover
more about reflection and absorption of infra-red
rays by various materials and substances. From
the results of these tests it will be possible to select
and develop structural surfaces and protective or
decorative sheets or coatings which will be non-
resistant to the flow of heat.

Heating and Insulation

Another interesting experiment has just been
announced by an industrial firm, Green’s Ready-
Built Homes. In their plant at Rockford, Illinois,
they have built—complete to the key in the door—
what is said to be the first prefabricated solar house.

This structure is a rectangle 58 feet across the
front; it faces south to take full advantage of the
winter sun and carries an inch of water on the roof
in summer to produce coolness by evaporation. A
three-foot roof overhang allows a maximum of sun-
light in the front glass panels in the winter and no
direct sunlight in the rooms in summer. The auxili-
ary heat from the sun’s rays saves an estimated 30

1 See Natienal [ousing Bulletin 2 and **Lets Get More For Our Housing Dol-
lar,”” FHLB REvVIEW, December 1944, p. 70.
2 See ITome Front, FHLB REVIEW, April 1945, p. 215,
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percent in fuel costs while the principal heat unit is
an innovation in itself. 1t consists of a gas-fired
furnace in the ground utility room (there is no base-
ment) which forces hot air through tile duects built
into the floor (a principal in some respects similar
to radiant heating). There are no wvisible heat
outlets.

The walls are made of separate plywood panels
between which is sealed three inches of blanket
insulation. The heavy glass panels which form the
entire front section are also double with a three-inch
dead air space between to prevent heat loss and the
formation of moisture.

The house is completely equipped but only an
approximation of the cost is now possible. It is
estimated, however, that similar structures will sell
for between $6,000 and $8,500.

The paper house, developed by the Institute of
Paper Chemistry in Appleton, Wisconsin, is an
interesting example of what has been done in the
field of extremely low-cost, emergency housing.
An account of the details of this experiment was given
in the Home Front, FHLB Rueview, February 1945,
page 163.

Prefabrication has been receiving a great deal of
attention, both in research laboratories and in public
interest. The Review has previously touched on
this subject. An indication of the extent to which
plans and facilities for this type of housing now
exist 1s contained in a recently revised list of 70
active prefab concerns, published by the NHA
Technical Division. This is designed to be only a
comprehensive representation of the industry. A
limited number of copies of this listing and of the
two Technical Bulletins (October 1944 and April
1945) which carry more detailed reports on Govern-
ment projects are available from the Technical Divi-
sion, National Housing Agency, Washington 25, D. C.

A Good Start

These few examples barely seratch the surface of
what has been and is going on in the field of housing
research. More will be reported from time to time.
Not all the results so far are complete or perfect;
much work remains. However, it is plain to be seen
that our industrial “know how’ has been developing
rapidly and practically. It is quite true that the
post-war dream house—a paradise of gadgets—is
only the product of over-enthusiastic imaginations.
Still, tomorrow’s new houses will be cheaper, better
and more plentiful because of the results of wartime
rescarch.
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The War: Phase Two

M ON the tenth of this month, Fred M. Vinson

Director of War Mobilization and Reconversion
transmitted to the President his report, The War
Phase Two, m which he gave a summary of the effee:
of VE-Day on the national economy and futur
planning for the war. The 10 basic assumption:
upon which this report i1s predicated make it clear tha:
the severity of the war in the Pacific will grow a:
time passes and that the effects of cutbacks wil
produce an uneven pattern in production, both fron
industry to industry and from arca to arca. During
the next six months, cuts in war production will 1
from 10 to 15 percent of the current rate of output
The high production needed for the Japanese war wil
require that a great part of those now working it
war production stay on the job. Unemployment at
the end of the next 12 months should not exceec
from 2,000,000 to 2,500,000 persons and many o
these will be only temporarily out of work. Fooc
requirements will not deerease, and many Govern-
ment controls over industry must be maintained tc
assure war and essential civilian production.

It was emphasized that inflationary forces arc
expected to be a continuing menace, despite the enc
of war in Europe. “Price and rationing controls
wage controls, high taxes, and continued War Bonc
sales will be essential in keeping consumer buying
within bounds.”

Housing

Restrictions on home building will not end unti
manpower and materials are generally available
However, it is anticipated that construction wil
begin on at least 250,000 homes within the next 12
months, and it 1s quite possible that starts may gc
as high as 400,000. In other words, residential con-
struction started in this coming period may b
expected to be equal to the 1935-1936 annual average

H-2 programs, approved by the National Housing
Agency to provide newly constructed dwellings for
persons other than war workers in areas of acutc
housing shortage, authorized priority assistance for
the construction of 18,635 units as of April 30. All
of these were for privately financed dwelling units.
In addition, H-3 applications, approved in cases ot
individual hardship, authorized the construction ot
17,896 privately financed new homes and the pro-
vision of another 16,174 family wunits through
conversion of existing structures.
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THE PATH WE HAVE TRAVELED

What has been the course of the savings and loan industry over the
past 22 years—a period covering somewhat more than one complefe
lending cycle? From experiences gainzd during this time, what
conclusions may be drawn for the present as to signs of trends ahead?

B OCCASIONALLY, an excursion into the past
can be one of the most profitable trips a business
man can make—not merely reviewing the “good old
days” but looking with a penetrating vision at the
more trying times which can now be seen in clearer
perspective than when they were upon us.

In the field of home finance such examinations of
the record under present circumstances have more
than ordinary value. To the long-term lender, the
success of whose business today rests so heavily upon
developments of the future, these backward glances
provide not only an indication of present direction,
but also a crude yardstick by which one may measure
the accuracy of earlier judgments.

The record of the individual institution, is com-
paratively casy for management to study as a
continuing guide to operations. This, together with
the records of similar institutions in the general bust-
ness area, provides a key to relative efficiency of
operations under similar circumstances. The na-
tional record, though, represents the path the in-
dustry has followed as a whole. This article is
intended to provide a brief analytic outline of the
latter, the course the industry has taken over the
past 22 years.

Home-Financing Trends

While trends within the home-financing business
changed violently over the period, perhaps their
products are more important than the trends them-
selves in that these results of cyclical fluctuations
are milestones in the evolution of the industry.
Not only do they mark the point from which post-
war development will progress, but they also act as
strong determinants of our future course.

Several significant developments, some institu-
tional in character, now dominate the scene as direct
results of industry trends during the period 1922-
1944: the creation of the Federal Home Loan
Bank System and the Federal Savings and Loan In-
surance Corporation; a marked trend toward fewer,
but larger associations; a strengthened reserve posi-
tion; and a far deeper appreciation on the part of
management of the influence of the economic eycle
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upon their business. The dominant features in the
chain of causality are fresh in everyone’s memory,
but it takes more than vague recollection to bring
into clear focus the distinct features of the various
trends. What were some of these features, the sum
of which constitutes the total picture?

Lending

Our scene opens in 1922, on a rising market, not
only in real cstate but in other fields as well. The
conflict of 1917-1918, like all major wars, left in its
backwash economic dislocations and a swollen de-
mand for virtually all lines of commodities, old as
well as new. Amidst the boom psychology of the
times the building industry was hurriedly moving in
response to the rising demand for new homes—a de-
mand voiced largely because of the greater diffusion
of purchasing power among all strata of our popula-
tion during and following the war.

Riding the crest of the construction wave, lending
by all operating savings and loan associations
mounted rapidly. By 1925, the rental index and the
annual volume of new home construction rcached
their peaks. However, lending by savings and loan
associations continued to gain each year through

MORTGAGE LOANS MADE
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1928, apparently due to a shift in emphasis to other
than construction loans. Despite the earlier collapse
of local booms such as in Florida, the real-estate
market as a whole remained quite active., While
other circumstances vary infinitely, it is a similar
activity in the market for existing homes today that
is supporting the growing volume of home-mortgage
lending.

From the peak of more than $1,900,000,000 in
1928, lending by savings and loan associations fell off
during ecach succeeding year until it reached the
depression low of slightly over $400,000,000 in 1933,
a drop of almost 80 percent from the peak. Broken
only by declines in 1938 and 1942, the annual volume
of lending has mounted since then to reach a post-
depression high—$1,454,000,000—last year. This is
approximately three-fourths the size of the 1928
figure, or the equivalent of the annual rate of lending
during 1923 and 1924.

The recovery of lending during the thirties and
down through 1941, like the gain during the early
twenties, was based largely upon new construction
which increased in a similar pattern. Also, as in the
years 1926 through 1928, the rising volume of lending
carried over into 1943 and 1944 on the basis of a
generally brisk market after new - construction
activity had fallen off. Beyond this, comparisons are
questionable, for the cause of the decline in building
after 1925 was an approaching saturation of the
market for which the construction of family-dwelling
units was being undertaken. Today, on the other
hand, wartime shortages of materials and of man-
power, not the absence of need nor the lack of loan-

MORTGAGES OUTSTANDING
ALL OPERATING SAVINGS AND LOAN ASSOCIATIONS
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able funds, are primarily responsible for the dearth
of new home building.

Mortgage Portfolio

The total of mortgages held by operating associa-
tions reached its peak ($6,507,000,000) in 1929,
shelving off rapidly in subsequent years to about hali
that size ($3,237,000,000) by 1936. To a consider-
able extent this was caused by the rapid contraction
of new lending and the normal process of debt liquida-
tion by borrowers. As the general economic picture
deteriorated, the transfer of outstanding debts tc
property accounts became an important factor in the
reduction of the portfolio. Prior to the establishment
of the Home Owners’ Loan Corporation in 1933, the
national rate of foreclosures by all types of lenders on
home properties was reaching almost 1,000 a day.
The transfer of almost $800,000,000 in mortgages to
HOLC was another significant factor affecting the
decline in portfolio size.

Foreclosures and the transfer of loans to HOLC
explain the retarded response of the mortgage port-
folio to the rise in lending activity. It will be noted
from the accompanying charts that although lending
showed moderate gains in all except two years since
1933, it was not until 1937 that the balance of
mortgage loans on the books of savings and loan
associations showed any signs of recovery. Since
then they have increased each year. As yet, year-
end figures are not available for 1944, but it secms
safe to assume that by that time mortgages held
amounted to somewhat more than $4,700,000,000.
If this is accurate, the total portfolio is but slightly
smaller than it was at the end of 1926, three years
before 1t reached the peak.

The effect of the recent gain in lending is plainly
discernible, for accelerated retirement of mortgag:
loans resulting from inereased wartime incomes, and
also the resale of homes, has not checked the expan-
sion. However, there still remain to be assessed the
effects, if any, of the absence of construction lending
in current loans being placed on the books of al
operating associations.

Acquired Real Estate

During the twenties, acquired real estate in the
hands of savings and loan associations represented
but a small proportion of industry assets. How-
ever, with the financial collapse of 1929, real estate
obtained through forclosure ballooned and by 1932
constituted 22.3 percent of adjusted resources as
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compared with 3.2 percent in 1930, the carliest date
for which accurate information is available. By
1936 the industry was able to check this and for the
first time in at least five years it could show a slight
reduction in the book value of properties owned.
However, not until the following year did the dis-
position of these slow assets reach a volume suffi-
cient to effect a reduction in their ratio to adjusted
resources. Since then the property account has
diminished steadily. As a result of the particularly
brisk market for existing homes, this item has now
been whittled down until it constitutes barely 1
percent of assets.

All told, this bulge in acquired real estate was about
five years in accumulation and seven years in disposi-
tion. Thisin itself attests the severity of the depres-
sion of the thirties, but even these data do not tell
the entire story. It cannot be overlooked that
extensive property holdings were transferred from
operating savings and loan associations to liquidating
organizations. Figures cited above exclude these
transferred property holdings.

Savings

On ihe other side of the balance sheet, trends in
private savings showed less violent fluctuations than
were observed in the loan portfolio. Although the
high rate of increase started to slacken after 1928,
the year the loan portfolio reached its peak, signif-
icant gains were made in the two succeeding years.
Private investments in these institutions did not
reach their peak until 1930 when they amounted to
about $6,200,000,000.

One feature of interest in the decline in invested
savings during the first part of the thirties is that the
depression low of approximately $4,000,000,000 was
not reached until 1936, several years after other types
of savings institutions had begun to show signs of
recovery. To a large extent this merely reflects the
time lag in meeting repurchase demands accumulated
in the carlier years which were satisfied as cash
was obtained through the normal as well as emergency
liquidation of assets. Also, the transfer of associa-
tions from active to inactive status entailed, statis-
tically, a reduction of funds invested in operating
savings and loan associations.

Beginning in 1937, the downward movement in
private savings was reversed and the first small net
increase was noted. The up-hill pull was slow and
it was not until the beginning of the National
Defense Program in 1940 that the rate of gain in
savings invested in these institutions showed material
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improvement. Yecar-end data for 1944 are not
available at this time, but preliminary estimates
indicate that savings then amounted to approxi-
mately $6,000,000,000—possibly equaling the peak
attained in 1930.

Thus far, trends in savings and the mortgage port-
folio have been reviewed independently. Since the
latter represents the principal employment of the
former, what was the comparative movement of these
two factors? '

From 1925 through 1930 the balance of mortgages
outstanding, as shown in the accompanying chart,
was in excess of private savings, indicating a sub-
stantial investment of reserve funds in home loans
during this period.  However, the entire spread
between these lines cannot be construed to represent
reserves, inasmuch as an unknown portion undoubt-
edly stood for short-to-medium-term borrowing from
commercial banks for home-mortgage lending pur-
poses. :

From 1931, though, the balance of mortgages out-
standing has been less than the private savings
figure. The sharp contraction in the loan portfolio
during the five years ending in 1936 was far greater
than the shrinkage in savings. By the end of that
time, when these two series had reached their low
points, private capital was 20 percent greater than
the outstanding balance of mortgage loans held.
The subsequent recovery in mortgage holdings, how-
ever, was more pronounced and by tbe beginning of
the war these two elements were approaching parity.
The large shift of resources to Government sccuri-
ties in recent years has reopened the gap so that the
portfolio is once more considerably less than private
savings.
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Liquidity, Asset Trends

While experience gained over the last 15 years
has demonstrated the importance of maintaining
sufficient liquidity, the wartime growth in association
holdings of Government securities cannot be ac-
cepted as the product of normal operations. It isap-
parent, however, that a growing number of institu-
tions are seriously considering the provision of a
greater measure of liquidity as an operating policy in
the post-war period. Should this practice prevail,
as 1t may in the light of heavy Government de-
mands for borrowing after the war, expanded hold-
ings of Federal securitics may mark a new and last-
ing trend in industry operations rather than a move
born of wartime expediency and patriotic motives,

Trends in aggregate assets are of limited value as a
guide to operations since changes of importance show
up first in the composition of that figure rather than
in the total itself. Owver the long term, however, they
do serve to reflect net changes in size resulting from
operations, although there is frequently a consider-
able lag between a write-off and its primary cause.
The term assets as used in this text has reference to
adjusted resources since it is necessary to correct the
gross figure to climinate pledged shares resulting
from the use of the old-type sinking-fund Joan.

As might be expected, the timing and direction of
asset trends followed closely the movement in the
volume of private savings invested in savings and
loan associations. Reaching a peak of $7,471,000,000
in 1930 they declined to a low of $5,165,000,000 in

1936. Throughout the next three years a gradual
recovery was noticed. With the beginning of the
National Defense Program in 1940 through the sub-
sequent war vears impressive gains were recorded.
By the end of 1944, adjusted assets were again
approximating their record level of 1930.

The most significant feature of asset trends over
the past lending cycle is to be found in their relation
to the number of operating associations. From
this relationship it can be seen that a substantial
strengthening has taken place within the industry.
The peak in the number of operating institutions
was reached in 1927 when they totaled 12,804 and
average assets amounted to $475,000. Since then,
with the exception of 1934, the number of operating
associations has diminished yearly, the result, in
part, of mergers and consolidations sponsored by
the Federal Home Loan Bdnk System and the Fed-
eral Savings and Loan Insurance Corporation. The
result is to be seen in the steady trend toward fewer
but larger institutions. At the end of 1943, the
latest year for which firm estimates are available for
the entire industiry, 6,232 operating institutions
had average assets of almost $1,020,000.

In Conclusion

In surveying¥savings and loan trends during an
era overshadowed by a severe economic collapse, the
salient elements of operations have been examined
in the order of their sensitivity to deflationary forces.
From the booming peaks of the twenties the sag
and collapse of, first, lending, then loan portfolios

TRENDS

Tt;o‘uasANDS NUMBER OF ASSOCIATIONS

IN NUMBER AND ASSETS

ALL OPERATING SAVINGS AND LOAN ASSOCIATIONS
1922 TO 1943 ~ AS OF DECEMBER 3I, EACH YEAR

BILLg)NS TOTAL ASSETS THOUSANDS AVERAGE ASSETS
; | $ (LESS PLEDGED SHARES) $1,200 {LESS PLEDGED SHARES)
12 /7 N\ ‘ - 7 !r N\
; \ ! i / \\ 1,000
O / /
I 6
10 l \\ / \ / /
: \ / 800
! 5 /
8 ] ‘\5 /
| :
i —— ™\
P \\ 4 600 f \ 7
[ / h/
‘ >y 400 /
4 ; /
; 2 e
2 ! ‘ 200
1 1 1 | L i A L I | | [ i i I 1 ! 1 ] | 1 ! o) 10l L i | I 1 L ! 1

1922 24 26 28 ‘30 32 ‘34 '36 38 WO 42 44

o]
1922 '24 26 ‘28 '30 '32 '34 ‘36 '38 40 42 44

1922 '24 26 '28 '30 '32 ‘34 36 '38 40 42 ‘44

232

Federal Home Loan Bank Review

N

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



ind private savings, were traced down to rock bottom
n 1936. The rise in property accounts to more than
22 percent of assets was noted.  As yet some word
emains to be said of the causes that contributed to
hese results with all their overtones of loss.

First, it should be recalled that as carly as 1925
he movement of the rental tndex gave indications
f impending trouble in real estate—not that the
lecline in this and the volume of construction, in
hemselves, heralded a crash. Danger ahead was
mplicit, though, in the continued market for existing
yroperties at prices out of line with those two gauges
I demand. Symptoms of speculative bidding were
ywresent.  Yet the dangers inherent in such a collapse
10t only threatened loans on speculative purchases
luring this period but also periled loans on properties
yurchased for owner occupancy in carlier years.

No cxact parallel can be drawn between conditions
hen and now. As mentioned carlier, the decline in
-onstruction and the slackening in the rental index
fier 1925 were due to a saturation of the market for
vhich homes were being constructed. The abscnce
f building today is the direet result of wartime
shortages in materials and manpower. Manifestly,
he current rental index is no true guide to demand,
‘or rent ceilings are holding it to a stable level.
Nevertheless, certain other conditions are simuilar,
wamely, that, as in 1928, the high volume of current
ending by associations is based upon borrowing for
sther than construction purposes and current sales
rices for comparable properties are in many in-
stances at almost fictional levels.

1t falls squarely to the mortgage lender to deter-
mine from the facts what he feels will constitute a
justifiable risk. There may be merit to the argu-
ment, from purely a factual standpoint, that post-war
price trends will be upward. However, experience
nas shown that the higher they go the harder they
fall. A serious post-war boom—inflation—can lead
mly to another depression with all of its tragedy.
[f we are to maintain full employment, we have to
preak with the philosophy of boom and bust. This
~alls for concerted action by private industry to hold
price fluctuations within reasonable range. 1If real-
sstate prices are allowed to increase disproportion-
itely now it will be only the harder to check them in
the period of peace to come.

The progress of inflationary forces today not only
threatens the soundness of current business but may
nake post-war operations precarious because they
would then be built on shifting sands. While the
rgh degree of liquidity in associations strengthens
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them against danger of deflationary tendencies, rising
prices can feed upon these readily loanable funds
unless management proceeds with caution. We can
ill afford to duplicate the experiences of the past
lending cycle.

DIRECTORY
CHANGES

Marcu 18—APRIL 15, 1945

Key to Changes

* Admission to Membership in Bank System
** Termination of Membership in Bank System
# Federal Charter Granted
## Federal Charter Canceled

@ Insurance Certificate Granted

0p Insurance Certificate Canceled

DisTtRICT NoO. 1

CONNECTICUT:

Bristol:
* Bristol Savings Bank, 150 Main Street.
MASSACHUSETTS:

Westfield:
* Westfield Savings Bank, 100 Elm Street.

DistricT NO. 2
NEW JERSEY:
Bayonne:
*@ Tirst Savings and Loan Association of Bayonne, N. J., 384 Broadway,
Caldwell: N
# Caldwell Savings and Loan Association, 266 Bloomfield Avenue.
# West Essex Savings and Loan Association, 315 Bloomfield Avenue,

NEW YORK:
Stapleton, 8. 1,
0 Edgewater Savings and Loan Association, 15 Beach Street.

DistrICT NO. 3
PENNSYLVANIA:
Fittsburgh:
@ Fagle Savings and_Loan Association, 125 Brownsville Road.

DISTRICT NO. 6
MICHIGAN: .
Belding:
* Belding Building and Loan Association, 123 W. Main Street.

DisTrICT NO. §
TEXAS:
Winnsboro:
#p Winnshoro Building and Loan Association, First National Bank
Building.
DisTrICT NoO. 10
Kaxsas:
Garden City:
** Garden City Building and Loan Association, 412 Main Street.

DisTRICT NO. 12
CALIFORNIA:
Berkeley:
#pp Community Federal Savings and Loan Association of Berkeley, 2033
Shattuck Avenue.

NATIONAL HOUSING AGENCY
John B. Blandford, Jr., Administrator

FEDERAL HOME LOAN BANK ADMINISTRATION

John H. Fahey, Commissioner
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New surplus-property
disposal assignments

The issuance, last month, by the
Surplus Property Board, of Regulation
No. 1 set the basic pattern for the sur-
plus property system. With one im-
portant domestic exception, it con-
tinues the disposal assignments which
have been in operation since last yvear
under the original authority of the old
Surplus War Property Administra-
tion. This included the designation of
the National Housing Agency as
disposal agency for housing property.

One of the new provisions carried in
this regulation dealing with real prop-
erty gives to the NHA the additional
responsibility of handling the liquida-
tion of lJand owned by the Government
in connection with housing develop-
ments. Other classes of real property
are assigned to various other disposal
agencies appropriate to the type of
property involved. However. the act
makes it clear that the Board may
assign any specific tract to any dis-
posal agency, regardless of classifica-
tion, where this will facilitate disposal.

Series E redemptions
increasing

A substantial increase occurred
during 1944 in the rate of Series E war
bond redemptions, according to a re-
cent study by the National Industrial
Conference Board. Based on total
maturity values, cumulative redemp-
tions at the end of January this year
had risen to 16 percent of cumulative
sales from only 9.5 percent at the
same time the year before. This
meant that nearly one out of six of
these bonds had been redeemed by
January 31, 1945.

These redemptions were found to
be most common in bonds of $25
denomination. While thev accounted
for 33 percent of all Series E bonds
sold, they represented 57 percent of the
total redeemed. The study revealed
the fact that the redemption ratio
declined as the value of the bonds
increased. For $25 bouds it was 27.7
percent; the $50 series was redeemed

234

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

in the proportion of 17.1 percent of

sales. The redemption rate of $100
bonds was 10.6 percent; for all other
denominations, 7.1 percent.

In spite of the upward trend in
redemptions, however, nearly $26,000,-
000,000 maturity value of all series
bonds were outstanding at the end
of last January. This represented a
gain of approximately $9,000,000,000
sinee the same month in 1944.

“Home Owners' Library™
in Schenectady

A new service—the “Home Owners’
Library’’-—has recently been instituted
by the Schenectady Savings Bank,
New York. The project, which com-
prises 400 books, magazines and pam-
phlets, is designed to aid depositors in
post-war planning; it supplies the
prospective home owner with all the
information necessary to plan con-
struction or modernization.

The library is housed in a room
which has been constructed in the
lobby of the bank. Such features as
a hearth of weathered bricks from the
home of James Fenimore Cooper, to-
gether with Early American furniture
and bric-a-brac, lend atmosphere and
add to the effectiveness of the scheme.
Special borrowers’ cards have been
printed and the library has been des-
ignated a “Public Library station’” by
the Schenectady Public Library from
whom a part of the collection was
obtained. New publications pertain-
ing to housing in its many phases will
be added as they become available.
An attendant is on duty during bank-
ing hours to cheek out hooks and assist
the public with its decoration or
building problems.

“Packaged”
mortgage loans

An all-in-one mortgage, in which
certain ‘‘heavy’’ household equip-
ment will be considered as part of
the real-estate security on which
the loan is made, has recently been
approved by the board. of directors
of the National Life Insurance Com-
pany. This plan, which will be

available on all of this company’
future home loans, will “make i
easier for persons to acquire a com
pletely equipped house with pay
ments spread over a long period o
life,”” according to the announcemen
of L. Douglas Meredith, vice president

Subject to rules and regulations t«
be prescribed by the National Life’
legal department, new gas and electri:
appliances such as ranges or refriger
ators may be included in the “pack
aged” mortgage. A rcasonable valu
for these items of equipment mus
have appeared in the appraisal whe:
the application was submitted, anc
some degree of affixation of the article
to the real estate will be required.

Small-home problems
tackled by new group

The Small Homes Council, an organ
ization to promote research, informa
tion and cooperation on urban anc
rural small-home problems, has beei
established at the University of Illinois
The proposed program inecludes scien
tific study of new materials and meth
ods and testing of their worth anc
application. It is planned to use
university laboratories to discove:
better methods of design and building
and to exhibit to the public thest
benefits in the college’s demonstratior
homes. Students interested in con
struction, design and management wil
be provided with the advantage o
practical experimental studies.

Another phase of the program wil
be to gather useful cost data and
through the publication of bulletins
and circulars, to report impartially o1
new developments in the ficld. The
public will be kept informed on topic:
including community planning, finane-
ing and contracts, homesite require-
ments, landscaping and design, me-
chanical equipment, and maintenance
and repair. It will also be the purpose
of this organization to' seek the co-
operation of all elements of the building
industry and of civic organizations
interested in practical solutions of the
problems of the small home.
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INDIVIDUALS' SAVINGS AND WAR FINANCE

B UNDER present wartime conditions the Federal

Government is purchasing almost half of the
output in this country. Currently, close to half of
these wartime expenditures is paid from taxes, but
the remaining Federal deficit is still running at a rate
‘in excess of $50 billions a year.

The war-financing program has as its principal
objective the financing of this deficit as far as
possible through the sale of securities to nonbank
investors. The banking system is being relied upon
for only the residual amount needed over what is
supplied by nonbank investors.

Members of the Federal Home Loan Bank System
are concentrating on the sale of Government securi-
ties to individuals as their particular sector in the
program of war finance. How important is this
front? During the first six months of the current
calendar year individuals will receive about $82
billions of income. Wages and salaries are expected
to amount to close to $58 billions, while other income
of individuals will probably exceed $24 billions.
This income includes such items as net income and
allowances for reserves of unincorporated businesses
and farms, dividends, interest, rents, royalties,
pensions and relief.

What will be the disposition of this $82 billions?
Spendings of individuals during this six-month period
are estimated at $49 billions and tax payments are
placed at about $11.5 billions—principally Federal
income taxes, which will be swelled by nonrecurring
items. New liquid savings of individuals will
account for the remaining $21.5 billions, assuming
that none of this cxcess income 1s used to bid up
prices.

All of these savings, however, are not available for
direct investment by individuals in war bonds.
About $7.5 billions will probably be transferred to
other investors who in turn may invest the funds in
Federal securities. These transfers include the
amounts individuals invest in insurance companies
and Government social insurance funds. They also
inelude deposits to savings accounts and debt redue-
tions.

An analysis of trends in individual savings over
the past two years reveals that 51 percent of new
savings available was invested in Federal sccurities.

What is the significance of this 51-percent ratio?
There are a number of reasons which make it clear that
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a 100-percent ratio is unatiainable, but no precise
figure can be set as an optimum. Greater cash
requirements for current operations; inereased profits
and liquid reserves of small unincorporated busi-
nesses; lethargy on the part of some who consider that
they are already doing their share in buying Federal
securities, and hoarding by others in an attempt to
protect themsclves against any emergencies are all
factors which contribute to the increases in indi-
viduals’ holdings of currency and commercial bank
accounts. To the extent that these holdings repre-
sent positive savings preference or business practice—
rather than a temporary accumulation of cash for
potential spending at the first opportunity—the
funds are not inflationary and the optimum per-
centage Investment in Federal securities may be
reduced. Nevertheless, it is still true that individuals
could have—and should have—invested more than
51 percent of their new savings available during the
last two years in various types of Federal securities.

Challenge of Seventh War Loan

With available income estimated at $14 billions
for the current six-month period, the Seventh War
Loan faces the challenge by setting the individ-
ual goal at $7 billions, the highest figure for any
War Loan to date, with $4 billions in E Bonds as
compared with the highest previous E Bond goal
of $3 billions The expanded payroll plan running
over a period of three months should aid materially
in attaining the quota set for this type of investor.

USES MADE OF INDIVIDUALS' LIQUID SAVINGS
Cumuigtive, January 1943 - December {944
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RESIDENTIAL BUILDING ACTIVITY AND SELECTED INFLUENCING FACTORS
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. «« MONTHLY SURVEY . . .

HIGHLIGHTS

I. Industrial production in March remained at a comparatively high level—236 percent of the 1935-1939 average.

il. The 8,039 permits issved during March for urban dwelling units represented a 51-percent gain over February. However, this total
was 35 percent below March 1944,
A. Private building activity increased 50 percent during March while 72 units were constructed with public funds—the first
in 1945.
B. A quarterly comparison shows a total of 18,400 urban dwelling units provided in 1945—a decrease of 43 percent from the
same period last year.

1ll. Nonfarm foreclosures showed o continuing tendency to level off.
A. In the first quarter of this year, 3,924 such actions were completed compared with 4,275 in the last quarter of 1944, and
4,766 in the first three months of last year.
B. The seasonally adjusted index of foreclosures for the first three months of this year was 9.3, 11.4, and 10.8, respectively.

1V. Increases by all types of mortgagees brought the March volume of mortgage recordings to $433,000,000—only 3 percent less than
the record high of October 1941,
V. Indications are that lending during March reached record levels.
A. All types of loans showed gains over February with the home-purchase category accounting for 75 peicent of the March fotal.
B. Increased lending in March was general—all Bank Districts reporting gains.
VI. Advances outstanding were the lowest since August 1933, while new advances made were the lowest for any March. Repayments
were the highest on record for that month.

DA A
BUSINESS CONDITIONS—Generally Employment mounted to 50,830,000 during the
high volume of activity reported month, a gain greater than that reported in the total

labor force with the result that unemployment
deelined somewhat, standing at 830,000 persons.
With the individual taxpayer having to pay the

Reflecting the national determination to bring all
energies to bear on the war against Japan in order
that this may be fought through to an early and

decisive conclusion, industrial output in March balance due on 1942 or 1943 taxes, income tax pay-

continued at the same high level as in the preceding ments during March held the rise in currency in

month, 236 percent of the 1935-1939 average, accord- circulation to a lower figure than the increase in the

ing to the index compiled by the Federal Reserve  corresponding month of 1944. A gain of $140,000,000

Board. in the 1945 month compared with $263,000,000 in
The manufacture of machinery showed little  the same month last year.

change from February. However, production of War expenditures rose to new heights as the

transportation equipment diminished as the result monthly total exceeded $8,000,000,000 in March
. p . - . . g K ’ ) b

of further curtallm(n.t in Shl'p} ard onratl()ns. ' dwarfing by $2,506,000,000 the record receipts
Most nondurable industries continued production . .
L L reported for that month. The previous record in

at February levels. According to the Department I T din M

of Commerce, there was no significant decline in the these expenditures was reported in May 1944, when

output of civilian goods in the first three months of they amounted to $7,879,000,000.

1945. Despite higher war-production schedules, the [1635-1030 = 100]

quantity of nondurable goods flowing to the civilian

economy during this period was 5 percent above that Type of index Mok | Tom Eﬁzcﬁé?e‘ Moesh ‘2&2‘;‘?;?
reported for the corresponding months of 1939.

Department store sales showed another sharp rise ggggcelgs;rsetsr%ﬁglggég)ntd A e Wil 38 il
in March, reaching 224 percent of the seasonally  Boee i 77| sl Lol +oo| oyl 192
adjusted index (1935-1939=100) compared with 212 B B et I Vo S /o0 O B o S 1 B 4
in February and 200 in January. With the excep-  Inommerasmenr Vet S | bas| Zos| mre| Tit
tion of coal, freight car loadings of all commodities
algo showed continued gains. i %(eiglllssgéd for normal seasonal variation,
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BUILDING ACTIVITY—Public and

private construction up

The total of about 8,039 urban dwelling units for
which permits were issued during March represented
a substantial relative gain (51 percent) over the pre-
ceding month. Privately financed construction,
which, during recent months, dropped to the lowest
level in a decade or more, accounted for the major
portion of this gain, providing 7,967 family dwelling
units in March compared with 5324 in February.
Public construction, the first in 1945, totaled 72 units
in March.

Although private construction registered a large
percentage gain from February to March, the num-
ber of units provided during the latter month was
still about 12 percent below the March 1944 total
of 9,000. As a result of the even sharper decline in
public construction (from 3,339 units in March of
last year) the total number of family dwellings pro-
vided in March 1945 was 35 percent below that of a
year ago.

r;og;s,NEW RESIDENTIAL CONSTRUCTION
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During the first quarter of 1945, permits were
issued for a total of approximately 18,400 units in
urban areas, about 14,000 units, or 43 percent, less
than during the same period of 1944. [TasBrLEs 1
and 2.]

BUILDING COSTS—Increases
noted during March

Fractional increases in both the material and labor
components during March brought the index of total
construction costs for the standard house to 134.7
percent of the 1935-1939 average. A gain over Feb-
ruary of 0.2 percent in costs of materials and 0.1
percent in labor raised these indexes to 132.0 and
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140.2, respectively. Compared with March 1944,
material costs gained 2.2 percent; labor charges, 2.5
percent; and total costs, 2.3 percent.

Wholesale prices of building materials, as reported
by the Department of Labor, advanced slightly
during March. Declines from February were noted:
for lumber and paint and paint materials, while
structural steel and plumbing and heating materials
remained unchanged. All other components made
small gains. Since March 1944, the composite
index has increased 2.6 percent and now stands at
130.8. With the exception of structural steel, which
indicated no change, all commodities showed ad-
vances. [Tasres 3, 4, and 5.]

Construction costs for the standard house
[Average month of 1935-1939= 100}

Mar. Feb. Percent | Mar, | Percent

Element of cost 1945 1945 change 1944 | change
Material . ___ 132.0 | 7 131. 8 +0.2 ) 129. 1 +2 2
Labor _______ 140. 2 140. 1 +0.1 ] 136. 8 +2.5
Total_______ 134.7 |7 134. 6 +0.1 t 131. 7 +2.3

r Revised.

MORTGAGE LENDING—Reached
new high ‘

New mortgage lending by all savings and loan
associations reached a new high level in March.
Estimates of new lending by these institutions are
available by months only since 1936, but annual
estimates arc on hand as far back as 1925. On the
basis of these monthly and annual figures, it can
be stated with some assurance that the $141,500,000
of new mortgage loans made by savings and loan
associations during March exceeded the volume of
loans made in any other month since 1930 or possibly
1929. The new loan volume for the current month
was one-third greater than in February and cx-
ceeded by more than one-fifth the $116,100,000 of
new home-mortgage credit extended by these institu-
tions during March of last year.

All types of loans evidenced gains from February
to March, increases ranging from 0.2 percent for
“other” purpose loans to 140 percent for construc-
tion loans. Despite the sharp percentage rise in
construction lending, savings and loan associations
loaned only $7,400,000 for this purpose in March.
Loans for the purchase of existing homes, which
accounted for three-fourths of total lending during
March, were 35 percent higher than in February,
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New mortgage loans distributed by purpose

[Dollar amounts are shown in thousands]

R Per- ‘ Per-

Purpose Iﬁﬁrﬁ {é?. cent ?éﬁi cent.
0 2 | change change
Construetion_ _____ $7,406] $3, 081|+140. 4| $9, 127|—18. 9
Home purchase____[105, 307} 78, 140 4 34. 8| 81, 846/+28. 7
Refinancing_ . ____ 15, 22| 12, 524 +27. 1| 14, 422|4+10. 4
Reconditioning. __.| 2,559 1,994/ +28. 3| 2,6 266|+12.9
Other purposes____| 10, 287| 10, 27¢ +0.2{ 8, 469/+21.5
Total______ 1141, 481106, 009, -+ 33. 5|116, 130|+21. &

‘efinancing loans were up 27 percent in this compari-
son and reconditioning loans, 28 percent.

Inecreases in lending activity of savings and loan
wssociations were general throughout the country.
[n all Bank Districts the volume of new loans
made during March was greater than in the preceding
month or in the same month of 1944.

During the first three months of this year, all
savings and loan associations made new loans

TOTAL LOANS MADE BY ALL SAVINGS AND LOAN ASSOCIATIONS
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May 1945

aggregating almost $350,000,000, an inerease of
about 18 percent over the $295,000,000 of new loans
made during the first quarter of 1944 and almost
one-third more than the volume of new loans made
during the same period of 1941. [TaBrLes 6 and 7.]

MORTGAGE RECORDINGS—Sharp
expansion during March

Mortgage-financing activity throughout the coun-
try expanded sharply during March, the estimated
$433,000,000 of nonfarm mortgages of $20,000 or
less recorded during the month representing an in-
crease of about $95,000,000, or 28 percent, over the
total for the preceding month. All types of lenders
shared in this rise, with increases ranging from
20 percent for lenders in the miscellaneous category
to 36 percent for savings and loan associations.

In March 1945 financing activity was 18 percent
higher than in March of last year, 61 percent greater
than in the same 1943 month, and 24 percent above
the March 1941 level. In fact, the volume of
mortgages recorded this March fell only 3 percent
short of the monthly peak established for this
series in October 1941 when a total of $448,000,000
of these instruments was recorded.

In the first three months of this year, record-
ings by all types of lenders aggregated almost
$1,127,000,000, a gain of 15 percent over the same
period of last year and about 57 percent above the
first quarter of 1943. This sharp increasc in dollar
volume resulted from both an advance in the number
of mortgages recorded and a continued upward trend
in the average size of these mortgages. The ap-
proximately 337,000 nonfarm mortgages of $20,000
or less recorded in the first quarter of this year were

Mortgage recordings by type of mortgagee

[Dollar amounts are shown in thousands}

Per- Per-

cent fe C}fg Cutrirzrléla— cent

Type of lender C?ﬁgﬁe of Mar.| record- t(?tfa]

1945 ings ‘
f‘&& amount/| (3 months) reiflogrgd-
Savings and loan associa-

tionms__ . _________._._ +36. 1 34. 9| $374,017| 33.2
Insurance companies______ +28.9 4.8 54, 585 4.8
Banks, trust companies_ _ _{4+25. 1 18. 5] 209,042 18 6
Mutual savings banks_____ +31.5 3.1 36, 442 3.2
Individuals. _____________ +23. 3 26. 5] 307,419 27.3
Others__________________ +20.0 12. 1) 145,107, 12. 9
Total. ____________ i+27. 9} 100. Oil, 126, 612 100. 0
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9 percent more than in the first quarter of 1944
and 37 percent over the same 1943 period. The
average mortgage recorded by all types of lenders
during the first three months of 1945 amounted to
$3,338, an increase of $179, or 6 percent, over the
average for the same period of last year and an
advance of $433, or 15 percent, above the average
size of mortgages recorded during the January-
March period of 1943. All types of lenders recorded
larger average mortgages during the first quarter of
1945 than in the same period of last year or of 1943.
[TaBLEs 8 and 9.]

FHLB SYSTEM—Advances outstanding

near all-time low

Federal Home Loan Bank advances outstanding
at the end of March dropped to the lowest volume
recorded since August 1933. The total of $61,059,000
was down 22 percent from that shown at the end of
February (with all Banks participating in this
decline) and 38 percent below the balance outstand-
ing on March 31, 1944. The March 1945 balance
was only slichtly more than one-fourth of the all-
time high recorded at the close of December 1941.

Following the normal scasonal trend (which had
been reversed last year) advances made during Mareh
1945 exceeded those of February. This year the
total of $2,770,000 was almost twice as large as that
of the preceding month, with every Bank District
except Winston-Salem and Topeka reporting in-
creases. - Even so, except for 1943 and 1935, total
advances were the lowest ever reported during
March. They were down 13 percent from the
amount that was advanced in that month of 1944.

Repayments made by member associations to the
FHIL Banks in March amounted to $20,882,000, the
most ever received in that month. This was 16
percent more than was received in March 1944, In
spite of the comparatively high volume of repay-
ments, the March 1945 amount was 25 percent
below the figure reported in February. Only two
Banks (Chicago and l.os Angeles) registered in-
creases during March over the preceding month.

A comparison of the first quarter of this year with
the same period of 1944 shows a deerease in financing
activity., Advances made during the first three
months of 1945 totaled only $15,250,000—a third of
last year’s volume of $45,418,000. Repayments
this year, on the other hand, increased 65 percent
over those received in the same period last year—
$84,755,000 compared with $56,108,000. [TapLe 12.]
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Frow oF Privatre REPURCHASABLE CAPITAL

Total savings invested in savings and loan associa
tions during the first quarter of this year amounte
to almost $564,000,000, a substantial gain (24 per
cent) over the $453,000,000 received in the sam
period of last year. Withdrawals during the quarte
amounted to approximately $331,000,000, or abou
13 percent more than in the first three months o
1944. As a result of the greater percentage gain 1
new investments than in repurchases, the repurchas
ratio for all associations dropped from 64 to 5¢
percent. .

During the first quarter, total savings invested u
insured associations cxceeded by 30 percent invest
ments in the same 1944 period, while withdrawal
from these associations increased only 17 percent
resulting in a repurchase ratio of 56 percent com
pared with 63 percent for the first quarter of 1944
The repurchase ratio for uninsured members of th
Federal Home Loan Bank System also showed im
provement in this comparison, dropping from 69 t
65 percent. In contrast, the repurchase ratio fo
nonmember associations increased 7 points to 7.
percent.

In March, all savings and loan associations at
tracted approximately $171,000,000 of new saving:
and paid out about $93,000,000 in withdrawals, o

Share investments and repurchases, March 1945

[Dollar amounts are shown in thousands]

All in- | Unin- -
All sured | sured | Nom-
m an eri ssocia- | 0 h b mem-
Item and period atigﬁf associa- | mem- bers
tions bers -

Share investments:

Ist 3 mos. 1945_ ___|$563, 553($459, 555|364, 668/$39, 33(

1st 3 mos. 1944 ____| 453, 247| 352, 601} 61, 030] 39, 61¢
Percent change . . . +24 + 30 +6 —

March 1945 ______| 170, 887} 138, 709| 20, 319| 11, 85¢

March 1944 . ____ 142, 643, 104, 494| 22, 853} 15, 20t
Percent change.______ 420 +33 —11 —2¢

Repurchases:
1st 3 mos. 1945____{$330, 580,$258, 520/$41, 935($30, 12!

1st 3 mos. 1944 __ | 291, 293| 221, 422| 42, 137 27, 73-
Percent change . +13 +17) M +¢
March 1945 . 93, 035| 71,488 12, 820| 8, 72!
March 1944 ___ 76, 638 56, 693| 11, 705 8, 24
Percent change_______ +21 + 26 +10 +¢
Repurchase ratio (per-
cent):
1st 3 mos. 1945 ___ 58. 7 56. 3 64. 8 76. ¢
1st 3 mos. 1944 ___ 64. 3 62. 8 69.0 70. (
March 1945 _ ____ 54. 4 51. 5 63. 1 73. ¢
March 1944 _ _____ 53. 7 54. 3 51. 2 53. ¢

! Less than 1 percent decrease.
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about $54 for cach $100 invested. Durimg the same
month of last year, total share investments and re-
purchases amounted to about $143,000,000 and
$77,000,000, respectively, also yielding a repurchase
ratio of 54 percent.

INSURED ASSOCIATIONS—Liquidity

and average savings gained

At the end of March, the 2,465 insured savings and
loan associations held total assets of $5,100,000,000,
of which 31 percent was in liquid form. Cash ac-
counts aggregated $327,000,000 in March, after
increasing 21 percentr during the quarter, and repre-
sented 6 percent of total assets. U. S. Government-
bond accounts, which were 3 percent above the
December 1944 level, amounted to $1,262,000,000,
or 25 percent of assets. At the end of March 1944,
cash and Government bonds held by insured as-
sociations accounted for 23.5 percent of total assets
of these institutions.

Savings represented by the accounts of 4,140,000
private investors approximated $4,500,000,000 at the
end of March and amounted to 88 percent of the total
resources of all insured associations. The average
investment in insured associations at the end of
March was about $1,095 compared with an average
of $989 one year earlier.

Despite the fact that insured associations made
$266,000,000 in new mortgage loans during the first
three months of this year, net first mortgage holdings
of these institutions rose only $41,000,000 to approx-
imately $3,300,000,000.

During the three months ending in March, in-
sured associations retired about $9,000,000 of
Government-share capital, reducing the outstand-
ing balance to $28,800,000. In the same period,
Bank advances were reduced from $123,500,000 to
$54,400,000. [TaBLE 13.]

FEDERAL SAVINGS AND LLoAN ASSOCIATiONS

Liquid assets of the 1,465 Federal savings and loan
associations rose 5 percent over December to a total
of $1,025,000,000, and comprised 32 percent of the
$3,238,000,000 in total resources at the close of
March. Cash represented 6 percent of the total
assets at the end of March and U. S. Government
obligations, 26 percent. Private capital accounts
amounted to $2,895,000,000, representing the savings
of 2,465,000 investors in Federal associations.
Federals made over $69,000,000 in new loans during
March.

May 1945

Progress in number and assets of Federals

[Dollar amounts are shown in thousands]
Number Approximate assets
Class of association -
Mar. 31,1 Feb. 28,1 Mar. 31, Feb, 28,
1945 1945 1945 1945
New_______ I, 632 632 (81, 098, 328 [§1, 083, 308
Converted..______ 833 832 | 2,139,614 | 2,117,016
Total . __ i 1,465 | 1,464 | 3,237,942 | 3, 200, 324
|

FORECLOSURES—Index

of foreclosures showed leveling

Nonfarm real-estate foreclosures during the first
quarter of 1945 were the lowest for any three-month
period since the series was started in 1926. From
January through March, inclusive, they totaled an
estimated 3,924, representing a drop of 8 percent
from the last quarter of 1944 and 18 percent less
than in the corresponding period of last year. How-
ever, this does not alter the fact that during the past
12 months the adjusted foreclosure index has shown
signs of leveling off, fluctuations ranging from 9.3 to
11.4 percent of the 1935-1939 average. The figure
for March was 10.8 percent.

The annual rate of foreclosures per 1,000 structures
was 0.7 for the first quarter of 1945, compared with
0.8 for the last three months of 1944. Greater
numbers of distress actions were reported in 19 states
and the District of Columbia.

Comparing the first quarter of this year with the
same 1944 period, eight Districts reported reductions
in foreclosures varying from 47 percent in Chicago
to 9 percent in Cincinnati. Other Districts showed
increases ranging from 11 percent in Portland to 148
percent in Indianapolis. [TasrLz 15.]

New Vice Chairman in Des Moines

WM ANNOUNCEMENT has been made by James

Twohy, Governor, Federal Home Loan Bank
System of the designation of Robert K. Lee Hill as
Vice Chairman of the Federal Home Loan Bank of
Des Moines. Mr. Hill, who is secretary of the
Missouri Bankers Association, will fill the unexpired
portion of a term ending December 31, 1945. He
is at present a public interest director of the Des
Moines Bank, appointed to serve in that capacity
for a term to end in December 1947.
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Table 1.—BUILDING ACTIVITY—Estimated number and valuation of new family-dwelling units
provided in all urban areas in March 1945, by Federal Home Loan Ban District and by State

[Source: U. 8. Department of Labor]
[Dollar amounts are shown in thousands]

" Al residential struetures All private 1- and 2-family structures
Federal Home Loan Bank District and State N l(lirxil?l(linogf &%I?tlsl& Permit valuation Nug;‘;)fﬁi%fgfi%lg - Permit valuation

March 1945j March 1944 | March 1945 | March 1944 | March 1945 | March 1944 | March 1945 | March 1944
UNITED STATES.ooo ... el 8,039 12,361 $26, 350 $36, 674 7,249 8,087 $24,038 $26. 375
N0 1—BOSEON -« . 67 109 254 448 55 109 212 48
Connecticut. | . ... 18 | 3{ 82 156 18 36 82 156
laine_ ._____ . 14 | .. 65 | .. - T 2 P 65
Massachusetts . 57 164 217 35 57 122 217
New Hampshire ... .. e e e e e
Rhode Island ... R 2 8 10 2 2 8 10
Vermont . el BN DR IR P R P
No. 2—New York.___....__.....___._.___._.._ e 85 119 327 414 82 108 322 406
New Jersey . e 34 90 128 307 31 79 123 299
New York_ . ________ I 51 29 199 107 51 29 199 107
No. 3—Pittsbargh . o 53 440 128 1,322 34 28 78 902

Delaware .
Pennsylvania 45 421 124 1,314 26 249 74 894

West Virginia 8 19 4 8 19 4

No.4—Winston-Salem_ .. ____ . ... B 1,293 1,205 3,603 3,045 1, 056 686 2, 821A 1, 3&)
AlabamMa . 189 104 346 72 189 104 346 72
District of Columbia___ 273 28 854 108 152 24 506 103
Florida. __ 344 658 862 1,848 288 154 678 202
Georgia 117 303 336 76 117 208 336 873
Maryland . ___’ 99 2 322 3 99 2 322 3
North Carolina__ 90 49 250 20 90 43 250 19
South Carolina__ R 13 25 7 14 13 25 7 14
Vieginia. ... LI . 168 36 | 626 104 108 36 376 | - 104
No. 5—Cineinnati. ... 401 %60 1,701 3,756 347 739 1,508 | 3,060
Kentucky 26 39 57 81 2 30 57 81
Ohio_....._ = 218 | 788 1,107 3,396 196 567 1,101 2,709
Tennessee . ... ... 157 | 133 7 279 125 133 350 279
No. 6—Indianapolis. ... .ooooo oo el 274 1,490 1,175 6,047 250 1,001 1,133 4,736
TRAIBNA. oo . 165 391 667 1,142 141 200 625 738
Michigan. ...l i 109 1,099 | 508 4,905 109 80t 508 3,998
NO. T—CRICAEO oo 1,026 531 . 4,900 2,320 | 9712 466 4,679 R
INROIS. oo e 977 | 432 4,693 1,988 931 417 4,497 1,928
WiSCONSIN_ oo ... 49 | 99 207 332 41 49 182 230
NO. 8—Te8 MOINeS . - -« oo oo S BT 207 1,092 519 257 107 1,092 279
TOWB oo oo ] 50 9 104 4 40 9 104 4
Minnesota. 62 . 874 | .. 162 | . 874 | ..
Missouri....... 33 197 68 514 33 97 68 271
North Dakota. . 4 L I P 4 o i .
South Dakota .. ITITIIITTIIIIITIIIIITIIITTIITT 18 39 i 18 i 39 1
1,529 | L3 | 2714 2,023 1,501 1,269 2,667 1,862
66 | 31! 62 8 66 31 62 8
313 | 182 595 379 313 182 595 379
Mississippi. i , 126 | 120 105 2 126 120 105 29
New Mexico. . 66 1 63 61| 37 66 51 61 35
Texas.. . 458 | 973 1,891 1,571 930 885 1,844 1,411
0. 10—T0PeKA oo 452 | 343 1,396 917 430 229 1,340 593
COI0TA0 oo oo 291 148 1,017 420 269 34 961 96
Kansas____ : 31 16 84 10 31 16 84 10
Nebraska_ . i 27 98 106 354 27 98 106 354
Oklahoma_ . Il 103 8l | 189 133 103 81 189 133
No. H—Portland . ..o 585 861 1,914 2,853 417 600 1,523 2,059
Tdaho___ 60 | 129 270 372 60 69 270 233
Montana. 38 27 60 7 3% 7 60 16
Oregon. o 106 266 367 927 106 164 367 578
Ttah._._.. . . 24 37 65 89 24 37 65 %9
Washington . . . 319 387 1,070 1,323 175 308 710 1,079
Wyoming... ...l T . 38 15 82 64 14 15 51 64
NO. 12-~L08 AN@EICS .- ooo oo 2,017 4727 | 7,146 13,010 1,848 2,505 | 6,663 | 8473
ATIROMA - 118 166 | 456 401 118 54 456 107
California_ ) : 1,878 4,558 6,624 12,603 1,709 2,448 6,141 8, 360
Nevada... ... 21 § 3 86 6 21 3 86 6
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Table 2.—BUILDING ACTIVITY—Estimated number and valuation of new family-dwelling units
provided in all urban areas of the United States

[Source: U7, &, Department of Labhor]

[Dollar amounts are shown in thousands]

Number of family-dwelling units Permit valuation
Type of construction Monthly totals | Jan.-Mar. totals Monthly totals l Jan.-Mar. totals
Mar. 1945 | Feb. 1945 ‘ Mar. 1944 1945 r 1944 Mar. 1945 | Feb. 1945 “ Mar. 1944 l 1945 r 1944
! ;

! —_ PR —
Private construetion_.__________ . . _________ 7,967 5,324 l 9, 022 18. 337 25,104 $26, 165 $16, 861 ; $29,052 | $57, 211 $80, 204
1-family dwellings. . __ 6, 350 4, 326 6,922 14,771 19, 340 21, 541 13, 593 22,117 46, 696 61,725
2-family dwellings '_____ 899 366 1,165 1,478 2, 551 2, 496 996 4, 258 4,072 8,616
3-and more-family dwellings 2 718 632 ] 935 2, 088 3,213 2,128 2,272 2,677 6,443 9, 863
Public construetion. _ .. . L ... .. 72 [ 3,339 72 7,323 185 0 ‘ 7,622 185 16, 623
Total urban construetion___. _.___._.___. 8, 039_ 5,324 12, 361 18, 409 32,427 26, 350 16, 861 ! 36, 674 57, 396 96, 827

1 Includes 1- and 2-family dwelling combined with stores.
2 Includes multi-family dwellings combined with stores.
r Revised.

Table 3.—BUILDING COSTS—Index of building costs for the standard house in representative
cities in specific months !

[Average month of 1935-1939 = 100]

1945 1944 1943 1942 1941 1940 1939
Federal Home Loan Bapk District and city
April Jan. Oct. Jnly April April April April April April

No. 2—-New York:

Camden, N, J___ 145. 2 143.2 . __ 143. 6 140.7 137.3 138.8 117.3 108.8 103.7

Newark, N. J_ - 161.9 159.7 159.3 157.1 156.1 137.0 114.7 106. 6 103. 4

Albany, N. Y ___ - 151.4 148.0 143.8 140. 4 130.4 123.2 119.4 103.3 101.6

Buffalo, N. Y - 149. 4 r145.1 145.1 142.1 140.0 130.8 125.4 112.0 100.9 100. 2
No. 6—Indianapolis:

Indianapolis, Ind* 146. 5 146.5 146. 5 146.4 143.5 125.9 126.1 116. 5 96. 8 105.3

Detroit, Mich* - 152.9 152.3 152.1 152.6 149. 6 128.8 123.3 108.7 102.0 107.2
No. 8—Des Moines:

Des Moines, Towa*_ _______ .. .. . .. 120.9 120.7 120.9 121.1 118.4 116.1 115.2 106. 0 102. 6 101. 6

St. Louis, Mo*. .. 127.1 126.7 124.6 123.0 123.4 120.9 125.4 109. 2 99.3 98.2

Sioux Falls, 8. D* 130.5 130. 3 130.7 130.4 127.7 126.2 119.4 108.3 101. 5 104.0
No. 11—Portland:

Boise, Idaho* ____. . 139. 4 139.7 140.8 137.2 136.8 126. 4 126. 2 112. 4 106. 2 104. 6

Portland, Oregon*.___ - 143.4 143. 4 143.6 140. 9 140.9 133.0 115.1 104. 2 r98.9 r94.8

Salt Lake City, Utah*__ - 129.1 129.7 129.7 126.8 126.8 122.8 119.6 106. 2 102.8 103.0

Seattle, Wash* - 138.9 138.9 138.9 134.6 133.7 126. 6 123.8 110.6 103.6 102.7

‘I}r%de:ges 10( April 1941 and thereafter have been revised in order to use retail material prices collected by the Bureau of Labor Statistics.
r Revised.

1 This index is designed to measure the changes in the costs of constructing a standard frame house and to provide a basis for the study of the trend of costs within an
(iindilxl‘ﬁdual community or in different eities. The various units of materials and labor are selected in accordance with their contribution to the total cost of the completed

welling.

Material costs are based on prices for a limited bill of the more important items, Current prices are furnished by the Bureau of Labor Statistics and are based on
information from a group of dealers in each city who report on prices for material delivered to job site, in average quantities, for residential construction. Because of
wartime conditions, some of the regular items are not available at times and, therefore, substitutions must be made of similar produets which are being sold.

Labor costs are based on prevailing rates for residential construction and reflect total earnings, including overtime and bonus pay. Either union or nonunion rates
are used according to which prevails in the majority of cases within the community.

Figures presented in this table include all revisions up to the present time. Revisions are unavoidable, however, as more complete information is obtained.

Cities in FHLB Districts 2, 6, 8, and 11 report in January, April, July and October of each year; those in Districts 3. 5, 9 and 12 report in February, May, August
and November; and those in Distriets 1, 4, 7 and 10 report in March, June, September and December.

UPPORT THE 7t WAR LOAN!
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Table 4—BUILDING COSTS—Index of building costs for the standard house

[Average month of 1935-1939=100]

- l i i [l
Element of cost Mar. 1945 Feb. 1945 Jan. 1945 | Dee. 1944 | Nov. 1&544{{ Oct. 1944 | Sept. 1944} Aug. 1944] July 1944 x June 1944 | May 1944 | Apr. 1944 | Mar. 1944

I H
Material ____ ... 132.0 { r131.8 | TI31.6 | rl3L5 1315 f 131.3 131. 2 J 131.3 131.0 130.7 130.3 129.7 129.1
Tabor .. ... . ___ 140. 2 f M1 7140.0 | 1400 139.9 1 139.1 138.5| 137.3 137.3 137.5 137.3 137.0 136.8
Total. ... 134.7 } r134.6 134.5 | 134.4 ' 13440 133.9] 1337 ‘ 133.3 133.1 133.0 132.7 132.2 131.7

i ! ' i
r Revised.

Table 5.—BUILDING COSTS—Index of wholesale prices of building materials in thé United States

[1935-1939=100; converted from 1926 base]

[Source: U. 8. Department of Labor]

a5 . Paint and :
. All building { Brick and H Plumbing Structural
Period materials tile Cement Lumber pauﬁaxlléate- and heating steel Other
1943: March_ ... 123.3 108. 6 103. 4 r152.2 1257 118.8 103.5 110. 3
1944: March_ . ... 127.5 110. 4 102.7 167.8 128.4 120.6 103.5 111.2
April .. ... 128.6 110. 4 103.1 170.8 128.4 120.6 103. 5 111.2
May. . o 129.2 110. 6 105. 8 171. 5 128.7 121.4 103. 5 111. 4
Jane . .o 120.4 110.7 105.8 1715 130.0 121.4 103. & 111.4
JUY e 129. 4 110.8 105.8 171.7 129.7 121. 4 103.5 111.5
August ... el 129.5 110. 8 105.8 171.9 128.7 121.4 103. 5 111. 6
September_.. .. .. ___. 129.5 11..7 106. 3 171.5 120.7 121.4 103. 5 111.7
October_ ..o 129.9 115.3 107.0 171. 3 130.3 121.4 103.5 111.7
November. 130.0 115. 6 107. 2 1713 130.7 121. 4 103. 5 111, 7
December. 130.0 115.9 107.0 171.3 130.7 121. 4 103.5 1117
1945: January. ..o ... 130.4 121. 5 106. 9 171.3 130.7 121. 4 103. 5 111.9
February . . 130.6 121.6 108.7 171.4 130.8 121.4 103.5 112.0
Mareh_ ... 130.8 121.8 109.1 171.3 130.7 121.4 103. 5 112.3
Percent change:
March 1945-February 1945 .. .. __ —+40.2 —+0.2 —+0.4 —0.1 —0.1 0.0 0.0 +0.3
March 1945-March 1944 .__ . . ______ —+2.6 +10.3 —+6.2 +2.1 +1.8 0.7 0.0 +1.0

* Revised.

Table 6—MORTGAGE LENDING—Estimated volume of new home-mortgage loans by all savings

and loan associations, by purpose and class

of association

[Thousands of dollars)
1 Purpose of loans Class of association
. : Total
Period !
Construc- | Home pur- | Refinanc- l Recondi- Laﬁa&shgr loans Federals State Nonmem-
tion chase ing ’ tioning purposes members bers
|

1948 . el ! $106, 497 $802, 371 ‘ $167,254 $30, 441 $77,398 | $1,183, 961 ‘ $511, 757 $539, 209 $132, 905
January-March. ... . ... 20, 339 127,139 { 38,792 5, 997 16, 098 208, 365 87,806 93, 680 26, 879
March_ ... 8,572 55,235 l, 14,874 2,377 6,127 87,185 37,850 38, 595 10,740

1944 il 95,243 ‘ 1,064,017 | 163,813 30, 751 100,228 | 1,454,052 669, EE_ 648, 670 135, QE
January-March. .o 28, 194 | 202, 984 | 36, 353 5,747 21, 994 205,272 | 135,103 130, 281 29, 888
MAFCR - -« oo 9,127 81,846 14,422 2,266 8, 469 116,130 1 53, 883 50, 686 11, 561
April.__ 13,484 85, 568 13,491 2,679 7,421 122,643 57,045 54,212 11, 386
May.._. 7,338 08, 872 14,415 2, 967 8,931 132, 523 59, 229 60, 141 13,153
June._. 9, 663 103, 276 14, 963 2,957 9, 850 140, 709 64, 474 63, 851 12, 384
July.__. 7,078 93, 232 13,871 2, 841 8,014 125,036 57,164 56, 539 11,333
Angust___ 7, 589 105, 050 14,152 3,067 8,816 138,674 64, 400 61,377 12,897
September. 5,923 101, 884 14,495 3,160 8,993 134,455 63,489 59,162 11, 804
October._._ 6,095 101,461 15,253 2,699 9,720 135,228 61, 965 60, 945 12,318
November. 4,635 90,182 B 13, 265 2, 507 7,785 118,374 54, 978 52, 241 11,155
December. 5,244 81,508 | 13, 555 2,127 8,704 111,138 51, 586 49, 921 9,631

1945 ! |
January-March_____________ S, 14, 259 259, 942 | 40, 613 6, 421 28, 556 349, 791 165, 769 153,715 30,307
January . ... 3,772 76,495 12,167 1, 868 7,999 102, 301 46,439 46, 452 9, 410
February 3,081 78,140 12, 524 1,994 10, 270 106, 009 49, 900 46, 575 9, 534
March ... .. .. 7,406 105, 307 15, 922 2, 559 10, 287 141,481 69, 430 60, 688 11, 363
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Table 7.—LENDING—Estimated volume of new

loans by savings and lcan associations

{"Thousands of dollars]

Table 8. —RECORDINGS—Estimated nonfarm
mortgage recordings, $20,000 and under

MARCH 1945
{Thousands of dollars]

- i Cumulative new loans I o | |
New loans ! . - (Savingsty oo Banks: Mu-
Federal Home Loan (8 months) Feders! Home Toan i and | I’;&‘:{ ; and | tual | Indi- i Other l
Bank District and (————= T e s s Bank District , loan ((*om- i trust | sav- vi(]l- | mort- | Total
class of assoeiation Mar. Feb, | Mar. ! poreent and State L associa~ o Coml- 1 Ings uals !gagees
1945 1945 ‘ 1944 1945 1944 change ! tions | i panusl banks ‘ l
——————— - - ey S o i - | | |
TNITH 3 N 3 Tl Iy H
UsiTED STaTes. | $141,481] $106, 009 $116, 1301,1;349, VLE5,22 4185 UNITED STATES.... $151, 3611$20, 669880, 000, $13, 599,
Federal _____ 69,430 49,900  53,883| 165, 769| 135,103] +22.7 3, 050
State member 60, 688 46,575 50, 686| 153, 7151 130,281 +18.0
Noumember_ 11,363 9, 534 11,561 30,307| 26,888 +1.4
< 541 5,875 7,136| 20, 268] 18,385 10.2
Boston. o ooee ’ ol > _ T Rhode Island.
Federal _____ 3,7420  2,499]  2,683] 8,688) 6,233 4+30.4 Vermont
State member _ 3, 059 2,776 3,313 9, 491 9, 238 +2.7 . B o e == :
Nonmember_ .. ____ 740 600/ 1,140( 2,089 2,914] —28.3 New York.________.__. 5,709 5,336 13, 058[ 5,384 41,535
e New Jersey. . 3,013) 7250 3,608 2,121 13,483
New York. ... 12,741) 8,845 8,748 31,068 22,210 +39.9 New York.______._.. 2,696) 4,611 9,362] 3,263 28.052
Federal ... ,385) 2,936 2,319 10,580{ 5641 4876 Pittsburgh..._._______. 10,436 1,455) 7,139 374| 6,259 2 654 928.317
State member. _______ 6, 241 4,442 4,882 15,238 12,456 4223 el
Nonmember.________. 2, 113 1,467 1,547 5,261 4,113 +27.7 Delaware . __________ 206 119 169 37 267| 83| 881
L] [ e Pennsylvania 9,201 1,041 5,554 337 5,378| 2,408 zg, 919
S svania ST ael 4 . P
Pittsburgh .. ... 1,108 8,304] 9,492 28 1100 24.462] +14.9 West Virginia. .- 1029 295 L4 bia| 163|317
— — ik N - 5 5, 29¢
Federal ... 5,305 3,851 4,246 13,198 10,88 4213 Winston-Salem ... _ 16,765 2,598 5614 127 16,317 3,808, 45,229
State member_ . _ 3, 661 3, 052] 2, 952 9, 882 7,968 +24.0 Alabama..._ .. _____ 579 261 1,077 4121 2 796
Nonmember..____._. 2,142 1,401 2,204] 5030] 5614) —10.4 District of Columbia.| 2,823 241 1,920 416] 5,908
(F}Iorida ,,,,,,,,,,,,,, 2,237 552 6,054| 761 10,394
“inston-§ - 15,724 38l 376 5 eorgia__ 1,889 290 1,439]  443| 5,366
Winston-Salem_________ 17,097 14, 212 8, 72 44, 638} 37,659 Jif: IVIaryl%ld,_,',__ 108t 129 1571 297 6787
Federal, ... 9,577 7,501f 9,206 24,217| 20,582 +17.7 North Carolina 2,332 689 1,379) 604 5,446
State menber. 6,656 59016 5777 18,000 14,993 4201 South Carolina. 433 262 7550 284 2,199
Nonmember. . ______ 864 795 741 2,421) 2,084] 4+16.2 Virginia. ... 2,386 174 2,113 670| 6,333
Cineinnati ___..______. 29, 672| 1,430 6,062 4,596 52,019
Cincinnati___._._______. 24,140 16,578] 19,295 55,789| 48,450 +15.1
o Kentueky_._.___.___. 2,894 337 978l ___ 378 156 4,743
Federal .o ... 11,273)  6,869)  7,667) 24,290] 19,582 4240 Ohio.... 26,004 730 7,667]  832( 5,039 1,659 42,021
State member 11,4650 84780 9,939) 27,757) 24,297 414.2 Tennessee. . ______ 684 363 782 . _ 645 2,781 5,255
Nonmember 1, 402 1,231 1,689 3,742 4,571 ~18.1 e e = =
R Indianapolis___________ 8,439] 1,996] 7,380 53| 3,358] 2,129 23,355
Indianapolis . ... 7,517|  6,978] 59237 20,111 16,716 +20.3 {J}diﬁma 77777777777777 5981 630 2,556 53 1,137 882) 10,530
T - ichigan___________. 3,158) 1,366 4.824| 2210 1,247] 12,816
Federal . __.__ ... ___.. 3,061 3,5660 2,827 10,308] 8,170] 426.2 & o it Ileieied ::2:2= il ::‘:8?’
State member 3,323 2,972 2,733 8,812y 7,670 +14.9 Chicago.... 18,484] 1,216 5,661 1 7,573| 9,655 42,597
Nonmember.. ... . 233 440 363 991 &76|  +13.1 bl ot M M 8 o1 8 % 891
THinois.... ... 14,215 727 3,624 .. .. 4,414/ 9,129 32,109
Chicago .-~ .. 17,176  11,875)  13,193| 38,937) 31,883] 4221 Wisconsin_...______. 4, 269) 489 2,027 18] 3,159 526 10, 488
Yederal 7.437) 4,892 5618 16283 13,058 o407 Des Moines.___.._..__. 9,492) 1,683] 6,808] 156\ 5,764| 4,317 28,220
State member . , 8,635 5810 6,412 19,427 15819] +22.8 T -
R f g s : ol B 2 Towa ... 2, 581 214] 1,826 ... __ 1,014]  355] 5,990
Nonmember._______.. 1, 104 1,173 1,163 3,227 3, 006 +7.4 Minnesota 3195 b p 1,073 7,167
= == === Missouri._.____ 3,212 2,857 13,866
Des Moines. . ________ 8,915 6, 101 7,305 21,124| 16,480 428.2 North Dakota. 286 18 540
S —— South Dakota. _..____ 218 14, 657
Federal .____._.__.__. 4,561 2,922 3,329 10,172| 7,761} +31.1 . —— =
State member 3,139 2,222 2,959 7,793] 6,325 423.2 Little Rock_________.__ 9,455 2,693 27,006
Nonmember._________ 1,215 957 1,017 3, 159 2,394 +32.0
. _ S Arkansas. ... . . .. 570 25 332, 515 57| 1,499
) —= = Louisiana._ 2,456 1,701 206 1,507 372 6,242
Little Rock.___________ 7,448 5, 767 6,244| 19,641] 18,015 +9.0 Mississippi_ 386 6 268 535 157| 1,442
. - ~— - New Mexico. ... 27 6l 184 393 12 865
Federal __.___._.._._ 3,647 2,871 2,7971  9,713|  7,166| +35.5 Texas.. . 5.773] 2,315| 1,516 5,349 2,005 17,048
State member. 3,717 2,801 3,349 9,678] 10,608 —8.8 —_— iy
Nonmember. .. ______. 84 95 98 250 241 +3.7 Topeka. .. ._______.____ 8, 776/ 930| 2,655 .. .___ 5,934 1,597 19,892
S B - a i, o 0 Colorado_._._______.. 1,365 124 2,000 641l 5658
Topeka. ... 7,645 6,211 5807 20,080 14,871 4350 Kansas 2590 1 638l 910|140
Foderal . 4,087 3,351 2,885 10,703] 7,284] 469 ooras«a. 1.258 364 572 1801 2,637
State member. - 2,314 1.722] 1e03| 5036 4136 435 Oklahoma....______. 3,634 204 L7 468 717
Nonmember N 1 Zf _‘23‘8 1,319 3,430) 3,451 ~0.6 Portland...____________ 4,961 528| 3,890| 556/ 3,933 1,718 15,586
Portland. ... _..._.__. 4,923 4,023 3,930 12,902| 9,364 -37.8 Idaho.. ... . ______ 371 35 417 670 1,076
. Montana 235 27 259, 501 709
Yederal ... 3,242 2,656  2,714| 8330 6,396 +30.2 Oregon 1,583 218 362 54| 1,583 2320 4,032
State member. 1,526 1, 192 1,103]  4,097] 2,592] +58.1 Utah.._. 476 150 725 .. 307 148 1,808
Nonmember__________ 155 175 113 475 376 426.3 \’Vashu}g on 2,171 98| 2,289 502! 1,062) 1,195 7,317
[P S Wyoming____________ 1250 . 190, ... 305 26 646
Los Angeles. ..._..___. 15,1400 11,240) 13,338) 37,133 36,777  +L.0 Los Angeles.__._______._ 15,487) 2,811 20,171 33,378| 12,153| 84,000
Federal . .. . 8,123| 5,086 7,592 19,287 22,350 —1I3.7 336 568l 1,515 85 2 504
State member 6,9520 5192 5604 17,604 14179 4242 15,0621 2,811 19, 465/ 31,493) 12,047| 80,878
Nonmember__________ ()5; 62 77 242 248 —2.4 89| . 1381 370) 2 618
May 1945 945
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Table 9.—MORTGAGE RECORDINGS—Estimated volume of nonfarm mortgages recorded

.
[Dollar amounts are shown in thousands]

; T :
Savings and loan i Insurance Banks and trust | Mutual savings i [ vons
associations } companies companies banks Individuals ' Other mortgagees| All mortgagees
Peried — i
; | . .

Total Porcont; Total |Percent; Total Percenti  Total |Percent| Total Percent’ Total |Percent Total Percent

1944 .. $1,563,678 33.9 J‘ $256, 173 5.6 | $877,762 ‘ 19.0 ; $165, 054 3.6 [$1,134,054 24.6 ; $613,908 13.3 | $4, 610,629 100. 0
January-March______________ 312, 802 31.9 61, 998 6.3 193,006 | 19.7 30, 280 3.1 233, 982 23.9 147,675 15.1 979, 833 100. 0
March .. __.__ 121, 210 32.9 22. 660 6.1 70. 570 19. 2 11. 255 3.1 89, 136 24.2 53, 409 14.5 368, 240 100. 0
April. 127,429 34.5 19,671 5.3 72,438 19.6 12, 338 3.4 89. 466 24.2 47.926 13.0 369, 268 100.0
May__ 139, 748 34.5 21, 794 5.4 79,083 19.5 14, 882 3.7 95, 730 23.6 53, 858 13.3 405, 095 100. 0
June__ 145,893 34.6 22.215 5.3 79,453 18.8 15. 536 3.7 99, 140 23.5 59, 394 14.1 421, 631 100. 0
July. 138, 762 33.7 24,707 6.0 80, 858 19.7 15. 261 3.7 98, 134 23.9 53, 354 13.0 411,136 100. 0
August__. 149, 835 34.8 22, 646 5.2 83. 094 19.3 15,920 3.7 104, 215 24.2 55, 066 12.8 530, 776 100.0
Septembe: 146, 151 35.1 22,432 5.4 77,000 18.5 15, 447 3.7 104, 479 25.1 50, 676 12.2 416, 185 100.0
October____ 148, 131 35.0 20,985 5.0 76, 181 18.0 16, 552 3.9 109, 767 26.0 51,223 12.1 422,839 100.0
November_ 134, 359 34.1 20, 543 5.2 71,752 18.2 15,176 3.9 103, 513 26.3 48, 206 12.3 393, 639 100. 0
December_._. 120, 568 33.5 19, 182 53 64, 807 18.0 13, 662 3.8 95, 568 26.5 7 46,440 12.9 36¢, 227 100.0

1945
January-March______________ 374,017 33.2 54, 585 4.8 209, 042 18.6 36, 442 3.2 307,419 27.3 145, 107 12.9 1,126, 612 100. 0
January._ . _.____ ceeo-| 111,480 31.4 17,882 5.0 65, 109 18.4 12, 500 3.5 99, 200 28.0 48, 407 13.7 354, 578 100. 0
February .__. o 111,176 32.8 16, 034 4.7 63,933+ 18.9 10, 343 3.1 93, 248 275 43,963 13.0 338, 697 100. 0
Mareh. . 151, 361 34.9 20, 669 4.8 80, 000 \ 18.5 13, 599 3.1 114,971 26.5 52,737 12.2 433, 337 100.0
|

Table 10.—SAVINGS—Sales of war bonds* Table 11.—FHA—Home mortgages insured ?

[Thousands of dollars] [Premium paying; thousands of dollars]

Period Series E Series F | Series G Total Redemp- . Title IT ) _Total
tions Period . Title VI insured
~ L. (603) at end of
1944 ... $12,379,801 |  $772,767 | $2,891,427 |$16,044,085 | $13, 263, 168 sew Existing period
Mareh.______.__ 575,714 22,933 110, 347 709, 054 261, 549 . . -
April. 605,700 | 19,306 | 113,598 | 738,543 | 230614 S0 ) MzIml wLOZ) 85494374
May 624, 253 15,287 | 111,088 | 750,628 271, 597 81 18,319 37,738 | 5,600.636
June. 1,340,794 | 115,110 { 377,284 | 1,842,147 241,278 81 17,768 34,238 | 5 652,723
July 1, 686, 500 101,082 | 337,450 | 2,125,050 220, 145 82 18,322 12,322 | 5,713,449
August 499, 357 17, 807 85,272 | 602,436 272,125 g0l o0 o i lee | sy ool
September . 590, 827 15,953 $5.286 | 692,066 277, 445 : 1o 6o7 12509 | 5 s44 599
October. . 598, 570 13,653 82, 871 695, 094 394, 846 40 21,941 43,354 | 5,909, 034
November____._| 806,817 12, 680 173,858 | 1,023,355 376, 053 Nesember 4 51 646 35052 | 5 060, 687
December__.__._ 1, 855, 300 124, 669 4085, 880 2, 385, 849 358, 572 December_ . .. .____ 31 18: 269 36: 573 6, 024, 560
1945
803,819 42,03 | 228327 | 1,074,180 533,443 oAb JHRMANY oo e 19, 008 e Sos2z:s
653, 222 30, 695 164,073 | 847,990 317,083 Maroh : 16 450 S0 ase | B 50r
712, 133 26, 487 150,456 | 889,076 437,892 AOHeseeoeoeneeoes g < » 1%
1 U, 8. Treasury War Savings Staff. Actual deposits made to the creditof 1 Figures represent gross insuranee written during the period and do not take
the U. 8. Treasury. account of principal repayments on previously insured loans.

Table 12.—FHL BANKS—L ending operations and principal assets and liabilities

[Thousands of dollars]

] ]
I Len %rﬁco}}l)elrgzztslons, Principal assets, March 31, 1945 i Capital ia\nI grxe)ll;xglcu;g‘liélabﬂmcs,
_! Total assets
Federal Home Loan Bank Ad o M:lzgcg 131,
: Repay- | oo.ances X overn- o2 Member 4
Advances A outstand- Cash ! | mentsecur-) Capital 2 } Debentures H
ments ing ities deposits
BOSLON . - - o $105 §1,287 $6, 822 81, 654 $15, 039 $20, 243 $2, 000 $1, 327 $23, 575
New York. - 78 1,957 4,446 1,193 48, 400 27, 846 5, 000 21, 289 54,156
Pittsburgh___ 274 1,264 7,028 4, 508 13,229 16,954 5, 500 2,393 24 864
Winston-Salem 70 1,224 4,395 1,428 13,001 17,959 | ___ 921 18, 883
Cincinnati_ . __ 192 1,360 3,118 3,679 34,795 26, 688 2, 500 12, 664 41, 884
Indianapolis. - 93 1, 580 5,758 2,223 18,127 14,833 5, 000 6, 361 26,212
Chicago____ - 1,031 4, 060 10, 487 3,284 20, 947 23, 260 6, 000 5,726 35,011
Des Moines. I 98 722 2, 268 1,043 20, 623 13, 288 8, 500 2,197 24,003
Little Rock . 120 . 470 3,742 786 10, 220 12, 565 2, 000 225 14,796
Topeka. __ - 69 275 2,875 1,279 8,192 10, 891 1, 000 476 12, 369
Portland.___ - 75 887 377 418 11,113 8§, 663 2, 000 1,291 11, 959
Los Angeles .- 565 5,796 9,743 3,245 19, 691 16, 357 10, 500 5,872 32,757
March 1945 (Combined totaly . ___ . .. ___________. 2,770 20, 882 61, 059 24,740 233,377 209, 547 50, 000 60, 742 320, 469
February 1945. oo 1, 534 /000 | 79,170 27,437 | 19,784 | 208,353 50, 000 41,894 | 300,385
March 1944 . .. 3,180 17,965 99, 378 30, 237 164, 706 201, 684 64, 300 24,207 294,975
i Includes interbank deposits, 2 Capital stock, surplus and undivided profits.
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Table 13.—INSURED ASSOCIATIONS—Progress of institutions insured by the FSLIC

[Dollar amounts are shown in thousands]

t ‘ 1 Operations
| S spivate ¢ (Govepn. | Foderal
. | Number| g | Net st | et | epare | Ot | Home | T ow ori
Period and class of association gr %tx_sso- assets mnrtgages ‘ Cash 3004 chasable share ]I%‘gxalﬁ r);érv; I\e;};tgrl- Private | Repur-
ciations holdings | capital capital i A repur- chase
advances, gage invest- chases ratio
loans ments ’
ALL INSURED ;
1942: March...._ ... __________ 2,358 | $3,335,101 | $2, 774,108 | $161, 801 $52,584 | $2,612,736 | $185 664 | $167, 535 $56, 934 $56, 701 $47, 086 83. 0
December ... . ____ 2,398 3, 651, 598 2,871, 641 ! 256, 470 193,452 | 2, 983,310 169, 167 113,977 46, 705 91, 029 30, 219 33.2
1943: March.._._______._________. 72, 4151 3,69C.918 | 2,868,410 | 260,749 | 241,818 | 3,105,080 | 120,138 66, 970 61,139 83, 403 48, 955 58.7
June_....______ 2,428 3, 880, 999 2,918, 577 276, 785 376, 177 3,270, 834 119, 252 78,155 76, 899 103, 939 33, 704 32.4
September. 2, 440 4,037, 926 2,971, 411 186, 954 580, 087 3, 389, 891 69, 920 118,153 87,878 83, 970 60, 019 71.5
December_ ... __. 2,447 4,182, 728 3,009,025 | 302, 556 581, 651 3, 573, 896 69, 693 100, 340 70,973 118, 496 37, 885 32.0
1944: March ... ... __ 2,452 | 4,327,868 3, 035, 201 228, 303 788, 854 3, 710, 356 50, 868 90, 103 87,163 104, 494 56, 693 54.3
June_......__ 2, 461 4, 583, 568 3,117, 585 239,936 | 954,934 3,922,705 50, 832 118, 743 105, 245 127,945 46, 560 36. 4
September___ ._ 2, 460 4,713,875 3,202, 359 256,250 | 997, 983 4,092, 609 37,721 86, 840 101, 658 122,016 56, 102 46. 0
December. . ..o ... 2,466 | 5,012,662 | 3,259,819 | 269,701 |1,227,451 | 4,333,739 37,701 | 123,466 83,408 | 142,291 45, 985 32.3
1945: March......_..__________ 2.465 | 5,136,903 | 3,300,601 | 327,151 il, 262,429 | 4,538,426 28, 781 54, 365 l 110,287 | 138,709 71,488 51.5
FEDERAL | | 7 T N a - o
1942: Mareh . _________________. 1,461 2,137, 579 1,832, 341 99, 247 28,775 1, 667, 683 150, 776 123, 748 36, 325 37,377 30, 000 80.3
December.__________.____. 1, 467 2, 299, 895 1,853,868 | 164, 430 117, 339 1, 882, 051 137,208 84,135 27,381 58,937 18, 530 28.0
1943: Mareh. ________________._._. 1, 467 2, 300, 638 1, 839, 302 , 7 146, 537 1, 953, 846 96, 109 46, 820 37, 850 54, 824 30, 238 56.2
June_. .___. 1, 468 2, 426,079 1, 865, 991 170, 730 235, 524 2, 060, 502 96, 109 56, 553 46, 730 68, 235 19, 586 28.7
September. 1,471 | 2,523,737 | 1,896,312 | 109,181 | 369,954 | 2 135010 | 55,02 87,64% | 54,100 | 53,138 | 37,274 70.1
December. .. _.___._._____ 1, 466 2,617, 431 1,915,771 183,038 373,325 2, 257, 002 55, 021 74, T80 43, 647 76,677 21, 569 28.1
1944: March.._._.._.____________ 1, 466 2, 709, 897 1,927, 122 135, 664 509, 170 2, 346, 042 39, 957 63, 892 53, 883 68, 276 36, 182 53.0
June.___. e 1, 465 2, 881, 276 1,972,881 48,913 620, 016 2, 488, 785 39, 948 84, 602 64, 474 83, 856 25, 969 31.0
September. . - 1, 464 2, 961, 860 2,024, 635 151,862 | 652, 085 2, 599, 565 29, 562 60, 877 63, 489 79,126 35, 570 45.0
December_ o . ___ ... 1, 464 3, 168, 731 2, 058, 045 166, 764 | 810,013 2, 760, 927 29, 647 90, 257 51, 586 93, 400 26, 049 27,9
1945: March_____________ ... .. 1, 465 3,237,942 | 2,081,813 192,904 | 832,311 2,895,120 22, 616 37,109 [ 69, 430 91, 627 46, 574 &0. 8
sTATE |

1942: Mareh_ ... ___________. 897 | 1,197,522 941, 767 62, 554 23, 809 644, 753 34, 888 43,787 20, 609 19,324 17, 086 8.4
December_ .. __________ 931 1, 351, 703 1,017,773 92, 040 76,113 1,101, 259 31, 959 29, 842 19, 324 32,002 13, 689 42.7
1943: March_____._________ ______ 948 1, 390, 280 1, 029, 108 | 103, 957 95, 281 1,151, 234 24, 029 20, 150 23, 288 28, 579 18,717 65. 5
June..._. . 960 1,454, 920 1, 652, 586 106, 0565 140, 653 1, 210, 332 23,143 21, 602 30, 169 35,704 14,118 39.5
September___ - 969 1, 514, 189 1,075, 099 77,773 210, 133 1, 254, 881 14, 899 30, 505 33,778 30, 832 22,745 73.8
Decermber___..__ ... ______ 981 1, 565, 207 1,003, 254 119, 518 208, 326 1,316, 894 14,672 25, 560 27,326 41,819 16, 316 39.0
1944: March_ 986 1,617,971 1, 108, 679 92, 639 279, 684 1, 364,21 10,911 26, 211 i 33, 280 36, 218 20, 511 56. 6
June____ . 996 1, 702, 202 1,144, 7C4 91, 023 334,918 1,433, ‘J"O 10, 884 34,141 40, 771 44, 0R9 20. 591 46.7
September_ - 996 1,752,015 1,177,724 104, 388 345, 898 1, 493, 044 8,159 25,963 38. 169 42, 890 20, 532 47.9
December_ ... 1,002 1,843, 931 1,201,774 102, 937 417, 438 1,572,812 8, 054 33, 209 31,822 48, 891 19, 936 40.8
1945: Mareh___ .. ________ 1, 000 1, 898, 961 1, 218, 788 134, 247 430, 118 ! 1, 643, 306 | 6, 165 17, 256 i 40, 857 47, 082 24,914 52.9

Table 14.—SAVINGS—Held by institutions

[Thousands of dollars}

Table 15.—FORECLOSURES—Estimated non-

farm real-estate foreclosures, by Federal

Insured Mutual Insured . H H
End of period . savings and savings commercial S;f;;m;, Home LOCII'I BGHI( DISNICt
loans ! banks 2 banks 3 g
1942: March.._____.. $2,612,736 | .. $1, 305, 427 Foreclosures Cumulative (3 months)
une. ... - 2, 736, 258 $10, 354, 533 $14, 889, 560 1,315, 523
September_____ 2,834,079 )i _.._ 1,357,718 Federal Home Loan
sCe 0 3 4 qQ s . PR _
December. ... 2,983, 310 10, 620, 958 15, 704, 991 1, 417, 406 Bank District Mar Feb. | Jan. | Mar. ﬁn. .ﬁnr Percent
. ; ' 1945 | 1945 | 1945 | 1944 2 | 05T | change
1943: March_________ 3,105,080 | . ..., 1, 492, 966 1945 | 1944
June_.___ | 3,210,834 1, 577, 526 o
September_ .. 3, 389, 891 1, 683, 497
December_ o 3, 573, 896 1,787,994 UNITED STATES. ___..._. 1,431 ) 1,340 | 1,153 | 1,693 | 3,924 | 4,766 —17.7
1944: March_________ 3, 710, 356 1, 905, 864 Boston_.___.________ 137 170 130 175 437 745 —41.3
une_ .. 3,922, 705 2,034, 136 New York. 322 283 333 454 938 | 1,207 —22.3
September_____ 4,092,609 || ... __. 2,197,701 Pittsburgh_ . 206 218 179 204 693 bwd —10.8
Pecember_____ 4, 333, 739 13, 331, 811 23,362, 909 2, 342, 297 ‘Winston-Salem 139 111 124 160 374 464 —19.4
Cincinnati__.__ 168 130 117 156 415 458 ~9.4
1945: March.___.___. 4,538,426 | .o |eooiooiioo. 2, 513, 354 Indianapolis. 37 120 66 29 293 00 | -+147.8
Chicago...... 45 60 34 109 139 260 —46.5
- " Des Moines.. 62 53 44 92 159 256 —37.9
1 Private repurchasable capital as reported to the FHLB Administration. Little Rock__ 84 46 23 59 153 120 +27.5
3 Month’s Work. All deposits. o Topeka. ... 99 62 65 63 226 162 +39.5
3 FDIC. These figures have been revised to show total time deposits of indi- Portland_____ 10 12 9 11 31 28 +10.7
viduals, partnerships and corporations. Los Angeles.________ 32 75 29 91 136 199 —3L7
4 Balance on deposit to credit of depositors, including unclaimed accounts.
March total is unaudited.
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