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FOREWORD 

The National Buildings Organisation organises training courses on the 'Socio
logical and Economic Problems in the Field of Housing' for the benefit of 'in-service' 
officials connected with the various disciplines of housing and building. The objective 
of these courses is to acquaint men in the field with the problems encountered and to 
suggest methods of tackling them suitably. Lectures on subjects concerning sociologi
cal and economic aspects of housing are delivered by specialists in the field. This 
publication is a compilation of selected lectures from the first three training courses 
held by the National Buildings Organisation. It contains 64 lectures presented under 
8 chapters. 
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The Development of Housing and Its.Relation.to Town 
Planning in the West* 

By 
Mrs. Paula Escheverrlat 

1. I was to speak to you today on the evolution 
of housing, from its earliest development to the· 
present day. I will not burden you with the events 
leading to the limitation I have set on this proposed 
title, but I will warn you that you will not hear 
today a recounting of the earliest archaeological 
findings on prehistoric camping grounds, nor of 
man's use of cave and cairn for a shelter, which 
signified a momentary fixity in space in those 
nomadic days of hunting and gatering. Nor shall 
we discourse on his gradual mastery of some of . 
the elements of his environment, his progress over 
tens of thousands of years in domesticating ani
mals, his· observations on the values and the 
characteristics of edible plants, his development of 
methods of propagation and cultivation which led 
finally to the earliest fixed village settlements. 

2. Why do I say "his" progress ? "his" mastery 
and "his" observation. In Bengal, that land par 
excellence of •mother worship', it was probably the 
"'woman" who was responsible for those early steps 
in domestication which led to the urban civilization 
we know today. "Woman", the breeder, the protec
tor and educator of her young, the provider of a 
steadier and more secure nourishment as she 
wielded the planting stick and hoe-and from the 
very forms of her body, encircling arms, enclosing 
uterus, to her skilful hands-is the shaper of the 
earliest enclosures and shelters; on the smaller scale 
the baskets, jars and pots used for storing water and 
grain, and on a more permanent scale, the woman 
has always been a full participant in the design and 
construction of shelter-the "house'. 

To this day, we see her in the village society 
largely responsible for house maintenance from day 
t~ day'""'7"Sathering thatch for roofing, and tracing 
wtth delicate fingers the elaborate drawings on wall 
B:D~ threshold that keep wealth and fortune, propi
tlatmg the goddess who protects her family or 
smoothing her dung and mud plaster over the floor. 

In. m.Y country, .she is the master mechanic with 
a haupm and a kitchen knife, the lady who wires 
th.e lamps, c?anges the washer on leaky faucets, 
Wields the pamt brush on the kitchen cabinets. She 
buys the coal, tends the furnace, bargains with the 
contractor for the new roof, and writes the cheques 
that pay for most of American domestic life. 

3. We then come to the more sophisticated 
d.evelopment of ur~an culture where we see a rever
SIOn to male domm~ce. :Man' as priest, as king, 
as tyrant, became mcreasmgly responsible as a 
sp~kesman fo! a ~~ciety, increasingly aware of the 
claims of all 1ts c1hzens and therefore hopefully, 

•From the lst Course. 

increasingly democratic. But now in this male 
dominated society, we are forced more and more 
by non-human loyalties, by unreasoning or helpless 
leaders, the urge to divert larger and larger sums to 
mankind's destruction instead .of witnessing. a con
centrating of all our energies and resources on ~on
struction--on the creation of a world where 
children can be born in safety, be educated culti
vating res,Net for others, and develop a rich 
appreciation of their own potentials, grow in honour 
and decency, with aspirations beyond the filling of 
a belly or the placating of terrible and .malevolent 
gods. · -

4. I would now like to refer you briefly to the 
. abu~da:nt sources that trace the growth of human 
ha~ttatlon: Th~ materi~s for such a history are 
a~atla~le m vaned readmgs.--of archaeologists and 
~Istonans, of . mode~ anthropological writings, and 
m the volummous literature on urbanism. The 
most recent, . and certainly a masterly presentation. 
has been wntten by Lewis Mumford in his book 
"The City in History". · · ' 

5. The reference to "readings" reminds· me of 
the provocative cross-cultural exchange we carried 
on with an English colleague last summer in 
~alcutta. Commen!ing on the not always 'purely 
mtellectual complus10ns of the academic commu
nity to p~blish, he scoffed at the numerous volumes 
by Amencan college teachers titled ... Readings in 
Urban Sociology", "Readings in Regional Plan• 
nin~"-. "In Asian Geography'' etc. ..Other than 
vahda~mg the schol!lrly ~ona~des of the author, and 
more tmportantly, msunng his departmental tenure· 
how really useful. are such readings to th~ 
student?", our English friend asked. 

"Is it not more productive for the student to 
browse fllone, in a library, stumbling on a brilliant 
~ork With an .awakening awareness and a sense of 
mde.pendent dtsc'?very, or even more important, 
~ndmg and readmg the bad books, the narrow, 
Imperfect productions of writers who sometimes 
sh?w more passion than judgement, more research 
skill than analytic ability ? Isn't it the less than 
perfect that provokes the student, that . turns him 
mto a sch_olar, debating with the· author filling in 
~he areas Ignored or misinterpreted by hlm? Isn't 
It the tussle with the hasty~ the incomplete the 
wrong . recommendation that sharpens the mind and 
the skill and develops original scholarships ? 

It is on this basis that I, with certain humility 
stand before Y';>U today. You who are experienced 
and seasoned m your own offices and who have 
come here for clear answers, or for fresh insights 
and sharper definition of the diffuse and complex 
problems that you grapple with daily. As the 

tExpert, Socia1 Science Resource Member Ford p d t" • , oun a 1on. 
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lecturer and the listener work together through this 
course. exchange roles, correct and clarify each 
other's point of.view, we may _be ~ble to h~er 
out a few pertinent recommendations for action, 
or introduce serious areas of research and explo
ration that must precede. final policy decisions. 

• 6. Let us staq \by· looking at housing in . the 
modem western ~1ty as it evolved in the · tough 
school of 19th century industrial growth. We need 
not make any lengthy disquisitions on the benefi
cent effects of this growth on the macro-economy. 
In that age were established and developed, - the 
physical and social infra-structures that have led 
finally to· the so called "Economy of Abundance". 
This is ·the society to which social philosophers of 
the West now address themselves--in terms of 
ultimate values--posing the alternative choices now 
open to us in the ·allocation of resources. Our 
potential permits ·us to choose between television 
and refrigerators on· the one hand, or schools and 
government support of the arts and sciences on the 
other.· On the allocation of resources to eliminate 

· poverty, disease, slums and traffic jams--or to 
invest further in missiles and counter missiles. 

- .1. This is the society to which the underdeve
loped world looks, from which it sets a standard of 
emulation· on the one hand or from whose failures 
it can .Ieam a lesson and avoid wastages in · an 
economy that cannot afford expensive mistakes. · 

··· 8. Th~ apparently healthy· growth. of the 19th 
Century economy, was countered by the equally 
apparent ~ocial disorganization that it generated. 

. The requirements of mine and mill took precedence 
over all other human needs; water supply was 
contaminated· by industrial waste, as was the air. 
Filmsy housing"7"Cheap and hastily built-was put 
up for . migrant workers from· the rural areas of 
Englan<L . Poverty and religious discrimination sent 

4 

·· hordes of immigrant workers to , America, where 
though employment opportunities were plentiful, 
the number _of ·hands available, their ignorance and 
strangeness in a new -environment, made the· 
grossest exploitation possible. On the edges of the 
mining towns of Pennsylvania and West Virginia 
one can still see the remnants of the incredible 
squalor of workers housing, as one can see in the 
copli lines attached to the Jute Mills of Calcutta. 

~ ( . . . 

9. In Europe and America, the factory city 
gave new opportunities for education, social and 
politicaL life. The consciences of at least some 
influential citizell$ was awakened early and local 
governments began to assume responsibility for 
socialized municipal house keeping. Technological 
developments of the time . facilitated the process. . 
Private water ~upply was replaced by public owned 
water networks, the provision of abundant water 
led to the development of sewage mains, and 
sewage . treatment plants, at least in the . larger 
cities. Street paving, permissible through the 
development of asphalt topping techniques, finally 
made possible the daily washing of streets. .Muni
cipal responsibility for garbage disposal completes 
the list of western successes. Air pollution, though 
considerably improved, is still a problem for us. 
., . 

10. Housing precoccupied the conscience of 
idealists and the Fabian Socialist Society became a 
strong pressure group. A few business men had 
launched in Bourneville and Port Sunlight in 
England, the first paternalistic model towns for 
workers. 

11. Iri th~ last decade of the 19th Century, an 
obscure little man named Ebenezer Howard con
ceived of a new idea ·and launched the garden city 
movement, as an answer to the filth and degrada
tion of human values that he saw in London. This 
movement, enlisting the support of progressive 
industrialists and wealthy reformers, successfully 
established the first two satellite cities--Letchworth 

1 and Welwyn Garden City. Howard's ideas were 
simple and logical and it was possibly their very 
simplicity, plus the dedicated· drive of their origi
'llator, that has aided in their final successful 
acceptance. There were--

( 1) Limited urban population size of 30,000. 
(2) Industrial decentralization. 
(3) Shorten journey to work (walk) (ignoring 

steel mill coke oven). 
(4) Provision of all conveQiences-shopping, 

schools, health, etc. · 
(5). Creation of an environment, propitioua 

for the active emersence of the individual. 
stifled in the urban environment. 

( 6) All to be surrounded by agricultural 
Green Belt ( 2,000 pop.). 

( 7) All land, agricultural as well as the inner 
city, totalling 6,000 acres, was to be own
ed by the development corporation. 

( 8) Series of 10 such towns, joined for 
broader commercial and cultural services. 

Howard was influenced riot only by earlier Victo
rian idealists and reformers, but by writings of 
Peter K.ropotkin, a geographer, who almost fifty 
years before his time saw the technological possi
bilities of decentralized industry and the potential 
equalization. of amenity between town and country, 
made possible through improved_· communications. 
In his book "Fields Factory and Farm" he develop
ed the~ ideas. 

12. Both in England and in America by the 
first decades of the 20th Centnry, the results of 
Fabian Socialism, the growing labour movement, 
the new - field of sociology had given birth to a 
series of · pamphlets, newspaper stories and full 
blown research studies on the life and conditiona 
of the working classes. 

13. Patrick Geddes the great biologist, socio
logist and ·town· planner, with the grasp of a 
Universal Man of the Renaissance had developed 
his great city exhibition and had stressed the im
portance of the civic survey as an aid to organic 
understanding of the functioning of the city. Aside 
from his broad human · approach to urban life, 
Geddes was a botanist and was interested in plant 
ecology, which when translated to human ecology, 
contained the elements of th~ biological as well as 
the social relations between man and his environ
ment. Gedde's unique contribution to Indian 
Planni.ng was a cautious respect for what man and 
history had wrought, and a conservative approach 
(he called it conservative surgery) in all of his 
recommendations for urban improvement. Two 
of his particular observations were, (i) the econo
mies to be gained from conservative approach 
to urban renewal : treatment of areas, based on 
the criterion of selective renovatiOn rather than 
total demolition. Aside from the actual savings 
in cash, such an approach preierve& the basic 
social matrix of the area to be improved. It has 



further considerable aesthetic significance. He 
insisted on constant and conscientious observatioQ 
in the field and the need to leave the drafting 
table or the office to walk step by step through 
every nook and cranny of the redevelopment area 
so that one may observe not only the social signi- · 
ficance of actual qualities and. conditions, but w_ith 
the creative talents of the designer one may bnng 
a sure architectural hand to the creative aspects 
of the work. The final product is not only sound 
economically and cultu~all~ but is also. more 
beautiful and more satlsfymg. I lay special em
phasis on this question of a aesthetics because 
early city planning ~hich w~s deve.loped. purely 
from the aesthetic pomt of VIew, sh!-fted Its o'Yn 
emphasis in its missionary efforts to mclude social 
and economic aspects in the stu~y of urban deve
lopment. This tended to. a. swmg ~f ~e pendu
lum which placed the ~tlstlc contnbutlon o~ _the 
architect and designer m a secondary positiOn. 
Actual construction has the virtue of being .a 
tangible sign of the future, and therefore contri
butes toward a positive morale, through a gradu
ally growing visible achievement. 

14. One, too often, hears in India that. in the 
present economic conditions we have no. time f~r 
design or aesthetics. Any good architect will 
quickly defend his profession on the ground~ that 
a good design is rational and hen¢e ec~no~Ical.
often more economical than the ummagmative 
proposals of administrators. In addition, however, 
there is no need to depreciate the absolute con
tribution of aesthetics to human society, in hous
ing and town planning work. • 

15. In America, the social reformer and journa
list Jacob Reiss had indefatigably toured the 
slums of the Lower East Side of New York, and 
after years of writing and exhortation, bad been 
instrumental in launching the first privately sup
ported model houses for workers that were built in 
the city. In England, there was even an earlier 
recognition on the part of municipal bodies of 
their responsibilities in improving housing, and I 
believe that the first corporation houses to be 
built in the late 19th Century, were in Liverpool. 

16. Jane Addams in Chicago, had after years 
of work in the slums established the first Ameri
can Settlement House-Hull House in Chicago. 
Here, university students and professional social 
workers developed the earliest techniques of 
community organization, which were later recog
nized as essential supports to any lasting solutions 
to the knotty social and physical problems en
countered in urban improvement works. 

.s 

17. The ever increasing interest of reformers in 
slum improvement was accompanied by new deve
lopments in social research skills. The University 
of Chicago Community Inventory, based on the , 
work of Ernest Burgess had laid down the lines 
for the study of human ecology by sociologists as 
well as geographers. By this time, the social 
survey of the city was amassing data on popula
tion characteristics, and social problems, as indices 
of change or social disorganisation. These data, 
on- age, sex, population growth, occupation, in
come, religion, race, etc-were analyzed through 
mapping, for their spatial connotations. This led 
to th~: observation of a ~eries of coincidences of 
similar social characteristics in specific sectors of 
the city and ended by correlating the bi~h inci-

dence of social malaise, crime, prostitution, 
disease, high death rates, divorce, suicide, etc, . 
with poverty and slums. This was what the 
proponents of public housing in America were 
waiting for. 

18. In Europe, notably in Holland, . and the 
Scandinavian countries. as well M in England 
early intervention of municipal government in sub
sidized housing for the working classes and the 
needy had been initiated even prior to World 
War I. In America, it was not until the depression, 
and the beginning of the Roosevelt era, that 
government began to take a more direct role in 
solving these social problems. From 1932,. under 
the NIRA and the PWA, housing. was supported 
by government, as part of its programs- to aid . 
industrial recovery through, consuming raw mate
rials, and giving employment to the jobless. It 
was not until 1937 that the United States Housing 
Act was finally passed3 enunciating a general_ 
housing policy for the. U.S.-subsidized housing 
related to slum clearance-as a part of the solu
tion to the physical and social ills of the economy. 
The last U.S. Housing Act-1949 amended and 
enlarged the scope of slum clearance by : 

(1) freeing the developers . from the exclu
sive requirement to construct housing · on 
slum cleared areas; 

(2) · enlarging the powers of ·municipalities 
to condemn blighted lands, and resell at 
use values for redevelopment by- private 
investors. 

. . 
The Legislation, at the· time of 1930's,~ also 

provided for an American experimentation with 
the garden city idea of E. Howard. Six · Green 
Belt towns were built-incorporating 'partial ele
ments of the English reformer's vision, and adding 
an American ingredient. · .. . . 

19. In 1927-31 there appeared in eight volumes 
a study of New York and its Environments . in 
which was an article by Qarence Perry, proposing, 
once again, a return to individual · values, the 
warmth and social utility . of close primary face
to-face associations that had been considered the 
strength of the village society, and had been lost 
in the anonymous mass of the large industrial 
city. By this time American society bad develop
ed an unhappy awareness of municipal corruption 
and ward politics where a working class vote was 
a commodity to be purchased by favour or by 
cash, and where the rich had fled the grey and 
spiritless · central core to the sunny and. bucolic 
joys of suburbia. It was assumed that here, in 
renewed face-to-face contacts, they reformed as 
active citizens, participating at all stages in local 
government decisions. Perry's response to the loss 
of prestige· and social responsibility in the city was 
a proposal to incorporate the supposed qualities 
of suburban and village life into the urban neigh
bourhood; hence the birth of the "neighbourhood 
theory" as a convenient social philosophy for 
planners, and the neighbourhood unit as a con
venient spatial tool for design. 

\ 

Together with Sir Raymond Unwin, the British 
Planner, Perry might have asked "Where is the 
spatial economy in the high density, narrow lot 
city street Plan, which provides neither safety 



nor convenience for pedestrians, and which consu
mes an unnecessarily high proportion of land for 
traffic movement ?" He presented a physical 
diagram that would not only provide a safe and 
intimate domestic scale in the residential precinct, 
but would ease traffic movement on the periphery. 
Though the core of Clarence Perry's idea, was 
face-to-face social ,'-contact, sustainable only within 
a walking distanc'et radius, since it was determined 
that the young child's daily walk to school and 
playground should not exceed t mile. the widest 
dimension of the neighbourhood unit was set at 
a half mile, with the school at its core. A popu
lation of 5,000 was assessed as a large' enough 
group to support the primary school, convenience 
shopping, church, -library etc. The most impor
tant aspect of the plan was the community centre. 
Here, local citizens would once more develop the 
strong sense of civic responsibility without which 
the surface democratic government structure fast 
deteriorates. 

20. This idea, full of reform zeal 10 1920's 
.and 30's will not have been unheard of in India, 
where in ·1957 J. P. Narayan returning from his 
trips to Yugoslavia and Egypt brought back the 
message of decentralized democracy that he had 
observed in Belgrade and in rural Egypt. 
; 21. In 1959, the Royal Commissions' Report on 

Municipal Reorganization . for London discussed 
the possibility of decentralized administration of 
certain personal services like schools, health, 
housing, etc. The latest report of Mr. B. Chatterjee 
of Delhi, proposes that the function of his 
neighbourhood councils be expanded, to exerCise 
some of the functions of panchayati raj. 

22. Let us not examine the· ·. merits of that 
proposal at this moment, but start now to examine, 
for India and the developing countries, the appli
cability of the concepts whose historical develop
ment I have just finished tracing in the West. The 
Western ·experience was gone through· so far 
without illustrating parallel developmental pheno
mena in India, or in Latin America-both of 
which I know-because, there are some gross 
similarities in economic and urban development 
between East and West; there ·are also profound 
dissimilarities. Yet the systematic exposition of 
western planning thought is · being passed on to 
Asian students, as they go abroad, and is adopted 
whole hog by Asian administrators who need 
quick solutions to real problems. 

i3. Planning schools and research agencies here 
are developing a corpus of social information and 
evaluating present construction efforts, as well as 
proposing experimental forms that may lead to 
solutions that more directly reflect Indian · and 
Asian socio-cultural conditions. I should like to 
do a bit of that kind of evaluation, now. Let us 

. start by underlining some of the obvious differe
nces between European and Indian urban deve
lopment. 

24. Though the demographic picture is roughly 
parallel to Western development, there are -signi
ficant differences. Indian urban development, 
starting 50 years later, has been developing at a 
slower pace than urbanization in the West-and 
there would seem to be good economic causes for 
it. However, migration is continuing and Indian 
cities will be expanding in population in the future. 

( 1) The proportion of urban economic 
growth carried by the Industrial and 
Manufar-turing sector has been smaller 
than that of Europe of comparable 
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periods in the history. Further, India 
~s predominant in small scale and cottage 
~ndustry types, mostly family run, offer
mg a smaller employment potential to 
the open market. 
' 

(/.) Indian urban labour force is engaged to 
a small extent in manufacturing than 
Europe was at a comparable period of 
urban growth. The · largest employ
ment sector is in service. Further 
India has the historical bad luck to fac~ 
the technical developments of today, 
where new industry is increasincrly less 
labour intensive. Service industries in 
the West are now often the major e~o
nomic base of the great urban centres-
and are increasingly becoming so in the 
smaller cities too. In Indian cities too 
the service component rises high. fu 
Calcutta it is something like 40% of 
the total labour force. This is an ele
ment that has been ignored in industry
based new town planning both in East 
and West. · 

The problem of adaptation and 
standardization of small-scale and cottage 
type . industrie~ to ~odem production 
reqmrements Is a senous one. Indian 
pl8?n~rs are studying the possible appli
cations of the Japanese experience to 
this Country, since Japan has developed 
a very successful system . of standardiza
tion and subcontracting to ancillary 
small indu~tries. 

(3) An unbalanced labour market :-since 
rationalized industry is producing the 
same products, by modem means as 
small scale industries, we have 'non
competitive production, with manufac
turers often serving two different social 
II_Iark~ts. Therefore, there is no straight 
line 10 the development of mechanical 
and administrative skills and we have 
what Bert Hoselitz calls a fractured labour 
market. This imbalance is recognized 
up and down the line, where the call to 
develop vocational education and skilled 
labour is countered with the presence of 
skilled or highly educated workers facing 
long periods of unemployment today. 
Consequently, social mobility and the 
upward pattern of adaptation to urban 
living habits is therefore slowed down. 

25. These ~ifferences in economic development 
lead us to social and cultural differences that exist 
between Eastern and Western states. . 

(1) The presence of communal groups :
The mfluence of caste and lincruistic and 
regional differences lead to 
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a spatial 
separation in the pattern of human set
tlement and a peculiar spatial immobility 
that may have to be reckoned with. The 
caste system as a whole we know is a 
further impediment to social m~bility. 
Thus, we have in Indian Cities agglome
rations of different castes and commu
nities living side by side, moving 10 
separate social orbits and served by 
separate social facilities. 

(2) In addition, the urban elite is highly 
westernized and often wide of the mark 
in. identifying with a villager, or a lowP.r 
middle class and working class groups of 



the City. We face a problem of a conflict 
in values, with planners and administra
tors proposing solutions that are often 
unrelated to the needs and aspirations 
of the people they serve. We are faced 
with the question "what is upward mobi
lity in this culture ?" Let us not get 
into the question of values of the merits 
of westernization . as opposed• to perpe
tuation of traditional culture. Let us 
simply state the actual emergence of new 
cultural patterns in the cities whether 
they are born of East or West. 

(3) Western town government grew out of 
the evolution of the city state of Renais
sance times in Europe. Municipal auto· 
nomy did not develop here due to well
known history : invasions from the 
North, Feudal wars-and the perpetua
tion of a feudal agricultural economy, 
the ultimate colonial status of the sub
continent in the last 200 years where 
crucial new responsibilities were assumed 
by the towns in Europe. Therefore, in 
India no institutions of municipal self· 
government developed, nor does there 
exist a corps of responsible municipal 
servants. 

26. Here we might return to B. ChatterJi's idea 
of using the neighbourhood counsels which ara 
presently a part of the apparatus of Delhi urban 
community development program and converting 
them to "zonal· counsels" in a decentralized urban 
Government. This suggestion has merits in that 
it saves energies of scarce good administrators and 
delegates routine administration of local services 
to lower level personnel. There is much to be 
said for the application of the principle of rural 
panchayati raj to the urban area. It is of course, 
much too early to judge the effects of the rural 
experiment, but the artificial distinction drawn 
between village and town is difficult to justify. 

27. But at the same time I draw a strict line 
between the development of local self-government 
and the expansion of the rural community orga
nizer in this function. As a planner, concerned 
with the problems of municipal house-keeping anel 
provision of services, I believe that the role of the 
community organizer in the first stage should be 
set on realistic goals that will produce measurable 
and tangible effects, rather than expanding to meet 
the diffuse needs of all levels of government and 
the undirected felt needs of the people. Let me 
stop here to underline a concept that has been 
misinterpreted in the field. "Felt need" is a 
device, a methodological tool which is not an end 
in itself. One must build on felt needs in order 
to reach a pre-determined goal within a system of 
precisely defined priorities. 

28. Let us now address ourselves to the values 
and applicability of the core principles of housing 
and planning that developed in theory and in 
fragmentary experiment between 1900 and 1947 
in the West. These are: 

( 1) The Garden City containing housing, 
work centres and ancillary services on 
land wholly uncontrolled by the develop
ment agency. 

(2) The neighbourhood as an integral part 
of what has become new town develop
ment as well as the standard applied to. 
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{3) Urban renewal and slum clearance in 
school areas. 

{ 4) Urban community development utilizing 
a technique of community organization 
as a necessary support . to improvement 
and maintenance in both old and new 
development zones. 

29. Could we discuss the results of the practical 
application of these concepts in the post-war 
period both in India and abroad ? 

. . 
30. The dramatic decision of the labour govern

ment to take up the decongestion of London 
resulted in the development of fifteen new towns 
developed on the principle of the Green Belt or 
Garden City. Here in a nut-5hell or at least in 
fifteen peanuts we can start to measure and 
evaluate the work of Ebenezer Howard's original 
idea and its expansion by American and British 
planners. We can evaluate this through a com
mentary on the success and failures in the U.K., 
U.S., and in India. · 

List of discussion topics : 
( 1) The sheer fact of their existence is sure 

proof of acceptance : 
Chandigarh. 
Steel town Durgapur. 
Bhubaneshwar. · . )·l 
Kalyani. 

{2) The idea is highly acceptable· to tho 
houseless where it offen both home and 
job. Negative example-Kalyani; under
lines naked housing as an inadequate 
solution. · 

( 3) The peculiar age, sex pyramid, the 
humps and valleys in demand for ser
vices lead to the need for careful 
phasing in supply of schools, health cenw 
tres and shopping facilities. For 
example: 

(4) 

(5) 

(i) Chandigarh sector 2Z. 
(ii) Durgapur. 

Both of these have service centres deve
loping .far from the future city centre. 
Parks need to consider climate and en
vironment ' before applying Western 
standards to open spaces. 

The lack of foresight in not providing 
for service people ; resulting from over 
emphasis of the excellent concept of an 
industrial base to accompany new hous· 
ing and neglect of secondary economic 

. sector, e.g., Kitimat, British Columbia, 
Chandigarh. 

fnacceptability to manegerial class in 
England; to conservative old residents, 
professionals, intellectuals, etc., brings 
into question the whole concept of the 
neighbourhood unit. Develop ideas of 
Louis Wirth, American sociologist, on 
the ways people live in cities ranging -
widely. Iravati Karve points out to 
village society as a strong-hold of con
servatives and reaction; the need to 
develop a broader focus in preference to 
the close-in neighbourhood centre. 



~ (6) Urban Redevlopment : · Experience in 
New York; destructions of old 
neighbourhoods; enormous costs to the 
dis{'laced population and aggravation of 
their problems. This problem repeats in 
Calcutta, displaced bustee population 
forms new· bustees; leads to the question 
of housing subsidy for re-housing slum 
dwellers, e.g.~ England and Holland, 
where 70% to 100% of new construc
tion for an· income group is subsidized 
heavily. India cannot afford this. 

Need to develop experimental mini-

.. 
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mum house types; for outlying areas; 
new development zones. The research 

· centres NBO. CBRI Roorkee. etc. have 
file drawers full of models that need 
massive experimentation. Let's go out 
and build them. Possibly the success 
of Howard's new town lays with the fact 
that he made no vast social economic 
surveys to measure the social accepta· 
bility of his idea, but, passionately con
vinced of the rightness of the solution, 
he simply went out and experimented in 
the field. 



Housing and the Stages of Development** 
by 

P,ofessor David Oak/eyf A.A. (Dip/.) (Hons.), A.R.l.B.A. , · 

1. THE HOUSING SITUATION 

1.1 Whatever standard we set up as a yardstick 
of measuring the standard in housing for the mass . 
of the people of India is low. Probably we can 
say that nine out of ten households are inade
quately housed. 

We know that this situation cannot be substan
tially changed unless the hidden resources of men 
and material now locked in the people and land 
of India are released for the corporate good. 
Housing will, eventually, only be provided for flle 
masses through nationwide economic integration, 
expansion and diversification. 

2. DEVELOPl\IENT 

2.1 We need briefly to define this for the Indian 
context. The ideas that permeate the Five Year 
Plans are in the main social and political ideas. 
They reflect ideals that require economic expan
sion for their implementation. Because this is so, 
it is erroneous to consider the Plans as being ex
clusively production-oriented. They are not. 

2.2 Economic goals are three of course : 

(i) raising of national output. 

(ii) achieving self-sustaining growth. 

(iii) making India self-supporting in world 
markets. 

2.3 To achieve these ends, a strategy has been 
evolving through the series of Plans. · This 
strategy has two main strands of thinking and 
activity : 

Strand 1 : the establishment of heavy industry 
and the rationalisation of agricultu
ral production, coal ; steel ; machi
nery and machine tools ; lorries ; rail
way engines and stock ; base chemi
cals and fertilizers. 

Strand 2 : rural redevelopment ; village agri
culture; community development; 
local construction ; rural industries ; 
the co-operative movements. 

You will note that agriculture appears in both 
strands. It is the linking strain in between the two 
strands and also the weakest point in both strands. 

2.4 These strands weaving together form the 
basic strategy of the Plans. Yet, unless there is 
an effective strategy within each strand itself they 
will neither evolve fruitfu1Jy or intertwine effective1y. 
At the present time both these strands : typified on 
one hand by heavy industry and on the other by 
community development ; pursue their own 

courses. They neither lean one towards the other 
nor make any attempt to in~rtwine into . one evol
ving strategy. These two strands work under diffe .. 
rent leaderships, within frameworks of differing 
aspirations and have quite different pre-occupa
tions. 

3. HOW ARE THESE TWO STRANDS. TO BE . 
INTEGRATED . 

3.1 What dimensions have they in common 7 
Both strands concern the changing relationships 
between land and the use of land and people. The 
relation of land to people has many dimensions 
but essentially it is a spacial relationship. Both 
strands precipitate activities that extend out· ·over 
lengthy periods of time and over very varying 
periods of time. · 

3.2 Complete integration cannot be expected 
between the two strands even if they were posi..; 
tively making an attempt to gro\\1 together, until 
many decades have passed .. 

3.3 People, space and time are the essential 
elements in the planning process, taking the land 
area as fixed and given. 

3.4 These are the essential components of. both 
strands. If they are to develop into one slowly 
evolving strand then these are the unifiers-people 
space and time--all having intimate relationships 
with land and its use. 

4. STAGES OF DEVELOPl\IENT 

4.1 These are typified by the character of the 
patterns of relationships-between people and land 
;m.d by the pattern of the distribution of the popu
lation over the surface of the land. Note the two 
extremes-an industrial nation with the majority 
of its population living in urban conglomerates, and 
a nation consisting of a constellation of villages
localised rural economics. 

4.2 Development involves a tendency to move 
from constellations of villages to urban conglome
rates. As development proceeds, as the two 
strands of the Five Year Plans evolve, so will be 
set in motion forces that will transform the 
relationship of people and land both· in rural and 
urban areas. I am not here concerned with the 
legal aspects of such relationships but with the 
spacial relationships. People will come to occupy 
a different kind of relationship one to the other 
upon the land they occupy. They gradually will 
experience a change of space. Their living area, their 
horizons, expand. Their world appears larger and 
unless bolilly conceived and ordered, malforliled, 

·fearsome and conducive of insecurity. 

tHead, D;!ptt. of Housing, School of Planning~&~Architecture, New:Delhi 
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4.3 Now that this is so, it is realised by the 
authors of the 'Ihird Five-Year Plan. They do 
allude to this but its implications are not followed 
through. However these population movements 
can be expected to be on such a scale that failure 
to account for them. within the positive frame
work of the Plans, could be hazardous to the 
successful evolut\on · of its two distinctive strands .. 
The question of preparing for the movement of 1 

population may prove to be a more significant 
factor in the development of the Plan~ than present 
concerns for population growth in . terms of 
numbers. 

4.4 Let us return to our two development 
strands again. : typified by industrial activity and 
community development-the two extremes of the 
Plans. We saw earlier that · both strands had 
elements in common. They were both concerned 
with the changing balance of relationships between 
men and land. We identified this as. being essen
tially . a spacial relationship and one · that took 
place over a period of time. 

· 4.5 Both strands of the development strategy 
require strategies within them of such a form 
that people, place, space and time are contained 
in comprehensible evolving patterns. These pat- · 
terns. will receive expression and order on · the 
ground ;. they will lead to the creation of a new 
kind of living space. 

4.6 It is therefore maiiltained tha.t the successful 
evolution of the two strands of the existing deve
lopment policy as expressed in the Five-Year 
Plans may depend upon the evolving of new 
living space patterns ; new ·patterns of settlement 
that. enable the new evolving patterns of changing 
relationships between people and land, between 
the population and its pattern of dispersal, to take 
place. · 

. 4. 7 A policy is required for metropolitan and 
urban growth. A policy is required for the re
organisation of rural settlement. 

&th are needed because,. 

(i) 

(ii) 

An industrial commercial world cannot 
function for cities of millions oi people 
unless it becomes a place or orderly 
relationships, orderly administered ; 

the village is too small a unit for deve
lopment. It js too highly an integrated 
unit to permit of evolution. It has to be 
absorbed into a larger whole, as a func
tioning part. As it does this, so will it 
change internally~ The incorporation of 
existing villages into larger, wider con
cepts of settlement will allow the villages 
to be invigorated through absorption into 
a new functional framework of admini
stration, government, transport, access 
and marketing. The essence-- ·of rural 
development is the transference of allegi
ance to wider. more embracing, opened 
social and political patterns of 
organisation. 

5. HOUSING 

5.1 If the foregoing is accepted, then it can 
be seen that housing for the millions is not only 
a goal of development, but it forms an integral 
part of the development process itself. It is an 

essential component of the inner strategy that 
determines the success or failure of the evolution 
of the two strands of development; that of 
heavy industry and its associated urban world 
and that of community development with its 
implications of re-re·Iating the village community to 
.wider social frames of reference. 

5.2 Neither industrial development nor the re
invigoration of agriculture and rural areas can 
move very far forward unless the spacial implica
tions. of development are realised and provided 
for. Upon these new spacia) organisations of 
people and activity will grow the new housing
the housing which is part of the strategy of 
development. 

6. CREATIVE HOUSING POLICY LU~KED TO 
THE PROCESS OF DEVELOPMENT 

6.1 A creative housing policy for India is then 
evolved from these two premises : 

t. Housing is an essential component to the 
success of the two development strands. 

2. Housing is part of the process of deve
lopment . itself-i.e., it is a productive 
activity but one that works at one stage 
removed. The productivity of the more 
directly productive activities is closely 
linked to housing policies and activities. 

7. A CONCEPTION OF THE NE\V PATTERNS 
OF LIVING 

7.1 Prio~ to .Putting . such a policy based upon 
such prellllses mto actton, thought must be given 
to the form that the new settlements will make on 
the ground. Thought must be given to their 
possible size ; to the problems of their organisa
tion ; to their spacial organisation and arrangement. 

7 2 The design programme for both rural and 
metropoli-tan settlements in the context of rapid 
development is similar. Both involve vast num
bers of people and large areas of land. The con
struction of these vast new settlements will take 
time even if the people contribute themselves to 
their construction. The continued movement of 
people both towards and within the new settle
ments will need to be provided for in their initial 
conception. The final form that these settlements 
will take cannot be predicted by us now. Each 
new part added will determine the nature of 
future growth. 

7.3 We are dealing with a conception of order 
that involves embracing the union of opposites : 

· unity I diversity 
large/ small 
many/few 
inside/ outside 
mass/space 
motion/ rest 
individual/ collective 
compactness/ openness 
privacy I social intercourse 

'Y<: :vill need spacial continuity and constructive 
flextbthty and to remember that our measure is 
man's satisfaction with his newly evolvin(Y livin(Y 
space and the extent to which he feels at hom~ 
within it, 



7.4 This demands a new type of town planning. 
For where the planning instruments of law. ~d 
law enforcement are weak, then the respons1bihty 
for design and leadership becomes greater. 
The new town planner directs and clarifies but 
does not predict every detail of the city. His 
thinking moves in from two directions. Outwards 
from the cell-the individual unit, and inwards 
from the whole-the evolving nature of the new 
living pattern; from the cell to the backbone of 
the settlement idea; to its stem. 

7.5 Planning today, that is of town and cities, 
tends to concern itself in the main with relating 
one cell to the next cell. It does tliis at many 
scales. But this method is additive. No large 
comprehensible order is formed. The city la~ks 
coherence. It is difficult to understand and diffi
cult to move about in. The problem of human 
habitat on a vast scale is only half solved by 
this additive process of planning; one dwelling 
added to another; one neighbourhood added to 
anot4er; one factory placed next . to the other. 
This approach is concerned only w1th the cell and 
not with the activity of the cell, its interaction 
upon others, and the growth of the total 
environment. 
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7.6 The idea that a housing project can be · 
conceived as an isolated unit-as collection of 
household cells placed next to one another or on 
top of one another-is almost a denial of life 
itself. Every group of people forms part of . a 
larger group. In the same way every collection 
of housing units is part of a larger group, a group 
with a character, shape, patterns of movements 
and activity. A housing scheme is always an 
extension to an existing situation and forerunner 
of further extensions. It cannot be considered as 
an isolated event. 

8. WE USE THE WORD HABITAT TO IMPLY 
TillS INTERACTION OF TilE PARTS 
WITHIN THE WHOLE 

8.1 It is useless to consider the house except 
as part of a community, owing to the interaction of 
one upon the other; a part/whole relationship. 
Because of this, we cannot write a design 
programme for a house unless .the larger, more 
embracing ·relationship has been understood. The 
house forms but a cell or a larger living organisa
tion which has its own necessities which bear 
upon the design and location of the individual 
cell-'the house'. Habitat then is concerned with 
the particular house in a particular type of ~om
munity. Housing takes up the most area and 
the largest bulk of building in the constructed 
habitat. In rural areas habitat forms part of 
the landscape. In urban areas habitat is landscape. 

8.2 We can define the concept of habitat in 
relation to planned development of an ~~nomy 
as being housing for the greatest numoer, i.e., 
housing not conceived for special groups of the 
population, such as industrial workers, slum 
dwellers, scheduled castes, but for the population 
as a whole, for the whole community. 

9. PRINCIPLES OF HABITAT 

9.1 (i) In the context of a rapidly changing land
scape which accompanies development, it is im
possible for each man to construct his house for 

himself. 

(ii) It is for the governmentfadministrator/archl· 
tect/ engineer/builder to make it possible "for the 
man to make his house his home. , 

(iii) It is wrong to design the house in such a 
detail and in such a manner that people are "forced 
to live in ways that are unnatural for them. 

(iv) We must prepare the habitat only to the 
point at which the people as · a whole, families, 
individuals can take over. 

(v) The elements of habitat: land utilities and 
shelter. · 

(vi) It is the arrangement -of land and the con
ceiving of patterns of utilities, water supply, drain
~ge, sewers and light '."~ ~ust precede the erec
tion of shelter. Yet this pnonty must not 1le taken 
to imply any particular standard of utilities; 1me tap 
per hundred families may be the appropriate 
temporary standard in the early days .of creating 
a city of millions of people. · · 

9.2 What does all this mean '1 What do we do 
next ? If anything ? 

93. What has been said is· intended not so much 
to offer a solution as· to provide an appropriate 
framework for thinking. Thinking must precede 
action if purpose is to be. achieved. . Housing c~
not continue to be conce1ved as umt plus umt 
plus unit plus unit plus unit plus. unit plus unit. 
Or India will end up being· a thousand · miles of 
organised nowhere 7 A new climat~ of thinki'!g is 
required; one which can <:reate a new· enVU"Otl· 
ment for a new India ; an environment which is 
comprehensible and one in which people, the mass 
of the people feet they belong. · · 

10. THE FIELD OF THEORY OF HABITAT 

Planiling 
Process 
Planning 
Process 

' . 
Spacial Theories 

• Villages 
.. Towns . 
• Cities 
• Regions 

From the interaction {)f process of which we 
have been thinking and of theories ~onceming the 
spacial ·organisation . of liv~g . areas, emerge pl~
ning practice, plannmg pnnc1ples and plannmg 
law. 

10.2 The principles that evolve are dependant 
therefore for their validity upon the validity and 
relevance of the theories. 

And so does the law 1 

We can illustrate this by an example. 

11. EVOLUTION OF PLANNING LAW IN 
THE -UNITED KINGDOM 

Planning 
Process 
evolved 
from 
concern 
to build 
a finite 
conception 
"the 
garden 
city". 

Spacial Idea 

rural urbanism : a ~ity in ~ .garden se
paration of functiOns~ hvmg, work, 
play: · l"d all It • but basically not a spec1a 1. ea: at , .•s 
the aesthetic means of achtevmg a social 
ideal. 



11.1 From- the marriage of the idea· of a '.finite 
garden city" with a social ideal has come forty 
years of planning legislation. 

11.2 This has been modified in the last decade 
or so in order to come to terms with 'rational 
architecture'. This we can typify here ~y ~e 
'north-south' slab plock of fiats. But the ISolation 
one from the other, of dwellings, work areas, 
recreation and almost life itself from all, is one 
of the "principles" of ·planning. 

·11.3 We do not require this sort of planning. 
We do not need planning as it is. We need a new 
sort of town planning~ "Planning as it ought-to-be". 

12. THE STRATEGY OF HABITAT 
' 

12.1 The main task now corifronting those 
worried over the housing problem in India nee~s 
little money to be applied for its solution. But tt 
requires a great deal of mental application and 
intellectual effort. The main task is to conceive 
the character and forms of the new ·patterns of 
settlement that will emerge through the realisation 
of the development process, as the two strands of 

·the Five Year Plans unwind. The conceiving of 
. the nature of . this new environment is , as neces

sary as foreign exchange in realising . the full 
potential of everybody's efforts. . · 

. , 
12.2 In this way of assessing the relationship of 

housing to the stages of development. housing 
becomes part of the strategy of development and 
having a clear role to play in both strands. Whilst 
housing remains an item of· welfare and of con .. 
sumption in this. conception, it also becomes, and 
more importantly from · the point of view. of 
overall development progress, an item of strategic 
investment. Not one in which the maximum use 
of the funds available in the form of men, orga
nisation, ideas, materials and designs and finance 
must be made for the good of the greatest number. 

12.3 What effect -does· such a conception have 
on standards 1 What will the form of the houses 
~ ? The fC?rm o~ tp.e h9uses. that. it might be pos

. s1ble to build w1thm such a framework ·of policy 
· has yet to be evolved. In rural settlements we might 

however predict a design programme something as 
follows: 

12.4 The problem of providing great quantity 
in housing can be resolved without lowerina 

, · standards of space, design and quality of environ~ 
· ment by taking the 'open form' as a basis. In 

the open form conception the design and construc
tion of habitat is not conceived as one final act. 
The use of the land, the installation of improved 
utilities and the ~ha~ing and completing of the 
home spread out m ttme and accompany the whole 
process of development. 

12.5 The open form, expressed crudely as en
closed spaces and roofs by skeleton structures 
unlike the closed form (the virtual completion of 
a fin}s~~d. dwelling) · does not exclude the energy 
and mttiabve of the tenants. It takes it to be 
basic, organic and an inseparable component as 

· it must be in any aspect of development. ' 

12.6 The open form house cannot be humanised 
without a sensitive articulation of number. This 
is in common with other forms of housing cell. 
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The cell and the stem to which it belongs have 
to form one inter-acting conception. 

12.7 Housing units (cells) the most effective 
way to conceive these is to proceed from those 
elements which can most easily be determined ; 
entry, cooking, washing. Then to cluster other 
activity areas around, i.e. establish the core of 
activity and then provide areas for -associated 
living patterns. Larger order (stem) part of the 
shaping of the individual house cell is determined 
by the stem, and the cluster of houses of which 
the housing cell forms a part. The design of the 
house grows outwards from the family and its 
needs and inwards from the stem and the cluster. 

The stem or larger order (the form of growth 
pattern of the village, town, city or region) is thus 
considered not only as a link between additive 
cells but as a generator of habitat and habitat 
form. It provides the environment in which the 
cells may function : in which the men may get to 

. work easily, the women to market and the children 
to school. The design conception of the basic 
habitat influences the design of the cells it serves. 
If this conception incorporates-as it must within 
the situation of a development strand-ideas of 
mobility, change and growth, then these characteris
tics will necessarily affect the design of the cells. 
The shape of the pattern of the future is unknown. 
The door must always be left open to the future • 

13. TRANSPORT AND THE SHAPE OF SET· 
TLEMENTS 

13.1 While people can travel at uniform speed 
from place of arrival, i.e., the same speed all the 
way on foot or by cart, then habitat tends to deve
lop readily from the point of greatest concentra· 
tion-'villages'. 

13.2 As soon as widely differing speeds of 
travel exist, of the order of ten to one or more, 

. then development procet;ds in a 1inear direction, 
· i.e., pedestrian movement to bust or tramcar; 

motor car at fifty miles an hour to aeroplane at 
five hundred miles an hour. 

13.3 If the cost of halting the fast mode of 
travel is fairly cheap (bus, electric train) then the 
development of habitat will tend to form a conti
nuous ribbon. 

13.4 If the cost of halting is expensive (railway 
terminous · or air terminal) development will form 
a series of dots along a line. 

13.5 The interest of these phenomena to us who 
are interested in housing is that these facts provide 
a clue to the design of habitat stems. If we plan 
for swift transport in a desired direction then it 
,will surely lead to a ·linear form of development. 

14. THE LIFE CYCLE OF HOUSING CELLS 

14.1 Many standards of housing are appropriate 
in the context of a stem community experiencing 
the transformation scenes that accompany social 
and economic development. There can be no one 
standard capable of enforcement through any parti
cular community, large or small. Each cluster 
of houses within the frame of the whole city or 
town will be changing and evolving according to 
differing cycles of time and according to the extent 
of the involvement in the process of developments 
itself. 



14.2 Some parts of a community could usefully 
be conceived as evolving through five-year cycles. 
Their housing would be temporary in character 
and designed and built for replacement. 

14.3 Some parts of the community could be con
ceived as evolving on a twenty-year cycle. Their 
housing could be semi-permanent and designed for 
some repair but eventual replacement, as the family 
prospers. Some parts of the community could be 
conceived as having a seventy-five year cycle and 
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their houses would be designed for permanene~ 
and for internal flexibility to allow for changed 
ways of living. 

14.4 The proportion of five-year. twenty-year and 
seventy-five year clusters in a particular commu
nity will be determined by its stage of economic 
development. At this present stage throughout 
much of India most houses will fall in five-year 
and twenty-year cycles. 



Public Action to Accotnplish Urban and Regional Planning 
Objective including Housing** 

by 
~ \ Mr.. John P. Robint 

When we talk of public policies to accomplish 
planning objectives, including housing, we must 
first have a look at what kind of planning objectives 
we are discuss1ng. 

It is a common error, to which we are all 
prone, to assume that all human ° societies have 
the same purposes and areas ·of concentration as 
we would have,. and that every person, even in 
our own time and in our own country, is in agree
ment with the social and economic order which 
we ourselves would find ideal. 

History would seem to teii us very· clearly that 
there is no universally accepted rationale, no in
exorably logical process, by which a human society, 
a culture~ a civilization, selects the objectives 
toward· which it will choose to bring a maximum 
array of strength and purpose. 

Some societies have been other-worldly, concern
ed with death and its aftermath much more than 
with life and its living. The ancient Egyptians, 
for instance, were' obsessed-as we would view 
it-with the physical preservation of the dead and 
with appropriate and sumptuous entombment. We 
find it hard to envision a society which spent so 
much of its vital energies in constructing the 
Pyramids as tombs for its late kings. Medieval 
India and medieval Europe were also obsessed 
with the supernatural, not as lodged in the bod}t of 
man but as enthroned in the very heavens. These 

. societies expressed themselves in the houses which 
they built-tempi~ and. cathedrals· for gods, 
palaces for a Supenor Bemg. Many generations 
later, the Superior Being had become not a God but 
a man' with God-like endowments-a Moghul 
emperor, a king ·of France-and such regal 
societies found their expression in the palaces and 
gardens of Delhi, or Agra, or Versailles. 

The frame of some societies has been naked 
war-ancient Sparta, the Mongol hordes, Hitler's 
Germany. 
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The frame of others has been aesthetic expres
sion-Athens in the age of Pericles, or the Italian 
cities of the- Renaissance. 

What frame . do we find in our own world and 
our own day? 

The answer that most of us would give is that 
we are obviously not other worldly except in the 
grim sense that we now have the power to blow 
this world into sterile lifelessness. We do not build 
our proudest edifices to the glory of God, and we 
do not exalt our rulers to the Godhead. We do 
spend an enormous portion of our resources in the 

preparation for war but we do not look to war 
as a thing desirable in "its ultimate yield to any 

· segment of mankind. We arm in fear of our neigh
bours and contestants, not to enrich ourselves by 
their despoilation, and they arm in fear of us. It 
should be the prayer of this society-as its achieve
ment would be its salvation-that the chain of fear 
will somehow, someday, be broken 

The frame of our society will not be found . in 
aesthetic expression-although that may be its 
evolutionary course-and it will certainly not be 
found in ascetic rejection of the material world. 

The frame is, I think, science and technology. 

The objectives are material. 

The hope is an unparalleled revolution in the 
immemorial condition of man. 

The planning objective is that no human being, 
anywhere, need be hungry or undernourished ; that 
no human being, anywhere, be without proper 
clothing ; that no human being, anywhere, be with
out decent shelter. We must plan, I would submit, 
so that all men and women live out their life span 
to the maximum years that envirOnmental health 
and medical care will secure, and that every inhe
rent skill and talent in every child everywhere find 
its opportunity and fulfilment. 

Those are huge goals, stated in huge terms. 

They will be achieved, if they are achieved, 
slowly and step-by-step, country-by-country, region
by-region, city-by-city,. neighbourhOQd-by-neigh
bourhood, family-by-family-by an almost infinite 
number of actions taken by uncounted numbers of 
people. 

It seems to me that we are perhaps coming to 
something like a world consensus on these plan
ning objectives for our Twentieth Century variety 
of human association. 

They are what the President of my country, the 
United States, is talking about when he calls for 
a war against the poverty that still remains as a 
tragic undercrust in very rich and productive 
American society. 

Prime Minister Nehru and the great majo
rity of the people of India have supported these 
objectives since the nation attained its indepen .. 
dence and assumed the burdens and opportunities 
that are inseparable from self-government. 

t Formerly with Calcutta Metropolitan Planning Organisation, Calcutta as Ford Foundation expert. 
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We seem to be approaching a consensus. 

It may be argued that we have unanimity, esp~ ... 
cially as to means and methods, and very parti
cularly, as to the amount of economic and civil 
liberty that a society may withhold from its mem
bers as it pursues these aims. And throughout 
the world, in every nation, there are those who 
would rather hurt others than help themselves, 
people so racked by ancient national, racial, and 
religious hatreds as to be blind and hostile to any 
general good. 

But with objectives and purposes understood 
and intuitively accepted, it does become possible 
to shape public policies so that they will accom
plish the planning objectives that are agreed to. 
And that is what I came here to discuss with you; 
in fact, I can say that it is not only what brought 
me to Bangalore today at the inauguration of this 
course, but it is what brought me and many of 
my colleagues whom you will hear during its term 
to Calcutta and to India. 

While planning program for metropolitan area 
and its region of influence is pre-eminently 
spatial planning, economic planning which in 
India is the responsibility of the National 
Planning Commission, the Ministry of 
Finance, and in the final analysis, of 
the Prime Minister and his entire Government. 
Economic planning varies greatly in its methods 
and intensity from country to country. In the 
traditional laissez-/aire economy of the Nineteenth 
Century, following the doctrines set down by Adam 
Smith in his Wealth of Nations, it was held that 
governments should do no economic planning at 
all ; it was believed that their prosperity could be 
best assured and the improvement of their citizens' 
condition best achieved by absolute freedom of 
trade. All economic decisions were to be decided 
in the market place. Competition would produce 
ever-increasing efficiency ; the standard of living 
would inevitably rise as goods became better and 
cheaper. This economic liberalism became an arti .. 
cle of almost religious faith in many minds. Laws 
regulating child labour, and the conditions of work 
in factories and mines, were strongly "pposed in the 
name of Laissez-faire. -Rut even in the Nineteenth 
Century, laissez-faire was more honoured in the 
breach than in the observance; in the United States, 
we adopted a protective tariff, provided huge land 
grants for our trans-continental railroads, and inflat
ed the money supply, making "green-backs" (paper 
money) legal tender and refusing specie payment 
(gold or silver) for almost twenty years . 
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. It would be fair to say that no country today is 
Without some form of economic planning. Every 
national ~udget that .is adopted, every tax measure, 
every t~nff and . excise and export inducement, is 
economic plannmg. The United States for 
~xample, _is a nation which has a philosophi~ belief 
lD a maximum degree of economic freedom. That 
is not to _say that f'.merica does not today employ 
a very Wide selection of the tools of economic 
p~anning. There is a reluctance in America to use 
direct controls and a desire to create incentives 
but certainly the economic policies of the United 
States a_re being consciously planned to accelerate 
ecof!~m1c grow!h, to reduce unemployment, to 
st~b~IZe far~ mc.ome, to insure competition and 
ehmmat~ pnce-fixmg, and very definitely to use the 
economic power of government to maintain a 
steady flow of new housing construction. 

Let me list some illustrations ~ · 

1. The President of the United States has, by law, 
a Council of Economic Advisers. These men-there 
are three of them-prepare for the President and 
for the nation an Annual Report in which they 
forecast the trends of the American economy and 
make recommendations whose basic purpose, under 
the law, is the development and maintenance of an 
economy which will provide full employment to 
the labour force of the country. 

2. The national government, and state and ·local 
governments, spend each year more than twenty-. 
five per cent of the gross national product of the1 
American people. Obviously, the Federal budget, 
which is now at a level of one hundred · billion 
dollars, or 50,000 crores of rupees, is an exercise 
in economic planning, and the · expenditures of 
states and cities are by no means an insignificant 
factor in America's economic life. The tax 
structure which supports · these vast outlays is an 
instrument which can be, and is, used to produce 
pronounced economic effects. 

For instance, the Government of . the United 
States is now committed to one of the major 
experiments of our time. On the advice of their 
economists, the late President Kennedy and his 
successor,. President Johnson,. most strongly urged 
upon the Congress that a deep cut, in personnel 
income taxes (amounting to a 1964 aggregate of 
eleven billion dollars) be enacted for the admitted 
purpose of increasing consumer purchasing power 
and stimulating the growth of the national eco
nomy. The tax reductions are now law, and it 
is argued, among other things, that the apparent 
loss to the Federal treasury: will be made up by the 
higher level of corporate and · personal income 
which will result from the induced economic 
growth. 

3. Through the Federal Reserve Bank and 
through the policies of the Treasury Department; 
the national government effectively regulates the 
money supply and the interest rate. America has 
"cheap" money or less cheap money as the eco· 
nomy seems to require ; . easy· credit or tight credit 
are provided as the economy alternately seems to 
require stimulus or a brake. 

· 4. ·It is a criminal offence in the United States 
f~r businessmen to conspire to suppress competi
tion and to fix the price of the commodities which 
their companies produce. 

5. Where th·e so-called natural monopolies exist, 
and where the business organisations render essen
tial public service, as in transport and the develop
ment and distribution. of electric power, public 
regulatory bodies-both national and state
control rat~s and supervise basic policies. 

Many more examples of economic plannin<Y 
could be cited from the experience of the United 
Stat~. but it is clear that in today's complex 
societies, even those which believe, as America 
does, that free enterprise and individual initiative 
bring an invaluable elasticity to a social system are 
necessarily committed to economic plannin<Y' as 
a means of achieving the public policies ;hich 
are fundafll:ental to the planning objectives which 
are now bemg shaped as a consensus in so much of 
the world. 



This consensus is the belief, based on th~ achieve· 
ments and potential achievements of ~ctence and 
technology, that poverty and mat en.~ huf!la~ 
misery can be abolished and tha! .the ~ood hfe 
is within reach of the great maJonty, mstead of 
the tiny minority of mankind. . 

This is ·the es$ential plan!ling objective we are 
talking about, and the one mto· whtch all others 
fold. 

It is· in appearance and in fact, an objective 
which 'deals with the materiaLfood and shelter, 
health and longevity, .more creature comfort, more 
opportunity for physical enjoyment. It does not 
look on the world as necessarily a vale of wrath 
and tears-it looks on our life as caJ?able of 
remedy; in the pursuit of happin~ss we. w~ not be 
fatally handicapped by the phystcal mtsenes that 
for so many centuries have been accepted as man's 
inevitable fate. 

Obviously, there is no messianic cur~ here . f~r 
the spiritual and emotional burdens whtch we will 
always bear, no matter how' comfortably we may 
shape our lives. 
. ' 

But within this world consensus there iS nothing 
crass and little that ·is plainly selfish. It may be 
suggested that it is as idealistic in its go~s as any 
age of faith and that men and women, m every 
land and in 'every circum:;!ance, may v.:en find. that 
participation in it-working toward 1ts achteve· 
ment-will bring to them a sense of purpose, a 
belief in the goodness of their work and its useful
ness to mankind, that will be the source of enor-
mous satisfaction. · 

. . 

The consensus. in present context implies ~ b~sic 
unselfishness a willingness to share, a reabzat10n 
that we ca~ot be truly happy !It o~r go_od fortune 
while our brother is wretched m hts pam. 

It implies that there m:ust be a s~aring between 
nations and between contments, a wtsh n<?t !O P?ll 
down but to lift up. And even mo:e tt tmphes 
that within nations, the favoured will not look 
upon the destitute arid, in blindness ~om of ce~-

. turies of custom let the unfavoured he for ever m 
the dust, the squalor, the dise~e, the deprivation 
which has for so long been thetr lot. 

For it is probable that we can do-and it is 
certain tha~ our sons can do-what lias never 
before been done in human history. 

We can produce, if we wish, enough for all. 

We can so order our affairs that in a generation, 
the revolution of expectations will have t?een recog· 
nized and accommodated throughout the world ~nd 
we will have vanquished the age-o~d enemtes, 
poverty malnutrition, stifled opportumty, that so 
long ha~e held so much of humanity in bondage. 

It is in truth, a great time in whic~ to live .... 
and, as a poet said of another era, to be young 
were very heaven". 

The objective of the planning that we do, 
whether it is in the macroeconomics which sets the 
direction of a nation or in the tube well or sewer 
is for making life just a little more bearable in a 
Calcutta bustee, 

t6 
In the specific field of housing, the work that 

policy-makers and policy implementers will do in 
the hundred capitals of the world, will be for the 
general urban environment. We may talk of grand 
designs and propose to execute them. But every 
grand design is a mosaic of a thousand small ones. 
To cite some examples : 

The public policy of the United States, as enun-
ciated by the Congress, is to make it possible for 
every American family to live in a decent, safe 
and sanitary home. A comprehensive housing act 
was passed in 1949, and it has since been amended, 
broadened, and improved in many areas of appli
cation. 

In respect to housing, the United States has a 
declared objective. 

By use of the Federal Government's economic 
power, embodied in tax resources, mortgage insu
rance, and influence on the interest rates available 
from private lenders, its economic planning leads, 
in broad terms, to the· accomplishment of · that 
objective. 

But the actual execution of the policy-the ac
complishment of the macroeconomic planning
takes place in spatial terms, a dwelling unit must 
ultimately be erected, and it must be erected accor
ding to a specific design, with its own economic 
plan of cost and income to defray cost, on a 
specific piece of land in a specific community. 

Here are some macro figures which relate to 
housing programs in the United States. 

In 1962, American financial institutions held 
mortgages on housing totalling $229,800,000,000 
(14,000 Crores of Rupees). Of this amount the 
Federal Government through its Federal Housing 
Administration had insured $82,000,000,000 
(4,100 Crores). 

Obviously, then, there is an abundant flow of 
housing credit in the United States which makes 
it possible for the majority of the American 
people, 61 :9 per cent, to own the homes in which 
they live, subject in more than half the instances 
of home ownership, to a mortgage which their 
annual income is large enough to service. It is 
also possible for entrepreneurs to finance and con
struct apartment buildings for rental to middle· 
income and upper-income families, finding credit 
in both the conventional money market and in 
the mortgage money made available by FHA 
(government) insurance, and where necessary, 
government purchase of the mortgage. 

It is fair to say that the housing industry in the 
United States is very largely the product of econo· 
mic planning by the Federal Government. 

But the actual production of the great majority 
of the nation's homes depends U£On a series of 
privately owned and operated enterprises, among 
them the manufacturers of building materials, 
architectural and engineering firms, real estate 
brokers, building contractors and professional home 
builders, lending institutions and of course, the 
home buyer or apartment renter who provides the 
market. It is here that economic planning is 
finally translated to spatial planning. Local muni
cipalities control the development of land and 
quality of housing placed on land by their own 
selected patterns of zoning, sub-division regulation, 
the installation of streets and public utilities. and 
building and housing codes. 



There is no universally applied planning 
standard ; except for the minimum regulations 
which are imposed as a condition of obtaining 
mortgage insurance from the Federal Housing Ad
ministration, localities are generally free to regulate 
land use as their conscience and their knowledge 
guide them. 

There is general agreement that we have not 
done so well in our spatial planning for new hous
ing development as we h~ve in our economic pl::n
ning. But the volun:c of new housing which starts 
each year is enormous. About 1,500,000 new 
homes go into construction every year in the United 
States, which is three times our home building 
rate in 1940, the last year before World War II. 
And the restless American people are reputed to 
move, on the average, every four years, hopefully 
into housing which more nearly meets their heart's 
C:csire. 

We say very harsh things about our suburban 
housing developments. The houses themselves are 
of:en uninspired-"tick.-y-tacl"'Y" is a current 
epithet ; the developments segregate themselves by 
income groups ; there has been insufficient land 
reserved for the public needs of the future ; there 
is a complete dependence on the private automo-
bile as a means of transportation ; there is a sepa
ration from the life and variety of the bustling 
central city ; there is the high cost of innumerable 
single family residences. And all these things are 
true. 

It is also true, however, that from 1950 through 
1963, more than fifteen million new non-farm 
dwelling units-homes and apartments- have 
come on the market to be bought or rented by the 
people of America. It is virtually certain that no 
such spectacular addition to the housing supply 
would have resulted if government in the United 
States, either Federal or state or municipal, had 
attempted to meet the need for housing by direct 
investment and construction instead of by the 
indirect method of making borrowing for home 
construction relatively cheap and easy. It is 
probable, too, that public housing projects, 
designed, owned, and operated by agencies of gov
ernment, wouJd not necessarily be superior in 
their spatial planning. 

It does not mean that official American housing 
policy is opposed to direct public action in hous
ing. \Ve have found it an absolute necessity in 
providing decent housing for families whose 
incomes are too small to permit them to purchase 
homes in the market or to rent homes at prices 
they can afford. In this area, the national govern
ment has a programme of subsidized housing, but 
again its role is that of the macro-economist. It 
provides the basic credit for the construction and 
makes annual subsidy payments which serve to 
keep rents low. The selection of sites, the design 
of the struc:tures, the operation of the housing
all the attnbutes of spatial planning-are in the 
h.a!lds of_local agencies called public housing autho-
nties \Vhich are, generally, controlled by municipal 
governments. 

There are now about 550,000 dwellinu units of 
suc.h public low-rent housing in the United States. 
It 1s not enough, and any massive attack on the 
roots of poverty in America will almost certainly 
can for more imaginJtion, more experiment. and 
more depth in our puhlic housing pro~ramme for 
l0w income families. - '"' , 
4-3NB0,'69 
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Another direct urban . programme, related to 
housing but not confined to it, is urban renewal. 
This is spatial planning in its very essence. Much 
of the impetus for urban renewal came from the 
desire to clear slums and blighted areas in our cities; 
it has evolved, during the fifteen years of its 
existence, into a land use programme for the re
shaping of our urban centres. 

The agencies which carry out urban renewal are 
either our city governments or public authorities 
created by our cities. The. Federal Government 
pays two-thirds of the cost of the programme. the 
municipality, sometimes assisted by the state, pays 
the remaining one-third. Our redevelopment laws 
regard the acquisition · of property which has 
become blighted as a public purpose, if it is esta
blished that the basis for · the acquisition is to 
remove the blight. After the properties are ac
quired, the redevelopment agency razes the obso-.' 
lete buildings which have occupied the land and 
secures its redevelopment in accordance with the 
land uses which its urban planning agencies have 
specified in a comprehensive development plan for 
the city. 

The new uses can be housing if that ·is what the 
plan recommends. Or they can be . commercial, 
industrial, or public ; the criterion is the plan. 

As of June 30, 1963, · the· urban; renewal 
programme had provided for the acquisition by_ 
pubhc agencies of 29,196 acres of land·in cities of 
the United States. That is forty-5even . square 
miles of city; more than· the entire area of·. Cal
cutta, almost the entire area of my native city of 
Pittsburgh. One hundred and fifty seven thousand 
families have been relocated from this renewal 
land-92 per cent of them ·into housing ·of satis-
factory standard. , · · · . : · . 

Urban renewal projectS are underway in forty~ 
two of the fifty American states, as well as in the 
National Capital, Puerto Rico, and the Vrrgin 
Islands. More than 1,300 separate urban renewal 
projects have been initiated and some very large 
and spectacu1ar ones have been virtually completed. 

America has not been afraid to use public power 
and public funds to accomplish what might well 
be called urban land reform. . 

Its economic planning for housing has also 
selected certain other objectives ·of social interest. 
There is a special emphasis on housing for the 
elderly, and for relocation housing for families 
who must be moved to make way for public im
provements. Housing cooperatives are given 
speci.al assistance in obtaining credit. As ~ the 
housmg programme broadens into a general consi· 
deration of urban problems, such related needs as 
~ass tra~sportation and metropoli~ planning are 
gtven vanous forms of Federal assiStance. 

It may' be remembered that the Federal Govern
ment does not compel any of its states or cities to 
participate in the housing programmes, which it 
sponsors. Some cities do not want public housing 
and therefore. do not get it. Three states have 
thus far refused (they are ali in the Rocky Moun
t~s and their citie.s are small) to enact legislation 
w~tC:h wo~d .IX:~It .urban renewal to operate 
wtthm thetr JUnsdtctlon. The programmes are 
ava!J~ble ; the init~ative in using them, the planning 
deCistons, the spahal allotments, the basic operati9~ 



is local. This makes for an unevenness in planning 
.'and achievement which might worry those with a 
·fetish of uniformity, but it has the advantage of 
developing diverse approaches and widely distri
buted skills. And the city with conspicuously able 

: leadership and technical knowledge has an oppor-
tunity to develop its own pace and serve as an 

-example to the others. 
1\ . 

I have discussed at some length about Americari: 
· economic planning for housing and its translation 
into spatial planning in the localities. 

Economic planning in the United States also 
extends deeply into agriculture, and into such wei
: fare programmes as social security, which includes 
'old age pensions, unemployment compensation, and 
. payments .to widows with cbildren. 

·' I:-et. us now go back to a generalization : 

-~ .. Economic planning in the United States · is 
largely concerned with consumption. Jbe nation's 
plant, its work force, its resources, its managerial 
capacity; and its farms too, have been able to 
produce at a rate which is generally greater than 

, the nation's capacity to consume. So there has 
.been no need in the United States to deal with 

· scarcities, or by public investment to develop new 
productive capacity._ Consequently, th~re is no 

. restraint applied· in our economy to the number of 
houses which we will build and occupy, or the 
·number of automobiles which we will manufacture, 
sell, and drive. Our scarcities are more likely to 
arise in intangibles-the services which depend 

. upon. people, such as education or medical care. 

. We are free, as we see it, to divert more than 
: twenty;..five per cent of our gross national product 
into our Federal,. state, and local governments for 

·the· common services they render to us; we are 
free to encourage and stimulate demand for such 
a pre-eminent .consumer product as homes. 

· In India, by contrast, the task of economic plan
ning is to suppress consumption and to channel 

. resources, capital, and technical and administra
tive skills into the production of capital goods
into the basic industries upon which a civilizatioa 

. dependent on science and technology can . build 
, its future. 

. This is the obligation of the under-developed 
. country which seeks to attain development in 
terms of modem industry, and it is a very hard 
one. Rigorous logic would say there was no place 
in it for housing, no place for anything which did 
not have a proved contribution to make to indus
trialization and productivity. And rigorous govern
ments have attempted to apply the full force of 

. their discipline to this very point. 

· But no· democratic government, one which 
de~en~s · upo_n the goodwill and support of the 
maJOrity of Its people, can afford so hard a line. 

. l]lere must ~ concessions ; there must be . some 
hm1t to the pnce which the people of the present 
are asked t~ pay_ against the advantage which will 
come to their children or their children's children. 
There must be some sign of progress, some witness 
of hop~. 

!Jle question then arises, what should it be ? 
~ . . . . : 
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I doubt that the answer can automatically be 
shelter-housing. But I think it can be, if a case 
is made for a share of the nation's resources being 
allocated to housing improvement (particularly as 
it does not call for the foreign exchange which is 
so precious to India) ; it would, and should, have 
to face fierce competition as to priorities. 

For instance. is environment more important 
than shelter ? Does the structure of a house, or 
the square feet it contains, matter less in India than 

, water supply, sewers, and drainage? 

Working in Calcutta Metropolitan Planning 
Organization, it seems obvious to us that a 
programme of environmental improvement can 
affect more people, more quickly, and in greater 
return for rupees spent than any pucca housing 
programme that can be brought into being in the 
immediate future. 

Would an expanded programme of public 
health and medical care do more for the people of 
India than a housing programme ? Or would the 
allocation of equal resources to schools, their 
equipment, and their teaching capacity be more 
beneficial and more welcomed than the result of 
equal energies devoted to expanding the housing 
supply 1 . 

Or a massive attack on malnutrition ? 

Or a great and effective campaign for family 
planning 1 

These represent hard choices, a difficult selection 
of planning objectives . 

It is certain that India will some day have, soon 
or late, a housing programme of great size and 
great variety, adjusted to this country's needs and 
desires as America's programme has been shaped to 
its requirements and capabilities. 

All Americans remember that the log cabin was 
once a typical American house, and that from a 
log cabin to the White House was once a typical 
American political slogan. A log cabin was in 
effect a hut-a one-room shelter built of 
hewn logs, their chinks stuffed with clay-and the 
Americans of our poineer days lived and raised 
their families in such rude forest homes. And 
when the poineers reached the great plains of the 
West, where . there were no trees and therefore no 
log cabins, they build houses of sod and lived in 
them until they could afford lumber and brick 
brought from distant places. 

In those days, America too was an underdeve
loped country . 

No one then imagined that science and techno
logy would revolutionize its life as they have in 
our own day, supported by a stable social frame
work, an abundance of natural resources, and an 
establ!she_d tradition of work programming and job 
organization. 

I would like to say one final thing; it is trite 
and common place, but it is unalterably true. 

The macro-economics of a country can be bril
Iian~ in their concepts. The techniques proposed for 
?!Chi~v~~~n! can be subtle and ori~al. Th~ 



policies can be sound and well-considered. The 
planning objectives can be broad, unselfish and 
humanitarian. 

But none of these things is of consequence, none 
of them have more than theoretical importance, 
until they are translated into spatial accomplish
ment, until they take shape as land, as improve
ments upon land, as structures, as articles of use. 

That is the hard, sweaty work. 

• 
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And no programme whether it is urban renewal 
in an American city, the development of a new 
town in the United Kingdom, or the great attack 
upon India's housing problem which we all hope to 
someday see, will ever succeed until it is organized 
in detail on the construction site. 

In our common endeavour. there is no substitute 
for materials in place and for men at work. 

-
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Urban and Rural Sociology in Relation to Housing 
-Social Stratification, Values and Norms*** 

by-

Dr. Bela Gangulit 

1. INTRODUCI'ION 
1.1 Sociology is a study of social interaction, i.e., 

man's interaction with other human beings as 
well as with the environment. Though all the social 
sciences study human behaviour, their focus of 
interest is hardly identical. This variation in 
emphasis differentiates one social science from 
another. To a sociologist, society is the em
bodiment of social relationship. 

1.2 The fundamental assumption in sociology 
is that, the conduct of a person, his mode of 
behaviour and ways of thinking on one hand, and 
the nature of the social order-its structural func
tion and values, on the other, are to be under
stood as the product of group interaction. So 
human life is an unending effort to adjust with 
needs and aspirations within the framework of a 
definite social structure which again varies from 
group to group and place to place. 

2. URBAN & RURAL SOCIOLOGY 
2.1 Within the broad framework of human 

society there are two distinct constellations present
ing one of the broadest and most revealing of all 
social contrasts. The two polarized extremes are 
termed as the 'rural' and 'urban' dimensions of 
the society. From the social point of view, rural 
and urban societies present distinct social relation
ship, family structure, outlook of life, customs, 
convention and values of life, settlement pattern, 
occupational pursuits and so on. The analytical 
study of the urban social environment and living 
is the subject matter of urban sociology. In the 
same way the subject matter of rural sociology is 
the rural environment. On the whole the diffe
rence between the two is not one of content of 
analysis but rather one of method and approach. 
The contents in both the cases are not something 
external, tangible things or kinds of things that can 
be identified directly by the senses. We ~annot 
see or touch social relations or social organisations. 
They can neither be isolated nor subjected to 
laboratory experiment. 
3. CENSUS CLASSIFICATION 

3.1 This urban-rural dichotomy bas been further 
substantiated in the statistical analysis of spatial 
heirarchy. Every country in their Census opera
tions have laid down certain characteristics mainly 
based on the size of the population. density and 
type of occupation, to differentiate urban and rural 
areas in concrete terms. Officially the definitions 
of urban and rural vary from country to country 
and sometimes even within the same country. This 
quantitative basis for differentiating city from 
farm communities seems reasonably sound when 
examined in the light of specialised urban and rural 
occupations. Thus . a city may be characterised 

in part as a community having so high a density 
of population that it cannot support itself by 
farming. Most of its residents must have occupa-
tions other than farming. · 

3.2 The size of population aids indirectly in 
differentiating urban from rural areas. in that it 
influences the character of social relations among 
members of the community. When the population 
become large and most of the people are not indi
vidually known to each other; an impersonal social 
milieu tends to arise. An arbitrary dividing line 
as 2,500 as adopted by the Bureau of Census 
U.S.A.-or 5,000 as shown by Census of India 
may have value as marking the lower· limit at 
which urban type of relationship ordinarily becomes 
significant. · _ . 

4~ OTHER POPULATION CHARACTERISTICS 
4.1 The qualities of population other than 

density and size. i.e., mobility, permanence, and 
heterogeneity may be mentioned as pf. possible 
value in characterising urban areas, though none of 
them alone seems very useful. The typical charac
teristics may be summed up as follows :-

(i) Urban population is more mobile than 
rural population. 

(ii) A city affords permanence of · re~idence 
notwithstanding the individual ·movement 
of its people. 

(iii) The city houses a heterogeneous popula
tion of both sexes, various ages and 
possibly of diverse · ethnic groups and 
socio-economic classes. Typically an 
urban population is sufficiently hetero
geneous as to age and sex. Socially, it is 
heterogeneous enough to support locally 

. all of the major types of .institutions 
necessary ·for the satisfaction of basic 
wants-family, school, church; govern
ment, industry. etc. 

4.2 The size, density and mobility of urban 
population greatly influence the characteristics of 
social relation among their inhabitants although 
urban and rural communities have in common· 
many basic features or the constituents of social 
life, especially family and friendship groups. 
Comparison of two communities near opposite 
ends of the urban-rural continuum reveals funda
mental differences in types of social relations. 

4.3 The characteristics of urban-rural social 
relations : 

(a) Urban social relationship is mainly im
personal, external and formal while rural 
cultures exhibits social characteristics 

t Sociologist, Town & Country Planning Organisation, New Delhi. 
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(b) 

which are strongly famiti~ or prim3!f 
in character, with emphasis on family 

: and informal groups rather than upon the 
more temporary contractual and . formal 
associations. . 

The number and variety of people ~n
countered in the city, the extreme specia
lisation Qf their various occupat~ons, ~nd 
the diversity of social groups m which 
they participate, make the social world 

. of· the city exceedingly complex, in con
trast with the simplicity of · the farm 
community. The primary nature of rural 

· life along with the physical and occupa
tional factors which also condition people, 

. means that the frame of reference and 
the value of . orientation of rural people 
are different ·from those of city dwellers. 

These frames. ~f r~ference are more gear~d .to 
land; to 1 living things, to. the ties of . kmship, 
family and work and perhaps to sacred patterns and 
beliefs. Rural culture seems to place p:t'!re em
phasis , upon ... customs, t~aditions, family ~d 
·neighbourhood, and local. ties than does urb~n 
culture. But there is a great danger, as Dr. ~ylvia 
Fava of Brooklyn College has p9inted out, m as
suming that .rural and urban cultures. are two com
pletely different. types of cult!lr~, characteris~d by 
two different types of association--one pnmary 
and the other secondary. Actually there are 
'primary and secondary qualities. i?- eyery_ culture •. 
The thesis that the growth ·of Cities mevitably and 
universally. resulted in the decline of primary groups 
is almost taken for granted, but it is not well docu
mented by: good research. 

' - ... \ ~. . 

4.4 The Housers have point~d out · that major 
rural-urban -differentials, especially the measurable 
ones are decreasing and there is a trend towards 
a merging of the characte~stics ~f two. great cul
tures-rural and urban. Smce m this · merger . 
process~ urban· trials, values, and intere~ts .appe~ 
,to dominate the rural, the term urbanisatio!i IS 
sometimes used to denote much more _than simple 
'population concentration. It denotes a process of 
urban· cultur~ dominance in the making. 

5. SOCIAL ·STRATIFICATION 

.. . S~l SoCial stratification is another very ~portant 
·factor which goes a .long way· in determmmg the 
nature of group relationship in a society. Strati
fication is a very general term and r~fers · to a 
heirarchy .of inequality. Traditionally the term has 
been applied mostly to social rat~er than to ot~er 
types of social systems. The basis of status vanes 
greatly from society to society and from one 
historical period to another within the same 
society. -When status is fixed by birth, as in . the 
traditional Indian caste system, or in feudal society, 
the class . structure tends to be compact or "inte
grated" and rigidly stratified at tp.e sam~ time. . ~ 
long as birth defined status, vertical social mobility 
became impossible for all. 

. . 
·5.2 As status came to be defined more and more · 

in terms of the new forms of mobile wealth and as 
birth and tradition lost their hold as criteria of 
prestige and power, an open-class structure evolved. 
Although there is disagreement among analysts as 
to the precise basis of inequality in the stratification 
sense it involves "economic" prestige, and power 
differ~nces or some c()mbinati<;>n of them. Dis-

agreement centres round such question as to which 
one of these dimensions, is central and which deri
vative, what precisely is the relationship among 
them and to· what extent stratification is uni-dimen
sional or multi-dimensional. 

5.3 'Economic' dimension of stratification refers 
to the unequal distribution of the material products 

. · and productive labour services of a social system. 
' Economic inequality tends to foster significant 

differences among categories of people differentially 
positioned in an economic heirarchy. Social and 
cultural experiences and participation are directly 
affected,. leading ultimately to differences in atti
tudes and values. Similarly, in case of prestige 
heirarchy people belonging to similar position share 
a common style of life.. Rank differences' are 
frequently expressed in dress, manners, speech, con
sumption pattern, use of leisure, and the like. 

5.4 All these dimensions of stratification though 
analytically distinct are empirically inter-related. 
For example, maintenance of a style of life, 
characteristic of a position of high prestige, usually 
demands high income and wealth. So normally 
when the dimensions of stratification coalesce, i.e., 
high position on one is reinforced by high posi
tion on ·the other, the situation is called "status 

· consistency". But there are ample instances of 
"status inconsistency" which do have significant 
social and psychological consequences. 

5.5. Values and Norms 
. In natural sciences there are only problems of 

fact but social institutions, being in part at least 
man-made confront the· scientist with two quite 
different questions-

(a) What is the character of social institutions, 
in fact? 

(b) How ought social institutions to be ? 
The first is factual and the second is normative. 

Thus social· science is confronted with problems of 
fact and with problems of values or norms. The 
question arises at this point, viz., how are these 
sociologic'al concepts related to the pro'f?lems of 
housing, and how are these taken care of m formu
lating housing policies . 

6. HOUSING AND PERSPECTIVE 

6.1 The deterioration of living conditions, multi
plication of social evils, as ~ell as th.e fa~lure of ~he 
·common people to cope w1th the situation · dur:ng 
the last century pressed the urgency of co-operative 
effort, and housing emerged as a major problem 
and public issue. In its most general sense ~o'!ls
ing means shelter, or the means of providmg 
shelter. Of late, it came to ,signify the particular 
problem of providing an adequate supply of 
dwellings for human habitation at suitable price 
levels and of a quality to meet acceptable 
standards. 

6.2 Heavy exodus of population in urban . areas 
in the wake of Industrial Revolution, created 
acute shortage of housing facilities ultimately 
leading to numerous social evils and growth of 
slums and blights. The pace of economic deve
lopment had brought in dingy overcrowded tene
ment houses of the industrial towns--unhealthy, 
dirty, and abominably ugly. Despite vast 
differ~nces in background, development, wealth 



and climate. there appears to be a remarkable 
similarity of the incidence of housing problem of 
the lower and middle income groups, all over the 
world. It was evident that the problem~ of hous
ing of the lower economic groups could not be 
adequately met by private construction ar,d 
municipal ordinances. The housing movement 

· became international in scope, attacking common 
problems and working towards more or less com~ 
mon goals. There has always been bad housing 
but the acute awareness of it, as well as the effort 
to do away with it, are modern phenomena: As a 
result, there had been considerable housing activity 
in most of the countries all over the world. 
Nearly every country has had some form of subsi
dized housing, some form of housing by public 
authorities, while slum clearance, though much 
talked about, has been practised very little. 

6.3 The implicit purpose of all housing activity 
is to promote the general welfare, whether in terms 
of physical health, social and civic efficiency, 
protection of family and on the whole fulfilment of 
such social deals as 'equal opportunity' and 'equal 
rights'. These are very general goals which must 
be translated into sites and buildings of the· most 
specific, tangible and permanent nature. 
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6.4 There were conscious efforts on the part of 
the public authority to encourage the production of 
housing of sound standards, of design, construction, 
livability and size for adequate family life; and also 
the development of well-planned, integrated resi
dential neighbourhoods, the development and re
development of communities. But the question · 
remained-how to decide what kind of housing 
promotes adequate family life, or the exact nature 
of an integrated neighbourhood, or what makes a 
real community and how to translate it into three 
dimensional terms ? The problem becomes all the 
more complicated because the consumer is hardly 
of any importance in determining public policy. 

6.5 On the whole it shows that every aspect of 
housing comes down sooner or later to qualitative 
social decisions "value judgment"-about indivi
dual needs and preferences, family and commu
nity functions, and group relations. Such judg
ments are definitely difficult to make in a modem 
urban society which is varied, and is constantly 
changing. To measure "demand" in traditional 
economic sense is something different from 
measuring 'need' in concrete qualitative terms. 

5-3 .. N.B.O.f69 

6. 7 There is another characteristic, equally1 im
portant but inuch more difficult to describe · · and 
at the moment almost impossible to measure. This 
is the family's personal' value orientation. · Personal 
values are defined in one of the studies . as . "the 
totality of a number of factors, such as ·· a.Dt indivi-. 
dual's ideals, motives, attitudes, and tastes. which: 
are determined by his 1 cultural background;. educa~ 
tion, habits and experience". A value differs from 
a preference in as much as · a preference is gene
rally based on an individual's ran&e of experience 
and may not be justified on the basis of any com
monly accepted standard or moral judgment. . A 
value also differs from an: attitude, iri as much as 
an attitude only refers to what is desired whereas 
a value is, what is desirable. Both, preferences 
and attitudes are likely· to change more frequently 
than values. Values tend to be more , enduring 
and more permanent. · · , . , 

6.8 Thus it looks as if no formula for a house 
can perhaps meet all such · varied · requirements. 
Families differ from each- other· in what they can 
afford and where they can live. Even. the individual 
families are· also constantly changing , and with 
those changes there develop different housing 
requirements. Of course; there are certain · basic 
standard requirements, fulfilment of which makes 
the house livable. The degree of livability that a 
house design provides depends upon how well the 
architectural feature of the house meet the needs 
of those who carry on activities within it. There 
cannot be any doubt as to the significance of 
housing in building up human resources. Housing 
touches every individual at all periods of his life 
span. Despite man's adaptability, housing . is a 
determining factor in developing his attitudes .and 
his way of life. But much of what is being done 

' today is based on intuition or our subjective evalua-
tion of what we think than desire. · 
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1
• INTRODUCTION Emd policy where sectors of emphasis are diffe

rent from those of the rural areas. 
) 

1.1· "rbe two c.~ncepts . that land is the 'complex 1.2 The population increase3 and the role of 
of . ..natural . popportunities . offered to labour .an~ urbanisation are posing problems, such as f0lmu-
capital'1 and: that, the land lS a 'factor of production lating a. well-considered urban land policy to ac-
hold·'good in a general way. But, they do, not hold commodate. the ever-increasing number of popula-
good so ~ar .. as urban land js concerned. The en- tion in the city fold without deterioration of the 
richment · of land. by 'treatment' has evolved the basic civic amenities. It is estimated that about 
neces~ity 'of' protecting :the .land. b¥ ~oup ~ctio~. 560 .'million population in Asia (26·1%, of . the _ 
In the rural se~-up 'market ot:ientatlon and Phys1- total) . would live in .cities (20,000 or more 
cal scarcity' are ' conspicuous . by their absence.[ ·~persons)' by 1975,, compared to 13% in 1950. In 
Whereas these , fact<_>rs are more prominent in . ~el India urban population of the. cities is ex.p~cted !o 
case of urban area and make the charactenstlclJ ·be ·100 million in 1975 agamst 43 million m 
of'urban land more vulnerable to various changes . 19516

• Another estimate puts the urban popula
in ecooomic and social variables. This brings ourl ·; tion at 120:2 million (1971) and 160'9 million 
theimportance of 'space' and 'site' so far as urban• ,.:. ~·(1981) for India5 for all types of towns. In 
areas are concerned and does not ajfect th4 l r terms of need, for these growing urban commu
price and the uses to which the land can be put.·~}-.~ nities about 120 million houses (costing Rs. 10,000 
Thus : th~ environmental. 'control• _is of less ·cons~-· :L~..;· only) . would ~e . required costing Rs. 1,200,~0? · 
1llence m. urban areas, thou~ 1t plays. a dorm- · -· million, for As1a. as a whole by 1975. India s 
nant role m urban areas. . It 1s thus ev1dent that . needs for . housing of the same category would 
there are some basic points of differences which stand at 12 million houses, costing · about 
govern the . various ,aspects· of rural and __ urban Rs. .12 000 million 6. By the end of fourth Plan 
larid; · ,thus, while the question of land . tenure is period ' ( 1971) .. in ten metropolitan · cities of the 
qf :p~ary importance in rural. areas, the optimum country, . the population is estimated to be 31·2 
pattem .. of land utilisation is of, paramount impor- million (7·75 million families) with a deficit of 
tance · m the city communities. Mode of occu- 3·29 million houses (161·1% to number of houses 
pa~cy js perhaps second~ry to pattern of utilisation in 1951)", which would need about Rs. 32,932 
wi:;un the c~ty and . hence the need for an . urban · million for housing only~ 
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Year 

},9~~ 

1915 

2000 

• • 

• 

World 

Million Rise in 
% 

2497 

3828 153·3 

6261 250·9 

Asia India 

Millim~ Rise in Million 
% 

1380 ... 361·3(1951) 

2210 160·1 525·0(1971) 

3570 280·4 650·0(1981) 

._ 1. Goiger, G. R ... The Theory of the Land Question" (New York. The Macmillan Company 1936, pp. 17). 

2, Monphology, 'Climate and Edaphic. 

Rise in 
% 

145·.3 

179·9 

3. The future growth of world population, Pages 23-24 (Population Studies No. 28. 1956) U.N. Publication. For India. 
Dr. S. Chandrasekhar's calculations-Statesman, 4 June 1962. 

4. Dr. C. M. Palvia-"International action for housing and its relation to world regional population growth ... 

S. Sayed S. Shaft-Location of lndmtries in Metropolitan Regions-Jour. Institute of Town Planners, India No. 15, 
uly 1958. 

6. Ibid-Foot note No. 4, pp. 9. 

7. SayedS.Shafi-AnEstimateofthe Relative HousingDeficitforSelected Cities in India. Jour. Institute of Town 
planners, India No. 21 & 22 Jan.-April 1960 (Greater Calcutta, Greater Bombay, Delhi, ~1adras, Hyderabad, Ahmedabad. 
Manploro, Kanpur, Patna and Lucknow), pp. 107. 
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The housing deficit (% of deficit to number of 
houses in 1951) will increase from 76·3% in 
1956 to 161·1% in 1971. Over and above, the 
cost for bnd is also there, which when taken 
into account becomes a huge amount to be met 
by the community.s 

1.3 All these bring the problem to the fore
front and urge for a balanced urban land policy 
to be followed in the country. The broad ap
proach rather 'regional' than 'metropolitan area' 
or 'individual cities' is to be followed in land 
policy. There is growing recognition of the fact 
that, the treatment of metropolitan or other urban 
communities cannot be in isolation of the region, 
as they are identified as a composite whole with 
the economic activities of the region. In formu
lating policies, an assessment of the degree of 
urbanization at national and then at regional level 
are the prerequisites. 

1.4 The formulation of urban land policy, 
fixing priority of action, land acquisition and com
pensation, financing the policy and mechanics of 
implementation are some of the features which 
have been discussed on very broad lines in the 
following paragraphs. Urban land policies which 
have been discussed with Indian examples, do not 
vary much in principle elsewhere in the world. 

2. URBAN LAND POLICY 

2.1 In uncontrolled urban land the policy of 
'whatever finally paid most or best should have 
the land and the economic right of way,. and it 
leads to the inevitable, unregulated and unplanned 
growth of the city structure.10 Out ·of the physical 
scarcity of urban land 'the principle of first 
choice' be developed for specific uses and hence 
the need for planning, zoning and social control 
over land uses. Conflicts do arise because the 
individual viewpoint is 'market oriented' and not 
community-wide and it is. not sufficiently long
termu. The desire for quick profit of the land 
developers and builders runs counter to the social 
good as it is more or less a long-term treatment. 

2.2 Land policy should aim to guide the 'use', 
curb the 'misuse', prevent the 'abuse', regulate the 
'non-use' or 'dis-use' and the 'reuse' of land. Apart 
from all these, the land policy may seek to com
ply with one or more of the following objectives 
in the best interest of the community as a whole. 

(i) Control of urban land speculation or ex
cessive land prices by issue of notification.. 

(ii) To provide housing for the homeless, 
essential workers in industry, migrants, 
squatters, low and middle income groups 
and government employees. 
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(iii) Remove. slums,· blight~ insanitation 
threatenmg ·health, ~elfare or1 safety. 

(iv) Redevelop land for more· desirable uses 
including reparcelling of . fragmented 
holdings. 

( v) Rebuilding devasted areas. 

(vi) Effect a more eqUitable distribution of 
land tenure and discourage" concentration 
of ownership. · 

(vii) Encourage and promote the development 
of· undeveloped or under-developed land.· ~ 

(viji) Decentralize cit:l~s or build new· towns ·to 
effect more rational distribution · of· the' 
population and industries. · '. 

(iX) Improve beauty and amenity of cities 'ah<f 
neighbourhoods. · 

(x) Encourage industrial settlement in indus
trially· _depressed areas or where &ettle
~ent · IS deemed beneficial~ in the' ·public' 
mterest. · :. 

(xi) Integrate land ' into more rational pians 
prevent undesirable suburban· sprawl · o: 
absorption of agricultural land which 
should be preserved. · 

(xii) Sta~ilise. units so as to prevent hardship 
or inflation. · 

(xiii) Break down jurisdictional. b:irriers ob-
. structing rational development. . . · · 

(xiv) Impr?ve· . and encourage·. family .life ; 
prov1de houses for the aging ·and elderly 
working mothers,. single persons and 
other special groups. 

. . 
(xv) Stabilize tenure~ real estate and mortgage 

values, encourage formation or expansiof! 
of lending institutions. 

(xvi) Ensure that sites or improvements ·can: be· 
made availa~le . at: J?rices · pe'ople · . can 
afford or at which bwlders can devetop. · 

{xvii) Encourag~ employment through' larid 
development ·or home building. 

(xviii) Free land from unmarketable titles· or 
restrictions preventing development. 

(xix) Sfi?lulate· or · encourage- . co-operative, 
pnvate, self-help, or public, enterprises 
towards greater production. · · 

' . 
(xx) Preserve increment in value for the com

munity and improve public revenues 
through proper land development. 

8. Extra land requirement for urban dwelling (1961}-1971. . . 
Rise in urban population (1971):::::.120·2 million minus 78•3 million=41·9 million, say 42 miJlion. 
Assuming a density of 100 (at the maximum for a planned town) the land requirement for residential rurposes only w~uld 

be 420.000 acres. Cost (assuming Rs. 10,000 per acre) the total sum . needed for lat:J.d only · 420,000 X Rs~ 1 0,000= 
Rs. 420,000,000 (Rs. 420 crores) over and above furtherland will be requtred (almost equtvalent amoUilt) for other uses. 

9. F. S. Lovejoy :'Concept of Contours in Land Utilisation' Journal of Forestry, Aprill933. pp. 183 .. 
10. 'Insensate industrial town• and 'myalopolis'-Lewis Mumford.· "The Culture of Cities••, (New York,· Harcourt, 

1938) Chaps. ill & IV. 
11. Fisher, Earnest M. "Advanced Principles of Real Estate Practice, New York." The Macmillan Company 1930,. 

~P· 3~'7-8. 



28 

{xxi) Abolish private ownership of real esta!e 
. and place all land in public owne~h1p 
to carry out national policies, if poss1ble. 

(nii) Provide housing accommodation for war 
or defence workers or for other military 
reasons.12 

2.3 To exercise, controls is a polio/ rather ~an 
power and less a moral than a practical question. 
These may be achieved by confiscat~on or. ~o!
feiture of land '(as it happens m soc1al1st1c 
countries), regulation of price18

, buildi.J;t~ . regula
tions, zoning, subdivision controls, a~qU1S1tlon . or 
control of development rights, taxatlo~, use of 
public subsidies with emiment domam, control 
through expropriation of extra . land (excess co
ordination), public land acquisition in advance of 
industrial or residential settlement, approval by 
planning agencies of .the new structures,_ reparcel
ling of plots and settmg up new townships, etc. 

. 2.4 Under this overall policy, the ·policy of 
exercising control over the land use seems para
, mount which can be materialised by : 

(i) Control of subdividing and subdivision 
· , design. 

(ii) · Restriction on nature . of land use in con
formity with · a general land-use plan for 
the community. 

· (iii) Limitations on the exterior dimensions of· 
. structures in relation to land area and 
dimensions, building heights, · placement 
on the lot, and extent of land coverage. 

(iv) Establishment of minimum ··structure 
. standards of strength, fire resistance, 

light, ventilation and. sanitary facilities. 

(v) Restrictions on occupancy in terms of 
persons or families. 

'3. POLICY FOR LAND UTILISATION 

· 3.1 By the continued adoption of business deci
sions in land use, urban organism becomes more 
complex. The social and technical change induces 
factors for the need of a master . land-use design. 
It must be an expression of underlying social and 
economic forces over which the community have 
little contro1.14 As the present land use is not a 
matter of accident and as the cities have deve
loped as an integral part of the national produc
tive and production machinery, it is quite inevi-

. table that artificially induced changes will meet 
with strong resistance, and more minor changes of 
great social significance be first aimed at. Natural 
(unregulated) growth may be curbed for the 
social needs .. 

3.2 While we do realise the fact that a very rigid 
'model landuse' is unwise for all types of. towns, 
we do certainly /feet that a stage has come when 

standard models of 'land-use' may be framed or 
designed for different 'types•a of towns. Obviously, 
while they may be applied to the 'new commu
nities'. they may be taken as goals in case of the 
existing communities and necessary modification 
or change in land-use, befitting with the standards 
laid, be aimed at. These models must be in 
harmony with the population of the townships 
and before such things are put to action, optimum 

' , 'city sizes' have got to be determined in case of 
individual communities. 

4. POLICY FOR PREPARATION OF l\IASTER 
PLANS 

· 4.1 Should the master plans be prepared for 
the individual urban communities and metropolitan 
regions as such or broader perspective be taken of 
the entire problem in terms of region or country 
as a whole is a debatable question by itself. To 
us it sounds logical that as a first step the country 
need be divided into regions and the degree of 
urbanisation. has got to be assessed at a regional 
level ·with a full view of the country as a whole. 
The size and character of the existing townships be 
determined as per the regional optimum require
ments, so that the rural-urban balance which 
is the root of all urban problems may not get 
upset. New townships, if desired, may be set up 
as per the master plan for the entire region. 
Within the broad framework of the regional plan, 
master plans for the particular urban communities 
or metropolitan areas be designed. This is mainly 
because as per the existing set up, jurisdiction of 
the implementing authorities cease to exist beyond 
the city limit and uncontrolled developments may 
spring up which can only be avoided under the 
regional master plan/• 

4.2 The principle of prep~ation of master 
plan at regional level (not on the basis of indi .. 
vidual townships) is all the more important because 
an alround development of the country cannot 
ignore the interests of the rural community. The 
present industrialisation and abolition of the 
zamindary system have brought in economic misery 
of the rural community which accounts for about 
80% of the country's population. For economic 
salvation of the rural population, the master plan 
should follow in policy the dispersal of new 
industries and townships to appropriate points to 
extend the benefits of employment and higher 
levels of income to the rural populace to strike a 
balance of urban-rural development. 

5. PRIORITY OF ACTION 

5.1 Enumeration of goals and achieving them, 
(which are important factors by themselves) and 
fixing the priority for 'follow-up' the nonetheless 
very salient clues of success. The dimensions of 
the urban land problem are no doubt vast, yet 
the angles of attack to slow them are definitely 
tricky. So long, as the continuous influx of rural 
population to the city-fold remains unabated, so 

12. Policies-Housing & town and country planning bulletin 7 United Nations, New York, pp. 34-35. 
13. (i) Control of the resale price of land as of. a given date. 

1(ii) Control of sales price on publicly aided housing. 
(iii) Control of rents on new buildings. 

14. Doran, H. Band A.G. Hinnen-"Urban Land Economics" (N.Y. Macmillan Co., pp. 251). 
IS. Types :Industrial, commercial, nodal, administrative, health, complex towns, etc •. 
16. "In redeveloping existing cities and building up newt owns. it is of the utmost importance that the regional approach 

should be followed". Third Five Year Pian-pp. 692. 



long as the unco~trolled ho~ntal-c~m-vertical 
expansion of the c1ty commumtles conunu~ and 
so lono as the factors of production (industries) 
contim~e to follow the 'geographical inertia', 
attempts for a planned urban community will 
remain an 'El-Dorado'. Persistence of obsolete 
or cumbersome urban boundaries fixed before 

· population and transportation bursts the existing 
limits, which is a fact that cannot be denied. The 
general tendency towards a more intensive use of 
inlying land, characterised by denser development 
also continues to exist. 

5.2 As a first antidote, powers of 'development 
and control17 be clamped down almost immediately 
to arrest further deterioration in the civic life. 
The disease of the city structure need be diag
nosed by expert knowledge available'. The failure 
to develop the 'inlying' areas on account of ex
orbitant cost factors which drives the middle 
class families out of the city core and increases 
the blight in favour of low and high income group 
of people. 

5.3 The use of peripheral land for residential 
and other purposes by providing efficient modes 
of transfer be aimed at by implementing ~wers 
of land acquisition', together with land use con
trolsl.rl, clearance of slums••, by eradicating the basic 
factors of slum developmen~ and launching reme
dial measures:n for slum clearance. 

5.4 The third and last stage of 'operation land 
development' should be redeveloping the city core, 
when the land values are considerably depreciated 

17. (a) Zoning plans. 
(b) Architectural controls in special areas. 
(c) Frame control. 
(d) Building by-laws and 
(e) Standard details. 
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by the first two measures and the 'power of levy 
betterment' and other miscellaneous controls. • 

5.5 This priority of action is only appropriate 
in case of 'matured communities' whereas in 
'young' growing communities the need for the third 
and last stage of action is redundant. In the 'infant 
communities' which are and will be developed .in 
the virgin soils, by implementing only the initial 
action of exercising powers of 'development con
trol' the situation can be tackled. 

6. POLICY OF ~"D ACQUISmON AND 
COMPENSATION 

6.1 The policy of land acquisition.-The con-. 
cept of institution of 'Property' is dynamic with 
the changing needs of the society. The feudal 
tenure has crumpled after the Zamindari system 
was abolished and the exclusive right to ci>ntrol . 
and 'economic good'• in the real property has 
leen reduced as the concept of social obligation 
has expanded. In a socialistic pattern of society, 
to which we are pledged, it is an accepted fact, 
that ownership of land is exclusive but not absolute. 
The law does not allow a private owner unlimited 
and unlicenced. use of his property. For public 
purpose and general welfare, land acquisition is 
possible by 'eminent domain'. With this pl;tilo
sophy, the legal tool, the "Land Acquisition Act 
1894' was promulgated by the Government for. 
compulsory acquisition of land, positive encourage
ment, regulation and direct operations. We do 
subscribe to the view that the in-ordinate delay · 
between notice issued under Sections 4 and 6 can 
be avoided to much relief of the property owners, 
by fixing some time limit for acquisition."' 

S. N. Lamba : 'Zoning and other tools for the development of a new city' (Chandigarh). Journal ofthe Institute of 
Town Planners, India No. 21 and 22, Jan.-April1960, pp.134. 

18. (a) Use zoning. (b) Density zoning. (c) Periphery Control. Ibid. see Foot Note No. 16. 

19. " .... any predominently residential area, where lhe dwellings which by reason of dilapidation, over-crowdiDg. 
faul[y anangemen[ of design, lack ofventilation,light or sanitary facilities or any combination of these factors, are detrimental 
to safety, health or morals". The U.S.A. Housing Act of 1949. . 

•• .... chaotically occupied, unsystematically developed and generally neglected area which is over-populated by persons 
and over-crowded with ill-repaired and neglected structures. The area has insufficient communications, indifferent sanitary 
arrangements and inadequate amenities, necessary for the maintenance of pbysical and social health and the minimum needs 
and comforts of human beings and the communit) ..•. social environment. 

The definition of Seminar on Slum Clearance, held in Bombay, in May 1957 .•.. Report ofthe Selected Building Projects 
Team on Slum Clearance. Committee on Plan Projects, New Delhi. A,pril1958, pp. 11. 

20. (1) Phenomenal increase in population in towns. 
(2) Unplanned development in the past, defective bldg. bye-laws, absence of master plans and consequent paucity of 

developed land. 
(3) Non-enforcement of building rules and regulations. . 
(.f) Rent control. . 
(S) Toleration of slums in a patronising & philanthropic manner. Ibid.. Foot Note. No. 18, pp. 14. 

21. (i) Dispersal of population andindustry,(ii)limiting further expwion of industries in l?ig cities, (iii)_ establi.sb
ment of new industrial estates. (iv) establishment of satellitetov.ns, (v) establishment of dormitory towns, (vt) carrymg 
industry to the villages (carryindustryto the people than carry people to the industries), Ibid. Foot Note No. 18 pp. 15-17. 

22. (i) Free preservation aide. 
(i i) Advertisement Control Order. Ibid. Foot Note No.16, pp. 134. 

23. Ely. R. T.-Property and Contract in their relation to distribution of Wealth (New York, The Macmillan Com-
pany 1914), Vol. 1, pp. 101-102. . 

14. Land Acquisition & Compensation-Journal of Institute of Town Plamlers-lndia No. 24. Oct., p.l. 



.. 6>2. Why·· .. Land · Acquisition is .Needed-The 
urban·· land with all its physical characteristics• 
throws -a. great weight in the proces~ of its .utilis~
tion. . The 'hundred per cent location•• brmgs ~n 
highest , land ' values and rents and concentric 
patterll' of·. city growth is disturbed on the lines of 
·ease- of. contact i with relatively little friction'21' 
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As ·a conse~ence tum~ur-g~owth of · the 
city organism occurs which- needs surgical opera
tion· by the · city-fathers or oth~r develo~mental 
agencies for treatment of the blighted portions of 
the city by 'redevelopment', which requires land 
acquisition · of the city for the · establishment of 
dormitary ··satellite· township, • linking the parel?-t 
citj · with o efficient . modes of transportation. Thts 
is· common· :with the 'matured' cities, with or with- . 
out little scope for expansion. · Hence land acquisi· 
tionf in·' such . cities • is for the reduction of social 
costs: of. blight ·and 'flo increase efficiency of the 
urban · structure, . to · reduce the frictions of trans
portation. and.: communication and to ·make the 

. community a desirable place for living •. · 

· 6:3 ·The· 'Yonng' city-communities pose a some
what different problem as they are not only grow-· 
ing Jn .. nature . but also, more often there are scopes 
for further 'spread' in the. city-fringe. They appear 
to have a time-lag -between core-decadance and the 
cessation· of further spreading. · Hence land acqui- · 
sition in. the· city ·periphery is the need which is a · 
obviously less valued and readily · availab1e com
modity compared, to the city cores of ·the matured 
communities.-

6.4. The infant city-communities pose comple
tely ·different problems altogether as quite often ; 
their births are associated with. the policy decisions 
of the Government like disposal of industries, 
balanced regional growth or shifting of administra
tion centres, etc. Cities develop in virgin soils and 

. they land -in young stage within a·· short-span of 
time compared to the other two types, pointed out 
earlier. Since such communities are to grow, 
almost overnight (compared to a normal city life), 
the entire space for the city has got to be acquired. 
On such an even · government-owned lands if 
available should contribute the bulk of the total · 
requirement, . only to keep the overhead cost of 
city · construction at a low pitch. . 

6.5 The Policy of Compensation. 

. 6.5.1. IIi a totalitarian or a socialistic set up, as 
private ownership freezes, the question of compen
sation does not arise. But in democracy since the 
ownership of land . is widely distributed : and the 

rights are guarantE:ed by law with defined jurisdic
tions of government power among the legislature .. 
the executive and the judiciary, the position is 
different and difficult ; compensation is the rule 
rather than ·exception. The most perplexing 
question is to decide whether· or not the compensa
tion is to ·be paid. The N.P.C. states "the line of 
demarcation between these two is so hazy, uneven 
and overlapping, that many a time it is difficult for 
the community to effectively face an unscru-
pulous speculator"28

• . 

Different formulae adopted from time to time: 

(i) Market value +15% solatium=compen
sation.· 

(ii) · Market value on the date of issue· of 
notice under Section 4. 

(ill) Present utilisation value without any 
solatium. 

While in policy, the verdict of the state legislature 
as per article No. lO(l)(f) and (5) and 31(1)(2) 
& (2A) 29 as regards fixing the quantum of compen
sation, is ·final, we would like to evolve a formula 
which may be given due consideration. Potential 
urban land value being equivalent to market value 
and since land value is appreciated by the combined 
action of the community as a whole, the 'unearned 
increment' may be· expropriated. 

6.5.2 The proposed formula aims· at fixing the 
land ·value at the lowest base Qf the rising ~ket 
price. The corresponding date for the lowest 
base should be the-material date for assessment ·of 
land value. The rise in land value between this 
material date and the date of publication under 
Section 4 of Land Acquisition Act should be 
expropriated because community action has· become 
the contributing factor for the rising market price. 
Hence the recommended formula is "either the 
market value on the date of publication of the 
scheme" or the "value at the material date plus 
an ·interest of 5% for the period between the 
material date and the date of publication" which
ever is less. The payment of interest amount is 
suggested as compensation for the period· of 'wait
ing' instead of 'sacrifice' in the words of Marshall• 
(in fact the owner could have earned the interest 
amount by way of fixed deposit in the bank if 
the compensation· could be available on the material 
date). 

Another suggestion for fixing the land value is 
the value on ·the material date+20-25% of the 
rise in land value between the material date and 
the date of publication. 

25. Space and Shape,immobility,indestructibility & heterogeneity of building Jots. 

26. Mark Levy .. One Hundred Percent Location"-Journal of Real Estate Management, Feb. 1938, pp. 291-99. 

21. Robert Murry Haig-*Towards an understanding of Metropolis. The Assignment of Activities to Areas in Urban 
Regions"-Quarterly Journal of Economics, May 1926, pp. 421-23. 

28. Nationalliousing. National Planning Commission (India: Bombay : Vora & Co.), Feb. 1946, pp. 65. 
29. Summary :. All citizens have the right to acquire, hold and dispose of property subject to reasonable restrictions in 

the interest of general public, and no person shall be deprived of his property save by the authority of law provided that there 
is no bar to his property being compulsorily acquired or requisitioned for a public purpose on payment of compensation 
whose amount (or the principle of determining which) will be laid down by law. 

30. Journal of Institute of Town Planners, No. 21 & 22, June-April1960. 
Gupta, S. K.-Development plan and their legal tools, pp.-128. 



·A theoretical case may be illustrated :-

Year 1945 1950 1955 1960 

Rs· Rs. Rs. Rs. 
Land value 10 25 30 40 (per 

Rise in value 15 20 
acre) 

30 

Here the lowest base of rising market price . is 
Rs. 10 in 1945 so the material date is fixed as 1945. · 

Compensation (1) Rs. 10+{ 1~ X Rs . .IO x 15) 

= Rs.lO+ Rs. 7.5=Rs. 17.50 

{2) Rs. 10+ fgot Rs. 40- Rs.lO) 

= Rs. 10 + Rs. 6 = Rs. 16 

(3) Market value on the date of 
publication = Rs. 40.00 

Hence the lowest rate is indicated in item {2). 
Therefore the compensation should be fixed at 

Rs. 16. 

6.5.3 Recoupment cost can be met from levy of 
development charge31 on unacquired properties and 
from sale proceeds of surplus land at enhanced 
value. This do1,1ble benefit would provide finance 
for furthering the cause of ac9uisition. 

7. FINANCIAL POLICY 

7.1 While the financial aspect does not come 
under the strict purview of the paper, this aspect 
will be very broadly dealt with as it is the key 
to land policy. Finance is essential firstly for land 
acquisition as a part expenditure of compensation 
and secondly for the operation side of the cons
truction activities after the land is made available 
It is broadly proposed that about Rs. 202 crore; 
will be the expenditure on urban housing activities 
under various third plan housing schemes while 
the total constructional activities in the country 
would amount to Rs. 1125 crores.• As per some 

.31 

calculationsaa it has ·been estimated· that·. by 1978 
A.D. new urban population {in cities . of . 20,000 .· 
or more) of 5 60 million in Asia would require 
Rs. 1,200,000 million for houses of modest -;size •. 
In. India total urban population will be .100. million~, 
showing an increase of 57 million people, ,which 
will require 12 million houses costing about 
Rs. 120,000 million during the period .under 
review. From .this the magnitude of the problem 
can easily be fathomed. 

7.2 Since only 10-20% of the; resources :ean be 
mustered from the internal resources, extension of 
external financial aid is a 'must', · and the· most 
effective method of inducing land · development 
and controlling its use. Absence of , effective 
financing mechanism84 throttles the land d~velop
ment. Because of . the • rise . in shelter '·cost,. the 
increased dependency upon mortgage financing and 
the· dearth of private funds, there ~hould be · · a 
universal increase in government participation. 
Capital . investment by public . funds . in Housing 
vary from 25-100% (or nearly so) :in Some 
European countries38 and 100% ·in others. ' It 
facilitates in the sense that private operations were 
usually smaller and reliance had · to · be placed 
mainly · on negative controls and ·restrictions
controls of location and standards by conditioning 
of loans upon proper plans ; easier and non-flexible' 
financial terms enables the : heretofore neglected· 
groups ; and attraction of private funds . · with 
government insurance; junior financing or· subsidi-' 
sation are some of the benefits of Government 
participation ·in land development. - · · · 

7.3 In India due to speculation, rise in land 
values· have increased by 400 per cent since 1939 
and 'raw land' including improvement-cost is about, 
20 per· cent of the , total . cost for single storey 
dwellings in the city. outskirts whereas for multi
storey dwellings in better urban residential areas 
(city of Bombay) it is 22·2% 80

• But since then~ 
the land prices and the . cost. of· materials have gone 
up · many . folds . but the . ratio of expenditure on. 
the land cost and development cost . might not 
have undergone a drastic change. Since these 
account for about 11 5th of the total building cost,· 
the importance of following a judicious land 
P<?licy is warranted. 

. . ' 

. 31. The Calcutta Improvement Act lays down that betterment fee should pe at the rate of halft~e increment in Yalue due 
tot he Improvement and the Howrah Improvement Actlimi tsi tto one-third, but m each case the value IS to be -calculated on tho 
footing that land is vacant. · 

32. Third Five Year Plan. 
33. Ibid. See Foot Note 4, pp. 9. 
34. (i) The stillbirth or collapse of private financing mechanism in most parts of the world. 
(ii)The high and rising cost of developments in relation to workers'income, rendering it impossible to set up a 1JorhbJo 

formulae embracing reasonable down payments and interest rates and affording reasonable security to the Icnderf~ · .. · . l 0
' • • '-' 

(iii) The inherent poverty of many countries and their inability to finance the material,labour .and laJ).d. ~!fS .c~aentfal 
for &ouse building. · 

35. Methods and techniques of Financing House in Europe, United Nations Economic Commission for Europe (Swit· 
zerland, Geneva, U.N.) March, 1952, pp. 26 and also Domestic Financing of Economic Development. U.N.1950. 

36. Single storey dwellings : 
Raw land 27·87 sq. m. (300 sq. ft.) 
Cost of improving land • • 
Building 

Multi-storey dwellings : 
Rawland . • • 
Cost of improving land • 
Building • • 

Ibid. Foot Note. No. 33,:pp. 78 

• Rs. 250·00 
• Rs. 250·00 
• Rs. 2.000·00 

Rs. 2.500. 00 

• Rs. 500·00 
• Rs. 500·00 
• Rs. 3,500·00 

Rs. 4,500. 00 
(converted into rupees) 



7.4 Whatever may be the cost factor o_f Ian? 
acquisition and development, it soun~s qmte logi
cal that such schemes cannot run entirely o~ sub· 
sidy but effective steps be t~~n to red~ce It to 
the optimum. As a prereqUisite, freezmg land 
prices is essential to keep the land values low. 

(i) Allotment of land to be on lease basis so 
l}lat ~fair. share of the value of .land con
tinues to accrue to the commumty. 

(ii) Betterment levies. 

. (iii) Taxation on agricultural lands put to non
agricultural . uses. 

(iv) Capital tax on free-hold lands. 

(v) Taxation on vacant. plots in developed 
areas. 

(vi) Termirial . tax. 

· (vii) Share of the annual consolidated rates of 
the muncipalities. - • 
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. ,· 7.5 The development value81 is to be secured 
for the community by . taxation. · However, the 
pattern of taxation is to be different from city core ' 
to the urban,, fringe since the cost of development 
varies from the core to the periphery for obvious 
reasons. The following policy is endorsed for 
taxation; 

' . 

City core (built up areas)= Development charge. 
Urban area . = Development charge+ Deve-

, lopment cost. 

Beyond city fringe tUrbani·' 
. · sable area) · = Development charge + Deye-

lopment cost + Conversion 
fees, etc. 

7.6 As a policy, after the areas are developed 
for occupation, sectors demarcated for high
income groups, while lower ceiling will be fixed 
per unit of land, .. may be allotted to the maximum 
bidder in public auction. The surplus money 
may go a long way in compensating the cost of 
development and subsequent subsidy for the 
lower and middle income group of tenements res
pectively. Thus, fair share of the land develop
ment money will be met and the deficit is to be 
financed by the Government. 

8. THE MECHANICS OF IMPLEMENTATION 

8.1 If the town planning is not to be a mere 
theoretical discourse in speculative thinking or the 
formulation of a number of abstract norms, the 
mechanics for translating them into action is per
haps as important as the first. In a democratic 
set-up like that of ours, the power of 'eminent 
domain' is not concentrated in a single authority 
but is being shared by the executive, the legisla
ture and the judiciary and any new set-up may 
perhaps meet severe opposition. 

8.2 .. However, planning and development acti
vities have grown so gigantic in proportion in our 

· country that the present machinery appears to be 
inadequate and 'misfit' and may perhaps need a 
complete overhaul to ward off obsolescence. In 
principle while active parti'cipation of the public 
and existing local bodies38 is a much desirable 
feature, the ultimate control be vested with the 
government or autonomous bodies, working in 
close collaboration with the government. 

8.3 As elsewhere, it has been envisaged that the 
country need be divided into different planning 
regions38 and the norms of development be laid 
down by the central body for each region ; there 
should be a central body for such activities at cen
tral level to guide and co-ordinate the activities. 40 

Setting up autonomous high-powered planning 
bodies at the lev~l of the regions is also envisaged 
to lay out details of planning activities and assist 
execution by way of providing the technical know
how, to the implementing authorities if and when 
sought for. Planning bodies at 'micro' (or 'macro') 
regional level may also be taken up. 

8.4 The jurisdiction of such bodies be only con
fined to formulating the integrated development 
plans, taking into stock the resource-availability 
in terms of money, and material at the regional 
level, to advise and to provide the technical know
how, leaving the implementation part to the 
already-existing agencies concerned, which may be 
re-oriented and geared up to meet the present 
needs. This is envisaged because there are less 
probabilities than not, that the regional limits and 
the existing administrative boundaries coincide. 
As per the present proposal, while the present 
imp'lementing agencies' rights are not infringed 
upon, the overall national gain is achieved by the 
fulfilment of the respective development activities 
in bits. All these have got to be achieved by 
taking appropriate legislative measures. 

37. Development Value =Value of developed land lPresent value cost of development). 
38. Improvement trusts, co-operative societies, municipalities, etc. 

, 39 •• The theories and principles of delimitation of the planning regions is beyond the scope of this treat, which are highl: 
controversial. · · . 

40. The body like Plarining Commission. 



The City as a Social Complex 
by 

Dr. B. H .• \lehta* 

1. •·CIIY''-ITS COMPLEXITY AJ."D PROB
LE~tS 

1.1 The city is not only a social complex; per
haps it is the greatest comple.x ~hat man has 
cre::tted on this planet. The City IS an answer to 
man's hunger for food, reproduction, work, w~alt.h 
and happiness. The city is comple~ becau.se ~~ IS 
large, though comparatively sm~ ~ phystcal siZe. 
It is a social complex because It IS structurally 
chaotic in growth and is required to perform 
intricate and difficult functions to serve the most 
complex species on this pl3:ne~. . It h~lds. a ~ec
tion of the human race as If It lS a hill mhabtted 
by ants. Van Loone, the geographer had dep~cted 
in his book, the entire human race packed m a 
wooden crate, perched on a thin and lofty peak 
on the Himalayas. 

1.2 The city, like the physical atom, is packed 
with energy which is restless and .active. The 
city is a recent and social stru.cture ~roduced by 
man. Whilst the world came mto eXIstence about 
two billion years ago, the first man was ~m 
onlv two million years ago, and the metropolitan 
city is hardly a hundred years old. Man IS the 
best Ieamer on this planet; and therefore the 
modern city has a great future before it. At 
present the city is the melting pot of the indivi
dual, the family, the clan, the cast and the commu
nity. The impact between all these produce~ an 
impersonal human mass of strangers associated 
together by an indivisible human relationship, a 
relation between citizens of both sexes and all 
ages, producing the complex Urban Experience 
of a heterogenous society which is destined to 
develop into some kind of integration. 

1.3 The city is dominated by a material philo
sophy. The inhabitants are drawn to it by hopes 
of finding work of earning a livelihood ; of 
creatin~ new values for new standards of living. 
Some are able to amass wealth and use it in a 
manner different from the feudal period. 

J .4 Food and Space Problem-A city's most 
vital problems are food, scarcity of space and 
employment. Here, man, the intricate organism 
faces problems of sex, courtship, love and passions, 
humours and moods, marriage-and all human 
relationships in general. The city is a social com
plex because it is not so much the inhabitants, as 
their minds, their thinking, and their approach to 
life and its problems, which. create the complexities. 

1.5 Mental Health-The city suffers not merely 
from physical ill health but from mental ill health 
as well. Tensions generated by inherent conflicts 
between emotions and ideas, frustrations and satis-

factions, tensions arising from a fund of energy 
used in endless activities culminating in the innate 
desire of the human spirit for rest and peace, 
produce neurosis, affecti~g millions o! people.. In 
the city, ambitions. are stimulated, desrr.es. multiply~ 
there 1s innate discontent and frustration. Life 
continues to fulfil itself. while changes produced 
by time creates new and unfulfilled ambitions. 

1.6 The city stands for opportunity. Opportu
nity for the pioneer to build according to · his 
dream, for the seeker to create wealth, for the un
employed to find work, for !he e~est student t!l 
find education, for the creative gemus-the archi
tect, the poet, artist and. professic;mal, to ~ve 
expression to his personality and inherent skills 
and talents. The opportunities are only a Promise ; 
and its fulfilment depends on· efforts, and perhaps 
on· accident and luck: in so vast and varied a 
population. The city has produced· a competitive 
indivicfualistic society where almost everyone has. 
to seek his own self interest. 

1. THE HISTORICAL BACKGROUND 

2.1 The city has demonstrated the difference 
between the comparatively static life of the 
previous two mill!on years on t!tis planet, and t?e 
dynamism of SOCial change: wJ:Uch put . humantty 
in the first gear about the _middle of the 18th 
century. The city, or rather the large towns camt" 
into existence in the earliest phases of the feudal 
period. The early emperors and military conque
rors initiated the first small concentration of 
human beings when stimulated by the power 
complex ; they established rule over territories 
where a few could live on the labours of the many 
who .toiled. The use of leisure in the city, the 
restlessness of intellectual energy, the exercise of 
imagination in predominantly artificial environ
ments where the background of Nature-the blue 
of the sky, the brown of the earth, and the green 
of the trees-were absent, produced a pattern of 
effort, the phenomenon of dynamic social change 
in a new, complex and heterogenous society where 
tradition and the past had little meaning. · 

2.2 The city is a social complex because· of the 
growth process of a giant social organism where 
individuals represent cells in the city structure per
forming their diverse, endless and bewildering 
functions. The dynamism of change is the 
result of efforts of the human brain not merely 
to survive, but to change and dominate the total 
physical and human environment. The psycho
logist, Adler, . emphasised the power and energy 
aspect of the human being and man's drive tor 
mastery was influenced by urban civilisation and 
culture. Freud and his pupil, Jung, dealt with the 
sex ur{!e and the basic emotions like fear. which 
are held responsible for every kind of activity 

*Professor and Head of Deptt. of Tribal Welfare & Prof. of Social Welfare A<,fmini>tration? Tat a Institute of Sc.cial 
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of the human social complex. The brain and 
mental functions are conditioned by .the environ
ments in which man lives. 

2.3 When man occupied forests and grasslands 
for more than a million years, when th~ humble 
tiller with the axe and the plough cultivated ~e 
vast plains, f.\131) lived iike the animal for subsis
,laJ;lCe an4 tep,I,-bcluction. . JI~ :was sat~ed . -with, 
.~ei;O..entary .coAJ..forts. There :were no ,cities m ~e 
long 'ga;thering .and .hunting' stages of economic 
.develo.P.m~t. · A concentration of population is 
.the -result of the mobility of population. The 
.nomads are- said to have created a few of the 
~a:di~st ~OW!;lS. 

2.4 One of the earliest activities· of hutman 
~ciety cente,re<,l ~oun<,l religion and this developed 
~ .wo.r~hip .of Nat.ure. ..»ence some of ,the ~arliest 
~jti~ .gr~w up· ~;~.IOU,nd nat.ural .objects oJ ,religious 
}LlP9r:ta,t;J.,ce. . 

.~.5 J:he OJ.jgi,t;l .of Jl;J.e J;ll9Qem city m~y be traced 
to the ,concentration of we.alth in · feudal towns 

. th~;~.t .<l~Y.elope<,l ro:wuJ .land b.ased societies. As 
con;un.QP\catio~ 4eveloped, the surplus produced by 
thet;l) w~s .distrib1,1te_d to o,the.r town markets, 
with .C9.:Q.~entration ,of .wealJh .a.J;~,d power together 
~hey i>ecru:ri.~ ~i~~~ pf qomjiJ.ation. • 

. . I 

2 .. 6 Cities did not produce ·their own food and 
hence created leisure time. Thus arose activities 
that produced learning and 1eisure time parti
cipat_i~s.. The ~l;l.Ily .cit.i.es wer~ Jocated near sea 
sb.<,>res or pver . II,l.O,uths. Tl;tey ,contributed to the · 
expa,n~ion of ~conomy. They were centres for 
the pro9\lcti~p. agd 9istripution ,of goods. . 

2. 7 In tl)e J~t~r teu.4.al period only the aristo
~r.acy in4JI}ged _ip. J!JX.urie$. . J.,atent physical and 
mental energi.es c~e _i,nt.o their own in the city 
producing mopility anc:l with it, .a changing eco
nomy that st~~ .with ~be early workshops of 

· the I~ge towns of the mercantile pt!riod. Small 
cities were born hefor~ th~ roac;.hjne came into 
ex.istenc~. Bl;lt for the scope .of .economic g{Owth 
made possible by the growth pf communications, 
the ~ity, or at least ~he modem metropolis would 
not hav~ come into e,xisten~e. 

2.8 The Industrial RevohJtion brought in the 
machi,ne, and the introduction of electricity gave 
speed . a pride . of place which changed the old 
battleyfor survival and e~istence into a struggle for 
better standards of living. Man could be fed by 

· f~qd · PTO.duc:.~ .op. the pl;tins. But machines 
st~uJfl~e4 th~ .de_mand for materials and markets, 
an~ CJttes m.~de -Jt. p~sible to fee4 the machines 
throu.g~ tp~ mvenhon .of complex economics that 
were upknpw,n. t.p ~an for thousands of years. 
The IDC?d~~ City wttb its small .size and large 
populat~on .1s actuaJ)y the prodq,ct of the Industrial 
RevoJp~Ion: The .mercantile period created towns 
larg~r th~ the old feudal towns ; but cities deve
Jop~d .ii!J ~ resuJt of t~e pse of power and the 
~o~h ()f commun~catt~ns were very much larger 
m 51~~ Th~ cwm~natton of urban development 
has create.d • what ar:e ~ailed 'metropolitan cities' 
of th~ twen,-be$ century. 

2.9 Along with concentration of population 
the extent of growt~ of cities has led to th~ 
emergence of the City as a social complex. The 
own~r of wealth and power, the urban intelli
seneta and the growth of technology have created 
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opportunities for work for the working classes. 
At first, as recorded in the history of most Indian 
cities, the working classes were reluctant to leave 
their rural homes because slum life in cities hardly 
offered opportunities and advantages available to 
the elite of the cities. 

2.10 The social structure of the large mass of 
urban society is based on rural origins. The city 
becomes a social complex when the rural mind 
comes to town, along with rural modes, beliefs, 

' -customs :and practices. The class structure of 
the modem city js highly complex, because that 
is also a middle class between the wealth maker 
.and .owner and the masses. The middle class 
.comes to play a critical role in .the life of a city. 
lt replaces the serf class of the feudal period.. Its 
destioy is difficult, hemmed in as it is between the 
ncb .Qn the one side and the masses on the other. 
lt js called upon to serve the former and lead 
.the latter. This has produced the complexities of 
tnatio!W political structures. On the one side, the 
s;:ity bas produced democracies in which the urban 
minorjty roles and dominates the food producers 

., a,n4 rural masses; _and on the other hand, the 
cities have produced a communist ideology where 
the urban prolitariate claims to rule both the intell
gentia and the rural masses, hoping to eliminate 
~e ~ch. through a more realistic and equitable 
distnbutton -of wealth. In any case the dynamism 
·of urban objectives is able to prevent the normal 
and .self1 ordered growth of millions of persons in 
vitla_ges in which the majority population lives. 
The cities indirectly dominate villages and nations, 
and World organisations are als_o created in cities 
to develop complex centres of power with changing 
·and ambiguous ideologies and political objectives. 
Th~ a se?on~ary role is ~iven to social and psycho
logical objectives. The city bas produced science, 
technology, wealth and power; but its inadequacies 
seem to develop a crisis which surpasses the chaos 
of WC).rs of the feudal period. 

. ~.11 A city grow~ up like. any living organism. 
It IS fed by Its growmg functions and their accom
plish~ents. 'J!le city is both st~cturally and 
functionally different from the earliest habitats of 

. man. The water problem, the problem of food 
supply, the problem of communications from the 
place of residence to the work place, the vast 
~arkets needed to mee~ .the needs of groups with 
~tffer~nt standards of I.tvmg, the continuous grow· 
mg stze ?f the. population as a result of migration 
and soanng J:'irth rates, _problems of housing, 
health, education and soctal services gradually 
deyelop the most complex social structure known 
as the cosmopolitan, metropolitan city. 

Z .. l2 The totality of . urban complexities thus 
in~ludes the physical aspect, the psycholooical 
aspect where human emotions, mind conduct 
behaviour and activities are concerned·' and th~ 
complexities of the social structure 'which are 
created by the individual. The complexity of 
urban economy is the fulcrum of world economic 
development and a world market. This total urban 
comple~ produces urban culture which is material 
in natQ.re, pecuniary in manifestation as the socio
logist Veblen puts it, and yet bewildering, com
plex and ever changing in manifestations. 

2.13 The complexities of emotional life in cities 
w!th th~ir enthusiasm,. p~ssionate energy, s.exual 
st.tmulattons and morbtdttles and frenzies of all 
Jcmds, seem to produce only frustrations in the end. 



Statisfactions and elations are of a temporary 
nature when the individual is engrossed in the self ; 
but the city does not seem to satisfy the spirit of 
man as he is developing his latent skills, abilities 
and capacities. The frustrations are due to the 
inherent structural and functional shortcomings 
of the city, the nature of the sex and family life 
that develops in the city neighbourhoods, and the 
weaknesses produced by a chaotic and unplanned 
yet historic growth. 

2.14 The cities have yet to discover themselves, 
organise themselves, manage themselves, and above 
all things find out the meaning and purpose of life, 
of the larger social" objectives in terms of ideals 
and practical opportunities for the complete satis
faction of tht.! human spirit and body. The city 
has to solve the problems of relationships, in spite 
of the inherent conflicts between the very highly 
developed inJividual and the human goals and 
objectives to obtain the welfare of a vast 
humanity. 

2.15 Whilst the visions and achievements of the 
city are attractive and endless, its physical condi
tions are deplorable. The cities are beset with 
difficulties, because water, land,. shelter, food and 
health problems are baffling enough, and they 
tend to produce the cancer of city society, the 
'Slum'. The slums are produced by the ineffi
ciency of undeveloped human beings who live in 
the city and constitute its population. The urban 
reality is complex, as the city is full of contra
dictions. Selfishness prevails over social eon
science, the absence of a sense of togetherness 
leads to the lack of awareness for basic human 
needs. Even the possessors of wealth and highly 
educated persons lack the full development of 
the aesthetic sense, leading to unhappiness, im
morality, delinquency, crime and social disorga
nisation at times. The city lacks social health 
because of the deficiencies of natural health and 
abilities of its citizens. 

2.16 The city is complex because of its environ
mental complexity. Also, it is a product of man 
and society. The city arises from its contents; its 
boundaries are continuously destroyed or replaced. 
Though most cities are products of time, they 
are comparatively of recent origin in the history 
of more than two million years of the human race. 

2.17 A city is the result of a concentration of 
population, and the concentration of structures 
needed to fulfil the requirements of not only its 
citizens, but of the nation and even of the world 
at large. The early structures of human habitat 
centered round the available food S\.!pplies of the 
population ; but the city has to find most of its 
food requirements from outside. 

2.18 The city is inseparably associated with its 
economy which is centered round the work life of 
its inhabitants. The work life of the urban popula
tion is complex because thousands of people 
perform only the simplest of economic func
tions in the industrial age. At the same tjme highly 
specialised brain workers are engaged in mental acti
vities involving scientific thinking and advanced 
technology. The best intellects of the ancient world 
are left far behind, except perhaps in the spiritual 
and philosophical world. Intellectuals of Vedic, 
Egyptian, Persian, Greek and Roman cities had 
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to deaf with · a comparatively small world. Bet
ween manual labour arid: intellectual and scientific 
acumen there are now vast intermediate levels of 
work requiring different types of efforts, skills and 
experience. This· creates an economic bounty 
and a corresponding social heirarchy with the 
different sections of the elite and slum dwellers. 
They live physically separated, and their emotional 
tensions erupt in periodical conflicts . which at 
times affect every asp~ct of city life. 

2.19 A city, apart from its work life, holds 
physical houses and their social counterparts, 
called 'homes'. Here families live; but the 
urban family is a product of recent history. Clans, 
castes', extended families- and joint families belong 
t() rural and sylvan communities. The· family 
background of the feudal· society • is still in exis
tence. Cities in India are occupied by feudal, 
patriarchal and extended families with their rural 
traditions and behaviour patterns. The small 
tenement in the· city accoiilmodates only a simple 
family. However this family has developed 
complex social problems. It is · hardly possible 
here to deal with the contents, conflicts and ten
sions of sex life in a modern city. The original 
and natural sex life of the male and female have 
to be conditioned to the seX. love arid courtship 
patterns prevailing in slums, . affi.uent homes, educa-. 
tional institutions, temples, factories,. clubs, cinema 
houses, railway platforms, buses, and innumerable 
other types of urban environments where man 
meets woman. · 

2.20 The sociaf complex in city involves extreme
ly complex emotional conditions and humari beha
viours. Urban morality, by itself, is complex in its 
origin, manifestation and development. There is 
the outer crust . of social behaviour~ and the 
functioning of complex living organism leading 

, very complex lives. Society is governed by human 
relationships. Sometimes sordid,..-- some times 
utopian, sometimes idealistic, ration.al as well as 
irrational, spiritual as well , as material, it is hardly 
possible to mention the many types and . great 
complexity of human relationships that exist in 
cities .with millions of population. The city 
becomes a social complex because of the emo
tiortal life of the citizens. 

·-
2.21 The basic fundamentals of the. urban social 

comple::t eventually relates to the biology of the 
urban citizen, the psychology of the urban popu
lation~ and the city and its history. 

2.22 The city is pulsating with energy ~ satisfy 
a highly complex desire nature, which is a product 
of situations created by home, community and 
social environments. Human lives, thinking. and 
behaviour are affected also by newspapers, the 
radio, the cinema and the varieties of Ieaderships 
that function to direct, control and manage the 
innumerable aspects of the lives of large numbers 
of heterogeneous communities. .• ' 

2.23 The physical emotional, intellectual and 
social Hfe of each individual in urban society 
is conditioned by environmental, historical, econo- ~ 
mic and social factors. Each section of society,'-·:~. 
adult males and females, youth and children are ·; 
affected. Old persons, however, conditioned by 
time and experience, find old age difficult and 
complex, unless protected by the values of old 
family patterns. Generations change their think· 
ing and behaviour vary rapidly in cities, whilst 



1h villages traditional life patterns continue for 
centuries~ Indian culture is changing into western 
patterns of thinking, working and hvin~. Cities 
produce new culture which almost obliterate the 
cultural basis of the past because of the restless
ness of action, the society of competition, the 
speed of life and the paucity of thought. The 
urban · citizen is the most lonely individual in . the 
midst of very l¥ge congregation of human b~mgs 
in very small physical environments. The stram of 
the city on family life is immense. Many 'Yeste.m 
sociologists have come to believe that family ~Ife 
is incompatible in an industrial society occupymg 
metropolitan cities. . The urban .citizen belon~s. to 
so .many environmental and functional communities, 
that persons eventually develop a protective wall 
of individuality which creates the impersonal 
urban personality. 

2.24 Streets, · · neighbourhoods · and localities 
replace the old village, and a complex community 
arises where relationships are impersonal . and self
interested. The individual has to develop defence 
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related, the problems of city planning and housing 
assume the greatest importance. Since the begin
ning of the human race, preference, selection and 
adaptibility are the three factors that govern the 
relationships between the individual and his physi
cal environment. For thousands of years the 
physical site for living was a selection by small 
groups. The city creates individualistic persons 
and it remains to be proved that city life is pre
ferred by a majority of its citizens. It can be 
proved that the poor immigrants from villages 
prefer to return to the rural environment ; but 
after a few decades the city leaves little scope of 
return to Jll~oy of its inhabitants. The complexities 
and historical growth of feudalism brought the city 

· into existence, and for a time·. it became difficult 
to draw the rural masses into the city. The co
ercion of rural circumstances and the hope of 
opportunities eventually brought millions to work 
in cities of employment opportunities. Cities have 
withered when employment opportunities dis
appeared. 

inachanisms ana cultivate ·new relationships conti- 2.27 The slum is a major problem of vast sec-
nously, as life. is tossed about from environment dons of any city. It is a physical, human and 
to environment, and situation to. situation. In the social problem. The slum grows up rapidly and 
slums even sleep and functioning of sexual life accidentally. The physical conditions aggravate 
are difficult in the . thousands of one-room tene- the problem but the real problem is the slummer. 
ments. The aesthetic sense and concepts of family Slums do not exist only where there are one room 
at times· become p~rvert and ugly. Anti-social tenements, narrow streets, absence of water sup-
behaviours· and juvenile delinquency become ply and concentration of population, houses and 
chronic·· charaot~ristics of city life. The already dirty trades. Well laid out areas have also become 
existing complexities of . society become more . slums. There are slum spots inside imposing 
intricate due to delinquent behaviours and actions · buildings and broadways and behind public parks 
which are motivated by criminal purposes; Vices and gardens. Slums are only indirectly created by 
.and bad habits become indispensable recreations ~. . planners, arcpitects and engineers because of their 
and 'the enjoyment of life often consists of an ener ~.;;.. .;!':inability to deal with basic, social, moral and 
getic efforts to escape the realities of mental life. ~t.~,.. economic realities. These problems need the aid 
Physically, thousands of human beings develop a~·· - · of scientists and persons with a highly developed 
condi~ior;t of sub ~eal~h. suffering from ~eadaches :. . . social co~sciousness. Th~ complexities cannot be 
and slffiilar chrome ailments. The emotions are.. Jaltered Without a revoluuonary change in the out
expressed through unstable modes and tensions, .,>. ~· . .look of all urban citizens. The cities lack 
~rod~cing irrita~le and neurotic behaviour .. Mental~ ijr~sources, leadership, manage!Dent and administra
hfe 1~ often dehrous and unstable,. lac:kmg the:tf ~;~11??; and the.r:efore slums exist: The slums are a 
capacity to face the pressure of situations andf\l ~VISible expression of the class structure of a 
events.· Thus man ages early in cities, becomes afJ~. ~complex urban ~conomy. The village class structure 
seeker of comforts and hopes to enjoy luxuries; -~was comparatively simple; but the urban aristocracy, 
by escaping the duties of life, which are transfer- ..ulthe educated middle classes, the successful workers 
red to less fortun~te shoulders. Hiding behind and white-collar workers of the lower middle class, 
a {ac:=tde of. neon-lights and extreme ostentation, and the masses of the city represent a baffling 
the City at times produces patterns of senseless and class complexity,. where there is a basic 
sensuous living '.yithout thoughtful values. A deca- inability to live together, except in class atmo-
de~t . and pecuniary culture thus develops charac- spheres, separate neighbourhoods, environments 
tenst1cs of a sensuous and material society. . and conditions. 

· 2.25 ·'f!le city is ever new and changing. Whilst 
o~e~ envir<?nments took centuries to develop, the 
Cit~ Is co!ltmuously awakened to a sense of reality. 
It _Is realise~ that the needs of millions of human 
bemgs are different from the needs of small castes 
apd groups ... The needs are being· met and sensi
tive urban Cltlzens have come to realise and under
stand the city. F~cing reality, and realising the 
need o! understandmg, urban leaders have arisen, 
who will ev7ntually shape urban societies into 
planned environments and communities with free
dom to. grow and live. Even an urban culture 
may a~Ise. amongst r~fined, sensitive and creative 
human bemgs who. wlll. appreciate the importance 
of nature, health, mtel11gence, and real happiness. 

2.26 The problem of space and . the associated 
proble.m of th~ slum are physical in character, 
and smce Environment and Man are inseparably 

2.28 The city has yet to produce rational solu
tions where the needs of the masses and the ambi
tions of the elite of the class structure can ' be 
dovetailed to produce harmony in urban living. 
Unless there is a rational change in social philo
sophy and national objectives, slums will continue 
to exist. Slums are rooted in the errors of the past 
the haste and impatience of the present, and lack 
of socia'l consciousness to design a future for all 
citizens. The solution of the slum probjem lies in 
catering to the needs of social justice and human 
needs. As long as the city is rooted in the philo
sophy of the self and its energies are directed 
first to secure money, and then to produce, deve
lop and create a pecuniary culture, till then the 
entire city outwardly attractive on the surface will 
remaiq a vast slum where social health and h.:unan 
happiness and welfare of millions are conspicuous 
by their absence. 
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2.29. The human and social problems of the 
city arc innumerab~e and perplexi.n~ but the most 
agrrravatinO' factor Is housmg. Cities were created 

<> ::> • d 
~y feudal aristocracies an enterpreneurs to serve 
their b~sic and economic interests. Rural masses 
who are drawn to the cities are provided tenements, 
inadequate as regards the most elementary needs 
of the human organism and the family institution. 
This brings about .a physical and. moral deterior.a
tion and degenerat10n accompamed by neurosiS, 
other emotional disorder and social demoralisa
tion. 

2.30 The greatest victim of the slum is. the 
human family. It lives in the physical unit of the 
~lum the building or structure which is a residence. 
\\'hil~t the extended family of the feudal period 
shrinks in the city, the size of the industrial unit 
can so expand that a single industry can develop 
into a vast town. Such expansion has compelled 
cities to create sky-scrapers and take to vertical 
de\ elopment in order to establish some co-relation 
betv.'cen population needs, residential needs, work
shop needs, recreational needs, and the need of 
urban social services. All this has produced the 
method of zoning and planned area developments, 
master plans, promotion of industrial communi
cation (first suggested by Sir Robeit Owen). co
operative housing and industrial societies, etc. 
These do not seem to have succeeded to serve their 
objectives. 

2.31 Cities are unplanned to serve the needs of 
c·;p:wsion. They have not taken any cognisance 
of the physical, biological and psychological needs 
Oi. the individual or human groups, or of social 
change, a most complex phenomenon that is expe
rienced in continously changing social situations. 
Many cities in the past have been destroyed by 
fire, disease and war. The reconstruction of old 
cities have added to the existing inadequacies and 
complexities. There is always a disproportionate 
relationship between available space and the size 
of population. Master planning is difficult and 
results \\ill prove inadequate because economic 
forces ai~d social change cannot be adequately ap
prcci.lted or successfully measured in advance. 
Many cities have shrunk in size and the importance 
of cities may change due to unpredictable political 
and economic factors. Any city has a population 
that is ennumcrated at the time of each census. 
The rate of change of each city is different accord
ing to political, economic and social conditions. 
Some cities of the world have become 'problem 
cities' due to political reasons. West and East 
Berlin are an example. Vientiane is conditioned 
by Jo:al ;.md changing political conditions. Hong
kong and Shanghai are unique problems of urban 
growth, conditioned by forces which are not likely 
to be permanent. The uncertainty and insecurity 
of these populations can hardly be imagined. Cities 
in Africa are likely to experience abnormal condi
tions for probably a very long time to come. l11e 
problems of race, colour, class. caste and inter
~roup tensions create complexities that affect the 
lives of individuals, disorganise family and com
munity life and affect the destiny of nations. 
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2.3:! ~lany cities have an abnormal sex ratio in 
the population make up. Sometimes the disparity 
is very great. There are some cities with an exce
sive female population, and there are many more 
where males outnumber females. An unbalanced 
sex ratio affects marriage, family conditions, social 
morality and the employment situation. 

2.33 Highly organised religions have existed on 
all the continents for many centuries. .The religi
ous life of cities is by itself a complex social pro
blem. Conflicts between religious organisations 
often disturb urban harmony. The factors which 
separate individuals and groups in heterogeneous 
city populations are so numerous that they tend to 
produce a precarious balance by social adjustments 
based on self and group interests. · · 

2.34 Modem factories in new areas are vast, 
functionally efficient and attractive. But the archi
tects construct small box like tenements for work
ers' families, who have ·to live therein, irres
pective of the fundamental needs of human beings •. 
The residential community is developed according 
to standards which are far below the luxurious 
industrial environments which are built out of 
public taxation or public investment. . 
3. THE PROBLEM OF DISEASES AND . ILL 

HEALTH 

Emphasis has been laid in this paper on mental 
health; but the problems of physical health and 
physical fitness for national efficiency are insepa
rably linked to problems of housing and nourish
ment. When the minimum housing standard is 
only about 23·22 sqm. (250 sq. ft.)· for 
an average family, where streets are narrow, where 
water supply is restricted to a· few hours. a day, 
and where nourishment of millions is linked to, 
meals served in sub-standard restaurants or houses 
without a kitchen and .dining facilities, physical 
health is bound to be poor. This is irrespective 
of factors like heredity, undernourished mothers, 
high costs of living, etc., which worsen the situa
tion. The medical services in the city are improv
ing; but social services are no substitute for good 
physical health and social ·health. The scourage 
of T. B., small pox and diseases of the respiratory 
and digestive systems could be ·controlled; but this 
will only add to population congestion and further 
need for vast economic . expansions in almost non
available space. The future cities must have great 
scope for physical expansion, they must have a 
basis of natural surrounding~ and they must pro
vide large areas for parks and gardens to enable 
cities to breathe fresh air. City planners· have yet 
to reach a scientific conclusion whether residential 
and industrial zones should be far apart; or that 
the industrial community should develop an inte
grated social and cultural base near or at the work 
place. 

4. THE FOOD PROBLEM 

4.1 The problem of urban nutrition is not merely 
a problem of calories, fresh food and wages. If 
national integration is imperative and ultimately 
only a classless society can achieve social health, 
then the separate existence of food prpducers and 
industrial workers may create serious difficulties. 
The food problem prevents a solution of the basic 
problem of urban-rural relationship and urban rural 
inter-dependence. Cities may achieve a high level 
of prosperity, but any future urban conflict with 
the rural masses can bring disaster. It is necessary 
to. remember not only the Russian Revolution of 
1917; but the disastrous consequences of urban
rural conflict in Russia after 1926 which led to the 
introduction of the New Economic Policy of 
Lenin. The U.S.A. is likewise compelled to subsi
dies farm prices to maintain the balance between 
the less prosperous food producers and the more 
powerful industrial workers. India is bent upon 
reducing the pressure of population on tho soil. 



Ti'lis wi!l me-an an increase of the urban population. 
But at the same time food will have to be produc
ed, higher . prices will have to be paid to the rur~I 
producer"' and a policy of national harmon:y w~ll 
have tO' be efficiently implemented to mamtam 
perpetual peace between urban and rural are~s. 
t"~,nchayati Raj has only just begun ; and t~e city 
wilt have to face many consequences of this new 
policy with a se~ of justice in the years to. come. 

5'. BASIC FACTORS GO'f'ERNING ECONO-
. MIC DEVELOPMENT OF INDUSTRIAL 
CITIES· · 

5.1 Modern urban economy is not merely ~ri 
improvement of the economy of the early Industnal 
period. Thret:S basic factors govern the new eco
nomia development of industrial cities. Firstly, 
the size of the industrial unit is vast both in the 
private and the public sectors; secondly the pheno
menon of mass production is associated with the 
use of electric power and machines in preference 
to ma.D.~power; and thirdly there is the attempt to 
eliminate the' mdustrial worker by rationalisation 

·bY" the introduction of automative machines. As 
the atomic age· has just begun, the vision of mas
sive cities with unlimited population is yet · prema
ture. The economic situation is related to the 
military situation. Nuclear war has come to stay 
as long as. man has come to realise the possible 
use of nuclear power. The future city must be 
built to achieve security against nuclear attack. 
Slli:b a city vvill have to ·be small ·in size; machines 
can replace Jllali-power in future industries. A part 

. o1 the city inay be undergound. India is only on 
th'e' threshold of Industrial Development. It has 
not! only :tO ·overtake the West, but its rate of pro
gres-s will_have to keep up with the fast developing 
growth of industrialised nations. Most of them 
are' ftying to help the undeveloped nations; but at 
the same time' they are trying to increase the dis
tance of developmental growth between the highly 
de-veloped and the undeveloped nations. 

. 6• .. CONCLUSION 
6.1 On'!the' whole it can be ascertained that the 

mo·st advanced industrialised nations have found 
the urban problem to be too complex of solution. 
They are ·rapidly building the new cities or ex
panding the old ones on the errors of the pa5t. 
They h:=tve y~t to ~aster· _the problems of growing 
population. mdustnaf stnfe, zonal development 
hori.zontal ~ersus vertical development. road trans: 
PC?rt ~d railways, food production, supply and dis
t~Ibution,_ . water supply a~d drainage, social ser
VI<;es, military secunty, cnme and delinquency, 
~d a . h~st of other large and small problems that 
I_ncrease. m number as nations are nearing a world 
mtegratron, . ~nd as .a world economy is replacing 
the. com~ehtive. national economics of the past. 
Indian thmkers, planners and scientists must deve
loi? n~w approach~. and a new philosophy, new 
~b;ecttves and arch1tect~ral designs to keep India 
m the forefront of national progress. · 

. 6.2 The city- comple~ is produ7ing social pro
blems of . g_reat magmtude. Ltke any society, 
urban societies produce. !heir philosophers, and in 
the modem age most Cities have received the help 
of scientists and technicians. 

6.3 Philosophers, scientists, en~eers, adminis
trators, doctors, lawyers and the vast array of 
other professionals, have created cities suitable- to 
the functional needs of the whole urban popula· 
tion. In each field of urban life and development, 
leadership is present; urban leadership is so com
plex. the social life lacks homogeniety and integra
tion. Social and economic problems and their 
complexities have produced the politician; the 
emergence of political influence leads to the per· 
meation of politics in all basic conflicts and ten
sions in the social and economic life of the city • 
This situation is baffling to the ordinary citizen. 
The political situation in the world today is more 
complex than it has ever been before. Even in 
democratic countries, the cities are governed by 
centralised administrations. It is hardly possible, 
in a short paper, to highlight the social problems 
of urban society. The magnitude of research 
studies carried out in cities is an index of the com
plexities of urban Jife. 

6.4 Efforts· to deal with cities in a systematic 
manner and to determine the nature and magnitude 
of the urban problems and needs, began some 
decades ago. The London Survey in England, the 
Spring field Survey in U. S. A., and innumerable 
other surveys carried out under international and 
national auspices have proved the complexity of 
city life. Since Independence, under the auspices 
of the Research Programmes Committee of the 
Planning Commission, innumerable urban studies 
have been carried out in India. Some of them 
have stimulated planning and development con
cepts. , Dr. Cadbury's Hertforshire survey in 
England is a regional survey; but all aspects of 
urban planning, growth and development are in
volved in this scientific approach to regional plan
ning. 

6.5 Cities in India, especially Delhi, Bombay, 
Calcutta and a few others have their approaches 
to planning and development. But these seem to 
add more to existing complexities. and many over
grown cities have realised that social problems 
have increased out of proportion with the growth 
of social services and social security measures. 
Problems of social ethics and morality are bafiling, 
whilst urban cultures seem to develop their own 
concepts and values which are visible in the Arts, 
~rchitecture. and Scientific achievements interpret
mg urb~ concepts of beauty, happiness, prosperity 
and social health. 

6.6 Such programmes urban culture and 
national standards of moranty, ethics and civilisa
tion are of the greatest importance. Cities have 
be_come the nucleaus of political power and econo
mic growth, but they have yet to seek and find , 
the highest standards of ethical conduct, social 
morality and cultural values. Shorter hours of 
work, greater liesure, greater opportunities to deve
lop- latent talents, skills and genius of man will 
eventually help replace the pecuniary culture 
of the _!lristocratic elite· by true culture which is an 
expressio~ . of _the general art of living. The cul
ture of Cities Is the product not of a few superla
t!ves, b':t it is the combined product of the crea
tive genms of masses and classes, eventually destin
ed to be the common inheritance of great urban 
civilisations. 



Problems of Urban Fringe in Relation to Metropolitan 
Gro\vth* 

by 

Sayeed s. Shafit 

1. WHY URBAN SPRAWL 

ll..l Time and technology have changed the. face 
of the 'city'. From a rather simple human settle
ment, the modem city has grown into a gigantic 
sprawling metropolis commanding an orbit of influ
ence which would have been difficult to conceive 
earlier. The immensity of big cities seems to be a 
universal phenomenon all over the world. It has 
been anticipated that if the present trends have to . 
\!ontinue, . within the next two decades, many of 
the great cities will grow into massive megalopo
litan complexes.; The problems of such super 
cities defy imagination. And yet, this phenomenon 
of rapid urbanization and the emergence of large 
cities is by no means unique to any one country. 
Most of !he countries of Asia, Europe and Africa 
are going through the same process§ Tokyo, Cal
cutta, Hong Kong, Cairo, Paris, Moscow, London 
are behaving in strangely identical ways so far as 
the urban scatteration is concerned. 

1.2 Expressions like : "urban sprawl", "green 
belts". "satellite townships", "urban villages", "ring 
towns". "conurbation" and "ribbon development" 
are being beard with an increasing frequency. It 
appears that urbanism of the city and its accompa
niments, the core and the periphery, the city cen
tre and the suburbs, for better and for worse, are 
the phases .of the present trend. Apparently, count
ries which are rural in character, cannot for long 
escape the emergence of giant metropolitan cen
tres. 

1.3 In the industrially developed countries, "the 
automobile has become the 'dragon in the streets' 
of the city choking off traffic, polluting the air and 
challenging the pedestrians".1 · Perhaps the most 
important single problem facing the planners is : 
how to create and maintain the semblance of a 
human scale in these rather extraordinary circumst
ances of the contemporary metropolis. The search 
for beauty, peace and harmony remains something 
of a dream in a contemporary city. "In the city 

fTown & Couo.try Planning Organisation, New Delhi. 

almost everything can be found but peace · and 
quiet"". One way to restore some harmony and 
to introduce. the human scale has been an attempt 
on the part of planners and civic designers, to bring 
the "country". the "green" and the "nature", right 
into the city itself by extending green linkages-
the park~ the forests, the gardens, and the lakes 
and water courses. But possible · as it was 
(though not without difficulty) in the past, under 
the present circumstances and pressures~ it . has · 
now become virtually impossible to achieve even ; 
a semblance of the natural green3 and may eveu 
to maintain decently l}le existing greens of , our. 
towns. ,, · 

2. NEED OF A CITY PLAN 
. 1. • 

2.1 In the second half of the twentieth · cen
tury, as a general rule, the cities are :, . expanding 
fast and often without plans. Under the present 
circumstances in India, it has become difficult to 
control the urban periphery, so that year after year 
good agricultural land becomes a victim · of. pro
miscuous urbanisation. The classic fortifications 
of the ancient towns, the proportion and geometry 
of Palma Nova, or of the famous rect~gle of 
ancient Peking, or the logical framework of 
Shahjahanabad has all but vanished, and with them 
the green open spaces and gardens. Urban sprawl 
is the order of the day which means ever chang
ing urban limits and shifting boundaries_ The peri
phery is subject to tremendous pressures whereas 
within the central areas ther~ exist · irresistable · 
moves to usurp the initial available open spaces. 
Commenting on a situation like this recently, ·The 
Statesman, in its New Delhi Notebook, pointed 
out 

"What is required is a league for the protec
tion of Delhi's parks and monuments, 
protection from bureaucracy and the 
later-day practitioners of Victorian-Go
thic. Unless one is formed quickly much 
of the capital will become unrecogniz
able in a few years." 
-·---·· ... ·-------------

r ,r., 

!In a recent discussion on the chalienge of conurbation and rapid urban sprawl in the USA. TIME Magazine (Maca 
23!1962)stated that before long the USA may be engulfed in "strip cities'' a 700-mi le giant stret,hing unbroken from Portrand 
Maine to Boston, Massachusetts to New York, Phihdelphia to Washington: another bringir.g the Florida Goast,from Jackon• 
ville to the Keys; a San-Diego to San-Fransisco in the Pacific Coast; and a Milwaukee-Chicago-Garry, Indiana. · 

§Somewhat simi Jar · situation exists in Japan (Tokyo), Calcutta and :Bomb~y (India), Amsterdam-Dan Hague-Rotterdam 
(Holland), Paris (France), London (England), Cairo (Egypt). · 

. l. Th~ ~ities of the 60's. In 19ll, a horse and buggy could move through Los Angeles at a rate of 17·61c:.p.h._(11 m.p.h.);· 
10 1962 dunng the rush hours the average car makes the same trip ·at 8 k.p.h. (5 m.p.h.). TIME Magazine, Volume 
LXXXIX No. 12, pp. 10-13, issue of March 23!1962. 

2./bid. 

3. Fori nstance,ci ties I ike Paris, Hamburg and even Berlin can boast of forests, regiona I parks and water courses comins 
right in the heart of the city. . . 
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2.2 The extent of the city of to-day is . ~eter
mined not so much by its political or admmtstra
tive b~undaries, but by its 'area of influence' ba.sed 
on functional affinities which spread far. and w~de, 
well beyond the formal city limits. • ~lth the IJD.· 
provements in methods of commumcatlon (auto
mobile, telephone, etc), the tr~dition~ urban-form 
of a compact urban commumty which us~ to 
neither sharply defined (physically and soctally) 
from ·the .surrounding rural areas, has .become 
increasingly diff~M. 

2.3 Unlike the towns of the past, a me~ropolitan 
centre must be viewed as a complex organtSJ? com
posed of several sub-areas ~ied toge~er mto a 
functional unity. The functional .affinity . be~een 
the core and the periphery normally mamtam~ a 
proportion to · the overall size of the .metropolitan 
community and the state of technologtcal de~el'?P
ment at a given time, but ·. perhaps ~ore . stgnifi-

. cantly on the mode and methods of crrculatton. ~d 
communication. , One · of the key features ~tstm
guishirig . the ·present day met~o~olis from· a ctty of 
the past, is the ease and rap1d1~ .of exch~nge or 

J · movement..:-of persons, commodtbes or · mtorma-
. tion.\ . · 

\ . . ' . 

3. CHARACTERISTICS OF lNDIAN METRO
.'( ·.POLIS 

_3.1 A. cypical Indian ~etropolis of to-day may' 
be said to have three major structural ~omponents, 
a small· central core(4 , 5, 6 ) ' charactensed by a 
pronounced · concentration of retail. and wholes~e 
trade· 'the second tier. is almost a ring surroundmg 
the \"~entral core" consisting of old (and usually 

' derelict,- crowded. congested and sub-standard) de· 
'· · velopments ,consisting. of all sorts ... of land ~ses, 

houses turned into business premtses, garages mto 
workshops · worn-out houses agd often blighted 
structures used as warehouses. All this is cau~ed 
by ~ indiscriminate· sprinkling of ~ sorts of ~ m
compatible land uses-. trades . and mdustry n~t 
in the . residential buildings. And ~ally the. thtrd 
element. consists of outer development, a umt . of 
suburban type of development, forming the thrrd 
or the outer rin~; often called an area of ~ope b~t 
in fact the "limttless" and the ever-expandmg pen~ 
phery. With notable exceptions of a few organiz
ed and ·planned suburbs associated with older 
cities the periphery is neither the city nor the 
country. Normally it mushrooms ·without a plan 
or perspective. Since population increases in the 
present context are taking place much too rapidly, 
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there is no definition, no boundary. a~d no ~mi! 
to this urban sprawl; what to-day 1s urban fnnge 
may not be so tomorrow. 

3.2 On the other hand, however good or bad it 
may be it is not the "urban fringe" but rather 
the "city centre" that furnishes the cynosure of a 
city. The character and form of ~he central core 
s:ill defines the personality of a City though, of 
course it is not the only component'.7 Unfortu
nately 'most of the cores have stopped expanding 

' and have consequently become stagnant and ugly. 
In India several of our cities have a dual persona
lity and' have more than one "central core''. Yet 
almost without exception, the central. cores of the 
Indian cities have already become madequate to 
meet the increasing demands .and expanding ~unc
tions upon their transformation from ordmary 
towns to metropolitan entities. Almost a total 
lack of planned effort to redesign the urban. core 
has resulted in stagnation or piece-meal develop
ment which lack character and form . 

3.3 As of now, there is hardly any city in India, 
which does not have this characteristic; inner con· 
gestion and outer sprawl, which is taking place, 
uncared un-coordinated and un-planned. More
over th~ quality of this "urban sprawl" is of such 
a n;ture that for most of the cities, it is like the 
"sprawl of the slums" rather than low-densi~y and 
sometimes ratller pleasant green suburbia of 
Europe or North A_merica. 

4. NATIONAL CAPITAL REGION-DELHI 

4.1 In the past decades. India's urban popula
tion has increased from 28·2 million in 1921 to 
77·8 million in 1961. As against 28 cities in 1921 

·we now have 113 cities, according to 1961 Cen
sus.• Almost all of the trends and projections 
indicate that future urban increases in the coming 
decades will be even more, and the process of 
urbanisation will be further accelerated. For one 
thing, the rationalization and mechanization of 
agriculture and rapid industrialization will push 
more and more people to towns and cities in 
search of a livelihood. In the Union Territory of 
Delhi alone, during the last three decades (1931-
61), more than a hundred villages have been 
swamped into the urban orbit. In last decade 
alone, 43 villages with approximately 10100 ha. 
(25,000 acres) of land area and 94,000 population 
have been absorbed in what has been defined by 
the Census Authorities on the "1961 urban area". 
By 1981, it has been estimated that in Delhi 
another 46 villages will have been incorporated ~I! 

' 
4. For discussion see by R. U. Ratcliff; Urban Land Economic!, page 56-58. Me. Graw Hili Book Company, New York-

1949. ' 

· 5· For det'ails discus~ ion of metropolitan form and structure, see The Metropolitan Community (New York : Me. Graw 
Hi 11 Book No. 1933)/pp. 6-7; Donald J. Bogue, "The Structure of Metropolitan Community"; University of Michigan Pres~. Ann 
Arbor, Michigan, 1949; Leo F. Schnora, "The Timing of Metropolitan Decentraliz"-AfP Journal, VoL XXV: 4 Novemter 
1959· Sachin Chowdhry : "Centralization and Forms of Deeeztralization", Paper No. 17 presented in Seminar on UrbJ.ni~a
tion i'n India, University of California, Berkeley (USA), 1960. 

6 Of course, there are some cities which have no cores at all like Los Angeles, and many have more than one core, like 
pelhi or Lucknow. · 

, 7. For aninterestingdebateregardingthe pli~t ofthecentralcore,see an article by Dean Burchard of MIT's Dep~rt-
ment ofHumanitiesin the series; Adventuresofthe Mmd; "Must Our Cities Be So Ugly?"POST Magazine, issue of December 
2, 1961. 

.. NOTE. A tourist does not visit Paris to see its suburbs, (unless he is a planner) but its famous central core consistir g 
of ~venues, gardens and !llonuments. When he speaks of the City of Light,heinvariably means the heart oft he City. . 

s. See Census of India, Paper No. l Registrar General of India, New Delhi, 



the proposed urbanizable limits. Q No wonder only 
a few years back, a well-known town planner who 
was initially responsible for the planned growth of 
Delhi said in utter despair, "I cannot keep my 
green-belt in pl~ce _because almost evexr Y!;~0 I 
am forced to shift Its extent on the outside . 

4.2 Under the heading: March of the City, The 
Statesman of Delhi has described the growth 
tendencies of the national capital, to that o~ a 
monster which has destroyed most of the agncul
tural land in its vicinity and has changed the 
natural landscape. This change is being brought 
about in three distinct ways : 

(i) Firstly, by what may be called as a pr~
cess of elimination through actual physi
cal action. The city just marches out 
boldly and the farmland around the vil
lage becomes the site of factories or r~si
dential colonies. This is called urbanisa
tion in the official technology. 

(ii) The second method is more subtle. In 
villages where the land has not site value 
or is unfit for habitation by the city popu
lation, the city dictates the pattern of life 
according to its needs. Villagers find it 
more profitable to produce things that 

. the city needs rather than do what they 
had been doing, or what they would do if 
the city was not there. Some villages 
around Delhi find it more profitable to 
grow flowers during follow periods rather 
than the traditional lentils. Cultivators 
on both sides of river Jamuna concen
trate on vegetables rather than on hard 
crops for which this soil is eminently 
suitable. 

(iii) The third might be called annihilation by 
elevation. The expanding city disperses 
some of its surplus population, congestion 
and activity to some village, and it gets 
promoted to the next rung of the evolu
tionary ladder it becomes a town; Najaf
garh, Mehrauli and N arela are small 
townships that have sprung up during the 
last few years because of the pressure 
from the city and they have few traces of 
their rural inheritance.u 

5. RURAL EFFECT ON URBAN GROWTH 

5.1 As a general rule, a city's growth takes place 
dqe mainly to the in-migration of people from 
rural areas, and this in tum, takes place because of 
the differentials of economic opportunities preva
lent in the vast surrounding hinterland. The impli
cations arising o).lt of the city growth however, are 
more pronounced, most intense and extremely sig
nificant in the areas of its immediate surroundings : 
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in the periphery or the urban · fdnge than in the 
central areas or areas wllich are too far away from 
the city. 

5.2 This diffusion of urban and ~al character 
around the urban periphery creates, seno1:1s problems 
of transition both human and economic. In the 
absence of any deliberate planning effort, and there
fore of any clear definition of urbanized limits, this 
area' in fact _becomes sort of a ••no-man's-land" which 
is, strictly speaking, neither an u~~3;D- area nor a 
rural area. It has neither the facilities of a town 
nor the pleas.antn~ss .of a village. The .expansion of 
a city's phystcal fu:xuts me3.!ls far-r~acW?g con~qu
ences p~rticularly m the netghbounng villages situat
ed 3.'2 to 8 km. (2 to 5 miles) away from the viable 
urban configuration. There ~e consequent changes in 
the occupational characteristics of the working force 
and latter in their pattern of living.12 In fact, day
to-day requirements of urban concentration are such 
that they inevitably attract a great many people from 
the rural areas for maintaining and feeding the city_ 
population. 

5.3 The role of the rural areas around an urban . 
complex in supplying p~rishable food-~ree~ ve~e
tables, milk, poultry, frwts, etc-to the c1ty, Implies 
an inevitable change in the round pattern of agncul· 
tural production. . From the pattern of the normal 
crop production, the farmers find it more profitable 
to switch over to what is sometimes known as . the 
"truck farming". This tendency can be compared 
in a way, to the transformation and switch over from 
foodgrain crops to cotton ~owing ~. from cotton 
growing to sugar-cane,. a kind of whtcb has taken · 
place in some are.as of India. An~ as ~e know, 
in several places It has created senous rmbalances 
within the rural areas and later,. in the lirban and 
industrial economy as well. But this change from· 
the normal farming to vegetable farming may not 
be necessarily bad or disastrous; in fact it may even 
be considered as conducive to maintaining the stan
dard of living of the farmers· to a level higher than 
in the far flung remote ·villages, thereby discourag· 
ing them to move to the city itself. It does, how
ever, create significant economic and cultural changes 
in these rural communities. The more important 
and perhaps more serious pertain to the villages 
which one day .find. themselves engulfed in the 
midst of. the urban area itself. Although they may 
be counted by census authorities as part of an urban 
area, nevertheless for many many years to come 
(perhaps even· decades), they do not enjoy most 
of the normal urban amenities. . There is no defi· 
nite relationship between the urban sprawl and the 
provision of the urban amenities and services. As 
of now, many of the well-established urban areas 
within the city are. in great deficit, so· far as the ele• 
mentary urban facilities and services are con~emed. 
Consequently the newly engulfed villages . ~an 
hardly aspire to obtain any of the urban amemties. 
Indeed. in the process they .lose whatever natural 

• 
9

• Office of!he <;ensus Supe~intendent, p-nion Territory of Delhi; In 1931, there were 381 vilJageSiJ! Delhi. Out of 
wh1c~ 49 were un-1nh~b1ted or were In flood platns; but their land was cultivated by people from nearbyvtl1a~s. In 1951, 
Delhi had only 304 villages; the rest had been urbanized in the intervening period. In 1961, there were 300vtllages. 

10
• See Vol~e II; Part 3, Master Plan for Delhi. Chapter : XIV, RURAL DELIU, Published by the Delhi 

Development Authonty, 1962. 
11

• The Statesman, Delhi May 22, 1962; March of the City-1. 
1 ~· Th_ere is evidence t? suggest that with the increasing popularity .of cycles in the rural-areas, !he econo~ic functions 

!epresent}ng tnt~~c~ange and tntc:r-dependence among the villages around the urban fringe have CO!lstde~bly.wtdened .. For 
1 nstance,I. n Delhi It 1 s a common stght to observe an endless train of "cycle-wallahs" although alon~ wt th thetr mtl~ cans hmged 
on both s1 des of the handle bars, coming from nearly all the directions and going into the central city every mommg and every 
afternooJ?.. And late at night, carts full of cabbage, cucumbers and other green vegetables move towards the vegetable markets of Delht. 
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charm they have had, once they become demo~ra
phically part of the urban complex. A c'?mbma
tion of ''urban-misery and rural poverty" IS what 
actually takes place eventually in such areas.13 

Describing the difficulties faced by villages on ac
count of such a sudden urban expansion, last year, 
The Statesman t Delhi pointed out : 

"Expansion of the city has brou~t together the 
. rural and urban people who often do not 
· undeqtand each other's ways .of. life •. 

.There are some villages situated w1thin th~ · 
urban limits of Delhi which have tenacl· 
'ously retained their agricultural character. 
But the villagers find it extremely difficult 
to carry on their fields. Early in the 
morning a large number of people come 

· out for their morning walk and crush ten
der seedlings under. foot when they hap
pen to stray into . the fields. At times, 
even the most conscientious . city-dweller 
cannot help doing this. For example, in 

· December, the tiny wheat seedlings are so 
small and so much like grass in appear
ance that they invite a stroll through them. 

I ' , ' 

6. PROBLEMS OF URBAN EXPANSION 

6.1 Unbridled sprawl of the urban expansion 
creat~s well-known but rarely understood problems 
in land ~peculation all over the fringe areas. Very 
often, the premature development of peripheral areas 
is caused by the so-called phantom sub-division 
plans 'of land on paper'. But this fictitious sub
division of land is extremely injurious to any logical 
or planned development of the community· at large 
and adjoining rural areas in particular. For one 
thing, in most of such cases provision of even the 
essential. urban services and amenities remain a long 
cherished dream. But perhaps the most undesirable 
feature is the fact that although the plots are drawn 
o~ paper yet the land stands committed to a land 
use which is not there, and not likely to materialize 
in the foreseeable future. Premature sub-division of 
the urban fringe virtually amounts to an avoidable 

.. mortgage of the future for the doubtful returns of 
the present. Obviously this creates problems which 
defy the normal planning approaches and any settled 
methodology. · In some of the larger cities of India, 
like Calcutta and Delhi for· examp\e, 'bustis' and 
'squatters' shacks have sprawled all around the cen
tral city. . . . . i ~ -~.21!.11~:&1 

6.2 In fact, in any. metropolitan city in India 
which is experiencing rapid growth, there is always 
a good proportion of building workers and artisans 
which start residing in the humble huts and flimsy 
shacks just as close to their places of work as is 
possible.. Now, this type of development may not 
necessarily be bad or un-healthy as a temporary 
measure in a non-urban setting but becomes intoler
able when it is situated right in the midst of an 
urban concentration because such 'shack towns' or 
bustis suffer from the lack of all essential civic 
amenities. To date, no realistic solution has been 
found for the settlement of these essential and rather 
vital segment of population within a growing city 
in India. It is indeed ironical that those who build 
our cities virtually brick by brick, themselves remain 
without an elementary shelter. . 

6.3 The development pattern of areas around the 
urban fringe is generally of a level considerably 
below the already miserable standards of de
velopment prevailing in . most parts of the urban 
core itself. As a rule, sewage lines and, sometimes 
even municipal water mains are not there and it 
takes quite a number of years before they can be 
extended by. the municipal authorities. With the 
passage of time, almost always it becomes more 
and more difficult to find investments for raising 
the standards of sanitation, water supply and parti
cularly of community facilities and services, such 
as schools and playgrounds, so as to make them 

' more consonant with accepted norms of urbaniza
tion. 

6.4 In the rural communities adjoining the urban 
fringe, the social life also undergoes a period of 
change and transition. The relationship and inti
macy obtaining in a compact village is one thing 
and the loneliness and anominity in a large city is 
quite another. . The basis of the social relationship 
undergoes a significant change largely due to the 
transformation of physical pattern which, in tum, 
changes their traditional way of life. It is generally 
being observed that a rural area and its community 
cannot · exist in its traditional way once a village. 
comes within the urbanizable limits or under the 
orbit of influence of a huge city. Change in the 
entire social, economic and cultural fabric is inevit
able. But the unfortunate consequence is that this 
change takes place generally replacing the traditional 
good values by uncertain modes and doubtful pat
tern of social behaviour and interaction. 

"The most unfortunate victims of the expansion 
of Delhi'•, said a correspondent of The Statesman, 
"are villages which themselves have become centres 
of much industrial and economic activity, and are 
thus targets for migrdlion from the city". It has 
been pointed out that the 'intrusion' of cityfolks, 
themselves landless but nevertheless 'outsiders' to 
these villages, acceierate the process of change in a 
rural community to a not-so-urban one. 

"Whenever the expanding city has made its 
impact seriously felt, it has released vast · 
disintegrative forces which have brought 
about the dissolution of the large family 
system and destroyed, the intimately cor
porate life they lived in earlier days. In 
earlier days land was not only a source of 
income but also a force for unity in the 
family".14 

The inability of the farmer to stand in competi
tion with· the 'migrant from the city' has been traced 
to the fact that when the age-old peasant takes to 

"non-agricultural trades and occupation, he is severely 
handicapped by lack of tradition. For generations, 
he tilled the land and ploughed the field till the real 
estate speculator from the city drove him out of 
farming by luring him to dispose off his ancestral 
land in return for an illusion of fat cash. From 

. agricultUral production, he then turns to selling 
things-something new to him. This is indeed a 
very significant change because it transforms comple
tely the rest of his life. Most of the peasants end 
up as 'working proletariate' employed in the shops 
or· factories run by the cityfolk-the 'outsiders'. 

18• For detailed discussion of the causes and consequences of urbanization in Asian countries, refer to the Proceedings 
of Seminar on Regional Planning held in Tokyo in 1958 under the auspices of UN, Department of Social Affairs; also Seminar 
on Urbanization in India, held at the University of California at Berkeley, USA, in 1960. 

fTHB STATESMAN :March of the City,issues of May 22, 23, 24/1962. 
· u. 'March of the City IV', Statesman issueo f25 May 1962. 



"Instead of working together and cooperating 
with one another to get as much as pos
sible out of an external market, they have 

become competitors in the supply of labour 
over the demand of which they have no 
control. Consequently the community of 
interest which used to bind the whole vil
lage is fast disappearing under the exigen
cies of competitive wage-earning".ll:i 

6.5 The case of small village communities at the 
periphery of a large urban complex is equally diffi
cult because here the community exists in a sort of 
no-man's land ; they would not want to become 
part of the city, yet they depend upon the city and 
the city to an extent also benefits from them. And 
although they earn their livelihood from the city, 
they are neither part of the city nor are they inte
rested in its well-being. They suffer from divided 
loyalties; they prefer their villages for residential 
purposes, while they earn their livelihood from the 
city to whose economy they hardly contribute any
thing in the way of taxes or revenues. 

6.6 Recently a candid survey of the living condi
tions of such peop!e was carried in Delhi. Analys
ing their social and cultural problems under the 
series. "The Other Half'', the following quotation 
from the Statesman,16 sums up the situation rather 
well among the building workers from rural areas 
of Rajasthan. 

"They are essentially rural in outlook and even 
as they live in the heart of a modem city 
they observe their traditional mode of 
living, in small huts that have no electri
city and water, with panchayats wielding 
quite as much influence in their new 
homes as they did back in the villages. 

''They, like others. are people who come to 
Delhi to make a living, a proud people 
who would not accept help from an out
side agency. With jobs scarce in their 
rural homes, they dream of accumulated 
wages, a dream that never comes true. In 
time relations too will come over. to add 
to their problems.'' 

"In the city they miss the sympathy and the 
understanding which their small village 
communities offer. They find no social 
organisation to replace what they have lost. 
Of necessity they end each working day in 
the catacombs of their own despondency, 
their own little shells. They are not even 
aware of the social benefits. few as they 
are, which the city provides, and one had 
the feeling that even if they did they would 
not claim them." 

6.7 The other group of people which emerged 
froni this survey were literate (and even educated), 
but semi-skilled or skilled the not-so-white collar 
workers. About them : 

''They are the not-so-white-collar workers and 
the semi-skilled worker whose lives are 

15• Ibid P. 2 
1s. The Statesman, Delhi,20 May 1962. 
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generally bedevilled by the temptation to 
fall for status symbols. Their lot is the 
more pathetic because, being literate they 
are in touch with the advances that the 
city makes, not all of them noticeable on 
the surface. Civilization of a sort has 
penetrated into their humble lives. Their 
love of false social values, which in most 
cases takes the form of a dowry. for a 
daughter's marriage often leads them to 
money-lenders. It is among them that one 
finds the most resentment".17 

7. URBAN SUBURBS 

7.1 The nature of urban sprawl known sometimes 
as the 'suburbia' in the countries of Europe and 
North America is qualitatively different fro~ its 
counter part in India though there may be some 
notable exceptions (e.g., Bombay or Madras). But · 
in many ways problems created by this urban. sprawl 
are similar. The flight of people to the periphery 
of the town has come into being primarily as a reac
tion to the un-hygienic congestion within the central 
areas. In the last fifty years, it has become more 
and more feasible, thanks to industrial. progress 
and improvements in technology. People have often 
said that Hell must be similar to the core of a 
modem metropolis. Lack of open spaces, ameni
ties. too much of congestion, . traffi~ hazards, · air 
pollution, inadequate schools, etc, seems to have 
been the causes most responsible for forcing people 
to move out to the outskirts of a city, . where there 
is space for children to play and the air is at least 
comparatively fresh and clean. , But there are others 
who think "Hell is a Suburb". · 

7.2 The flight to the suburbs perhaps was inevit
able due to unscrupulous living conditions follow
ing the early period of rapid in,dustrialization in the 
European countries and in America. There are 
innumerable examples of dreary slums. dingy apart· 
ments and most miserable . type of industrial hous .. 
ing. Manchester, Birmingham, Lille, Milan, · Turin 
and many cities of Europe still provide the terri
ble examples. People and planners have been try· 
ing since long, to devise means and methods of 
escaping far from this maddening crowd. 

7.3 Among its later day exposition has been the 
'garden city movement' of Ebenezar Howrad which 
has its adherents and disciples almost in every 
country. More recently, it has eventually emerged 
in the form of new towns around some of the 
metropolitan cities. Several Architects and plan
ners from Frank Llyod Wright to Le Corbusier have 
tried to find out a way to effectuate a more intimate 
inter-action in the living pattern of people with 
nature. As a result of all these efforts, suburbia 
has now become an important . component of the 
urban scene in the industrially ·developed countries. 
From 1950 to 1957, 97 per cent of the national 
growth of America took. place in 174 standard 
metropolitan areas. But as of 1950, of the thirteen 
largest US Metropolitan areas, the central cities 
contained only about 57 per cent of the metropo
litan population while the remaining 43 per cent 

u. For a detailed description and analysis oft he newly arrived migrants see the series 9f article :The Other ~alf..State~-
man : New Delhi • · ·· . . • . . . , 



were living in areas outside of the central city .. It 
is remarkable to note that share of the central City 
has declined from 69 per cent to less than 53 per 
cent by 1960. 18 

7.4 It has been said that man has been moving 
to the suburbs ever since he created the urbs. '7o 
me the country on the outskirts of the ~ity is 
sweet". And it is a small wonder that the City cen
tre in spite of ,its many sided attractions, J;tave been 
a place compued to "hell". The !ndustrial ~evo-, 
lution of the 19th century made 1t worst. Hell 
is a city much like London" wrote Shalley, ••a popul
ous and smoky city". By the early .19th ce~tury, 
middleclass suburbia was fast becommg a reality 1D 
England, but it is in the 20th century that suburbia 
has become a particular kind of American pheno
menon.· Today in 1960. in this area live one third 
of the entire United States population-roughfy 60 
million people who represent almost every segment 
of population. It was estimated that in the present 

· decade, almost a million acres of rural land is swal
lowed annually by urbanization in the United States 
of America.u The automobile has made suburbia 
cling into longer and farther areas. Particularly 
after the Second World War, new settlements have 
spread across acre upon acre; small · shabby old 

· helmets have been ·mnundated by the new comers 
and the suburban way of life has come to stay. 
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. 7.5 Although some have called suburbia as a 
new frame work for the traditional American theme, 
yet there are others who consider it as a dream un
realised. The: suburbia has its own set of social 
problems of conformity. "Many a suburban house
wife wishes that her. husband had earned more 
money; every mother with young children wishes 
she had more help; small boys wish there were 
fewer days at school and small girls wish there were 
fewer small boys". The resulting pattern is often 
boring, . emotionally unsatisfactory and aesthetically 
inadequate. No wonder many serious thinkers 
termed the suburb, as living Hells; Dean John 
Burchard of Massachusetts Institute of Techno
logy's School of Humanities, who is considered 

. to be one of the America's foremost architectual 
critic stated : · 

"Most urban peripheries may never become 
even orderly. The political, economic and 
social elements are too small, too discreate, 
too lightly rooted. Many people who live 
there act as transients, men of those who 
build the establishments are absentees. 
Among these 'nomad', public opinion rare
ly comes to a focus. The average result 
reflects individual apathy in matters of 
taste. Most entrepreneurs of the periphery 
have no personal desire for beauty and no · 
conviction that it will reap profits. The 
public, in tum displays no resentment, 
applies no pressure against the ugly and 
the vulgar." 

·"The periphery has not learned how to orga-
.· nize itself in the communal self-interest 

nor even how to achieve economic stabi
lity and political influence, decent schools, 
ho~pitals, transportation. and a sense of 
neighbourhood and co-operation .... " 

7.6 There are other consequences of the subur
bia. The movement of a large number of people, 
as it has happened in the USA, is in tum followed 
by certain types of commerce and business. Many 
an insurance company and sqme of the sophi
sticated firms have found out suburban locations in 
New Jersey close to the city of New York and have 
actually moved out of the central city to the 
suburbs.20 As a result, tax income of the ce1;1tral 
city has gone down; public utilities are thereby 
neglected; parks are then ruined, blight begins to 
increase; finally more areas become derelict and 
slums expand. Office and industrial buildings dete-

. riorate, while traffic congestion on the inadequate 
streets goes on increasing with every passing day. 
Finally, the whole municipal system becomes ineffi
cient because many a citizen has lost interest in the 
central core. People living in the suburbs do not 
care for the central core where invariably they 
earn their livelihood. , They do not bother about 
the city park or about the metropolitan opera 
because they have, in their own sweet home in a 
garden suburb, a small patch of garden of their 
own, and for the cultural activities, they can always 
rely on a TV show right in their own living rooms. 
The gadgets of the 20th century have not only taken 
the druggery from the house-wife, but has made her 
rather self-centred so that rarely does she care for 
anybody. Love thy neighbour has become a holy 
sermon of the by gone days. In many localities, 
neither do they know nor do they care for their 
next door neighbours. They may have their own 
circle of friends and acquaintances which, thanks to 
the automobile, may extend to places anywhere 
from 15 to 30 kilometers away from where they 
reside. Local intimacy, citizen participation in any 
affair and problem of politics are fed to the subur-
banite through the channels of Radio, T.V.::n and 
Newspapers rather than in person. This precludes 
most possibilities of intelligent and mutual conserva
tion. There is hardly any time to think or indeed 
even to relax and reflect. Actually for recreation 
and short vacation an American family prefers to 
drive 150 to 300 km (100 to 200 miles) out in 
some other but probably similar area; vacation 
indeed becomes more of a race than a chance to . 
relax, recuperate and reflect. 
' 7. 7 The pattern of development in the suburbs 
of US or Europe is generally of a low-density sin
gle-family dwelling type. They have, of course, 
the schools and green areas and their own garages 
and, if afiluent enough, their own swimming pools. 
However for the larger community, this is actually 
an un-economic use of land. In many ways, it may 
even be considered antisocial. It certainly is not 
conducive to the development of any healthy com
munity feeling or any affection for their own city. 
Identical houses on standard size plots in feature
less neighbourhoods. wasted land, a desti't;lction of 
time benefits of the 'country' and a negation of the 
qualities of the city, such is the form generally of 
a typical suburb. The pattern of scattered patches 
of small individual plots with their postage stamp 
size lawns more often contains the wrekage of 
dreams for a better life. 

7.8 Comparison of this urban sprawl in Asia 
would be cruel except with certain well-to-do, ~gh
income suburbs of Bombay, Calcutta and possibly 

18
• Some cftieslike Boston, Pittsburg and Los Angeles contained only 34 percent : 30·6 per cent and 45·1 per cent of 

population residing in the central city. For a detailed discussion see by Raymond Vennons "The Changing Economic 
Function of the CentralCity"-Committee for Economic Development (1959) and Donald J. Bogue, "Population Growth 
in Standartf Metropolitan Areas". 

19
• See TIME Magazine, Vol. LXXV~No. 25, dated June 20, 1960. 

20• Ibid. 
21 , Pean :J)urc;hard, Must Qur' CITIES BE SO UGLY?' VoL 243, No. 48 POST dt. 2nd December 1962, pp 52-SS, 



Hyderabad. On the whole, the problems of subur
ban growth in India are different and situation 
more distressing. In a policy statement on Urban 
Renewal, the American Institute of Planners have 
pointed out that unregulated development not only 
creates blight in advance in the pre-urban hinterland, 
but in some cases, impair or even disrupt the natural 
regime upon water supplies and similar resources 
defined.211 \Ve all know that indiscriminate falling 
of trees around an urban area (e.g. Delhi) accen
tuated the extremes of an already hot and arid cli
mate and have considerable effects on the city's 
micro--climate. Conservation in the renewal sense 
of the word, therefore. should not be restricted to 
the urban neighbourhood alone, but to the larger 
surrounding region. 

8. URBAN CONGESTION REl\IOV AL 

8.1 A number of remedies for removing the urban 
congestion and ameliorating the condition of slum 
areas. have been suggested. From Petrick Geddes 
to Ebenezer Howrad, Edwin Lutyens to Frank 
Uyod Wright and Le Corbusier. ideas for the crea
tion of green belts, garden cities, satellite towns, 
urban clusters, dynapolis-all have been proposed 
and some partially realized. Some of these ideas 
have actually been tried~ and a few at least with 
partial success. But all said and done, it has not 
been found possible to control the growth of the 
metropo1is, let alone to stop the urban sprawl. In 
this effort interesting suggestions have been ad
vanced by persons like Le Corbusier (City Resi
due) and Frank Llyod Wright (Broad Areas). In 
his lectures on Future of Architecture, ~rank 
Llyod Wright stated.• 

''Tile dividing lines between the town and the 
country are even now gradually disappear
ing as conditions are reversing themselves. 
The country absorbs the live of the city as 
the city shrinks to the utilitarian purpose 
that now alone justified its existence". 

In fact, Wright believes that it is the improve
ment in technology which has, in the main, induced 
the city dweller to move out from the central city 
to its outskirts. He thought that paradoxically, the 
machines will enable all that was human in the city 
to go to the country and to grow up with it. 

''The sense of freedom in space is an abiding 
human desire because the horizontal line is the line 
of domesticity-the earth line of human life". 
\Vright's ideas on "Broad Acre City" are well-known. 

8.2 The ideas of Le Corbusier have become 
famous and have influenced urban design to a large 
extent. The idea to bring the "country green" right 
into the urban core itself is one concept which has 
appealed to many. On the other hand, there are 
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many who feel that 'City Planning' alone is not 
enough to meet the urban pressures encountered in 
the twentieth century. Indeed, it has not been 
found possible to control the size of sprawl of the 
cities either in this country or elsewhere. 

8.3 Several suggestions have been m~e sug
gesting that the future of the city lies in a regional 
attempt to integrate rural and urban planning; for 
the planned development of the entire region. In 
this connection, the following lines from an article 
on the "'Cities o/ the sixties'' by Victor Gruen will 
be of interest.• 

''The urban pattern too will coDsist of urban 
cells and aimfully juitaposed constella
tions of such cells of different sizes and 
different shapes. Each urban cell formation 
will contain various functions from living 
quarters to places of work, the achieve
ment depending upon the size of the cell. 
Groupings of cells will form clusters; 
grouping of clusters, constellations. and 
many such constellations, . the galaxy 
of the metropolitan area. · Each 
member of this cellular system will be 
defined in shape and size. · The metro
polis grows by the addition of new cells 
and cluster formations until the commu
nication lines became so extended that the 
centripetal force of the solar body, the. 
urban core, becomes ineffective.· At that 
time, new solar systems of urban cluster
ization will be born". 

8.4 In this regard Lewis Mumford, one of the 
foremost urban critics on urban planning and archi
tecture of our time, advises that there should be a 
limit to town growth. . The "town cluster" is also 
his solution.25 Although this concept would have 
to be adopted to the realities of a given situation, 
market system, the economic base and other social 
and cultural factors, yet it serves as a useful start
ing point in the search for the new form of the mo
dem metropolis.m 

8.5 Lewis Mumford advocates that the great cul
tural institutions of the modem metropolis like the 
libraries. universities, research centres, museums, 
might lead the way in providing "regional diffu
sion" of cultural values and putting man at the cen
tre of an activities. Others have also elaborated on 
the role of cultural institutions and universities as 
regeneration of regional economic life27. Fmally 
to quote Mumford ag~. 

"Such a change would restore the discipline 
and the delight of the garden to every as
pect of life ; and it might do more to 

11 • Another example of regional commerce and service, is the Northland and Eastland Shopping Centres near Detroit 
Shopper•s world in Farmingham near Boston, Massachusetts, USA. 

11• Frank LJyod Wright :'The Future of Architecture' :The Architectural Press, London 1955, pp. 173-177. 

u. Victor Gruen, "The Cities of the Sixties", 

u. Lewis Mumford, "The ·city in History"' (Harcourt Brace and World Inc., New York, 1961), 
18• Using the examples of the electric grid and the widely spread library-loan system of USA, Mumford suggests that 

the- diffusion of resources can bring individuality back to the local centre-one of the most vexing problems facing urban 
planners and civic designers. This would be concommitant of "the new urban constellation" as Mumf'ord pointed out in his 
new book "The City i'l History" a sequal to his earlier and famous book on the "C11lture of Cities'". · 

17• For example see Christophor Tunnard : 'The City and Its" I~terpretati~ns·, Alf 1ournal ; Vol. XXVII, 4tfl 
November 196t. · · · 



balance the birth rate by its concern with 
the quality of life than any other collec· 
tive measure". 

This may sound to be an. idealistic approach to the 
problem. On the other hand, at _least some P!lr~ial 
solutions could be found by usmg the extstmg 
means and tools that are available to the planners. 
In the first place, zoning and land use planning to 
control premature drveiopment at the urban peri
phery and to preserve land in agricultural greenbelt, 
is one thing which could be employed. Of course, 
the Master Plan for a given city is the first pre-re
quisite which. in tum should be the economic base 
and the patterns of land uses and the reqUirements 
of the forseeable future. . 

9. ROLE OF CITY :MASTER PLAN 
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· 9.1 It may be, pointed out here that a Master 
.Plan . could bring about the desired overall objec-
1ives only when 1t is drawn within a regional frame
work ensuring a co-ordinated and complementary 
development of both the rural and urban areas 
within a . given region. The suburbia itself may not 
be a: bad ·idea but experience has shown that life 
in a suburb could indeed be dull and boring; that 
even the superficial peace and quiet could be artifi
cial. There ·are people who like and admire the 
hustle and bustle of the crowded bazars and pine 
for it ; to them garden cities', green suburbs, even 
areas of the original New Delhi will mean the death 
of the city2S, Besides, there are .a number. of serious 
·economic and social problems m · suburbia because 
of the stereotype existence which may even be con
sidered as a possible deterrent to the society at 
.large. · Any. 'development which· is, to a great ex
tent formless, unbroken, uniform, · could indeed be 
moiiotonous, · emotionally exasperating, and aesthe
tically most unsatisfying. On the other hand, it is 
~o .be recogniZed that a large city offers a great deal 
of attraction and opportunity though some of these 
hopes rpay never materialize for the great many who 
converge on the city. In fact, a good deal of po
tential economic opportu..nity of the city is offset by 
relatively high cost of living prevalent in the city. 
Together with an inarticulate and expensive means 
of travel,· the increasing congestion and blight with 
rising shims. all of this endanger decent and healthy 
living within the city. No wonder, human scale is 
lost. In ·the "urban misery" there is but little diff· 
erence between the central area and the urban 
periphery, but ·the 'advance commitment' of the 
fringe_ actually jeopardize even the distant possibi
lities of a rational development. 

9.2 It follows that any approach to deal effec
tively with the urban fringe has to be a simultaneous 
and comprehensive approach in which the core and 
the periphery both are taken into account. Unless 
the core is made. more habitable and a pleasant 
place to live, the exodus to the fringe areas will 
continue. Unless the · adjoining rural communities 
are not developed to a compatible level and, so -far 
as they do not enjoy certain basic civic amenities 
(e.g. schools, shopping centres etc.) and a decent 
1evel of income, people will continue to flock in 
large number towards the cities. -

9.3 It may not be out of place to identify here 
the approach and recommendations of the Delhi 
Master Plan towards the problem of "urban fringe". 

(i) In the first instance, the plan for Delhi has 
been envisaged in a larger framework-that of the 
metropolitan area and of the larger National Capi
tal Region. It has been suggested that simultaneous 
development should take place in the region and 
several other cities should be developed in order 
to counter-effect and counter-balance the attractions 
and the amenities which are at the moment mainly 
concentrated in Delhi, the central city of this 
region. 

(ii) Secondly, specific recommendations have 
been made for a high priority development for the 
seven "ring towns" about 19 to 29 (12 to 18 miles) 
around Delhi29. The idea behind the development 
of "ring towns" is to effectuate a deflection of popu
lation by providing jobs in manufacturing and in the 
federal government employment in these towns 
thereby inducing people to live and work in these 
"ring towns" rather converge on Delhi Urban areas 
itself. 

(iii) Thirdly, around the urbanizable limit which 
itself has been defined only after a careful assess

. ment of future population, economic base, land use 
requirements, etc., and unavoidable green belt of 
about one mile width has been proposed. The 
main purpose of this green belt is to preserve. th~ 
agricultural character of the area at the urban fnnge 
by means of zoning this area for agricultural and 
incidental uses at the urban fringe. Small farm 
houses could be made. But in each case, the 
covered floor area which could be built in such 
houses has been reduced so as to discourage none 
but the geniune farmer. 

. (iv) Finally, the Comprehensive Master Plan 
for Delhi does not stop at merely suggesting the 
development of "ring towns" and the provision of 
the green belt but it goes a step further. Incorpo
rated in the plan is a scheme of development for 
the rural areas ; the development of certain ''urban 
villages" and "rural townships". Further. the plan 
for the rural area suggests provision of certain basic 
community facilities and educational amenities to 
a cluster of villages. Additionally, it is proposed 
to develop certain larger villages into "rural town
ships" with a list of industries which could be fea
sible in these "rural townships". On the other hand 
the· so-called and so-designated "urban villages", 
which are 23 in number are to have certain type 
of industry, which though of a rural character, is 
at the moment, carried right inside the urban core. 

10. Though the pressures of urbanization are 
rising with every passing decade and no one knows 
whether or not. and to what extent the proposals 
made in the Delhi Plan will be carried through and 
whether they will prove· successful, yet it is for the 
first time in this country that· an integrated ap
proach has been made to !ationalize the develop
ment of the city and the country as complementary 
to each other and not as one at the cost . of the 
other. 

. as. Jane Jacobs "The Death and Life of Great American Cities" published by Random House,November, 1961. 

u. Ghaziabad and Loni in UP; Faridabad, Ballabgarh. Gurgaon and Bahadurgarh in the Punjab and Narela in Delhi. 
For detailed recommendations see Chapters II. III and IV-also see pp.i ii-iv of Preamble, Chapter Il :Regional Aspects, 
Draft ~qs~~r PJ<!-ll fqr pelhi,pQbljspe~ b;r the Pe~hj p~velopment Authority, 1960. · · · 
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Value of Tenant Education to,vards Easing Management 
Problems in Government Hou~ing** 

by 

(Mrs.) Marion Massenf 

1. BRIEF BACKGROUND 

1.1 This paper deals with the philosophy of 
preparing families to live in Government housing 
colonies instead of just moving them in and lett
in'"' problems arise; the experience with such te
n:nt preparation (techniques and evaluation of 
success) in the U.S.; <J,nd possibilities for adapt
inrr the experience in India as recognition grows 
th~t economics can result from tenant education 
and good f!la~agement practice. rractice in. Indi!l, 
in the maJonty of government-aided housmg, IS 
to (i) provide the housing; and (ii) take the 
names of candidates in the various groups for 
which it is intended; (iii) admit the eligible fami
lies, and then carry on with collection of rents as 
the main function of management. 

1.2 In this fashion, largely, thousands of dwel
lings have been made available or are being built 
under the various Five-Year Plans. In few Gov
ernment programmes has any attempt been made 
to broaden the concept of management to take 
cognisance of whether dwellings were suiting the 
needs of the people living in them, how the rents 
set related to incomes, whether revenue from rents 
was sufficient to cover maintenance, what manage
ment problems might be avoided with special 
treatment, etc. There is evidence of resistance to 
moving into government housing by some slum 
families and noticeable vacancy in many projects 
of rent delinquency and doubling up of families to 
pay the rent. These developments have indicated 
to thoughtful administrators as well as to those 
government officers who determine programme 
needs, that re-examination of policies might be 
useful. Such re-examination might well take into 
account the motivations of people seeking shelter; 
what they expect to receive for the rent paid, how 
the accommodations provided in government pro
jects compare with what they have lived in (or 
desire), what unanticipated problems and difficul
ties may have arisen with the move-in to govern
ment housing and how the tenants have been 
affected. (Here review of any Indian surveys or 
evaluations of this nature that may be available.) 
Further, to be examined profitably, what steps 
might be taken to correct a situation that cannot 
cre~ditably continue, whether, for example, prepar• 
ing families to live in housing colonies under gov
ernment management and working. with them in 
certain ways before and after they have moved in, 
might not be helpful toward improving housing 
estate operations. 

2. EXPERIENCE OF U.S. PUBLIC HOUSING 
AGE;NCIES WITH TENANT EDUCATION 

2.1 A short description will be given of the 
development of public housing in the _U. S. from 
depression days when families who became tenants 
had some virtues and . patterns. During· World 
War II period housing for war-workers brought to
gether many types of families, and then during post-· 
war period and "prosperity period" newcomers to 
cities, old people, and the many "income-less" 
people began to make up for major pu~lic housing 
population. 

2.2 The tendency during e,arly period; despite 
British experience, was for many local housing 
authorities to regard management of public hous-
ing as a rent-collection and maintenance operation 
only. Some cities, usually large ones, did include 
community centres and playgrounds -as integral 
parts of their housing projects. The purpose was 
to bring tenants together for health and recreation 
and give them an opportunity to know their 
neighbours. 

2.3 The real impetus toward tenant relations 
and tenant education started, however, with period 
when families from hill country and farm back
ground came to big cities,.:_southem Negro, hill 
whites, Puerto Ricans. Needs arose: 

r 
l-

r 

I. 

(i) 

(ii) 

to inform people how to live in and enjoy 
multi-story apartment living since they 
had lived in individual shacks, sanita
tion, noise and in other different cultural · 
pattern; 

to help them adjust to "conveniences" of 
the flats, flush toilets, laundry facilities, 
stoves; 

(iii) to help them with nutrition and health 
(well-baby clinics, T.B. examinations, ino .. 
culations, etc); 

( iv) to give them ideas for budgeting, so they 
would have money - when rent became 
due; 

(v) to help mothen to become good house
keepers; 

(vi) to make "good citizens" of children of 
various ages, thereby preventing delin
quency, reducing damage to housing pro
ject and grounds and thus cutting main
tenance costs; and 

t Information Adviser, The Ford Foundation Advisory Planning Group, Calcutta, 
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(vii) to promote a sense of personal pride in. 
living · ~n public housing .. 

2.4 Ways of promoting tenant education along 
these lines · ' ·· 

(i) Tenant relations aides on project admi
nistrative staff. 

(ii) Tenant handbooks, explaining rules . to 
new te,~ants, accompanied by demonstra
tions of new equipment they would be 
using. 

(iii).' Enlistment Of ·public· and private health 
~ ' and 'welfare agencies-volunteer groups 

. fto , teach budgeting, etc. .... . 
(iv) "Demonstration apartments". worked up 

sometimes. by longterm tenants; classes 
in . home decoration and household mana

. . '·· gement, "to bring . about . exchange of 
. ideas. , ... · ·· 

(v) :Tenant ·associations for adults. ,i 

.. (vi). Boy. :and ,Girl SCout t!oops~ · · · 
(vii) Competitions for best apartment,· best 

project,- :~>Utstanding ~~mily. · 
. ,. . 

,. ·{ (; 
-:·! ,; ' ' 

so 
3. POSSffiiLITIES FOR ADAPTING SOME OF 

THESE TECHNIQUES IN INDIAN HOUs
ING ESTATES 

. (i) Review of efforts already made in this direc
tion (in Bombay, etc.) 

(ii) USA experience for adoption to Indian 
conditions. (Realisation that though cultures dif· 
·fer, human needs to be reassured when put in new 
and strange surroundings; to have a friendly hand 
extended, to be understood-are universal and res
ponse to those needs have common base.) 
' ·(iii) Evaluation of usefulness of. tenant educa

tion as aid to practical ends of rent collecting and 
maintenance cost reduction depends on new defi- . 
·nition of housing management. · This concept of 
housing management involves social management
reconsiderable concern with welfare of the families 
living in Government housing estates. -.. It is con
ceivable that the repayment for such concern can 
be very satisfying; families provided with shelter 
they can afford and enjoy; better-appearing struc
tures; low rent delinquency; and a record of im· 
proved housing conditions for a fairsized segment 
of the population. 

·,1 

...... , 
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Rural Sociology in Relation to Housing+ 
by 

K. 
1

D. Gangradet 

1. JNTRODUCDON 
1.1 In India, failure to provide real houses to 

the people living in villages is the weakest link in 
our planned development. The First Five Year 
Plan made no provision for village housing and 
the Second Five Year Plan allotted only a sum of 
Rs. 6 crores to be given as loans by the various 
States to the villages which were to be included in 
the housing schemes. However, we becam~ a lit:fle 
conscious of this problem and the Third F1ve 
Year Plan laid down that housing helps in 
raising the level of living, provides _greater oppo_r
tunities for work and becomes a vnal element m 
the transformation of rural life. Yet, because 
of the sheer magnitude of the problem and its 
~nherent difficulties, the task of improving housing 
conditions in the villages hals to be viewed, as a 
part of the large scheme of rural development. 
Consequently, rural housing has been made intri!l
sically a part of community development and vil
lage planning. The specific programme of rurai 
housing as such i~ intended to supplement the 
resources of the community development move
ment at the level of the block and the village by 
wav-of assistance in the form of technical advice, 
demonstration, provision of improved designs and 
layouts, better use of local materials and to a limit
ed exten4 provision of finance. Its essential 
object is to create healthy environmental conditions 
for all sections of the village population and for 
balanced development of rural life. 

1.2 The plan clearly lays stress on the point that 
rural housing is basically a social problem and not 
so much an economic problem. It gives some indi
cations that the latent potentialities of the village 
people should be harnessed to solve this huge pro
blem. It is, therefore, essentially a problem of 
the people which should be solved by themsel .. .-es 
with the help of internal and external resources 
available to them. In other words the main em
phasis is on the 'self help' process to remedy the 
problems faced by the people. The problem, there
fore, before us is how to make people conscious 
of this problem and organize them to take up this 
project on self help basis. This necessitates know
ledge about the life and conditions of the rural 
people with special reference to their social institu
tions. 

2. IMPORTANCE OF RURAL SOCIOLOGY 

2.1 Rural Sociology is one of the social sciences 
which is specially concerned with the development 
of knowledge about the behaviour of human groups 
and institutions in the rural environment. 

2.2 Rural socioloay aims (i) to develop a broad 
sympathetic understanding of the real needs and 
actual conditions of vlllage and villaae people; (ii) 

tReader. Delbi School of Social Works. Delhi. 
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to appreciate the relationship between life and 
labour. wealth and welfare with people, since farm
ing is not only an occupation but also a mode of 
living; (iii) to show as correctly as possible the 
unity of interest of rural and urban groupsj (iv) 
to interest and stimulate workers active interest in 
the work of those agencies that make for better 
co:1diiions in the VIllage.·; and LV) to endeavour 
to prevent all the workers from making that mo:;t 
common of all errors-the urider evaluation of vil
lager's own judgment of what is best for himself. 
In other words rural sociology equips us with the 
knowledge of rural social organization. 

2.3 Rural Social Organisation in India is based 
on caste, kinship and territorial affinities. Caste 
divisions are regarded as permanent, hereditary and 
heirarchically graded. Casre governs to a large eJl
tent all social relations and all these relations are 
based on a set traditional pattern of behaviour to
wards each other. A great majority of the rural 
people are fatalistic and have great faith in the 
theory of 'Karma'. They attribute present miseries to 
their past deeds and rationalize the births in a parti
cular caste or group as divinely ordained. The caste 
loyalties and fatalistic attitude of the rural people 
are great deterrents to progress not only in the 
housing sphere but also in the development of whole 
of rural life. These loyalties and attitudes are very 
much in evidence in the s~t up of houses in Indian 
villages. 

3. HOUSES IN INDIAN VILLAGES 

3.1 If one takes a journey to north Indian 
villages one will agree with the description or 
Baden Powel about a typical Indian village des
cribed in his book "Land Revenue and Tenure in 
British India". He describes a village as an ag
gregate of cultivated holdings with or without some 
waste area attached to it and usually it has a cen
tral site where dwelling houses are congregated 
with the lands of the village spreading round about 
the central site in a series of concentric circles. 
In some cases, small homesteads and farm build
ings are found separately located on the holdings, 
though for better security and other reasons it is 
usual for the cultivator to stay in his home in the 
village dwelling area. 

3.2 The dwetlings of the people are strictly 
based on the caste heirarchy including the territo
rial divisions of various caste groups in the village. 
The close neighbourhood mostly consists of agnatic 
or cognatic kins belonging to a particular caste. 
It is interesting to find that the houses of the 
higher castes; viz., Brahmin, Rajputs, J ats, Thakurs, 
or Gujars are clustered together and centrally 
located on both the sides of the thorough fare of 
the village. Most of the houses of people belong
ing to lower castes like Chamars and Bhanaies are 
Ioc::ated on the outskirts of the village. The physi-



cal distance and locations of housca of dilierent 
castes are demarkated on tht concept of social 
distance. There are clean castes and unclean 
castes. 

The touch of a member of an unclean caste, 
it is believed, will pollute a member of the clean 
caste and he will be required to take a purificatory 
bath. To avoid this situation the houses of the 
unclean castes at~ located on the outskirts. Their 
entry to· houses -of clean people for removing cow 
dung, etc., is so arranged as not to allow them to 
enter the house beyond the prohibitory area. 

3.3 Most of the village houses are made of 
'mud• walls with thatched roofs. There are 
practically no windows and ventilators. Houses 
have no smokeless chu1has. They lack privacy 
and have no bathrooms or latrines attached to 
them. There are no rules and regulations to 
govern the construction of ·houses in the village 
and as a result there is a very haphazard and un
scientific development of · house-building work in 
the village. This makes the communication_ in the 

. village very difficult due to the existence of narrow 
streets and numex:ous small blind alleys. 

3.4 Types of Houses 

3.4.1 Oscar Lewis distinguished in his study of 
village life in northern India six types of houses 
according to their functions : (i) Baithak-a 
house or a room used by men only, for special 
purposes and for sleeping; (ii) Baithak and cattle 
enclosure-a baithak in which cattle are also kept; 
(iii) Ghar-house in which the women of a family 
live; (iv) Ghar and cattle enclosure-a ghar in 
which cattle are also kept; (v) Cattle shed-a 
shed in which only animals , are kept; and (vi) 
Combination-a home in which baithak, ghar, and 
cattle enclosure are in a simple unit. He has also 
clarified the village houses into three types accord
ing to the material used in their construction : 
( 1) Kacha-a house made of unbaked mud 
bricks; (2) Pucca-a house made of fired bricks; 
and (3) Kacha-Pucca-a house made of both 
types of bricks. 

3.4.2 The sanitary condition in the villages is 
so bad that it creates a number of problems per
taining to health. The villages turn into a good 
breeding ground for mosquitoes during the mon
soon season in the absence of pucca lanes and 
good · drainage system, The villagers become easy 
prey to these insanitary conditions and fall sick. 
During active days of work specially at the time 
of sowing and harvesting season if this hap
pens, it causes reduction in income considerably. 
There are some social factors which make a villager 
apathetic to h~using. 

3.5 Concept of a house .. " t ., I 

3.5.1 The main occupation of villagers is agri
culture and most of the time is spent on the field 
working in the open air and sunshine, so important 
for maintaining good health. As most of the 
adult members are engaged on the agriculture ope
ration, they return home fully tired after the day's 
work and neglect their houses and surroundings. 
lome time some villagers take an attitude that 
when they spend almost all of their time in the 
fields why they should take so much care of the 
house. To them house is just a place for night 
~helter. 

3.5.2 The villagers take special caro of their bul
locks because they are the backbone of their lives. 
They are very much fond of their bullocks and take 
care of them like their children. This attitude makes 
them stay with the bullocks and sleep with them 
at night also that when necessary they can feed 
them. The housing structures are such that it is 
not easy to separate the men and the bullocks 
unless some kind of community shelter is built 
wherein by tum the villagers can take care of the 
bullocks. 

4; RURAL OUTLOOK 

4.1 The agriculturists tend to be fatalists as their 
work and prosperity depends on the kindness of 
Nature. Indian villager believes in 'Karma• theory 
and attributes all the situations in which he is 
placed to his past deeds in the earlier birth. This 
makes him slow to change and accept the things 
as they are. For instance, in a village a house 
which was totally declared unfit for human living 
was not vacated by the farmer on the plea that 
many of his past generations had lived in it and 
he in keeping with the past traditions and believed 
that his Karma ordained that he should remain 
there; if God would have destined him otherwise 
he should have been born in a family with a good 
house. 

4.2 In some parts of India the disabilities of the 
lower caste go so far as to prescribe what sort 
of houses they should build and what material they 
might employ in the construction. For example 
a Harijan in a village was not able to build a good 
house because it clashed with the caste value. The 
problem was that the high caste people would not 
tolerate lower caste people to build a house of 
two-storeyed structure as it was the privilege of 
only higher castes. In Malabar the house is called 
by different names according to the occupants & 
caste, and people of inferior caste dare not refer 
to their own houses in the presence of Namboodri 
Brahmin in flattering terms except as dung heaps. 

4.3 There are a number of under currents in the 
village society which hinder or facilitate change. 
It is reported by a health expert that the latrines 
were not installed in a village because the village 
women were against such a programme. Their 
plea was that they would be deprived of their 
social contacts and village gossip which they enjoy-

. ed in going tog~ther in small groups early in the 
morning to answer the call of nature. 

4.4 As already stated the groups are based on 
caste, kinship and territory. These groups are some
times cohesive while at other times hostile. The 
cohesive groups can be a strong force in bringing 
change through their members and leaders in the 
village. The groups can be used to implement the 
housing scheme by organising them into housing 
cooperative societies and persuading some of the 
leaders to accept new innovations in the housing 
structure and its designs to use their pressure on 
other members of their group to follow their 
leaders. • _ ... -' 

5. CONCLUSION 
5.1 It is no doubt that the problem of rural 

housing is vast and complex. The village people 
may have neglected the modern architectural design 
of the village. But they have always given hous
ing an important place in their live3. A good 



house railiea ths standard and this ia considered 
the most important investment and asset. The first 
choice of a farmer in his good days is to build, 
repair or remodel a house. 

5.2 Two important ways to solve the problem 
·are through education and finance. The educa
tion programme should C<?nsist of motivating PC:o
ple and giving them techmcal help. The financial 
programme should consist of giving subsidies, 
grants and loa~s. As alre~dy indicated it is not 
entirely a financ~al one but IS a problem of creat
ing a de~ire to improve. Once people are accu
stomed to poor conditions they tend to put up with 
them and become less enthusiastic to improve 
themselves, because the pattern of living, including 
housing, tends to be socially inherited and because 
they are part of the culture. It is only through 
the process and accelera~ed means of formal ~du~a
tion travels various medias of mass commumcatlon 
that the new ideas and higher standards become 
diffused and gradually replace the old. 

5.3 In conclusion, it can be said that it is neces
sary for an adequate diagnosis of rural housing 
problem to ~tudy rural sociology . to gain know
ledge of the social structure. and population com
position of the rural commumty and an understand
ing of its behaviour characteristics and the social 
forces affecting them. A community has a certain 
personality, just as does an individual. The basis 
of this personality is to be found in its history; 
how it has developed, in the crisis and conflicts of 
the pasl'; . in the tt:adi.tions and customs which · !t 
has inhented, and m 1ts present folk-ways· and atti
tudes. In as. much as the community is composed 
of various groups, castes and classes, and ·out
standing leaders, it is also important to konw what 
friendly relations or social distances exist between 
them and what are the . conflicting forces operating 
in community control. This will ·necessarily- in
volve the analysis of the personalities, ambitions 
and motives of the leaders in various groups and 
factions. 



Rural Research-cum-training Centres.in India
Their Functions, Work~ng and Progress** 

' . 
by ... 
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1. RURAL REDEVELOP~IENT. <i .. 

1.1 Mr. Chester Bowles, the American Ambasia-
. dor to India in his book "The Making~ of a Just 
Society", which is based on a series of lectures 
delivered at the Delhi" University during 1963, aays 
"By 'Rw·al development' I mean not only agricul-

. tural. expansion but the growth of small industry, 
training centres, . improved communications, , rural 
electrifications, pubtic health, population. control 
centres and even the stimulation of rural awaken .. 
ing." Rutal development can hardly gain dynamism 
wnnout rural awakening. Rural awakening is not 
complete if the villager cannot identify his aims of 
living with the political and economic ~ of the 
country. Amelioration of the poor ho';ISmg_ co~ 
ditions wtder which 80% of the populatton live m 
our villages should receive pr_iority consider~t~ou ' 
from the point of rural aw~enmg and bet~er .livmJ 
environment has to be provtded. Mere building o 
roads and other amenities is not an adequate in 
centive for creating a social change though it iJ 
nevertheless essential to some extent in promotin1 
it. What is needed is· _a domestic revolution-in 
addition to literacy and education drive--a drastic 
change for improvement m· the domestic enviroll" 
ment which can consequently stimulate a desirabl' 
social change in the present ways o! living. 'f!l.U\ 
. a conscio.us attempt towards moulding, modelling 
or remodelling of housing is imperative. 

·2 .. ATIITUDE TO RURAL HOUSING 

. 2.1 It would be incorrect to say that the present 
habits o.f a villager are backward in themselves as 
he offers several justifications for defending his 
present way of Jiving. Lack of ventilation is attri
buted to reasons of privacy and security. Promis
cuity o.f cattle within the living. house to their 
security and also because he considers the cow as 
''Laxmi, the goddess of wealth".. This is justifi
able as every agriculturist all over the world re
gards the land he tills as God since it is his source 
of wealth, and the cattle which . ploughs the ground 
is equally sacred. His hatred for latrines is justi
fied because he wishes to remove obnoxious 
matter away from his premises and because many 
times a village house does not have sufficient open 
plot attached to it nor is there adequate water 
supply conveniently available to think of sanitary 
disposal. 

2.2 Though a villager might have been to. a 
urban centre and seen better conditions or ways 
of living, he does not place a priority on impro
ving his housing conditions because ~e has oth~r 
priorities like the education and marnage of hia 
children and other religio.us ceremonies. Funds 
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permitting, he would certainly like to have a better 
house.· Thus frustrated he is, resigned to the 
existing conditions. . 

3~ PURPOSE OF RURAL HOUSING POLICY 

·3.1 Under the colonial rule, the development of 
villages had not kept up with the speed of urban 
development, and had. remained backward. With 
the advent of independence the Government of 
India have initiated an energetic drive for establish
ing economy and overall national development, of 
which village housing occupies no insignificant 
place. The need for improving the economy and 
living conditions of the villagers serves to check 
migration of large numbers from rural areas to 
urban centres. Though it does not mean that 
urban growth has to be checked, a study ~f the 
effects of distribution of population in other count
ries shows that it is not advisable to increase the 
urban rural population ratio beyond 60:40 so that 
agricultural economy is not strangled. Secondly, 
rural development is considered essential, as with
out it there_ will be no market for the manufactured 
products of -an urban industry. 

3.2 The socio-economic aevelopment of any 1 
country can be assessed with regard to the preva
lent housing conditions. Housing , advancement 
indicates the progress achieved, cultural level 
attained and the general welfare of the people. A 
dwelling may be primarily considered as a shelter 
or protection against adversity of weather and the 
considerations of its design tor these requirements 
satisfy some of the physical requirements only. If 
it is agreed that human lives are influenced by 
environment, of all the things that influences their 
temperament and living enjoyment, housing can be 
named as the foremost, because it is the house that 
provides a constant environment, for wherever 
one may go out-for work, business or recreation
one always returns home for rest. Thus it is 
essential to relate housing to social needs. industry 
or work and recreation. 

4. HOUSING AS A HEALTH PROPOSITION 

4.1 Again, housing can be reckoned as a health 
proposition. Housing conditions affect not merely 
the physical health but the general standard of 
life. As early as in the year 1885 the British 
Ministry of Works, Housing and Supply appointed 
a Royal Commission to go into the question of 
appraising the effects of bad housing. Their re
vealations are interesting. They found, upon the 
lowest average, every workman lost 20 days in a 
year due to simple exhaustion and inability to 



work on account of depressing effects of bad hous
ing. Excess of mortality from pulmonary diseases 
of children was 40% greater in back to back 
houses than in the ordinary dwellings. Several 
medical reports on the health of communities show 
that diseases are both prevalent and more fatal in 
insanitary houses than in sanitary ones. 

-
4.2 The royal commission opined that the insani-
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tary conditions of a hous~ were so frequently due 
to the character of the people living in it that it 
was sometimes difficult to separate the cause from 
effect. Housing conditions were responsible for 
producing or aggravating illness. Another interest
ing revealation was that the main cause for paupe
rism could be attributed to irregular or casual em
ployment. They specified bad housing conditions 
as the next cause resulting in disease and demora
lisation. So, full development of family life and 
community is not possible if housing conditions 
are unsatisfactory. Thus we see that better hous
ing is essential to stimulate the socio-economic 
development in a community as it is a means · 
through which urge for better standard and dignity 
of life can be brou2ht about. 

5. MAGNITUDE OF THE RURAL HOUSING 
PROBLEM 

5.1 The Government of India rightly gave em
phasis to overaH rural redevelopment when it ini
tiated the Village Housing Projects Scheme keep
ing in view the 54 million rural houses in the 
country, of which nearly 50 million were , either 
to be rebuilt or substantially repaired. (figures 
according to National Sample Surveys conducted 
during 1955). To this we nny add annually some 
2t Jakhs of houses per year due to increase in 
population based on the decennial increase of 
1·25% during 1941-51 after neglecting urban 
migration and other aspects. Assuming that about 
Rs. 2,500/- is required for bui1ding or rebuilding 
a house it is easy to gather that without bringing 
in the rural people into the rebuilding programme 
on the basis of "Aided Self Help" the housing. 
programme would never succeed. 

6. ORIGIN OF RURAL HOUSING REGIONAL 
RESEARCH-CUM-TRAINING WINGS· 

6.1 To give more appropriate thought to the 
problem of rural housing, the NationaJ Buildings 
Organisation, Ministry of Works. Rousing and 
Supply, in coordination and with the· aid of Ford 
Foundation established six regional research-cum
training centres attached to the respective Engine
ering Colleges at Bangalore, Anand, Calcutta, 
Delhi, Chandigarh and Roorkee. 

The Rural Housing Wing at Bangalore serves 
the States of Mysore, Madras, Andhra Pradesh and 
Kerala. Madhya Pradesh, Maharashtra and Guja
rat are served by the Anand Wing. West Bengal, 
Assam, Orissa, Manipur and Tripura by the Cal· 
cutta Wing. Delhi and Rajasthan are assigned to 
the Wing at the School of Planning and Architec
ture in New Delhi. Uttar Pradesh and Bihar aro 
catered to by the Roorkee Wing. Jammu & 
Kashmir and Himachal Pradesh are covered by the 
Chandigarh Wing. 

6.2 Organisation 
Each of the Wing~ i~ headed by a Director : 

a'isisted by an Architect-cum-Planner, A~~istant 
Engineer, Research Officers, Socio-Economist, 
Supervi,ors and Junior Engineers who form the 

technical staff. ·The staff position· varies With the· 
different Wings depending on the set up of the col-
leges and local ~onditions.. ' . 

The establishment of the Rural Housina- Wings 
took place during the beginning of 1959 and the 
Wings are being financed by the Ford Foundation 
of U. S. A; The National Buildings Organisation 
of the Ministry of Works, Housing & ·Supply is 
having overall control of these Wings. A .Central 
Advisory Committee consisting of representatives 
of the Wings and various research organis·ations, 
with th~ Director, National Buildings Organisation, 
as its Member Secretary, meets twice a year and 
coordinates the activities of the various Wings. The 
work of each Wing is again guided by a Regional 
Advisory Committee for which the Director of the 
Wing is the Secretary, the other members. being 
the Director of National Buildings Organisation, 
Development Commissioners and Heads of the 
Rural Housing Cells in each of the States served by 
the Wing. This Committee also meets twice a 
year normally. 

6.3 Functions 

The functions of the Wings are three-fold; com
prising of training, research and demonstration. · 

. . . 

6.3.1 Training : Any amount of education of 
the villager will not give direct dividends if the 
administrative or technical personnel engaged in 
rural housing development are not able to bring a 
vision. to the villager as to what they can accom
plish for him and for his family. thro.ugh improved 
housing. It is only when such a desire is. roused 
he will have a powerful incentive and. seeks to 
move with the changes in social and economic 
sectors. · .. · · 

For this purpose the personnel working in the 
community deve1opment. blocks· need proper orien
tation to the philosophy . and ·objectives of the 
planning policy of government. With this purpose 
Orientation Courses are ·organised for Engineering 
Supervisors, Junior Engineers. Village Level . 
Workers and Block Development Officers., The 
Engineering Personnel are given intensive orienta,. 
tion during a three month course regarding village 
planning and house design aspects and are trained 
to prepare redevelopment project on a standard 
methodology. The scope of iniprovement of. im
proving indigenous building ·materials and methods 
of construction and the experience of the Wing in 
these matters is also made available to them. .Over 
1000 personnel have been trained all over . by the . 
six Wina-s so far. Details are furnished in Appen
dix I. 

The · . training programme could gain ·, more 
momentum if only the State Governments deputed 
their full quota of· trainees. There have · been 
shortcomings either because the Block personnel 
cannot be released from their work on account of 
pressure of work, or since some times trainees of 
the category ·of Block Development Officers and 
Village Level Workers are not deputed on the 
grounds .that the present community development 
drive entrusted to. them is mainly to secure results 
on the agncultural front. Several attempts have 
been made to communicate to the State Govern
ments the need for bringing trained administrative 
personnel in contact with villagers so that they act 
as effective extension agents in promoting better 
liv.ing conditions through housing. Housing will 
qreatt a personal interest and pride in one's family 



that this can stimulate the interest of the villager 
and encourar,e his sense of participation in other 
spheres of economic development. It is neces
sary that we should establish a sound economy and 
worthy living conditions, since we have to race 
with other underdeveloped countries who are turn
ing over a new leaf in recent times, mostly after 
the end of the Second World War. The Central 
Advisory Committee during its recent meet has 
thought of org~nising courses for M.L.As.,. Pan
chayat members and top technical officers to gain 
the objective of proper orientation. 

6.3.2 Research: The aims arc two fol<J. (i) 
Purchasing capacity of the villager is so low that 
he cannot afford to build his house with superior 
materials of construction. (ii) Huge programmes 
of construction in irrigation and hydro-electric 
works, industrial buildings anq other jmportant 
structures continue to consuine traditional build .. 
ing materials like ....stone, burnt bricks, . lime, 
cement, high grade timber, stee1, etc., and the 
demand for these materials has been almost ex
ceeding present production. Out of · the above 
arises a need for propagating research work done 
already by the several research organis;;ttions both 
inland and abroad in the use ot improved indi
genous building materials. The research sections 
attached to the Wing$ are as a link between basic 
research an<J its a~ceptance in th~ rural ~reas. 

During these five years the Wings have rnade a 
good attempt to put to experiment certain techQi-
ques based on research, · . 

6.3.2.1 [{ural Housing Wing, Roorkee: This 
' Wing has experimented on soil cement construe~ 

tion with S% cement and found that it is strong 
enough for residential buildings and works out 
cheaper than burnt prick construction. For un
important structure like godowns, grain stores, work 
places, cattlesheds, 2!% ·soil cement construction 
is deemed adequate. Rammed cement stabilised 
soil construction is found to be superior to soil 
cement blocks made in hand presses, but the fonn 
work is rather expensive. About 15 different 
plasters, each costing about the same 1:4 cement 
sand mortar, have been tried for protecting soil 
cement walls with less percentage of cement. One 
such mortar is 1 : S: 7:7 (Cement: Lime: Surkhi: 
Sand). The same plasters are also being tried 
on mud walls. Doubly curved plain concrete tiles 
have also been tried which have proved econo. 
mical. , Heat. transmission is much less than in the 
case of 0.1. or asbestos roofing. Tray shaped 
or box shaped burnt clay blocks 30 cmx22·8 emx 
10 em. of skin thickness of about 2·5 em (an 
inch) have' been developed. The hollow portions 
were filled up with clay and tested. and a crush .. 
ing strength of ever 30 tons on 30 · 48 X 22 · 86 em 
(12"x9") area or 43·7$ kg./sq. em. (40 tons per 
5ft.) was obtained. 

6.3.2.2 Rural Housing Wing, Chandigarh: 

SG· 

At the Chandigarh Wing rammed earth or machine 
compacted block construction with 1 · 5% cement 
& 1 ~ 5% lime, or 3% cement soil mixtur~ has been 
developed. 5% cenient soil bricks have been 
used for foundation, with coal tar and mud mortar 
joints. Fo\lndation b~d was prepared with com .. 
pacted soil, stabilised with S% Jime. Fire resist .. 
ance to thatch roof has been tried.. The treatment 
~onsists 9f fi.rs~ 4ippin~ th~ that~h in 10% C\lSo, 

-

solution for two minutes and subsequently treating 
it with 30% solution of soda silicate (commer
cial). For making it waterproof the exposed sur· 
face of thatch is plastered with 6 mm (!") non· 
erodable mud plaster and finished smooth. The 
cost of treatment works out to Rs. 1·60/ sq. m. 
(Rs. lS/100 sft). Use of 5% to 15% coal ash 
has made i~ possible to replace 1/3 cement requir
ed for stabilizing different soils; especially, the 
properties of clayey soil are improved thus. 

6.3.2.3 Rural Housing Wing, Bengal Engineer
ing College : The research at the Wing in the Ben
gal Engineering Coiiege bas been on vitrification of 
mud or brick-wails. Mud wails stabilized by 
cheap chemical stabilisation are under trial. 

6.3.2.4 Rural Housing Wing, School of Plan
niug and Architecture, Delhi: The special item 
of construction on which research has been done 
at Bhawanpura, Laboratory village, are noted 
below. 

{i) R. C. frames with S em X 2 · 5 em were pro
vided with rebate to facilitate fixing of hinges which 
have worked out at Rs. 2·9/m (Re. 0·90 per rft) 
against Rs. 6:58/R m (Rs. 2/rft) for orthodox 
wooden framed doors and windows. 

(ii) Manufacture of reed boards was under
taken from locally available reeds and through 
local labour with the help of a simple mould. These 
boards can match the patented jax board for all 
purposes and the cost works out to Rs. 2 ·70 sq m 
(25 P. per sft) against approximately Rs. 5·40 
(SO P.) at site through outside agency. The 
boards have limitations regarding resistance to fire 
and water proof quality. The possibility of mak
ing them waterproof by treating with Shalikote is 
being investigated. For the present, a layer of 
thatch, replaceable every two years is advocated 
for rendering it wat~rproof. 

(iii) Soil blocks 30·5 cmx 15·7 cmx 10 em 
( 12" X 6" X 4") with 2!% cement cos ted Rs. 40 
per thousand. These have to compete with stone 
which is readily available. The blocks are found 
not to pick up mud plaster though they can take 
fairly a good load. So far walling of these blocks 
bas borne well during monsoons the load from 10 
em thick Burnt Stone Slab roof, topped with a 
);1yer of 7·5 em time concrete. 

(iv) In addition studies have been made on the 
methods of effecting savings of material by omis
sion of foundations for partition walls and by reduc
ing foundation dimensions to the best extent 
practicable. 

6.3.2.5 Rural Housing Wing at Anand: Experi-
ments have been conducted at this Wing on : 

(i) Use of jax boards for walls and roof. 

(ii) Pressed blocks from earth. 

(iii) Soil cement blocks. 

(iv) Mud wails. 

(v) Waterproof mud plaster. 

(vi) Reinforced brick work and 

(vii) Precast R. C. beams and slabs. 

An experimental house with 33:75 em (13!"} 
square brick piers with panel walls of jax board 
with lpcal wood framins and 1·9 ~m (3/4") thick 



cement 1:6 plaster was put up with cement blocks 
on North and So\lth with only ordinary soil blocks 
on East with outside face plastered with water
proof mud plaster. Main rooms were roofed with 

. jax board with local wood framing supported by 
R. C. C. precast trusses. The roof was plastered 
on both sides with 1.9 em (3/4") thick 1:6 
cement mortar. The verandah roof was of R. B. C. 
7·5 em (3") thick with t" bars (12~5 em 
(5") C to c main steel and 25·4 em (10") c to 
c distribution bars. 

The idea of the above experiment was to test 
conductivity of the jax board and soil block wall. 
The house has proved thermally cooler when com
pared to outside conditions. The roof showed 
some cracks and the same was repaired effectively 
with bitumen washing and sanding. 

It has been found that jax board wa1ls are cost
lier than both soil block and soil cement block 
walls. Burnt bricks are proved to be cheaper. 
artd economical. R. C. C. members for roof, doors, 
etc are found ~ssential because of termite nuis
ance. 

Some new specifications tried in Khan Kuva 
laboratory village of the Wing are : 

(i) Cement concrete 1:3:6 pillars as fram
ing and cement soil blocks 5% for panel 
walling. Roof of prestressed ribbed slab 
on prestressed purlins. 

(ii) Prestressed columns as framing and soil 
walls cast in situ as panelling. Roof of 
R. B. C. on prestressed purlins. 

The first specification was found good. 
Leakage was observed in the roof and walls and 
waterproof plaster was damaged. It was found 
that an R. C. slab should not have been provided 
over a weak superstructure. The building was pro
tected suitably by inserting 35 em (14") square 
brick piers to support the beams. 

6.3.2.6. Rural Housing Wing, Bangalore-The 
following experiments have been undertaken : 

Investigations on manufacture of an indigenous 
brick-master; production of bricks with admixtures 
of light weight aggregates like cinder, hay, etc; 
strength and durability of asphalt stabilised struc
tures; asphalt stabilised plaster for mud walls; 
doubly curved plain concrete shells and surkbi 
concrete she!ls ; waterproof course with rammed 
5% soil cement layer topped with 1 · 2 em ( !") to · 
1:9 em U") thick cement mortar plaster 1:3 in 
1% soap solution. 

Treatment of local timber with sylix liquid for 
antitermite measure and the use of the same paint 
for rendering walls waterproof. 

The Wing has come to some useful conclusions 
regarding the advantages of soil cement blocks and 
regarding protecting external walls of a rural house 
with asphalt (!%) bricks backed with raw bricks 
in American bond (i.e. 4 stretcher courses, fifth 
header course in bitumen brick). The thicknesses 
of walls have been just one brick against two 
bricks or more usually insisted in villages. 

The research relating to roofing was taken up in 
the :first group of buildings. The roof was laid 
with cuddapah stone slabs, joints being sealed in 
9-3 N. B. 0./69 
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cement mortar, on "matti" scantlings treat~d. ~ith 
tar at supports and the remaining portion being 
wood oiled. The idea was to replace the surkhi 
water proofing course cenventionally adopted, by. 
a 7·5 cm-6·3 em (311 to 2!0

) soil cement layer, top 
being plastered with cement 1:6 with 1% soap 
solution. Such a layer was thought of, since the 
quality of lime in the rural areas was poor and 
also the quality of surkhi depended largely on 
selection of proper clay and reactivity with lime. 
An experimental waterproof roof similar to the 
above was laid in the premises of the college on-a 
bamboo grid work which has withstood the adver~ 
sities of weather tor nearly two years. But it· has 
been found recently that some cracks have deve· 
loped causing leaks on account. of the differential 
expansion of slab and soil cement layer.·· Also the 
locality is found to be a termite infested area and 
some parts of timber have shown signs of -being 
affected. The waterproof· course is being replaced 
with a soil bitumen layer. The timber has a1so 
been painted, with sylix and the termites have been 
destroyed as observed. 

• I ·t.J' 

The main problem of a rural house is the. roof. 
It has to be light on account of the structural 
limitation of the walling material· adopted. The 
use of asbestos sheet has a limited scope on. ac-, 
count of its· cost· and ·thermal . considerations. 
Mangalore tiles have come· to stay. The. manu
facture of pot tiles , in rural areas has been practi· 
cally extinct. The National Buildings · Organisa
tion has developed asphaltic bitumen sheets ·manu
factured from bitumen and paper felt, which are 
light, easy to fix, non fragile, resistant to attack by 
fungi or vermin corrosion proof, bad conductors-of 
beat and completely waterproof. These, as such, 
seem to be an immediate answer to the demands of 
rural areas. ' 

7. DEMONSTRATION AND EXTENSION 

7.1 The National Buildings Organisation desired 
that each of the Wings should put up eight demon.:· 
stration units to try out and propogate new 
techniques. The Ford Foundation made available 
a sum of Rs. 10 lakbs approximately during the 
third Five Year Plan period and each wing was 
required to spend about · Rs. 30,000 per year for 
the work. 

r • 
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7.2 The proposals submitted by the Wings for 
construction of demonstration houses were based 
on certain instructions given by the Government 
of India. It was fixed . that the demonstration 
houses should not exceed Rs. 3.000 each· in
cluding cattlesbed and latrine. The plot size should 
not be less than 167 sq. m. (1800 sq. ft.) and this 
was to be obtained free from the Panchayat . or 
villagers. The houses were to be constructed sub
ject to their disposal on sale, or hire purchase 
system, loan being recoverable at interest fixed for 
loans under· Village Housing Projects Scheme in 
a period of 20 years. The buildings were to be 
under observation for a 'period of two ·years during 
which. period the occupants would have to pay 
rent. 

7.3 A laboratory village was selected by each 
wing in some nearby State served by them so as 
to fulfil the above requirements. The project pro
posals sent up were scrutinised by an expert 
committee and sanctions were accorded. 



7.4 The Wings hav'e completed their first quota 
of · buildings. Only · construction of cattlesheds 
and ·latrines are under progress at the Bangalore 
Wing.· 'Jbe second set of demonstration buildings 
also· has been taken up by the Chandigarh, Cal
cutta and Anand Wings. The Bangalore Wing 
has submitted a project for construction of demon
stration buildings-cum-hostel · accommodation for 
trainees and is negotiating for the required sites. 
Roorkee and Dellti Wing are finalising the studies 
for prepapng project for the second set of demons-
tration houses. · · 

,._ ... ' . ' 

· 7.~ Whe.n. ~he first set of demonstration bui~d
ings was tmhated at Suradhenupura, laboratory 
village of the Wing in Mysore State. it was found 
that participation of the villagers-even the pros
pective · own~rs-was not forthcoming_ Hence the 
work had to be entrusted to contractors, and only 
expepnien~al sp~cifications were . tried .depart
mentallv. , The w~rk being not profitable It was 
only with great pursuance that the contractors 
completed the main. buildings. The villag~rs would 
participate now and then, that too only if wages 
were paid. They were having immense doubts 
regarding the workability · of new specifications 
tried. . . Gradually as the buildings stood weather
ing 'for over one to two seasons they were convinc
ed of the advantages of the new techniques. . Now 
more people in the village ·are showing some incli
nation to . go in for such houses. The lack of 
participation was mainly due to the inability of 
the villagers to spare time because they had to go 
out for their ·daily earning.s. ·· 

7.6 The Wing took up an experimental ~chool 
building on the basis of aided self-help. The 
I?uilding cposists of · two rooms of 6x4·5 m 

(20'xl5') each, a store room 1:52x2·13 m 
(5'x7') and a front verandah 1·82 m. (6') wide 
and was estimated to cost Rs. 5,600. The 
Pancllayat and Taluq Board contributed Rs. 500 
and Rs. 2,000 respectively. Contribution by 
villngers in the form of voluntary labour and mate
rial~ was realised upto Rs. 1,000 approximately. 
The balance funds have b~en provided by the 
Wing, subject to recoupment from the Government 
of Mysore. The building bas been practically 
completed and costs around Rs. 4, 700, thus show
ing a saving of nearly Rs. 900 on account of 
pe.ople's participation. The building has been con
structed out of liquid asphalt stabilised soil bricks 
1 t bricks thick, with raw bricks for internal parti
tion walls. The roof is provided with precast 
doubly curyed 2·5' to 3·7 em. (1" to H") pJ.ain 
c. c. 1:2:4 shells, 0·94Xl·02 m. (3'H"X3'4!") 
size, resting on precast R. C. Joists. The external 
walls are plastered with liquid asphalt 3% stabi
lised sandy soil, and internal walls with ordinary 
mud plaster. Joinery has been of 5x7·5 em. 
(2" X 3") sections of Matti wood, Jungle wood 
and 1edged and battened shutters painted with 
sylix. Flooring has been done with 3% cement 
soil with 33-1/3% field metal top plastered with 
cement rportar 1:3. The building bas stood the test 
of one season an.d requires some attention to the 
W. P. C. which is being attended to. A school 
building of this typ~ would have costed Rs. 7,200 
as per the ~tandard specification and thus consider
able savings have been effected. 

7. 7 These experimental buildings serve as a 
valuable eviden~e to the villagers that better hous
ing conditions is not out of their reach if only they 
shed their conservatism and broaden their outlook 
and actively participate in the housing programme. 

APPENDIX I 

Category of Personnel Trained (up to March 64) 

., ' 

1. Rural Housing Wing, Banga-
lor~ ' · 

2~ ~qr~llJq~sing Win~, Anand 

3: Rural· Housing Wing, Chan
'digarn · 

4. Rurai Housing Wing. S~hool 
of rlanq.ing & Architecture, 
pelbj • • • • 

S. Rural flousing Wing, Bengal 
Engineering College, How-
rah . ~ 

6. Rural Housing Wing, Roor-
k:ee • • •. 

Total No. Overseers B.D.Os. V.L.Ws. Others 
of or ' 

Courses Engineer-
so far ing Per-

14 

14 

10 

11 

18 

14 

sonnel 

134 

299 

120 

137 

186 

157 

45 53 Nil 

18 

40 

Total 
Trained 

Remarks 

·-----------

5* 

232 

299 

143 *Chairman of Block 
Samithis. 

137 

186 

197 

1,194 



Rurat Housing Problems and 
Role of Self Help Housing** 

By 
S.M. Amint 

1. INTRODUCTION 

When one mentions housing and its problems, 
one usually thinks only of urban housing and that 
too specially for industrial labourers. But for one 
who knows village life, housing in the villages is 
also a serious and challenging problem because the 
conditions generally prevalent in villages are a 
great source of danger to health, efficiency and 
even morals of the people. 

2. WHAT IS RURAL HOUSING 

In Rural India the main source of employment 
is agriculture since times immemorial, as is evi
denced by the fact that more than 80% of th~ 
people depend on farming and approximately the 
same percentage of total population stays in 
more than 5,50,000 villages. It is one of the tra
gic and sad features of our planning that despite 
the strenuous efforts since over a decade, we are 
unable to provide basic and primary needs of life, 
such as food, clothing and shelter to our millions 
of people in rural areas. Rural Housing constitu
tes one of the urgent problems calling for atten
tion. Housing helps to provide a place worth 
living only when adequate lighting, ventilation, 
water and drainage facilities at reasonable cons
truction and maintenance costs are provided. It 
has been aptly remarked 'good housing means 
the possibility of home life. happiness and health'. 
Bad houses spell squalor, drink, disease, immo
rality, crime and in the end demand hospitals, 
prisons and asylums, in which we seem to hide 
away the derelicts of society that are largely the 
result of society's own neglect. 

3. CONDITION OF HOUSES IN RURAL INDIA 

3.1 At present, the condition of rural housing 
is far from satisfactory. Indian village houses are 
just huts. hovels or stacks and to call these 
'houses' as 'dwellings' is without justification. 
Housing is a health problem of the first order. 
The vast majority of houses in our villages and 
towns are much deficient in the essentia1 physical 
and social requirements of the residential houses. 
The existing housing conditions in our rural areas· 
are not conducive to healthful living. The houses 
have been constructed in a haphazard manner 
without proper planning and foresight. Most of 
the houses in the villages were planned for shel
ter against arson and loot from invaders and 
therefore the construction was also based from the 
protection point of view, i.e., the houses were 
constructed in a small place and congested to
gether and with very small openings for ventila
tion. The houses in many cases are of a low 
height and do not permit even· an adult to stand 

erect. These houses do not have a: good roofing 
material and therefore, do not give protection in 
rainy season. A hygienic lavatory, the' primary 
requirement of a house. is also not there. Botli 
men and women use far away fields as their open 
latrines. · 

3.2 At many places the houses are over-Ciowci
ed; they are constructionally unsound, ·insanitarY 
and infested with virmin. They have a· inwti-pui·· 
pose room which is used as kitchen, liVing room: 
and water room, a store room and during . the 
monsoon, to store fodder; even calves are given 
shelter against rain in the same room. 

. ~.3 Th.e vilJagcrs use firewood for cookirig and 
It IS to Imagtne the result; the eriianatffig smoke' 
not only spoils the room but also is· injurious· to' 
the eyes of the inmates; In: such houses water aiid' 
sanitary arrangements are also inadequate. "These 
all suggest that the condition of our village Ji'ouses 
is too bad . to be tolerated. · · 

4. EXISTING SET UP 

4.1 Historically speaking, during the nomadit: 
period of India's social and economic advance· 
ment, people in their earlier stages cleared off ap:.: 
proximately 10-20 acres of land fot theit settle:.
ment and rehabilitation of their familieS. Their 
stay as well as farming were temporary in nature~ 
However, they did stay for some reasonable :Pe.; 
riod at a particular place In gtoup' ·life. This· 
group life was preferred becaiise . of several com• 
pelling factors, such as political instability. fear · 
of robbery, and need for protecting children and 
cattle. Besides. under certain apprehension~· 
people began to construct their houses in such 
a way that the females could safely stay in their 
houses and strangers or robbers could riot see 
them, easily. Thus, these houses in their initial 
development were built t>y digging the ground and 
building stone forts with a view to serving as a 
protective measure. This has an overall effect 
over the present rural housing schemes, structure, 
location, designs, etc. In fa~t. these early houses 
were by and large of multipurpose- character hav· 
ing one or two rooms with a verandah without 
adequate light, air and ventilation and were utilis· 
ed for fodder store, cattleshed etc. 

4.2 Demographically with the rise in popula
tion and stable political situation in India, grouped 
people begaii to disperse and they started to· esta-
blish their respective community grouping settle
ments and secured land also where cultivab"le area 
was available for agriculture pursuits. Small huts 
and temples were constructed around places where 
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drinking water facilities were available. These 
houses were of such types that they could accom
modate bullock-carts, cattle and agriculture imple
ments. 

4.3 Despite political stability, villages were 
horrified by robbers. In fact, looking from an 
overall point of view, in the construction of rural 
houses there has not occurred much chan,ge in 
technique and approach. The only change is ·in 
the. nature of cori!truction when permanent mate
rials like wood, clay andfor stone available from 
the local area or jungle came into use. In the 
rural set up, there lived (and live) a variety of 
community and professional people, such as 
carpenters, blacksmiths, artisans, agricultural la
bourers, cobblers, goldsmiths, sweepers, harijans, 
etc. These different class~ of people were invit
ed from outside , areas and for them temporary 
inferior type of houses were constructed. Thus, 
there were, at this stage two or three types of 
houses, viz., for artisans, harijans, etc.' ' 
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· 4.4 I~ addition to this, there were ·business 
centreS where the sectional administrative heads 
stayed and landless workers and other inferior wor
kers built their houses with the local materials 
available by their own · labour during their spare · 
time. · Thus the nature, type and quality of . the 
houses were reflected by the source . and level of 
income, their needs and . standard of living and 
professional conveiiience. The traditional ·caste 
system also played an important role in the for
ma~on of such housing sc~emes. 

4.S Accommodation-As st~ted above, the· 
housing developments were· based on econ~c 
considerations. and the professional patterns of liv
ing. In context to. Rural _Housing ana with_ low
income housing, a few words. may be added about 
their .. economic · position. Usually, agricultural 
labourers and artisans in a village are. accustomed 
to_ •, keep 'some cattle to -augment their' income and 
hence they also use their houses to · shelter their 
cattle. and animals. 

' ' a, • ... 

4.6 Ventilation-Due .to poverty and. under
employment, the family members of the low in
come . group people are COB?pell~~- to sear~h for 
some ·employment opportumty Willi a VIew . to 
earning additional incoD!e. Even the female mem
bers have to eani. Such types of people have to 
construct houses at minimum costs and also have 
to. design them for thermal comfort and safety. 
Therefore, they reduce the provision for ventila
tion.· The absence of ventilation is consequently 
noticed in such types of houses. While one of the 
advantages of such closed houses is coolness dur
ing the summer season, the . disadvantages like 
unhygienic condi~ion .absence of fresh air, sunlight 
etc. should be taken mto account. 

4.7 Type · of Construction-Houses in our villa
ges may broadly be categorized into : 

(i) Permanent, 
(ll) Semi-permanent, and 

(iii) Temporary. 

form from 20 per cent to 25 per cent of the hou
ses in the village. This type falls under the mid
d1e income group of the village. Finally the tem
porary houses which form 60 per cent to 75 per 
cent belong to extremely poor people who have 
to stay by force of circumstances as well as pover-
ty. 

~.8 Materi~ Used-The following are the 
matenals used m the construction of houses : 

(i) Local Wood-
(a) for doors and windows, 
(b) for columns to support, 
(c) for roof and frame structures, 
(d) for joists and beams. 
(e) to support roofing materials, 
(f) planks for flooring, 
(g) planks for shelves and lofts. 

(ii) Sundried bricks. 
(iii) Burnt bricks. 
(iv) Stones (wherever available) for : 

(a) door and window frames, 
(b) rubble masonry in plinth and super-

structure, 
(c) sills and lintels for doors and windows, 
(d) joists and ~ase plates to support beams, 
(e) columns, 
(f) roofing slabs, 
(g) flooring. 

(v) Soil-This is for foundation and super
structure work. 

(vi) Lime-For foundation, superstructure, 
roofing materials and flooring. . 

(vii) Roofing material: 
(a) Clay country tiles, 
(b) Stones for roofing slabs, 
(c) Thatched materials. 

The mote recently . used materials are : 
(d) Asbestos cement sheets. 
(e) Galvanized corrugated iron sheets, 
(f) Cement concrete. 

(viii) Cement for: 
(a) Foundation work, 
(b) Plinth masonry, 
(c) Superstructure masonry, 
(d) Roofing material, 
(e) Flooring material, 
(f) Plaster work. 

(ix) Cow dung for plastering and for flooring. 
(x) Steel-

for R.C.C. work; door and window grill 
. work and for hardware work. 

Houses ·of the permanent. type constitute hard
ly five per cent or even less. Usually well-to-do 
people can afford to have such houses and can 
maintain them also. Semi-permanent houses may 

4.8.1 These materials are used depending upon 
the availability in surrounding areas. For example, 
where stone is readily available, such as in Rajas
than, Saurashtra, and at a low cost, people prefer 
it and use it for convenience and economy. Where 
stones are not available people make use of soil 
for temporary works. For permanent and semi
permanent works people prepare bricks, tiles, etc. 
and use it in construction. Similarly wood is 

. : also used wherever available. for different purpo-



scs. Well-to-do persons use good type of timber 
whereas the poor persons construct with local 
wood. Cement is a comparati\·ely expensive pro
duct and is used by only a few persons in villa
ges who can afford it. whereas lime is a material 
which is normally available in almost all parts 
of India and can be used by low income group 
people, prO\'ided they contribute their own manual 
labour and use their own transportation. This 
provides good and durable building material for 
semi-permanent and permanent structure at a com
paratively low cost, if correct methods are employ
ed in its use. 

4.9 Techniques of Construction-If we .analyse 
th ... existin(Y set-up in rural house construction, we - ~ • f find that at many places, there IS a wastage o 
materials. This is primarily due to lack of know
led<>e information, guidance about the strength of 
mate;ials and lack of correct construction techni
ques. To cite one example a look at so~e. of the 
structures will indicate that beams and JOists for 
support flooring or columns to support the sup~r
structure, are of sections. much more than reqmr
ed. This is primarily due to lack of ~nowledge 
about the working stresses of the maten~ls used 
as also lack of data about the load commg over 
it with the result that the people normally work 
t~ much on the safer side resulting in waste . of 
valuable materials. Thus the cost of construction 
goes up. 

5. DESIRED l\IINL\tUl\1 REQUIREMENTS 
5.1 It is well known that housing con~itioD;s 

in rural areas are bad. Bad houses. lead to msam
tary conditions and unh~althy habits. and destr~y 
incentive towards cleanliness. Insamtary habits 
are responsible for pollution in ~ooms, streets a~d 
sources of water supp·ty from which peopl~ acqmre 
diseases by contamination o~ food, ~~ flies and 
dust. Such insanitary housmg . conditiOns are res
ponsible for high infant mortality. 

5.2 There is a great need of .pro":iding h';>mes 
and neighbourhood in good restde!!hal envtr~n
ments which permit mental and soctal well bemg 
as well as physical health. The present exodus fr~m 
villages to tow~s will n';>t stop unless we pro-y1.de 
well planned vtllages With all or most amemties 
and attractions now offered by the towns and 
cities. 

5.3 Houses in the village~ should therefore. be 
constructed in accordance With approved .Plann~n~. 
The houses should have atl.:::ast the followmg mim-
mum facilities :-

(i) Two rooms with enough space, 
(ii) Proper arrangement of doors and win-

dows, 
(iii) Kitchen, 
(iv) Verandah, 
(v) A good courtyard, 
(vi) A separate shed for cattle, 

(vii) All important services, such as water, 
disposal of sullage and sewage ~ater, 
and a good enough space fo~ ki!chen 
garden and if possible, elect~Ic light~. 
An approach road is also a destrable faci-
lity. 
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5.4 Selection of site for houses should be .made 
in such a way that it is on a high elevated ground 
with proper drainage; a damp house is injurious to 
health. The lay out should be in such a way that 
it provides wide open sp~ce in front and rear 
if possible. The houses should be independent or 
semi detached. In rare cases we should go for 
row houses when circumstances do not permit of 
sin !!le or semi detached construction. The floor 
heights should also be sufficient. even for single 
storey . structures. A loft, for storage of agricultu· 
ral produce, should be provided. 

5.5 The arrangement of rooms and doors and 
windows should be such that it provides cross 
ventilation and gives adequate light and fresh air. 
Cross ventilation provides free circula.tion of air 
between the openings which is conducive to the 
health of the inmates. The provision of adequate 
day light in the house is essential to avoid eye 
strain. Good visibility is a major factor in sti
mulating the· health habits and personal cleanli
ness. Further. it is essential that the direct 'sun 
light should enter the house at some hours dur
ing the course of the day. Sun light provides va
luable psychological stimulations._ Sun light and fresh 
~ir also destroy a large number of diseases prod:uc-· 
mg germs. · 

5.6 One of the greatest drawbacks of the old 
houses is that they do not have an efficient chu
lah. The house should have a separate place for 
cooking purposes. Smoke should be prevented 
from entering other ·rooms. The kitchen should 
be provided with a smokeless chulah. Smokeless 
chulah of various specifications were constructed in 
some Community Development Blocks earlier. but 
the results were not satisfactory. The main argu
ment against the use of such chulahs was · high 
fuel consumption. However it must be stated that 
the quantity of fuel consumption is determined by 
various factors. such as the size of the inner cham
ber, passage, size of passage .between the 
second chamber and the fuel. the diameter of 
fuel pipe, etc. Investigation . was conducted at 
Jtava Pilot Project to evolve correct specification 
for giving maximum efficiency with minimum fuel 
consumption, so that they . may be standardized 
and popularized for general adoption by rural 
people. As a result of experiments it was found 
that a chulah with two chambers should be suffi
cient for an average viUage home and that it is 
possible to construct smokeless chulah which will 
have a good supply of oxygen and fairly good 
flame in the second chamber. It has low fuel con
sumption and serves as a: good outlet of smoke. 
Smokeless even cures village women of various eye 
diseases. In the Hamirpur District, the Commu
nity Development and National Extension service, 
conducted an official survey. The survey reveal· 
ed that about 90 per cent of the eye diseases 
suffered by the women of that area were due to 
exposure to smoke. In a compact area, of 68 
houses, with smokeless chulahs women were free 
from eye troubles. 

5.7 In a rural house, the verandah plays a very 
important role. In the majority of places where 
climate is temperate, the verandah can be used 
both as sitting as well as living room, and there
fore, it should be so positioned that it provides 
shelter from sun and rain. 



5.8 Toilets 

5.8.1 There should be a provision for sanitary 
latrines attached to the rural houses. Sewage can 
be treated in several ways; the disposal should be 
such that the sewage will not :. 

(i) contaminate any drinking water or food 
supply, · 

(ii) be acc~ible to flies and other insects, ro-· 
dent animals and other vehicles of trans
mission which may come in contact with 
food or drinking water. 

(iii) contaminate the surface of the soil and 
thus expose human beings to hook worm 
disease. , · · 

(iv) contaminate water for swimming, bath
ing or laundering, and 

(v) create nuisance due to odour. 
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Human excreta should not be disposed of in
discriminately on the surface of the soil or handled 
unnecessarily by individuals. The practice of com
posting or otherwise using nightsoil should be dis
couraged. A method should be adopted which 
can be applied _in all the houses in the village 
and for which the facility is as far as possible, , 
available locally. In community Development and 
National Extension Service, areas, efforts are be
ing made to have one latrine in every house. 
These latrines ·are so constructed that there is no 
need of collection and disposal of human excreta, 
and' . there is no smell and chance of fly breeding. 
This is coupled with the disposal of ·sullage and 
also the disposal of animal dungs, etc, by provid
ing Gober _Gas Plant. 

5.8.2 Disposal of sullage also requires proper 
attention. There should be a proper arrangement 
for disposal of sullage. In the majorjty of our 
villages there is no arrangement for hygienic dis
posal of sullage. In villages all household water, 
from washing, bathing, cleaning, etc. find its way 
into lanes which may have only a kutcha drain. 
This results in a cesspool. Animal and bullock 
carts in village .pass over this side lane drainage 
and cause further damage. During rains all the 
filth of the lanes and earth are washed into the 
drains causing blockade. The drains become breed
ing places for mosquitoes and give . out 
offensive smell. For proper disposal of sullage in 
the village, it would be best to pave the streets 
with bricks or stones, if possible. The paving 
should be sloped on either side near the house 
ending · in a shall trant {drain). If Gober Gas 
Plants are provided for each village or each house, 
the sullage water should be diverted in the Go
ber Gas Plant. If not, proper drainage from house 
to house should be provided at the side of the street 
with proper grades and water .should be carried 
outside the village where it should be disposed of 
by sub-soil irrigation. In some cases as in iso
lated houses, this may be costly and ·may not pro
vide sufficient flow. Therefore it may be connect
ed with Gober Gas Plant or soak pit or diverted 
into a kitchen garden. 

5.8.3 The cattlesheds must have a separate 
place at a little distance from the living room. 
It should be constructed with all its requirements 
and the cowdung and waste matter diverted through 
a permanent channel to a Gober Gas Plant. 
Provision of a small fodder room near the cattle 

shed is also an ideal arrangement. Good plan
ning provides between the cattleshed and residen
tial arrangement, sufficient place for a .kitchen 
garden. 

5.9 S':rvice~The necessity of providing the 
c.ommumty With potable and hygienic water cons
titutes one. ~f the fu?damental responsibilities of 
the a_uthonties governmg . the area. The benefits 
accrumg to a community through the provision of 
sa!e and ~ure. water are so many that the sooner 
this necessity IS recognised the better it will be for 
the al.l . round development of the community. 
Electnc1ty and other amenities come 1ater in the 
priority of services. 

If a river is nearby, ample quantity of good 
water is available. If not, arrangements have to 
be made . through wells. Tube-well is the next 
alternative if good sub-soil water is available. 

With the supply of sufficient water for human 
use comes the problem of drainage and it is to 
be handled depending upon the loc~ jon and the 
supply and consumption of water. 

Approach roads and good streets 8re a1so neces
sary for rural areas to keep in touch with the urban 
places. 

6. PROBLEMS 

The population in India is increasing at the rate 
of two per cent per year; the construction of 
houses in rural India has hardly made any pro
gress as revealed by statistics. In other words 
ho';~Sing accoii!modation lags behind population rise: 
Th1s suggests that there are some radical difficul
ties which come in the way of fulfiliino the re-
quirements of rural housing. => 

6.1 First of all it is the problem of finance. 
Peop·Ie in rural areas at present do not even have 
sufficient food and clothing. Under these press
ing and acute circumstances, it would be ridicu
lou~ .to advise them. to. build a house. The pro
position poses multifanous problems calling for 
serious considerations. First among them is where 
to build a house? One has to select an appro
priate .site for ho~se construction. As already 
stated m the existing set up of the Indian villages, 
they have a fort around them or a ditch with a 
thick hedge around, which has been in existence 
since time immemorial. Therefore, whatever sur
plus accommodation there is available, peop·le have 
already utilised it. There is no snare snace for 
further expansion. The selection of a sfte for a 
group of housing is hence the most acute problem. 

6.2 Houses in rural areas also do not provide 
the basic requirements of the occupants. No 
doubt, this is also due to lack of finance. The pro
vision of accommodation in pfanning should be so 
made that eventually, when the position improves, 
one can extend and expand one's home to meet 
the reauirements. There is then the auestion of 
materials for construction. Most of the materials 
are likely to be available from the surroundinos 
and if these materials are utilised \Vith care, fo;e~ 
sight and economy, most of the reauirements 
could be met. This necessitates adequate survey 
of the available materials, their quality, quantity 
type and kind. ' 



6.3 Another special problem likely to arise in 
a villa!!e area is the absence of technical know
lcd!!e and know-how. Coming to the 'central 
problem of financ.::, it is we1l known that in India 
the ocr caoita ir:.come of the rural sector is extre
mclv low.- For pcopl>:! in the lower income brac
ket· it is extremely ditficult, if not impossible, to 
construct new houses <tnd to maintain them. 

Housincr problem is not merely technical in 
nature a:1d fin~ncial in nature, but it has several 
social ramifications also. For ins.!_ance, people are 
reluctant to stay away from their accustomed so
cial 5urroundings. This social immobility along 
with the rigid caste system, illiter<l;CY and ortho
dox approach, places m~ny hurdles m rural hou~
in::. In traditional society, custom plays a dom~
nz~'lt role as has been aptly said that. 'cl:lS!om IS 
the king of society'. To break up this ngid sys
tem of social cu:.tom, taboos, a!'d orthodox ai?
proach of the rural people, vigorous effort IS 
needed to cduc:1te the people. 'Ihus in the provi
sion of rural houses. there are problems of so- · 
cial immobility and conviction: A new typ~ _of 
education i~ required for shakmg off the ngidity 
of the village folk. 

7. HISTORICAL PERSPECTIVE 

7.1 It is interesting to note how ~ouses were 
constructed in the ancient days, say m .the 19th 
century. The story .of these . houses. will reveal 
some of the instructive aJ?d mterestmg . feature~. 
To my own observations, m central Gu]arat, 1t 
seems to r;-:c that we could divide the village 
houses under two inajor categories :_ 

(i) Houses of agrarian class, i.e., self-cultivat
ing population, 

(ii) Houses of artisans, landless labourers, 
sweepers, etc. 

7.2 Generally speaking, farmers did not cons
truct their houses as and when they nee.ded .. They 
believe that they had to bring up their children, 
educate them and see that they are well . settl~d 
eventu~lly, and therefore, ensured ~hat residential 
accommodation was also ~ade av.ailable to them. 
Similarly, they planned thetr f.armmg. As. a mat
ter of fact, the overall planmng and des}gn o! 
their earlier houses was in consonance w1th theu 
agricultural needs. A;t important. aspect of the 
earlier people w:~:s their fores1g~t m the c~nstruc
tion of housing schemes. Obviously, Indian far
mers had basic information that the construc
tion of houses needed some material, such as wood, 
soil bricks, roofing tiles, etc. They planted a 
nu~ber of trees in their farms so th<3;t they may 
be very useful to the future generation. .These 
trees were after 40 to 50 years, us~~ as tn~ber. 
It is interesting to note that the t_raditional s) stem 
to o-row trees was a contmuous process. 
Gen~ally speaking, when a tree was pla_nted the 
advant~ges were made available t? their sons, 
2:rancf sons and succeeding generatiOns. In fact 
their ancestors were conscious of the fact that, be
fore they thought of build~ng, they had to sta.rt 
collecting necessary matenals 8 to 10 years m 
advance. First of all, wood was an Imp~r~ant 
item to look after, because wood w~s utilized 
mainly in the building alo_!lg with bncks, clay, 
cow-dunrr etc. Thus after a careful thought, far
mers in .::>their respective fields cut off the trees 
and let them remain for over two to five years so 
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that this wood got seasoned naturally and there
after they prepared beams, columns, joists, pur
tins, rafters, battons, etc. The trees were selected 
in such a way that they yielded appropriate .sizes 
of wood for which they were meant to be used. 
For instance, where there is a heavy weJr and 
tear, such as door and window sills, wall plates, 
curbs under water, etc, they used Rayan or Ba
bul trees. For columns, they used to select 
either babul tree or mahudo and for beams, joists, 
rafters, etc, either mango or neem wood was used. 
When the required timber was collected and kept 
for seasoning, the village farmers prepared br.icks 
and roofing tiles, both burnt by local shrubs or 
wood of inferior quality grown at the outskirts 
of their farm. The collection and preparation of 
building components, such as beams, columns 
joists, bricks, tiles, etc, were carried· out . during 
s"lack season, say in summer, · when the farmer 
and his family members were comparatively free. 
The transportation work was also done by their 
bullock carts and the farmers used to work with 
the skilled workers in preparing these materials. 
Thus the materials prepared and collected cost 
them very little entailing only the labour charges 
of expert work, such as saw men, brick moulder, 
tile maker, etc. The farmer and his .family mem
bers helped these technicians at all stages in. pre
paring these materials. 

7.3 Those persons who could afford, used 
to burn lime and prepared lime mortar indepen
dently. They used to get local materials, most 
of them from their own farms, at little or no cost. 
Having thus made this preliminary arrangement 
for building materials, they began the construction 
work. Their construction constituted the usual 
pattern of framed structure and a roofing, accom
modating a verandah and two big rooms and in 
rare cases, a ~tchen. Water space was normally 
provided in the corner of one of the rooms and 
main room was used to serve as a multi-purpose 
room. 

7.4 Their approach to construction is also worth 
noting. After completing the foundation and 
plinth work, they used to lialt for a year or two. 
They next erected the framed structure and cover
ed it up with country tiled roof over wooden 
scantlings. . The ground floor was· then completed 
by brick partition in mud mortar and a floor 
above it laid, supported on beams, joists and 
planks. They used to halt again at this stage. 
Completion of first and second floor was lcept 
for future expansion as and when time. money 
and resources permitted. 

7.5 Along with this they did not neglect their 
animals and made some temporary arrangement 
for their cattle sheds and fodder rooms. Of 
course these were purely of temporary nature erect
ed on rough wooden posts, se"lected from tree 
branches and· thatched roof. When finance and 
resources permitted they improved the roof by 
replacing the thatched roof with co11ntry tiles and 
stiil at a later date filling the partition by mud 
walls or country bricks as per their convenience. 
This is the principal story of house building by 
normally well-to-do farmers which constitute hard
ly about 30 per cent of the population. 

7.6 The landless labourers and artisan class 
who normally depended on these well-to-do farmers 



used to construct their houses by taking · . their 
help for collecting the requisite raw. mat~rials an? 
for transport f~ilities. Normally m VIl!ages It 
was a tradition that the fanners who invited and 
maintained these artisans class . considered it their 
morat or sacred duty to helo these persons by 
providing them· th.e required iaw materi.als.. Since 
this class . had to depend mostly on atd m the 
form of raw. nlf.terials like wood. tiles. etc •. they 
had. to compromise and build one. room or two 
room tenements; their cattle had to depend· upon 
natural shelter available in their areas. The far
mers used· to get the hel9 of ·artisans to work f?r 

~ the construction of their houses and the latter m 
turn, used to get building materials, such as tim
ber, bricks, tiles, etc. ·Thus if we look at the past 
:l;listory of about. 150 years the housing prob1~m 

· was sofved by villagers by mutual co-operative 
aided self-help appro.ach. 

8. DIRECTIONS TOWARDS SOLUTION 
' . . 
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.·. 8.1 An'· analysis of our ancestor's long range 
pre-planned and far-sighted schemes, .. bas~d ~n 
self-help and ·the use of lo~al matenals. IS q~1te 

. suggestive. . I, · therefore, believe that. th: solution 
of the present rural housing problem 11es m synthe- . 
sizing the application of modern techniques and ' 
information along with our ancestors' approach. 
Secondly, we will be in a pOsition to find out the 
workable. solution for the acute housing problem 
by taking the good and adoptable points from 
both. 

The problem· · can be divided into six major 
categories : · 

· (i) Planning, 
· (ii) ·.Utilization of local· materials, 

. . 
... (iii)· Construction techniques, 

(iv) COnslniction specifications, . . 
(v) Economic .considerations, and 

· · · ·.'{vi) .Productjon of building materials on co
operative basis within reach of the com
munity. 

,J • 

, .. The planning·· may be divided under four rna
• · jor sections. ... 

(a) CommunitY.· or ·Group HouseS 
. ' 

.It could be :'planned according to individual re
quirements as well as financial and available re
sources. At the same time this is also to be 
grouped as per their social requirements. After 
all whatever we may say or expect, we have to 
take into consideration the social asoects in the 
planning. -

(b) Farm House 

. As a · 'result of relative political stability, far
mers now-a-days have no imminent danger of loot 
or arson as in the past. In other words, these 
people can stay in isolation in their own farms. 
where they have to· spend· most of their time. In 
fact, this is the tendency now gaining momentum. 

(c) Artisan · ClaSs 

People who are . not the owners of the land 
are mostly artisan class. · For this. class it is 
imperat~ve that a. village industrial labour housing 

zone be created. In fact this class is economical
ly better· off ·in comparison to the 1andless labou-
·rers. ~ 

.-' . ... . 
(d)· Landless labourers 

It is necessary" to have a separate zone for land
less labourers and other economicaiiy backward 
class. Their houses are planned according to their 
requirements. 
'· . 

8.2 Use of. Local Materials-The quantity of 
materials,~ required for rural houses in the country 
as a· whole is of a great magnitude and the use 
of building materials normally used in urban areas 
is rather impossible. Therefore, the only avail
able, alternative seems to me that we should try 
to create local building materials and use them 
most advantageously as our forefathers did. The 
main building materials among many other are : 
soil, adobe, burnt bricks, stones, timber, sand, 
cement, wood and roofing materials. 

Such loca1 materials should be oreferred which 
are durable and of good quality. -Therefore, one 
has to' evolve methods of producing building mate
rials of required quality from the local resources, 
and past experience may be used as a guide. The 
type of construction selected must suit the local 
materials. For instance, where stones are avail
able, stone masonry has to be used. 

8.3 Construction Techniques and Specifications 

8.3.1 The specifications for various building 
materials prepared by various states are based on 
higher safety factor as they take into account 
that one has to construct buildings where proper 

. technical skills and supervision are not available. 
In rural housing, when a man has to construct 
his own house, undoubtedly he will pay careful 
attention both in selecting materials and during 
construction. \Vhen the materials are in short 
supply, it would not be improper to try and relax 
the specifications, so far as rural housing is con
cerned and particularly where Government is 
granting some aid or the other. If the Govern
ment desires to impose a condition for scrupulously 
adhering to the State P.W.D.'s specifications the 
poor villager wi'll lose part of the advantage of 
help from the State. He would have to spend 
much more from his pocket in constructing ac· 
cording to the plans and specifications laid down 
by the Government. It is hence considered very 
desirable to draw uo seoarate soecifications for 

,. rural housing to meet the local conditions. New 
and modern construction techniques should also 
be suggested to the villagers so that they get the 
advantage of lower cost. These techniques should 
be oreferablv based on the utilization of cheao dur
able building materials, . such as stabilized- ·soil, 
water-proof mud plaster, partition walls with mud 
or bamboos, etc. 

Roofing materials also require a great deal 
of research and evaluation because of the serious 
problems they generally pose. 

The suggestions from our ancestors' approach 
seems to be an ideal one. viz., a framed structure 
with a good roofing material. This can be adopt
ed for one room tenements, two room tenements 
or a multi-storeyed structure, where the partitions 
can be made using the local materials, manual 
labour being contributed by the occupants them
selves. 



. 
8.3.2 In most of the rural. areu, now-a-days it

is practic~Uy imposs.ible to. get 9fell seaso~e.d · tim• 
ber. \\1tite ant nUisance u so common. Hence· 
wooden door and window frames. whicJ:t are fixed 
in mud partition walls should. be. replaced . by 
cement concrete or pre-stressed ··concrete door 
and window frames. Finally the design of hou
ses should be prepared in such a ·way that it pro
vides scope for expansion so that the occupant 
can take advantage when financial capacity· per
mits. In brief, plarining should be a continuous· 
process so that the future needs and requirements 
could be accommodated with a rise in the standard 
of living. · 

9. PREPARATION OF BUU.l>ING 'MATERIALS 
0~ CO-OPERATIVE BASIS 

The solution of housing problem of Indian vil
lages throws a challenge to planners. Resources 
are scarce and the ever increasing needs of houses · 
all over the country demand building materials in 
abundance. Attempts to manufacture mate
rials by individual approach could never be 
economical. Besides it would be time consuming 
involving large financial out1ays. As against this, 
it is my firm conviction that a joint community 
approach based on mutual self-help and co-opera
tion by a small community of a group of villages 
(where the problems of heavy transportation, mar
keting, labourers, artisans does not involve a mas
sive expenditure) would be ideaL U this group 
effort is made I am sure that it will save time and 
make available building materials at lower costs. 

10. ECONO!\fiC CONSIDERATIONS 

\Ve have already analysed the social and eco
nomic ~pects of life in rural areas to some extent. 
Because of poverty, rural people are not in a posi
tion to construct their houses independently, ful
filling a primary need of life. The State or the 
Central Government have to come into the pic
ture to provide finance and technical aids especial
ly to the relatively backward sections. They would 
have to provide their mite of course by contribut
ing physical J.abour which they can afford. I am 
sure that the problems of rural housing could be 
easily aolved thia way with leu burden to the 
ponrty atrkkcn rural fanntra. 

1 L CONCLUSIONS.·-.. · . . . 
11.1 Improvement ·it( housing conditions in the 

villages has a manifold advanta£e. It raises the· 
level of living, provides· greater • opportunities for 
work and is vital for transformation of rural life •. 
Yet because of the magnitude of the problem •. 
and' its inherent difficulties, the task of improving 
conditions in the villages has ·to be viewed, not 
as an isolated objective,, but· as a part of the lar
ger scheme of rural devel6pment. Consequently, 
rural ·housing is intrinsically a part of community 
development and village planning. The specific 
programme for rural housing as such.. is intend~. 
ed to supplement the resources of the community 
development movement at the level of the block 
and the village by way of assistance in the form" . 
of technical advice, demonstration, provision of.· ' 
improved designs and lay-outs, better use '·of · 
local materials and to a limited extent. provision 
of finance. It's essential object is to help create 
healthy environmental conditions for sections of 
the village population and for balanced develop
ment of rural life as a whole. It is against . this 
background that the village housing projects scheme 
was introduced in 1957. 

11.2 The Village Housing Projects Scheme pro- · 
vides for selection of villages in groups of ·four 
to six and the preparation of lay-out plans for 
these villages after carrying out physical and socio
economic surveys. The implementation ·.of lay
out plans and rebu.ikfulg of · houses IS 
taken up in stages so that . the entire village is • 
remodelled over a period of 8 to 10 years. Co
operatives for the manufa~ture of. ~erent _b_uild- ·C· 

ing components are orgamsed. Asststance m the 
shape of lo• up to 66-U 3% of the cost 
of construction subject to a maximum of 
Rs. 2,000 per house _is given for building :of hou• · 
ses. Loans are also given for .carrying out impro
vements in existing houses in · accordance with~ 
the standards prescribed by tbe State Go~rnmenta. 
Provision has also been made· in the ,scheme for ' 
acquisition of land req';'ired for· streets, ~o~~nity~ 
buildings, new house sttes and for thinning· out 
densities, etc. Research-cum-Training Cep.tres have 
been established in six centres for. promoting re
search in improving local building mattrials and 
construction techniques and for training personnel .. 
required for executing the s~heme. The R~ 
Housing Cells of State Governmen!s· work . m 
close e;ssociation with these Winp toward£ im• 
provemcmt of Yillagc hominJ. . :, 
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DEMOGRAPIDC ASPECTS IN, 
REI~ATION TO HOUSI.NG · . 



Methodology of Population Projection 
(Synopsis of lecture by Dr. C. Chandrasekaran) 

1. DATA REQUIRED FOR POPULATION PRO. 
JEcriON 

1.1 Population projection is aimed to estimate 
the size and characteristics (usually age and sex 
composition) of the population of a countrY or a 
pan of it at future dates. 

1.2 The data required for making population 
projections are (a) the size and composition of the 
population at some recent date and (b) level and 
and trend of fertility, mortality and migration. 

1.3 Censuses provide data on the size and com
position of the population. Information on past 
births and deaths is normally provided by registra
tion. Where the registration data are reliable, these 
can provide basic information on the level and 
trend of fertility and mortality· rates. Even if r~
gistration is not good, birth and death rates can be 
estimated from the age-structure of the population 
provided by the censuses. It is more difficult to 
obtain data on migration which is also likely to 
fluctuate more than fertility and mortality rates. 

1.4 The methods used for making population 
projections depend on the extent of demographic 
data available. The accuracy of population projec
tions can never be beyond question. 

2. METHODS OF :MAK.L."JG POPULATION 
PROJECTIONS 

2.1 Mathematical methods 

2.1.1 There are three important methods under 
this head : ( 1) Arithmetic Progression method, 
(2) Geometric Progression method, and (3) Logis~ 
tic Curve method. Arithmetic and Geometric 
methods make use of the population size as given 
by the two previous censuses. The Logistic Curve 
method requires information of the population 
sizes at a number of previous census, at least three. 

2.1.2 The mathematical models make projections 
using the rates of population growth observed 
previously. The Arithmetic Progression and Geo
metric Progression methods make use of the rates 
of population growth observed during the previous 
intercensal decade. The Logistic Curve makes 
estimates of future rates of growth assuming that 
the population growth is represented by a logistic 
curve. These assumptions become highly untenable 
in situations where rapid economic and social 
developments occur. The figures of population 
projections for the Indian Union for 1961 made by 
these three methods, presented in Table 1, indicate 
that the projections given by these methods even 
for a shon period of ten years can be widely off 
the mark. The projected figures for 1961 can be 
compared with that actually recorded, viz., 438 
millions. 
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TABLE 1 
Population Projection for 1961 (Indian Union) 

(Figures in millions) 

Year 

1941 

1942 

1943 

1944 

1945 

1946 

1947 

1948 

1949 

1950 

1951 

1961 

• 

• 

Arithme-
tic Pro-
gression 
Method 

318·9 

322·7 

326·5 

330·3 

334·1 

337·9 

341·7 

345'5 

349·3 

353·1 

356·9 

394·9. 

Geometric Logistic. 
Pro- Curve 

gression tUsing 
Method 1931,1941 

and 1951 
census 
data) 

318·9 318·9 

322·5 322·8 

326·2 326.·7 

329'5 330·5 

333·6 334·4 

337·4 338•2 

341•2 342·0 

345'0 345·7 

348·9 349"5 

352·9 353·2 

356·9 356·9 

399·4 391·9 

NoTE.-The estimates for the intercensal )ears 1941 
1951 are given to show how the different'methods operate. 

The mathematical methods give projections of 
total population and do not often concern them
selves with the sex or age composition of the pro
jected population. 

2. 2 Compoaent method 

2.2.1 The component method starts with the sex 
and age distribution of the population at a census 
taken recently and makes projections by estimating 
the population of males and fem~es in the 
different age-groups at intervals of say 5 years, 
10 years, etc, from the census. date. This method 
when applied in its most simple form ignores 
migration. 

2.2.2 The method is based on two essential facts 
which can be stated with reference to the popula
tion at five years after the ceitsus date. Assuming 
31st December 1956 as the census date. 

(1) The population ~ged 5-9, 10-14, 15-19, 
etc on 31st December 1961, five years 
fro~ the census date, will be the survi
vors respectively of those aged 0-4, 5-9, 
10-14, etc .. at the census. The former 
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figures can be' obtained if th• survival 
ratio3 from 0-4 to 5-9. 5-9 to 10-14, etc, 

, for the five year period. afte~ the census 
:· date are assumed. to .be known. · 

(2) The population aged o-4 · afte~ .five years 
from the census date will be the .survivors 

· of the· births which occurred during five 
· -years following the census date and· .this._ 

popula\ion can be. worked out if the num
ber ·of births in the five year period and 
the suvivors out of these on 31st Decem
ber 1961 ·are known. 
~ 

2~2.3 The survivor . ratio's depend on·· the morta
ity conditions. • ~These ratios can be obtained from 
ife tables. A life· table for the period 31st Decem
>er 1956· to 31sLD.ecember 1961, centred at 1 July 
l959 and the sUrvivor ratios. as given by it are 
me set of essential requirements· for projecting 
'opulation by the. component metho4 in the above 
~xample. The ~pplication of the survivor ratios to 
lge groups 0-4,.: 5-9, ~tc, is shown in Table 2 for 
:he female pOpulation of1 Ceylon as recorded in 
he'·1956 census.. · ·- · , • 

. "'- ... 
or. Jl. ."' 

~ ··} .. · • TABLE 2 · .. : · 

.r.f~jected~·Female: Population 1956-6t·(Ceylon) ... . .... .. 

• • 7 ~~ . ... '\-. 

•. ·~ .. ~Po pula- Survival 
: . · · ' tion •· . Ratio 

:Age gtoup •• • ·. ,: Dec. 31, July 1, 
. •. .. . .. . 1956 1959 

, :,_ ... ~ .... If_./!> 
''.; .) ... . 

.,_., .. 

Po pula
.. tion 

Dec. 31, 
1961 

"'~ .· . ...., : ·, 

· ... ~4 .. , .. ~ • . 790,693- . 96696 . 842,625 ;:., . " ~ 

, s- 9 < •• 
... .. . ... ..... ~6(855~ . ·99059. 764,569 

lQ-14 • • 508,~74. •99430 660,580 
~ . 

15-19 ; .:· .... ~ ..••. 411,09'5 ·98976 505,476 

2o-24 

. - 25-:-29 
• • .. 3.ss,786 . ·98518 406,885 

* ; . . .. ~. 

,, . 30.:..34. 

35.;,_39 

4o-44' 

-~ 45-49 

• . . •· '"·; 345 895. -. •98432 ': ~ . ...... ~ "' ; . 

• • •. 304,965 •98030 

• • 

• • .. 
.. . 

• . •,._ .. ~ . 

245,116 • "97890 

205,170 •97539 

•96712 

·95572 
~- ,. .. 

104,622 ·92943 
. 
74,128 • •87677 

-· 59,396 ·79280 . . . 
7ri-74- ·. >. •••• ~9,532 

23,752 

·68977 .. : 

'75-79 . { .. ·57668 

'80+ •• • •l1,48S ·40197 

353,469 

340,471 

298,95? 

239,944 

. 200,121 

162,608 

132,174 

. 97,239 

. 64,993 

44,708 

27,268 

18,314 

2.2.4 The number of births during the five year 
period following the census has - to be estimated 
on some assumptions concerning fertility-in terms 
of general fertility rate, specific fertility rate, etc. 
Using ·the specific fertility rates given in Table 3 
and applying it to the female population aged 
15-19, 20-24, etc, on 1 July 1959 (the Mean of 

t.Ao aum.bera aiven in columas 2 and 4 of Table 2), 
the number of birtha in one year is eatimated aa 
374,476. The births during the 5 years following 
the census ia 1,872,380. Since the sex ratio at 

~ birth is 106 males to 100 females the number of 
·· female births in the five years following · censua iJ 

908,922. Theio female births with a 5urviVor 
ratio of 0·92,706, applicable for 1 July 1959 give 
the estimated 0-4 population of femalea on 31st 
December 1961 aa 842,625. 

TABLE 3 

Specific Fertility Rates and Estimated 
Namber of Births 

Specific Female Birthi in 
Fertility Pofcula· One Year 

Age-group Rate per ton 
. 1,000 July 1, 
Females 1959 

~----

15-19 . 69·26 458,286 31,741 

2o-24 • 282·15 382,836J 108,017 

25-29 315·77 349,682j 110,419 

3o-34. 21.6·16 322,718 69,759 

35-39 169·14 272,037 46,012 

40-44 38·32 222,557 8,528 

374,476 

2.2.5 The component method can take into ac
count anticipated changes in mortality and fertility 
conditions. To facilitate calculation, the United 
Nations has given a set of Model Life Tables for 
expectation, of life at birth (e0

) ranging from 
20 to 73·9. These are available for expectation of 
life at birth increasing by 2·5 years from 20 up to 
55 years and afterwards for selected values of 
expectations of life at birth. These life tables are 
of great practical value if the assumption that 
expectation of life at birth increases by O· 5 year or 
1·0 year per year is made in making population 
projections. 

2.3 The Ratio-method 

2.3.1 Planning at a local level requires estimates 
of future population for small areas. The methodi 
available for projecting the population of geop-a
phic sub-areas of a country may be divided mto 
two groups: 

( 1) those which employ only the data for 
the sub-area and 

(2) that which involves consideration of the 
ratio between the population of the 
region, city, etc, and that of a larger area, 
often the whole country, and known. u 
the ratio-method. 

2.3.2 The data required for the method (1) are 
the same as discussed above for national projec
tions. Either the mathematical or component 
method may be applied. The main difficulty in 
making projections is the assessment of the effect 
of migration. Often estimates of the past migra
tion rates offer the most useful guide for project-
ing the mi&Iation component. ,~---~. ·-



2.3.4 For the application of the ratio-method, 
the data required are U) i hose necessary for 
projecting the national population and (2) those 
required for estimating the ratio of the regional_ 
to the national population. The method consists 
of making projections for the national population 
and of apportioning them to the different regions 
or sub-areas according to the projection of • the 
ratios of each region or sub-area population·· to 
the national population. The projections made by 

the Expert Committee in 1959 for the population 
of different states in India used the ratio-method. 
The population .. of the Indian Union wa~ first 
projected and then apportioned between the different 
states. The apportioning factor was based on the 
change in the proportions of the state population 
to India's population in 1941 and 1951. The 
proportion _wa~ assumed to become constant after 
a 30-year penod. 



Populati9n G(owth and Some of Its Features in the 
ECAFE Region with special re(erence to India*· 

... · by ' 
' "' 
'Ashok Mitra; r.c.s:*. 

. 1.1 It is indeed gratifying that most countries ot 
: · the ECAFE region have participated in the World 

1960 Census Programme .and taken their popula-
• tion censuses, some for the first time. This no 
'doubt is a great achievement of the ECAFE Secre
tariat which · organised a series of Asian Statisti .. 

· · dans' Conferences · where · matters · relating to 
population and agricultural censuses were fully 
thrashed out. The publication· as well as analysis 
of census results is a laborious and time-consum-

. ing affair, and although first and even final totals 
are available for a number of ~countries, not 
enough is yet known of changes in age groupings, 
sex ·ratios, migration, mortality and other feature~ 
tQ . reassess· trends observed in the past. 

· ~2.1 The pnme sources of preparation of this note 
are the UN publication ''The Demographic Yeal:" 
Book' and . the Population CoJDmission's Fourth 
Report on Future Estimates of the Population of 

~· Asia and the Far East". ·· 

2.2 The Fourth Report begins with the reiDJlfk 
·· that. the ECAFE region. comprises roughly one

half of Asia and one-sixth of . the land area of the 
earth (excluding Antarctica) , but contains a· little 
more··than one-half of all the world's people. Ex
pressed· in another way, the area of the region is 

... approximately· t~e· same .as that of the Soviet 

Union or Latin America or North America, but 
in population it is seven times larger than any of 
these areas. In short, this region really determines 
the world's population trend. In 1957, the world's 
population was estimated at 2,795 million on 
135·3 million square 'kilometres of land. The 
ECAFE region had 21·2 million square kilometres 
and 1,483 millions of population, that is, 15·6 per 
cent of land area but 53· 0 per cent of population. 
The Soviet Union, North America and Latin 
America were very close to each other, both in 
respect of land area and population, the average 
being around 16 per cent each of land area and 
7 per cent of population. 

This region is naturally also the densest in the 
world, having an average density of 70 persons 
per square kilometre against 9 in the Soviet Union, 
North or South America. Cultivated land per 
capita is also the lowest, while yield is uneven and 
generally low. 

2.3 The following statement, compiled from the 
Demographic Year Book, gives us the data of the -
last census, the total population, the sex ratio 
(females per 1000 males), estimated annual rate of 
increase per cent, area in square kilometres and 
population per square kilometre. 

STATEMENT NO. 1 
Population, Density, Sex Ratio & Growth rate of ECAFE Countries 
... (Sou1'ce : Demographic Year Book 1960) 

st. Country Date of Total Sex ra-
·No. last per~ons tio (Fe-

cen~us males per 
1000 

males) 

1 \'· 2 3 4 5 ..... . .. 

1 ".Afghanistan 13,150,000 .. 
2 · Austra,lia • • • • ;o-6-54 8,986,530 977 

. 
. , Barunef ·- • ... • 10-8-60 83,877 920 

4 .Ceylon··, •. • - .. • • ~0-3-53 8,097,895 897~ 

' . Taiwan ' • 16-9-56 9,863,2€4 871 

6 Conibodia • 4,845,000* 1,002 

7 Federation of Malaya 17-6-57 6,278,758 939 

8 France • 10-e-54 42,843,520 1,085 .. 
*R:egistrar General of India, New Delhi. 
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Annual ra-
.te of in-

crease per-
cent age 

(1953-59) 

6 

3·0 

0·9 

Area 
Jan I 

7 

650,000 

7,704,159 

5,765 

65,610 

35,961 

172,511 

131,313 

551,20S 

Den~ity 
per km1 

(1959) 

8 

20 

1 

14 

147 

285 

28 

St 

82 
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STATEMENf NO. t-contd. 

1 2 3 

9 Hong Kong 1961 

10 India 1-3-61 

11 Indonesia. 7-10-30 

12 Iran 15-11-56 

13 Japan 1-10-60 

14 Korea : Southern • • 1-9-55 

15 Laos • • 
16 Nepal • • 28-5-54 

17 Netherlands • 
18 North Borneo • • • • 10-8-60 

19 New Zealand • • • • 18-4-61 

20 Pakistan • • • • 1-2-61 

21 Philippines • 15-2-60 

22 Sarawak • • 14-6-60 

23 Singapore • • • • 17-6-57 

24 Thailand • • 25-4-60 

2.5 Vietnam South • • • • . . 
26 U.K. (Great Britain & Northern Ireland) . 1961 

27 

28 

U.S.A. • • • 1-4-60 

U.S.S.R. • 15-1-59 

NoTEs:-*Estimated figures of population for 1959. 
• *Based on actual latest census figures. 
f Annual rate of increase-1950-59. 

2.4 The Fourth Repon divides the ECAFE 
region into four sub-regions. The first, Central
South Asia, comprises Afghanistan in the north
west, across to East Pakistan in the souh-east. The 
second, South-East Asia, comprises all the peninsu
lar mainland areas together with the Philippines · 
and Indonesia. The third, Continental East Asia, 
comprises mainland China, Hong Kong, Macau 
and the Mongolian People's Republic ; while the 
fourth, Maritime East Asia consists of Taiwan, 
Japan, Korea and the Ryukyu Islands. Among 
these sub-regions again, Continental East Asia 
accounts for a little less than half the region's popu
lation and more than half its area. Notwithstanding 
this great looming bulk of Continental East Asia, 
it is Central-South Asia and South East Asia 
which hold the palm for accelerating population 
growth. For, with a total population of about 
706 millions in 1957 (513 for Central-South Asia 
and 193 for South-East Asia), in an area of 9·2 
million square kilometres, for every 100 population 
in 1920, the accumulated growth in 1950 w_as 
estimated at 143 for Central-South Asia and 156 
for South-East Asia, in contrast to only 117 for 
Continental East Asia. 

2.5 This drives us to the second important con
clusion, which is that even within the ECAFE 
region, which itself will henceforth determine the 
11-3 N. B. 0./69 

4 s· 6· 7 8 

3,128,044** 945 4·1 1,013 2,820 

438,602,55,4** 941 2·2** 3.265,785 '134** 

60,412,962 2·1 1,491,562 61 

18,954,704 965 2•4 1,648,000 12. 

93,418,501 1,036 0·9* 369,661 253 ... 

21,502,386 999 1·8 96,929 246 .. 
/ 

: 3·3 
. 

1,760,000* ·236,800 ·1 . . 

8,256,625 1,033 l·S ·140,798 ,. '64 

11,346,000* .. 1·3 32,4_50 350 

454,328 ... 2·8 76,i12 6 

2,414,064** 990 2·2•* 2~8,676 .9 .. 
93,812,000 903 . 2·4** 943,725 92· 

27,455,799 1,001 2·6 299,68l 82 
• • . 

744,529 981 2·5 125,206 5 

1,44.5,929 896 4·8 581 . 2,7i9 . 
25,519,965 1,005 1·9 514,000 43 .. 
13,790,000* .. S·9 .170,806 81 

52,719,604**. 1,~66 0·48** 244,016 214 

179,323,175 1,030 1·9·~ 9.363,387 ' 
. . ' 

19 

208,826,650 1,220 1~7f. 22,402,200 9 
.. 

world's population trend, it is the Indian sub-con• 
tinent constituting Afghanistan, Pakistan and India, 
which will hold the dominant key with its total of 
approximately 535 million in 1961. This, together 
with the thought that per capita national income 
in this subcontinent is still among the lowe&t in the 
world, is enough to weigh us down. · 

~ ' . ~ . 
2.6 With the end of World War II. tne parti

tion of India, the crumbling of the Japanese 
empire, the struggle in Indonesia, the emergence of 
national states and the gradual withdrawaCof.. im
perialist powers, national frontiers in this region 
have set up higher and still higher walls against 
international migration. We can 3_$sume, that 
throughout the world fewer and still ... ·fewer 
countries will welcome permanent immigrants and . 
will have to settle down to stewing in their ~own 
juice, for imigration wi:ll be no substantial-way of 
eliminating pressure on one's own soil. The chief 
determinants of population trends hereafter will· be 
birth and death rates. 

2.7 Neither birth nor death rates, which are 
generally high in compaiison with modem Western 
populations, are uniform at all in this region. The 
following estimates have been compiled from the 
Fourth Report, while the other that follows it 
(Statement 3) has been ~ollected from the Demo
graphic Year Book, ·~ , _, 
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. STATEMENT No.2 

Crude Birth and Death Rates with Population Estimates up to 1970 in Selected Countries of 
- the ECAFE Region 

... 

1: Central South Asia 

A. Ceylon • '• . 
. .B. India • • • 

c; Nepal··:. • • 
D. Pakistan • • 
E. Afghanistan· • 

.II. South-East Asia 

·A~ Burma. • • 

B. Indonesia • 

. , C. Malaya • . . 
. D. Philippines • • 

:E: Thailand • • • 

F. Vietnam . 
• III. Continental East Asia : . 

A. China • • 

.. 
IV. Maritim• East .A.sla 

A. Taiwan • 
·• . . 

B. Japan • •· 

St. <;ountry._ · 
No. 

... 
1 2 

1 Afghanistan • • 

2 Australia • 

3 Brunei . 
. - . - ·-

. ,. 

(Source : Report IV) 

Birth Rate & Year Death Rate & Year Population (Million) Estimate for 1970 
(Year) {Million) 

. 
• 36·4 (1956) 9·8 {1956) 10·0(1960 Est.) 13·7 

• 39·1 (approx. est.) 17( spprox. est.) 438 {1961 count) 554·7 (Pl. Commis-
sion). 

• 44 (19~2-4) 33 (1952-4) 9·14 (1960 Est.) 10·7 

• 45 (Est. 1961~ · 20 (1961 est.) P3·8 

• •• • • 11 

• 35•9 ll956 regd.) 21· 8 (1956 regd.) 23 (Lower mortality 
estimate). 

• 43·1 (1956-60 UN) . 23·5 (1955-60 UN) 60··U (1930 est.) 
40· 5 {Wander) 18·8 {Wander) 91-93 (1960 UN) 

. 45• S (1956 regd.) 11• 3 (1956 regd.) 6· 3 (1957 Census) 

• · 50 (Est of 1956-57) 21· 5 (1956-57) 27·45 (1960 C.ensus) 

. 
. 

• 

• 

44 (1947-52) lS (Estimate for 1955) 25· S (1960) 

Between 35· 3 (1956 Between 6· 0 and 29· 3 (medium proj. 
and 39· 2 est.) 7·1 est. 56) for'60 UN) 

41·6 (1953-58 High 
fertility projection 
Assumption II). 

20·4 (High fertility 583 (1953) 
projection Assump-
tion II). 

44· 3 (Est. for 1955- 20· 3 (Est. for 1955· 9·9 (1956) 
60). 60). 

17·9 (1958) 7·4 (1958) 93·41 (1960) 

STATEMENT ,No.3 
Vital Statistics of ECAFE Countries 

(Source :The Domographic Year Book 1960) 

125·7 (Est.B) 

12·5 

30·4 (Lower mortal-
ity estimate). 

116-137 ~1957 UN) 

35·7 (med. U.N.) 

31·1 (1ned. U.N.) 

36·4 (med. projec-
tion U.N.) 

745 to 961 (l973l<'w 
fertility assump-

·· tion birth rate37 ·o. 
High fertility as- · 

sumption b.r. 41·6) • 

14· 84 (Constant fer-
tility). 

99· 6 (Est. 1951) 

Year Crude k Crude Infant Natural Expectation of life at birth 
birth death mortality rate of ~ 
rate rate: rate increase Year Male Female 

3 4 ' ~ '7 8 9 10 

• 

• 1959 22·6 8·9 21·5 13·7 1953-55 67·14 72·75 

1958 56·8 11•8 88•9 4.5·0 
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StATEMENT· NO.3-· Contd~ 

1 2 3 4 s 6 7 I 8 9 10 

4 Bur~ra 1955 50·0 35·.0 133•7 . ·~ ~ ' 

5 Ceylon • • 
6 Taiwan • 

7 Cambodia. • 

8 Federation of Malaya 

9 France • 

10 Hong Kong • 

11 India • 
12 Indonesia 

13 Iran 

14 Japan • 

15 Korea : South 

16 Laos 

17 Nepal 

• 

18 Netherlands 

19 North Borneo 

20 New Zealand 

21 Pakistan 

22 Philippines 

23 Sarawak 

24 Singapore 

25 Thailand 

• 

• 

• 

• 

• 

26 Vietnam 1 South 

27 u. K. • 

• 

• 

• • 
• • 

• 

• • 

• 
. . 

• • 

• 

• • 

• 
28 U.S. A. 

29 U.S.S.R. 
• • • 

•• 
1960 

1958 

1959 

1960 

1960 

1958 

1950-54 

1959 

1959 

•• 
•• 

1954 

1960 

1959 

. . 
... 
. . 

'1960 

1956 

•• 

1959 

1960 

1959 

39'S 

41'4 

4l·l 

11·9 

37·1 

39·1 

40·0 

45 

17·.5 

•• 

•• 

. . 
6"9 

19"7 

P·7 

11·4 

6·4 

19·4 

20·0 

2.5 

7•4 

•• 

•• 
45 30 

. 20·8 ' 1·6 

•• 
26•.5 

•• 

•• 

37•8 

42 

•• 

•• 

•• 

•• 

6•2 

20 

•• 

.. 
39·1 

... 
66·0 

23·3 

41·.5 

185 

150 

•• 

•• 
. . 
•• 

•• 

.. 
•• 

•• 

• • 
23•1 

25•6 

40·6 

STATEMENr NO. 4 

. . ~. ,~ 

32·6 1936-41 4t·08 

21"7 1958-.59 . 44"2 

32·.5 

CS•S 

30·7 

1952-56 . 65·04 

I .. . ·~ 
19·7 1941-50 

20. 

3.~·4.5 

20 ' 

10•1 

• • 

• • 

.. . . 
1959 . 65•21 

• • .. 
• • 

.. 

.... 

... 
1r- is· 

.. . . 

. . 

.. 

15 .•• . . . . 
13•l 1953-SS 

• • •• 
17•4 1P50-52 

• • 

•• 

31•6 

22 

.. 
5·2 

14•1 

•• 

• • 

• • 

.. 
1947-48 

•• 
. . 

1958 

17·4 1951-58 

. . •• 
68•29 . 72·43 

. .. 
•• 
.. 

·. 48•69 

• • 

66•4 

64 

' .. 
•• 
• • 
• • 

.51•90 

' . 
~· 

72•7 

71 

Sundburg's Age Groups in Selected Countries of ECAFE Region 

(Source : Report IV of Population Commission) 

Country 

Ceylon 

Taiwan .• 

Singapore • 

• 

Year 

1946 
1953 

1940 
1950 
1955 

1947 

... 

Age ratios from official data 

o-14 

37·2 
39·7 

44·1 
41·4 
43·4 

36·0 

15-59 

~ 

57·4·. 
54·9 

.51·1 
54·S 
52·6 

60·4 

. 
60+. 

5·4 
.5·4 

4·8 
4.2 
4·o 
3·6 

'· 

. . 
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STATEMENT NO. 4-Contd. 

•· ·•. 

I 

1 
~~ .. 

··:·-Malaya lr 

" • Bunna· • • • • • • • • ., . 
~ 

Pakistan • • • • .. • • • • 
· · East Pakistan • • • .. • • • ~ . 

West Pakistan .. • • • •· • • • . . 

Philippines •• • • • e • • • 
Thailand • • • • • • • • 
Sarawak. • • • . . • ~ • ., 

. . 

" . . . 
China Mainland • • • • • • • 

. . ' . . . . 
llldia .. • • • • • • • • • . . 
High fertility proJection (C. & H.)_for· •· • • 
Medium fertility projection for • • • . . •• 

· ': Japan medium projection ~ • • • • 

·Pakistan combined a.c;swnptions · • • . ·. • .. 

2.8 Examining Statement 4 on estimate(,{ age 
ratios ·according to Sundburg's groupings : the 

· groups 0-14, .15-59 and 60+. • • • • 

· We shall find that when we come to· discuss • 
India particularly, many of her features ate re:O.ec- . 
ted generally in the ECAFE region. 

. Let us take the crude density or population per 
square kilometre. Leaving out Hong Kong as a 
freak we find that India is not really the densest, 
altho~gh we sometimes wish that we did not live 
so close to each other inhaling one another's steam 
all the time. Our density is 134 per square ·.lOlo
metre. Japan has a density of 253, South Korea· 

·246, Taiwan 285, Ceylon 147. The other countries 
are well below 100. The countries in the region .. 
with very low densities are Afghanistan (20), Cam
bodia (28), ·North Borneo (6), Sarawak (5). 

· As for the sex ratio, we find that except for 
Cambodia (1002), Japan (1036), Nepal (1033), 
the Philippines (1001) and Thailand (1005), no 

· country in the region has its female population on 
a par with the male. In all other countries. the 
female ratio .i~. substantially less than par. .We 
shall have occasion ·to come to this point later in 
connection with India. As for the crude birth · 
rate, excePt for Japan, no other country in the 
region seems to be unquestionably and well away 
from the annual mark of 40 per thousand.. We 
find from one of the statements that Nepal (44), 

,2 3 s 

• 1947 39·9 55·1 5·0 

(Urban) 1953 . 3J·9 62·1 4·0 
(Rural) 1954 37·1 58·4 4·5 

0--9 10-59 

• ~ • 1951 29·5 
0 I 

• • 66·1 4·4 

• • • 26·9 67·4 5·7 

0-14 15-59 

• • • Oct.1956 45·1 50·3 4·6 

• • • 1947 42·3 53·5 4•2 

• • • 1947 44·0 52·2 3·8 . . 
0-14 15-64 65+ •• 

• • • 1953 35·9 59·7 4·4 

• • • 1951 38·8 56·4 4·8 

• • • 1961 39·8 ss 5·2 

• • • 1971 40·3 53·9 5·8 . . 
• .. • 1960 29·6 61·5 8·9 

1970 20·7 68·6 10·7 

1951 41·7 . 54·1 4·2 • • • 
1961 42·8 52·7 4·5 
1971 42·2 52·9 4·9 

Pakistan ( 45), Indonesia (40· 5..,--43 ·1), Malaya 
(45•5), Philippines (50), Thailand (~4), perp_aps 
mainl-and China ( 41.6) and certainly Tcuwan 
(44·3) were well above 40 in the last .decade. 
India· (39·1) is almost as good as as 40, while Cey
lon (36·4), Burma (35·?> and Vtetnam .. <35·3) .are 
distinctly below 40. The onfy country With a birth 
rate much below any other country in the ECAFE 
region is Japan. 

The crude death rate varies greatly from country 
to country. But they share one feature in common, 
which is· a steep tendency towards decrease. For 
certain ar~as in Vietnam. the death rate was 
estimated at between 6 and 7 per 1000. But this 
probably does not obtain for the whole of the 
country. Japan has the lowest conclusively esta· 
blished rate of 7·4 in '1958, Ceylon came a close 
second in 1956 with 9~8 and Taiwan came third 
with 10·3 estimated for 1955-56. Thailand (15}, 
Malaya (11•3), Pakistan (20), India (17/18) 
and possibly Indonesia (18 · 8) according to Wander 
have rapidly reduced their death rates in the last 
decade. The rate for mainland China is not quite 
established but one· assumption in the Fourth 
Report puts it at 20·4. The Philippines ·and 
Burma had rates above 20 a:round 195.6. Accord
ing to the· Demographic Year Book there are quite 
a few countries having an annual rate of increase 
higher than 3 per cent. These are : Taiwan (3 ·6), 
Malaya (3·0), Laos (3·3). The ·Philippines, ac
cording to the latest census, are growing at the 



rate of about 3 per cent per annum and so is 
Thailand, about 2·9 per cent per annum. Paki
stan's rate is quite high with about 2·5 while India's 
is about 2•15 .. There are very few countries today 
in the ECAFE region with a rate of growth under 
1·5 per cent per annum, while Japan is the only 
country which has a rate of growth of less than 
one per cent. 

As for Sundburg's age groupings, only Japan 
has a figure less than 30 per cent in age group 0-14. 
In the other extreme Taiwan, Philippines, 
Thailand, Sarawak and Pakistan have proportions 
well above 40, while Ceylon, Singapore, Malaya, 
Burma, Mainland China and India have percentages 
nearer 40 than 30. 

The figures for expectation of life at birth are 
available for very few countries and it is very 
likely that except for Ceylon, Japan and Thailand, 
no other country in the region has yet definitely 
crossed the 50-year mark. 

This in very brief is a general picture of the 
population of the ECAFE region. We may now 
discuss some of the latest census figures of India. 
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2.9 The population of India at the census of 
1961 was 438·60 million. The last census resumed 
a count, interrupted in 1951, of Jammu and Kash
mir on this side of the International Cease Fire 
Line, of Nagaland and the North East Frontier 
Agency. The Census of the new Union Territory 
of Dadra & Nagar Haveli, taken in February 1962, 
has been included, while that of Goa, Daman and 
Diu still awaits to be taken. A Portuguese census 
however conducted on 15 December 1960 estimat
ed the population of Goa, Daman and Diu at 
634,584 (595,569 for Goa, 23,093 for Daman and 
15,922 for Diu) which has not been included in 
the above total. 

Let us have a look at the figures from 1901 to 
1961 (Statement 5). -

STATEMENT No. 5 
Population of India at each Census, 1901-61 

Showing Decennial Per cent Variations 

(Exclusive of the Population of Goa, Daman 
& Diu and Dadra & Nagar Haveli) 

Year 

1901 

1911 

1921 

1931 

1941 

1951 

1961 

Population Decennial 
' per cent 

variation 

235,725,167• 

251,545,148 +5·77 

250,789,261 -0"30 

278,397,268 +11·01 

318,036,403 +14·24 

360,450,499 +13·34. 

439,234,771 +Zl·67 

*Excludes figures of Jammu & Kashmir. 

2.10 One is put. in ~ mood to appreciate the' 
magQitude of the increase in the last decade when 
one reflects that with more than 945,350 sq .. km. 
(365 000 - square miles) less of territory. as a· 
result of the partition, India more than made. up '· 
for the population of Pakistan (75·8 million in 
1951, three years and. a half after August, 1947) · 
which she had lost on the eve of her· indepen
dence. One also notes that what is impressive is
not so much the rate of increase ; which up till 
now has been modest by ECAFE standards, and 
for past· decade even quite low, but the large 
absolute increments. The Census Commissioner 
for 1951 aptly called 1921 the· Great Divide 
One only hopes that India will be strict· in her 
arrest of the Great Leap Forward, so explosively 
sprung in 1951. For, the actual count in 1961 
surpassed even the most generous . of expectations, . 
being short by as much as seven million of. the 
highest estimate ever made before the census. The 
Registrar General in 1951 had forecast an upper 
limit of 407, Kingsley Davis 402, Goale & Hoover 
and T. Chellasawami 424 and the Planning Com· 
mission Expert Committee 431. These estimates · 
appear to have failed to appreciate the· cumulative 
effects of the elimination of recurrent famines 
and epidemics on the one hand and pandemic 
malaria on the other, the foriner after World War 
I, the later after World War II, which had carved 
up the country as it were between themselves in 
two distinct regions. A malaria map of India 
reproduced in the All India Census Report 
for 1941, must come as a shock to those 
to whom the era of famines and . . malaria 
is already a fading memory, for it describes the 
whole of north and. central India together. )Vith the 
thick spine of the Deccan plateau down' to the 
were almost coterminous with those of recurrent 
malaria, while whatever was left east of this tract, 
from the easternmost point to the extreme west 
and from the northernmost point to the extreme -
south, was in the grip of an endamic scourage. 
What was more, the tracts of recurrent malaria 
were almost coterminous with those of recurrent 
famine and epidemics and experienced rec.urrent 
crisis in population growth between 1881 and 1931. 
It is thus no accident that it is roughly this tract, 
which was formerly ravaged by · both . epidemic, 
scarcity and recurrent bursts of famine has shown 
the highest reaches of increase in 1951-61 (21 to 
30 per cent). A much lower rate of increase 
(up to 20 per cent) is noticeable in the central 
and eastern tracts, and the southern coastal belts; 
These were formerly in the endemic malarial zone 
and cholera of varying intensity and were there .. 
fore subject to spates of recurrent crises, relative 
stagnation or variable increase between 1881 and 
1931. Is it possible that this latter area will 
attain still higher rates of growth before showing 
a decline 1 

. 
2.11 Whereas in the. sixty years 1901-61, India's 

population has increased by more than 86 per 
cent, the first twenty years (1901-21) saw a net 
growth of only 5·36 per cent, the next twenty 
(1921-41) of .26·81 per cent on 1921 and the next 
twenty (1941-61) of 37·89 per .• cent on 1941, 
while the decade 1951-61 alone has shown an 
increase of 21·67 per cent on 1951; As against 
the growth rate of 5·36 per cent in 1901-21, the 
extent of increase in 1921-51 and in 1921-61 was 
as much as 43.·73 and 74·87 per cent respectively 
of the 1921 population. At this rate it seems 
likely that India will double her population of 
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1901 in. 196S.• ' Thus, while India's • population 
. was almost stationary in 1901-21, .increases · in 
-subsequent ~· decades were , beyond anything 
previous.Jy_ experienced, while that for 1951-61 ~an 
only be described as phenomenal~ _ 

• 

2.12 nie· reorganlsatiOJ;l of'. the country into 
States and Union· Teqitories has helped in a more 
rationalised study\ of population. , :~The Census of 
1961 was taken in fifteen States~ nine. Uni~n Terri
tories, · Pondi5herry and Sikkim whereas. in 1931 --·· .. . .. ~ ' 
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. the census had had to be organised iri no less than 
fifteen provinces and twenty groups of States and 
Agencies, some of the latter having had a multi
plicity of independent census agencies. A reduc
tion in the number of units together with greater 
uniformities in the administrative pattern, increase 
in literacy, greater facilities of transport and com
munication contributes to welcome evenness in the 
texture of investigation and measurement and 
ensures a greater degree of comparability. State-

·. ment 6 shows the ranking of States and Union 
Territories in order of population and area. 

STATEMENT No. 6 
..... 

Ranking of States and Uni«?n Territories in Terms of Population and Area, 1961 and 1951 

Rank in . Name of State 
Popul~tion 

1 

1 

'2 

••. ,3 

2 

1: . 4 

s 

Uttar Pradesh 

Bihar • 

Mabarashtra 

Andhra Pradesh 

\yestBengal 

.. '. 
• 

6· Madras· 
:, 

~. 7 · MaClhya Pradesh • 

.. _8 · • Mysore . • 

9 

10 

11 

' 12 

13 

14 

15 

Gujarat · • 
-

·Punjab 

Rajasthan 

OriSS'!- • 

Kerala· 

Assam 

• 

Jammu & Kashmir 

UNION TERRITORIES 
' . 

16 

'• 17 

• 18 
~ 

19 

20 

. 21 

Delhi. 

Himachal Pradesh 

Tripura 

Manipur 

Nagaland •. 

Pondicherry 

N. E. F. A. 

Sikkim .,., • 

• 

• 

• 

• 

• 

• 

• 

22 

23 

24 

25 

Andaman & Nicobar Islands 

Dadra & Nagar Haveli • 

• 

• 

• 

• 

• 

• 

' . 

• 

• 

• 

• • 

• 

• 
• • 

• 

• 
26 Laccadive, Minicoy & Amindivi Islands . 

. . ~ 

• • 

• • 

• 

• • 

• • 

• 

• 

• 

• 

• 

• 
• 

• 

Percen
tage of 
Union 
Popula-

tion 

3 

16"81 

10·59 

9•02 

8·20 

7·96 

7·68 

7•38 

5•38 

4•70 

4·63 

4·60 

4·00 

3•85 

2·71 

0•81 

0·61 

0·31 

0·26 

o·1s 
0·08 

0·08 

0·08 

0·04 

0·03 

0·01 

• 0·01 

Percen
tage of 
Union's 
Area 

4 

9·65 

.5·71 

10·08 

9'01 

2·87 

4·27 

14·S4 

6·34 

6•13 

4·01 

11·22 

.S·ll 

t-27 

4•00 

0·05 

0·92 

0•34 

0·73 

0·54 

0·02 

2•67 

0·23 

0·27 

0·02 

0·001 

Rank in Rank in 
Area Popu]a .. 

.s 

4 

8 

3 

s 
1l 

10 

1 

6 

7 

11 

2 

9 

15 

12 

.. 
22 

16 

19 

17 

18 

24 

14 

21 

20 

· tion in 
1951 

6 

1 

2 

3 

4 

6 

s 
7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

21 

20 

22 

2_, 

23 
(Provisional) 

25 24 

*Estim1ted population oflndia as on t-7-66 is 496 · 08 million ('The Registrar General, India, Newsletter, pp. 17-18, 
Vol. III, No.4, Optober 1967). 



Already in 1951 the ~egistrar ~eneral indic~ted · 
that North-West India 10 the thirty-year penod, 
1921-51 was increasing at the fastest rate, closely 
followed by West and South India, while North 
(U.P.), East and Central India were growing by 
only two-thirds or less of the rates of the three 
regions. 

2.13 Statement shows that the population during 
1951-61 grew 61 per cent faster than the. rate at 
which it grew in 1941-51. The States which have 
contributed more than others to this unprece
dented increase are listed in Statement 7. 

STATEMENT No.7 
States Arranged in Diminishing Rate of 

· Increase During 1951-61 

State 

(1)' 

Assam .. 
West Bengal 

Gujarat • 
Rajasthan • 

Punjab • 
Kerala • • 
Madhya Pradesh 

Maharasbtra 

Mysore 

Orissa 

Bihar. 

Rate of Growth 

1961 1951 

(2) t3) 

34·45 19'28 

32·79 13•22 

26·88 18·69 

26'20 15•20 

25•86 0•21 

24•76 22•82 

24'17 8·67 

23·59 19·27 

21·57 19·36 

19·82 6·38 

19·78 10·27 

Rate at 
which 
·rate of 
growth . 
has risen 
during 
1951-61 

(4) 

78'7 

148·0 

43·8 

72·4 

12,214·3 

8·s 

178·8 

22·4 

11'4 

210·7 

92·6 

79 

average ·(or India. A relay of. areas of •• varying 
densities on those ·of varymg rates of mcrease 
would be most revealing on the . level of the . 
taluka or tehsil, but since tP,at would . be ·• too -
elaborate for this short account,·· a broader ~e!aY 
with the district as unit has been attempted' which 
yields its own rewards als~. · l't- shows that. isohyets 
of varying densitie~ freely, cut -across th~ boundaries 
of States, and ., generalJy · confo~ · to n~tural 
features. For .example, the' regron of highest 
density, except that of Kerala is still the Ind~s
Jamuna-Gahges ;valley and the West Bengal basm. 
Stemming from the narrow strip of Gurdaspur, 
Amritsar, Jullundur and Ludhiana in the ··north-
west, the broad belt of _Uttar Pradesh merges with 
North Bihar and finally with West Bengal, density 
in the entire region being seldom below 193/sq. 
km. (500 per square mile), and often above~ 386 . 
(1000) in spacious bands astride .the river. ,,The· 
central and Deccan plateaus delineated by Mehin
dergarh (Punjab) in the north to the Nilgiris · 
(Madras) in the south, Santhal Parganas ·in the 
east and the Arabian sea in the west are well under . 
a density of 193 (500) in the· entire territory ·• 
except for Ahme~abad, Kaira, Baroda i!I-Dd .Surat 
(GuJarat), Greater Bombay and Kolhapur (Maha
rashtra), 'Hyderabad, Guntur, Krishna, West Goda
vari, Srikakulam (Andhra Piadesn) ·and Bapgalore 
in Mysore. Within this territory again, there are 
three large · continuous. areas with · still : Iowt!r 
.density [all below 77 per sq. km. (200 per square 
mile)], that may · be described as the western 
desert and lowlands, the Madhya Pradesh Teak 
and scrub forests and south-eastern Hill and Up
land Forests. The first consists of the • . desert 
districts of Rajasthan (bounded by ·· 'Ganganagar 
in the north, Sirohi in the south, Nagar in· the east 
and Jaisalmer in the west) and the lowland .:dis-· 
tricts of Kutch and Suremlranagar ·of Gujarat: 
The second and Central area starts with Tonk of 
Rajasthan in the north-west and embracing Chit- ':; 
torgarh, Bundi and Kotah of Rajasthan runs into 
Morena, Shivpuri, Guna, Vidisha, Raisen, Dewas, · · 
West and East Nimar, Hoshangabad, Betul, 
Chhindwara, Seoni, Mandla, Shahdel, · Damoh, 
Chhattarpur, Panna, tapering off to Sidhi . and 
Surguja all in Madhya Pradesh. The third· area 
straddles four States and covers Adilabad (Andhra 
Pradesh), Chanda (Maharashtra}, Baster (Madhya . 
Pradesh) and Koraput, Kalahandi and Bouda-
Khondmals (Orissa). Statement 8 shows figures 

2.14 Even as there are areas of high density of density distribut1on related to . proportion · of 
where a greater proportion of the population is population in each density range. ' Although the 
concentrated in a comparatively small proportion proportions for India as a whole are not . too. 
of area, there are well marked areas of high rates depressing, there are frequent extreme in peaks 
of increase that are generally . higher than the and troughs. 

STATEMENT No.8 . 
Proportion of Population Related to Proportion of Area in Different Density Ranges in India, 1961 

(Excludes Jammu & Kashmir) 

State 

(1) 

INDIA 

ta) Percentage of population to total population 

(b) Proportion to total area 

1 . Andhra Pradesh • • {a) 
{b) 

--------------------------------~---------------------D~nsity range 

0-200 201-350 351-500 501-750 751-1000 1000+ 

(2) (3) (4) (5) (6) (7) 

8·40 23·19 14·64 21·20 14·46 18·11 

30·34 32·94 13·23 12·62 6·32 4·55 . : 

. 2·81 47·20 18·12 26·14 5·73 
5·88 62·23 H·64 15·26 . 1·99 'i. ' .. 

. - . -· -. •-" - -~ .... . 
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. . . . STATEMENT No. 8-Contd . 

. . ' ·.. (1) .... ' . .. 
'-". . . ~ .... ' . .. 

2 
.As. tr' • "i •.. . 1 • s~_-. • .· • 

"" . -~ 

3.• Bihat \ 

4. Gujarat 

·.5. Kera1a 

..... 
' f.::· - ••. ., . . 

• 

•• 

• 

• 

6., Madhya Prade'>h • 

7. Madras .. 
8. Maharashtra • 

9. Mys'-'!re . ·• 

to. Orissa • .. 

... 
• 

• 

.. 

• 

• • • • . (a) 
~. (b) 

(a) 
(b) .. 

·: • . (a) 
• • 4 .•..•• 

• 

• 

• 

• 

J>, •• • (b) 
,.. .. .... 

. :. ~ "' 
• (a) 

(b) 

(a) 
. (b) 

'¥ (a) 
(b) 

·(a) 
(b) 

' (a) 
(b) 

(a) 
(b) 

"·11. ~unjab . . . • ta) 
(b) 

12. Rajasthan 

13: Uttar Pradesh 

. 
~4. We&t Bengal 

.-~;ONION TEK.RITORIES 

1 S. Himachal Pradesh 

• 

• 

• • 

• 

• • • 

• <a> 
(b) 

• (a) 
(b) 

• (a} 
(b) 

• (a)J 
(b) 

2.15 Statement 9 relates the States and the 
number of districts in each which registered 
more than 20~5 per cent increase during 1951-61 

(2) 

11·08 
48·1S 

. . 
•• 

·6'94 
30·11 

44·39 
58·67 

•• 

3•13 
7'7' 

1'59 
12•74 

17'22 
31•99 

O·lO 
10·00 

43·H 
68'91 

(3) 

\ 

13•17 
10·46 

12•32 
~· 28·26 

34·94 
37·70 

51·30 
39·.;6 

. . 
46·40 
57"48 

42'11 
Sl'52 

35•97 
42·15 

12·82 
21·80 

40•95 
24•b4 

1·34. 7·83 
9·74 18·86 

. . 

59•81 
81•89 

28·44 
13·99 

(4) 

36·57 
23'00 

10·J7 
15·86 

18·54 
12·95 

. . 
1·98 
1·01 

8·40 
11•59 

35•93 
30·97 

39'.6b 
31'59 

21'30 
14'66 

35·94 
35·06 

15'14 
6•45 

4·02 
6·41 

.. 
11·75 
4·12 

. (SJ 

39·18 
18·39 

13·58 
12·90 

30·00 
15·61 

20·78 
33·80 

2·33 
0·86 

73·87 
79·61 

4·94 
2'64 

2$')1 
J1'20 

(6) 

. . 
29·01 
24·66 

9·58 
3·63 

22·00 
26·17 

•• 

9·64 
7'43 

10·62 
4'1S 

32·50 . 18•64 
23'39 9•75 

. . . 

(7) 

•• 

34'92 
18'32 

•• 

57·22 
40·03 

•• 

8·09 
1·37 

10'50 
0·16 

. . . 
.l3•78 
22·53 

32·65 • 30·36 
24·63 ~ 17'83 

18·13 22·99 
31·59. 28·79 

. .. •• .. 

58·88 
39·62 

(the average for all India) with their respective' .'•·. 
densities in 1961 and illustrates how the highest· 
increases have generally occured in areas of low 
density. 

STATEMENT No.9 

States, Showing Number of Districts of Varying Densities in Each, Which Recorded 
Increases Above 20· 5 per cent During 1951-61 

State 

(1) 

Andhra Pr~desh 

Assam 

Dihar 

Gujarat 

• 
• 

. 
1" 

Less than 200 200-300 

(a) (b) (c) (a) (b) 
21-25 26-30 Over 21-25 26-30 

.. 30 

• (2) (3) (4) (5) (6) 

1 1 

2 2 

. . •• . . 
• 1 •• ·.2 1 4 

300-500 

,---------~ 

(c) (a) 
Over 21-25 

30 

(7) 

1 

.. 

1 

~8) 

1 

l 

'2 

2 

(b) (c) 
26-30 Over 

30 

(9) (10) 

•• 

3 

1 . 1 

Over 500 

(a) (b) (<:) 
21-25 26-30 Over 

30 

(11) 

1 

2 

\12) 

.. 

1 

(J:i; 

7 

2 

1 

-----~· ~~~--~--~.-.--------------------------~---------~-----~~---------
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STATEMENT No. 9-· ConuL ,, 
• 

{1) 

Madhya Prade· 
sb 

Madras 

Maharashtra • 

Mysore 

Orlss~ 

Pulijab 

~as than 

Vttar Pradesh. 

West Bengal, 

Total for 14 
States 

(Z}. 

.. 
11 

•• 

•• 
... 
' 

•• 

18 

(3) 

... 
1 

.. 
•• 

•• 

' 
•• 

l4 
44 

(4) (S) (~) 

... •• •• 

3 tO ,3 

... 6 2 

l . . 1 

•• l 1 

1: .. 
3 4 

•• 2 .. 
., 

·~ •• 
·-
12 2' u 

47 
lOTAL ~ 176 

Jammu & Kasbmi:r bas been Qmitted from this 
statement because no censU$ Wa$ taken in 1951. 
It will appear that 176 (or 58 per cent) districts 
out of a total of 303 in 14 States have registered 
an increase ·above 2t•37 per cent in the decade. 
Out of these- 176 as many as 130 have densities 
below 193/sq. k.m. (500/sq. mile), of which 44 
have less than 77/sq. km. (200 per square mile)~ 
47 between 77 and 116 and 39 between 116 and 
193. In as many as ~6 districts with densities. 
below 193 the population ha$ increa,sed by 21 to 
2.S per cent during the decade, while 33 districts 
have increased by 26 tQ 30 per cent, and 31 
more by over· 30 per cent. This means that 
except for 46 districts which have either had 
high densities from before a»<J ~ few more whic)J. 
have seen fresh colonisation _in rural areas (e.g. 
Bastan in Madhya Pradesh) or a sudden onrush 
of migrants into new industrial areas (e.g. lll;ti,lai 
in Durg) during the decade, spectacular il;l(!re~s_es 
have occtll'ed mostly in sparsely populated rural 
areas and not such high density areas as the lndu~ · 
Jumna-Oaoges Valley, the coastal areas of Andhra 
Pradesh or the State of Madras. Then again, out · 
of the 46 districts of high density, increases beyon4. 
the average for India are in some due either to· 
immigration (at least 2 in Assam and 10 in West 
Bengal) or accelera.ted, urban incr~ase {lndor~ in 
Madhya Pradesh ; Kolhapur in Maharashtra ; 
Luohiana, Am.bala, Rohtak and GW"gaon in Pun ... 
jab ; Agra, Etawah and Kanpur in Uttar Pradesh ; 
Burdwan, Hooghly, Howrah and 2.4-Parganas in 
West Bengal). All this confirms the impr~sion 
that rural areas previously in the thrall of scarcity 
or epidemics are now having their go at high 
spurts of population increase, . · 

The statement further suggests that, a.l_thou~ 
areas of high increase are fairly distributed all over 
the col,Ultry, yet there are appreciable- variations 
in the rates. of growth among zones and states and 
even among well-defined areas within a state. The 
pictl,lr~ is more a mosaic than a uniform ·tone. . ' 

12~3 N. B. 0./69 

'' • 
(7) {8) (9). (10) ~11) ~- {i:l) :· (1~) • 

... .. . . . .. .. .. t' '·~ 
,. 

' .. .. 
-~ • 

l 4 1 . ' . . -•. M•' .... ~ .. 
~ •, 'l 2 . . ,.4' . 

4 3 • J ' . . • • : 

3 4 .. • • ., ,• . . ' • • . .... ' ... 

l ' ... , . . J l ( •, 
• • ... - ' ' I '1 ,tl 

l 'f t . '·~ 

1 1 2 3 l . .. -.3 i ' I l. 

a '2 2 •· ; 
... t. . .. .. .. . ,. .. . I 

,' f• 

1. ~ . ' •• ' . ~ . ' 
\ '.; 

i 10 •• •• . . . . . 
11 23 8 8 14 12 

){ ;j I RC ,...-. 
~~ 46 I 

.I 

'•' I / ~ ·-
. ' t . ) ~ . .. 

Thus on~ w<>wd ha,ve expected Ke:rala, witll:.; b.~r. 
bigb literacy an<l pr~sswe. of populat.io1;1 to· · b~ve. 
grown at a lower ra~ea ~ appaJ;ently h~ happened: 
in Madras, th~ low rate of which turtlleJ: ~uggests 
appreciable migrl!tiQn to va.rious part:s ~t lo.oi~J..: ~ 
Tarpil la,bour l;Jeil\g in. ~e h3bit Qf, : roigr~tJI)g .· by: 
whole families even fqr ~easpnaJ. ~onstru~tiott work.~ 
lncreases duri,ng the "-e_ca,de bl. · ~ OlJt . Qf • 1 S.: 
major· states, ana. mo.r~ spcr~taculwly in th~ union 
territories, may pardonably (;.Qoju.re ·up ·a picture. 
of ~ basin rapiQ:ly fiJling up, tJ.Ot onJy io, the pepr~s·f 
sio[ls like Guja.rat, Ma.dhy~ :Pr3deS1;l, Oris~. ; oi~ 
Rajasthan, but even in .the rim, like ,As$am. West 
Bengal .. Kerala •. M$ar~sbtra. Punjab. : The mc.rease 
in Assam beyond the ~Vel,"age foJ: lndi~ maY b~. 
reasonably explained, by bnm.igratjon Q~ 13-bour into 
plant3tio~s, mines, oil ~7~· .raihya.y: project.s, an4: 
road proJects as well as mmugratton of both com
mutti.ties from East Pakistan. The increase in 
West Bengal ~3Y siiQila.rly be expla,in.e4 by the 
acknowledged influx of displaced persons from East 
Pakistan. Tibet, Nepal and other places, by the 
exceptional increase of population in centres ·· of 
railway. an~ communicational expansion, jn.. _the 
expandtng tpdustdal'" cen.tres around Asansol and 
CaJcutta. in the newly-established industrial and 
multi-purpose project centres like Asansol, Durga-

- . PJU". ]). V.C. · ~ MayUraksJrl basins,. all of which 
have attracted immigrants from outside and the 

··steady -and appre-ciable perennial trickle <>f inimi· 
grants into the Calcutta • Industrial Region. An· exa
mination of the-1961 census- figures of East Pakistan 
sug~ests that .. abqut two willion persons left that 
country during 1951-61 mostly ·for ·West Bengal, 

·· Assam and Tripura which accounts for part of the 
extraordinary· increa.ses in the IaUer aceas.. -: . · 

2.16 The answer to the high population iricrease 
over t~ last, four dec;:t4es .is nQt fat to seek.' : In 

. 1881 the Census Actuary computed a birth rate of 
50·5 for Bombay, 47;9 for .Bengal and 50:8 for 
Central Provinces· aziKi effective death rates· of · 42 · 5 
39·9 and .4~:8. Jot. the ,!!'eneral population,! :··H~ , 
estimated expectation of· life at ·birth . at 23 · 67 · for 

' . . .-
'' 
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males and 25~.58 for females (24·63 for general):.- vulnerable. to undermining attach of diarrhoea, 
In 1891 the rates did not show any marked change, dysentry and typhoid. There is the large group of 
the overall figures for India being a birth rate of intermenate illness called dietary diseases one 
48·8 and death t-ate of 39.6. expectation of life at varient of which nutritional diarrohoea frequently 
birth for males being 24~59 and for females 25·54. ·takes heavy toll of adult lives, while another 
In 1911 the birth' rate for- combined proVinces was ·which may be ·called ·weaning diarrhoea, takes 
still estimated al S 1 ~ 3 and the death rate 43 ·1 while heavy toll of infants from 8 or 9 months to about 
the. expectation of life at birth had decreased to . 2 years' of age, and pushes up the mortality rate 
22 ·59 for males and 23 · 31 for females from 23 ~ 63 at age 1 to a startlingly high figure. It · seems 
and 23·96 res~ectively in 1901 .... In 1921 · as a therefore that the country has but won only the 
result of minor epidemics culminating in the great spectacular half of the battle ; viz., reclaiming the 
influenza epidemic of 1918 the birth and death population from the jaws of death. But the other, 
rates stood very close to each other ·at 49·2 and , slow, dogged, undramatic half still remains; the 
48'~6. These rates diminished to· 46!2, 45~2 and battle of nutritional deficiency ·and vulnerability to 
3Q·9 for births and 36·3 •. 31:2 and 27·4 f~r deat,hs disease. In short, although our mortality is low 
in 1931, 1941 and 1951 reSpectively. The expecta· by former standards, our morbidity is nevertheless 
tion of life at birth 1931 was estimated at 26~91 distressipgly high. 
for males and 26:56 for females; for .1951 the , 
corresponding figures were 32!45 "and 3 1 ~66. · · 2.18 'How precarious our improving survival 
Although the current infant mortality rate is still .still is can be judged from our steadily decreasing 
quite high the expectation· of life ·at birth in 1961 sex ratio (number of females per 1,000 males) 
wolJ).d be a little ~ore th~ 45 ; ~ other worc;I~. ·from 1901 to 1961. Barring · Kerala where the 
over ~e last decade the expectahon of life must ratio slowly but steadily improved until 1951, .and 
have mcreased-bY: more than-a- year eve~ year .. · --·:pun.jao .and Rajasthan where a fluctuating ratio may 

' · · · have been due· to emigration I of males to other 
· ·- 2.17 All this means that although our agricul-· · ·· · p~rts· of India, every ot,her major State has register-
lure is still · greatly dependent on rainfall, a vastly ed a slow decline. In former decades, famines, 
improved network of intelligence and communicl.- epidemics I and even internecine strife and outlawry 
tion together with wise anticipation and laying by of · tended to be selective of males and specific age 
reserves and buffer stocks has banished the scourge groups, although it is difficult to say whether this 
of famine which took its last heavy toll even as selectiveness was more in the reporting than real. 
late as 1943.; The Government has also. put a As a .result; selective .surv~val at certain ages would 
stop to internecine strife . ·and banditry. which disturb : th~ age- structure of the population. But 
along with the disappearance of stark . famine and from now. o~, unl~ss !here is .a change in the ferti· 
scarcity, has reduced nomadism or · · homeless lity pattern, a mere reduction in mortality will 
wandering and encouraged :;ettlement and growth still .keep the age structure, and sex ratio at the 

· in sparse areas. The control of epidemic diseases various ages . on. ~ . even keel. The deteriorating 
has made rapid strides ·since 1918 and~ while sex-ratio can only ·be regarded as a blot on our 
plague is now practically a . thing of ·the· ·past, social health, for· it indicates that the risk to female 
cholera and small-pox, though quickly. · con,tained, lives ;B-t , most ages has not. improved upon that to 
wherever detected render our hold on the d~th male lives ; on the contrary, it seems to emphasize 
rate· still rather . tenuous. . Malaria, which' · up , . to that ' demographically . we have not yet entered 
~948, constituted the major public health problem upon: .. the ,.modem industrial age with its compte-

. in India from· the point of view of, both morbidity rnentary characteristics of increased risks to male 
and mortali~y, · b~gan to give . way. around · 1950 and r~duced ~sks to. female lives. Rather, we seem 
and crumple up .m 1954. A· masSive BCG cam- to be on the reverse. Statement 10. will bear out. 
paignbas attacked tuberculosis but the lack of These_.·r.emarks will seem to apply . to all those 
protected potable water. and . deficiency of protec- c.ountries in the ECAFE Region where the female 
tive~ foods , render. the . population peculiarly. ratio is substantially less than par. · 

. . . . . . . • . . . STATEMENT No·~ to- . . . . 
E~pectation· of Male and Females lives at 0,: 10, 2o~ 30, 40, 50 & 60.in the Census 

Years · q. 

1881 • .. ... 
1891 ... • .. 
1901 • .. • 

1911 . 
'' • 

1921 • ... ... 

1931 • • .. 
1941 . 
1951 . 

· · Years 1881-1951 for all India·· · · · · .. 

0 10· 20 . ) .· . 30 .. 
I ' 

., 40 . so 60 

M F M· p M p M .. F M F M F 

. ~ 20·61 25·58 34·oo 33·.42 28·55 28·~_23·so 24·48 18·90 20·03. 13·93 .14·96 9·25 9·79 

· , •. 24·5~25·54 35·46 _34·40 29·24 29·~8 23·662~·69 18·75 2o·2~ 14·28 1S·59 10·12.10·87 

· .. 23·63}23·96 34•73133;86 28"59 28:64 22·90 23·82 17:91 ~9·12 11·55 14·50 9·53 10·02 

• 22·59 23·31 33·36.33·74 27·46 27·96 22:45 22•99 18·01 18·49 13·97 t4·28 10·oo to·n 
0-9 1~19 2~29 · 3~39 . 40-49 S0-59 . 6~9 

• 19"42 20·91 29·64 29·21 25·46 25·41 21.·64 21·78 17·93 18·31 14·30 14'95 10·67 11·67 
·to 20 .. 3o 

• 26·91 26·56 36·38 33·6i 29·51 27'08 23•60 22;30 .18·60 18·23 14'31 14·65 10;25 12·78 
10-19 : . 2~29 : 30-39· ·. 40-49 S0-59 60--69 

• 32'09 31·37 41·20 38·56 35"02 33·11 29·03 27·89 23·27 22·91 17·77 18·17 12·59 13·68 

• 32·45 31·66 38·97 39·45 33·03 32·90 26·58 26·18 20·5321·06 14·89 16·15 10·13 11·32 



2.19 Even ailowing for the argument that the 
differences between the male and female rates are 
so slight that they may be attribu~ed wholly to 
defective age returns or computational error. the 
fact remains that at each successive census the 
enumeration of females and their ages has, if any
thing, improved rather than worsened. Whatever 
the reasons, the prospects of survival of " females 
seem to . have been ever so slightly better before 
1921 than after, and while the risk of male deaths 
at most ages seems to have steadily decreased ~s
pecially after 1921, there has been no correspondmg 
improvement in female deaths. In. the first place, a 
larger proportion of boys than girls seems to be bo:.;n 
in this country than in the West. Secondly, girls, m 
the first few years of their life, still seem to suffer 
from greater neglect than boys, as a result of 
Nature's balancing action of taking away more 
boys than girls in the first years of life does not 
properly coming into play, and the survival of girls 
never seems to draw even with that of boys. 
Thirdly a heavy toll of female lives is taken in the 

. earlier period of the reproductive age, that is, 
between the ages of 15 and 34. The toll is so 
heavy that the difference between the male and 
female population grows remarkably rapid and 
wide and this gap is never made up in middle or 
old age. What is more, proportionately greater 
deaths occur among females even between the ages 
35 and 54 than is commonly believed. All these 
factors help to widen the male lead at birth with 
the age, which our still modest expectation of life 
does not give much of a chance to narrow. The 
following extracts from the acturial reports of 1881 
and 1911 will therefore come as a shock to a 
person who would like to believe that it has been 
always like this before. 

"A comparison of the results given for the 
two sexes will show that female life in India 
as in England is on the whole better than male 
life. The mortality in the first few years is 
considerably less, during middle of life. it is 
somewhat more and again, after about the age 
40 it falls below the male mortality. The 
average duration of female life is considerably 
greater than that of males at birth but falls 
below from age 4 to 21, after which female 
life is better than male to the close of the 
table". 

(Report of 1881, Paragraph 232). 
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"The expectations for female lives in . all 
India are only slightly higher than for male 
lives, at ali ages, the excess being 0. 72 years 
at birth, diminishing to 0.11 at age 60; whilst 
in England, the superior expectation of female 
lives is 3~98 years at birth and L43 at age 60." · 

(Acturial Report for 1911, paragraph 246). 

2.20 Another interesting feature of our sex 
ratio is its uneven distribution throughout the 
country ; so much so that there are distinct tracts 
of particular ranges cutting across political and 
administrative boundaries and forming their own 
regions. Thus, for example, there are recognisa
ble geographical bands where there are more than 
100 females per 100 males. If districts and states 
are arranged according to the sex-ratio, a curious 
pattern, except for Eastern Madhya Pradesh and 
Bihar largely on account of their tribal populations, 
will seem to emerge on either side of latitude 22 °. 
It will seem that the sex ratio is appreciably lower 
than north of latitude 22 o than south of it. This 
is reflected also in the sex ratio of urban areas in 

the north and south. While. very few ·towns (not 
certainly cities) in the north have their sex-ratio 
anywhere near par, there are few towns·or even 
cities in the south, especially in th~. States at· 
Andhra Pradesh, Mysore. Kerala and Madras 
where the sex ratio even drops much below 900 
females per 1000 males. This is a. matter of much 
sociological interest to urban planning 41 India. ·· 

2.21 It is commonly · imagined that an un· . 
favourable proportion of females ought to help. in 
a lower growth rate. The story of· population 
growth . in the last thirty years certainly gives the 
lie to such a hypothesis because it is the areas of 
low. sex ratio that have seen rapid growth. This 
suggests that internal migration ·has come to play 
an increasingly important role. Deliverance from 
famines, epidemics and endemics has · not only 

· helped survival but reduced such phenomena as 
early widowhood and impairment of fecundity, 
thereby prolonging fertile unions and reducing mis
carriages, abortions, still births and infant morta
lity, which in their tum have more than counter .. 
balanced the benefits derived from a slight but 
noticeable increase in age at marriage, particularly 
in urban areas. Sundburg's age categories still 
afford a rule-of-thumb measure of the trends of a 
population, particularly with regard to his youngest 
age group 0-14. According to him. the propor
tion of this age group per 1000 persons should be 
around 400, 330 and 200 in progressive, stationary 
and regressive populations respectively. Figures 
quoted earlier in this paper provide ample evidence 
that population not only in India ' but in most 
countries of the ECAFE region is still progressive 
and youthful with a steady increase in expectation 
of life, contrary to the European experience of a 
stationary or even regressively ageing population 
with a rising expectation of l!fe. · · · 

3. Summing up: Thus we :find that except for 
Japan, the concept of- what has come to be kriown 
as 'stable population' applies to almost all countries 
in the ECAFE region. A 'stable population' is a 
hypothetical model of a population in which both 
fertility and mortality are assumed to have been 
constant or steady for an indefinite past period. 
In such models the age structure of the population 
is uniquely determined by the assumed combination 
of fertility and mortality functions. It is now 
however established that a unilateral reduction in 
the death rate does not bring about any substantial 
change in the age composition of the population 
but such changes are more properly the functions 
of the fertility rate. Since in the whole region 
even birth rates and infant mortality are not very 
reliably known, except for countries like Japan 
and Ceylon, more than one assumption relating to 
future fertility patterns are generally made to 
project the population in the future. In most 
models it is usual to assume various degrees of 
declining fertility. The Planning Commission, too, 
in its Third Plan has made some assumptions. For 
instance it has assumed a general fertility rate of 
189 per thousand to continue up to 1971 and then 
declining by 10 per cent by 1976. It is of course 
quite likely that the general fertility rate will be a 
little higher than 189 during the coming decade. 
It seems there is a case for balancing assumptions 
of decreasing fertility with the possibilities of 
factors pulling in the opposite direction, such as 
mentioned before. What I wish to make out is 
that assumptions are perhaps more fathered by a 
wish than by indisputable trends. For it can be 
argued quite plausibly that the possibilities of 



Accelerated growth hav~ not yet exhausted even· in 
countries like India and Pakistan which have struck 
unprecedented heights in 1961. The examples of 

· the . Philippines, Thailand and Ceylon are before 
them.· . Mortality' can and . should still further 
deerease iil Indian subcontinent, . while fertility. 
owing to improved survival and better health, is 
still. capable of an upward trend, The assumptions 
made in the Third Plan are thus still in the nature 
o~ .a wish th~ may take longer. in the fulfilment. 

4. }nfetettces: 'this means that the eentre of 
population ii1 'the · ECAFE Region will further 
gravitate t6watd and probably get securely lodged 
ii1 the Indian subcontinent.· The second reasonable 
1nftrence is that the ratio of population aged 0-14 

\,, t •• ¥ .... , 
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win continue to be in the region ol 40 per c~nt 
indefinitely, JVhich will mean continued increments 
iiJ the unproductive population for a prolonged 
period and. infructuous cumulative expenditure on 
pUblic health .service~ primary education. maternity 
and child care and so on. The third reasonable 
inference is that" these 'COUntries will be compelled 
to continue large investments in agriculture at the 
expense of industrial development, as a conse
quenCe of which urban .growth will be retarded. 
This retardation in its turn will slow down. a very 
desirable redistribution of population among the 
primary, secondary and tertiary sectors of industry 

· with ita inevitable consequences on the national 
income. 



Age Con1position, Marital Status, Fertili~y Rate, Vital 
Statistics and Their Influence on. Housing Demand*.. 

by I 

Shrl. S. P. Jaint 

l. Population conglomerates into units of house
hold, which shared housing accommodation. The 
number and characteristics of the members of sex
age and marital status under the impact of econo
mic and social factors determine the demand for 
houses of various sizes and types. It is not intend
ed to discuss here the social, psychological and 
physical aspects of housing, · which express them
selves under these headings to create the demand. 
The approach is to discuss how to assess housing 
needs starting with the facts that the total popula
tion need be housed and that the sex, age and mari
tal characteristics have a bearing on the demand. 
The above topic, may more -aptly be described 
as the use of population data in assessing present 
and future housing needs. The treatment aims 
mainly at dealing with the subject under Indian 
conditions which materially differ from those in the 
Western countries. However, the situation in the 
Western countries is· touched upon without going 
into details only to bring out the essential nature 
of the problem. 

Before taking up the subject proper, some rete .. 
vant basic facts may be recounted, so that the 
problems may be seen in their proper perspective. 
The term 'housing', needs to be considered in the 

· sense of needs for adequate housing of the popula
tion as distinct from the demand for housing in 
the market sense. The former is determined 
mainly by factors like size and composition of 
households, degree of urbanisation, climatic, cultu
ral and social conditions as well as by actual hous
ing situation and the extent to which economic 
resources and population attitudes to housing per
mit improvements, whereas the latter is the outcome 
of balancing of forces of availability of housing 
and ability to pay for it, which influence house
hold formation. No doubt the two are inter-related. 

2. Housing is essentially a welfare consumer 
item. It is the basic function of the Government 
to provide people with shelter along with other 
essential needs of food, clothing, education, public 
health, etc. It has an important influence oii atti
tudes, health and efficiency of labour force, which 
explains the great emphasis of the Government of 
India on schemes of subsidised industrial housing. 
However, its direct effect in increasing output per 
unit of investment is limited. Compared with 
other types of investment, which provide more im
mediate and substantial increases in output, outlay 
on housing can be postponed without much 
adverse effect on the growth of total output. Then 
again, demand for housing is relatively elastic. . If 
the shortage is severe and persistent, it would 
increase in intensity with time ; otherwise effort to 
improve housing conditions can be largely phased. 

fDeputy Registrar General of India, New Delhi. 

However, a certain amount of expenditure is essen-
- tial, if for no other pressing reason than con~idera

tions of social planning. · Indian Government 
schemes of low and middle income group housing, 
rural housing, slum clearance and sweeper's hous-

, ing may be taken as falling under this class.. A 
definite policy on housing is an important element 
of social and economic developmental programmes. 
Housing investment forms a substantial portion of 

.·the capital of the country and its need ranks as a 
notable item in the capital requirements . and dis
position of resources. In the programmes of the 

. more prosperous coup.tries of the West, housing 
needs figure very prominently~ . ThiS seems to • 
have coloured the outlook of the Western experts 

. on the problems of development in Asian countries. 
In the UN Seminar on "Evaluation and Utilisation 
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· of .PopUlation Census Data in ASia and the Far 
. East" held in Bombay in 1960, housing· formed 
. an iteq~_ of . discussion but not f~, which is so 

important for the hungry millions on . this side of 
the globe. In the present phase of Indian deve-

. lopment, austerity being the controlling factor. the 
general approach is tackling Indian housing ~tua
~i9n, which is far from, satisfactory and in no way 
approaches the Western standards, is aided self., ... 

~ help. Subsidies and loans · are offered' to en· 
· courage building by emplpyers, local bodies and 

private individuals. The construction · 'of houses 
by .the Government is for a. very limited section of 

' ther-r employees only. · · . · 

• 3. The above remarks should not be! taken to 
· imply that there is no immediate need to study the 
· problem of housing needs ·in fndia, since the neces

sary finances fot satisfying them are hot available. 
Sys~emati~ estimation of housing needs follows as 

. an ~medlate. ~onsequence of the desire to improve 

. h_ous~g COJ?ditlons or at . least prevent their dete· 
noratton, s1~c~ the problem of finding resourc~ 

. can J:>e .reahstlcally tackled only after the amount 
needed Is known. The estimates give an idea of 

. the ~agnitude of. the. work to be done by ·way of 
housmg construction m the country as a whole in 

. ord~~ to impr~v~ or maintain the existin'g · 
. position. They md1~ate h~w much safe, sapitary 
. and acceptable housmg will be needed at present 
or at some future date, if an the ·families · which 
w~t housing are to have decent homes. 

. 3.1 The word 'de~nt' needs an· explanation. It 
. lS related to the desirable standards of certain 
ha~s~~g condit!ons in terms o! dwellings, their size, 

, facilities, reparrs, etc. Housttlg needs may, there
fore, be defined in terms of the number of dwel
lings of different sizes to be built, facilities to be 
provided and repairs to be effected in order to 
improve or maintain housing conditions according 
to the nationally adopted standards. The· standards 



determine the type of population data needed for 
estimating housing needs. A simple standard may 
be in terms of so many persons per room.. Gl~ 
and Davidson in their study of housing needs m 
U.K. consider "a room per person". not ~~ting 
kitchens as rooms, as a very low mmtmum 
standard. According to U.N. recommendations; 
kitchens, habitable attics and servant's rooms, etc, 
are considered as rooms, while corridors, veran
dahs, etc, are nat. so counted. A variant of the 
standard may be in terms of floor space per person 
as in Japan. U the standard is one room p~r p~r
son. the number of persons in the country will.gtv.e 
the total number of rooms required and the dtstn
bution by size of the household or famili~s entitled 
to separate dwellings will show the number of 
dwellings by size in terms of rooms. If the 
standard is more complex, more detailed informa· 
tion on household composition is needed. The 

· following is an example, which may actually be 
relevant in the case of· some of the Western 

. countries : 

. -.. Each hous~hold should have a kitchen, ·one 
· bedroom for each married couple· . and each 

unmaried adult unless he or she has a sibling 
of the ·same sex in the household; one · bed· 
room· for ·all children. of . each sex· u2 to the 
number of say, two or three, one living room 

. for :the. first three .members of the household 
; and an, additional ·room for each five mem
~~ bers thereafter ... " , . ' ; 

· . 4: ·There-' may be aS many variants of the 
standard as there are countries but basically they 

.., are built" on the following J two accepted criteria : 
'~-~ { ... • t" ' 

, . (i) . Each social unit-the family or the 
: i. . . , household-should dispose· of a ·separate 
. ~ . , . . , dwelling ; . ·. . . 

-(ii)· Each ·dwelling should be large enough to 
allow· a fair amount of space and a cer
tain degree of privacy for all occupants .. 
and it should offer the necessary facili
ties and · adequate , shelter against un .. 

· favourable climatic condition~." 

4.1 There is little doubt that the standard of 
one room . per person is a far off ideal for India. It 
is not ,free· from doubt whether it is a correct 
ideal m the ]ndian conditions of life. Apart from 
the fact' thai the income level rules out such a 

· standard, · the climatic conditions do not· require a 
room per adult person. There has to be a greater 
emphasis on verandahs and courtyards, where the 
·people spend a greater Part of their life. Sleeping 
. iri. the open and sitting out in open air .... m the 
courtyards and verandahs is very common among 
the general run of people. For a major part of 
the year, the ~eed for open space is greater than 
for a living room. Open spaces are required to 

·provide common meeting places and children's 
playgrounds. A room for each married couple is 
being increasingly recognised as a necessity among 
the . wealthier classes but even among them there is 

· no objection to put all the other grown ups and 
·children in common rooms. It is an interesting 
study to find out how the bulk of the population, 
with its joint family system, meets the need of 
the married couples for privacy without a separate 
room for each. A· room is ·needed primarily for 
storing food, clothes and articles of personal use. 
In the West married couples generally desire to live 
in separate dwellings. The standard is that a 
separate housing unit should be provided for : 

I 
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(i) a couple, formally married or l;iving ~ 
consensual union, together wtth theu 
·children up to a given age, say 18 years; 

(ii) a widowed or divorced or separated per
son together with his or her children up 
to the given age; and 

(iii) a single person over a prescribed age. 

In India with its joint family system the predo
minant note is that married couples cont~ue to 
live with their parents and widows and w1dowers 
live with their relatives rather than separately. 
There may be slight variations with age, religion. 
income and other characteristics.. According to 
NSS results, only 4% of the household in the 
rural areas in 1951 had no couple. Of those that 
had a couple, 44·5% had one, 30·5% two, 19:1% 
three and the remaining 5.9% more than t.h!ee 
couples. The social outlook of the. people bem.g 
what it is, the standard of one room per person 1s 
unrealistic • 

4.2 As at present, an Indian housing unit may 
have only an improvisf.-d kitchen~ bath and toilet 
may be common with other units, and a number 
of men and women, married and unmarried, may 
be huddled into a room. There are no commonly 
accepted standards in this regard but attempts are 
afoot to evolve one with the object of changing 
housing habits so . as to · improve the social 
and economic efficien.cy of a household by 
offering decent accommodation. · A number of 
committees have considered the problem and 
made recommendations about immediately de
sirable standards to alleviate the conditions of 
the poorly housed section. Among them may. be 
mentioned the Bhore Committee (1944). Envuon
mental Hygiene Co~ttee (1949~p Housing _Sub
Committee of the National Plannmg Comnuttee, 
Industrial Housing Sub-Committee of the Standing 
Labour Committee, Railway Board Committee, 

-Madras Provincial Housing Committee, Housing 
Panel on Greater Bombay Scheme and Autumn 
Planning and State Planning Officials Conference 
(1955). All of them rightly emphasise on 
adequate lighting and ventilation, height and spac
ing of buildings, sufficiency of land for general use 
and provision of amenities like water supply, 
drainage, sanitation. varandah, courtyard and 
kitchen. The consensus is that one room tenement 
should be restricted for occupation by single per
son only and should be adequately provided with 
common kitchen, bath and latrine. They also agree 
that the minimum size of dwelling may be 2 rooms, 
a verandah,· a kitchen and a latrine, but where 
finances do not permit, a dwelling unit with a 
single room may be constructed in the initial 
stage provided definite provision for the addition 
of a second living room is made in the initial lay 
out and design of the unit. They have also given 
attention to the question of minimum floor space. 
It is suggested that a living room for more than 
one person should be at least 11·15 sq. mt. (120 
sq. ft.) in area and that for a single person 9·29 
sq. m. (100 sq. ft.). The opinion seems to agree 
that the floor space 'per adult person should be 
5:57 sq. m. (60 sq. ft.) but 4·64 sq. m. (50 sq. ft.) 
may be adopted as the minimum, the optimum 
being 9·29 sq. m. (100 sq. ft.). The space for a 
child is suggested at half of it. The floor space 
for a household of 4 persons is recommended to 
be 23~22 sq. m. (250 sq. ft.). for 5-6 persons 
33:14 sq. m. (360 sq. ft.) and 7-8 persons· 39:02 
sq. m. (420 sq. ft.) However, none of the recom
mendations recognise relationship, or the marital 



status of the members as the basis for defining 
housing needs The Western ideal of a biological 
family being the unit of housing is not adopted for 
specifying the number of rooms and the type of 
dwelling needed. However, it seems proper to 
prescribe even as desirable objectives, something on 
such lines within the Indian system of joint family. 
Different categories, which should have a separate 
housing unit, should be laid down, taking due 
note of the actual or the desired social conditions 
of the country. the differences in types of families 
and households and the climatic, geographi~, reli
gious and socio-economic variations. The housing 
needs of the various categories, based on marital 
status, household relationships, age, etc., should also 
be prescribed. To determine them on an objective 
basis, sample surveys may be conducted for 
investigating the attitudes of the members of house
hold towards their housing, and the circumstances, 
which make it socially desirable for them to live 
together or separately. Hence, in this discussion 
attention will be given to the impact of such 
factors in assessing housing needs. · 

1 

4.3 The present position in regard to the family 
composition and relationships may be seen from 
1951 census data. They show the following posi
tion in regard to size distribution and relationship 
composition of households based on a sample of 
one in thousand· households. About 34% of 
households had 3 members or less, 43% 4-6, 17% 
7-9 and 6% 10 and over. The percentages are 
not very different for rural and the urban areas. 
Composition per 1000 households was-heads of 
households and their wives 910 males. 807 females, 
sons and daughters of the heads 1085 males,, 806 
females, other relations 484 males, 720 females 
and unrelated persons 40 males and 28 females. 
Again, rural and urban figures are very much the 
same but there are important variations by States. 
In India, if there is an adult male member, he 
will be considered to be the bead of the household 
rather than any other elderly woman, however 
high up in the order of relationship she may be. 
On this basis, the figures can be interpreted to 
mean that in 90% households the beads were males 
and only in 10% they were females. 1961 Census 
tabulations will be more revealing. They will 
show for a 20% sample of households the number 
of households and their population by sex classi
fied by households of size 1 member, 2-3 members, 
4-6 members, 7-9 members and 10 members and 
over. They will also give sex composition of the 
households by (i) head of household (ii) spouses 
of the head (iii) married relations (iv) never 
married, widowed. and divorced or separated rela
tions and (v) unrelated persons. Besides, they will 
furnish the much needed information on housing 
conditions. They will show the number of house
holds in houses used as dwellings, shop-cum
dwelling, workshop-cum-dwelling and dwelling with 
other uses classified by tenure status as owned or 
rented. They will also give distribution of census 
houses wholly or partly used as dwellings by wail 
and roof material. Another table will give an idea 
about congestion and overcrowding. It will show 
the number of households and their population by 
sex, classified by households with (i) no regular 
room (ii) one room (iii) two rooms (iv) three 
rooms (v) four rooms and (vi) five rooms and 
more. Separate tables will be prepared for each 
slum area of Calcutta, Bombay, Ahmedabad and 
Bangalore and at least one congested city area in 
each State. Some of the needed information on 
the housing situation can be obtained by a sample 
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tabulation of census . questionnaire, while some 
more may have to be collected through special 
surveys. 

4.4 An idea of the lines on which the recom
mendations of the various committees mentioned 
in para 4.2 above have been actually followed, 
may be· had from the following norms recommend .. 
ed for subsidised housing scheme for industrial 
workers. The specifications prescribed for . houses . 
for allotment to workers, whose income does not 
exceed Rs. 250 per month are as follows :-

(i) Living room • ll·1S sq. m. (120 sq. ft.) 

(li} Multi-purpose room (to 
be used for cooking and 
other purposes) • 7·80 sq. m. (84 sq. ft.) 

. (iii) Bath •. 1·49 _sq. m. (16 sq. ft.) 
(iv) Latrine .... .. 1·12 sq .. m. (12 sq. ft.) 

Total 20·76 sq. m. (232 sq. ft.) _. 

The specifications :for regular two-roomed 
houses, to be offered for allotment to workers in 
the income range of Rs. 251-350 per month, are 
as follows :-

Single 
storeyed 

Double 
and. multi
storeyed 

(i) Room No. 1 } ' 
(ii) Room No. 2 • · .• 20:07 sq.m. 18·S8sq.m. 

(iii) Kithen, verandah and 
calculation space . .•· 9·29 sq.m. 

(iv) Storage · • • . 1·12 sq.m. 
(v) Bath room • . .. 1·49 sq.m. 

{vi) latrine • 1·12 sq.m . 

9·10sq.m. · 
1·12sq.m. ' 
1·49 sq.m .... 

. 1·12 sq.m. · 

TOTAL • 33 ·09 sq.m. 31·41 sq.m.' 

· The specifications under low income· and middle. 
class housing schemes differ only slightly from the . 
above. They do not recognise the size of the 
household. They seem to have been fixed. as com· 
promises between customs, tastes. and capacity to 
pay of the strata of the · relevant population 
and the willingness of the employer to invest. 
in housing. It cannot be said that the subsidised, 
housing scheme is a big success. A major limiting 
factor is the employer's willingness, but prefe
rences and habits of the individuals &Dd to a small 
extent the capacity to pay are also important 
impediments, particularly in the lower income class. 
There is an acute inadequacy of housing facilities 
and those who find the accommodation offered as 
suitable according to their social outlook and habits· 
are not deterred by the factor of size and compo
sition of the household. The social structure. and 

. outlook pennits them to squeeze in every family 
size. These remarks may serve to bring out the 
essential difference between housing demand and 
need, which should help in a clearer appreciation 
of the topic of discussion. It is not the purpose of 
this discussion to deal in detail the problem of 
housing standards. Enough has been said to show 
its pivotal position in determining housing needs, 
the requirement of setting up appropriate Indian 
standards and the impropriety of making calcula• 
tions relevant to Western standards. 

. 



-S. ·In India, at least for" ·the present, housing 
problem is primarily urban. In the rural areas, 
which account for 83% of the population of the 
country, according to the current standards, hous
ing needs can· be satisfied ·mainly by using local 
tnaterials and skills. The activities of building and 
reconditioning a large number of houses in the 
national extension and community development 
project areas have demonstrated that with educa
t.ioo. guidance. teclmical advice and financial assis• 
ta,nce, to· a limited extent, the problem of rural 
housing can largely be tackled by the 'non-mone
tised' activity of the villagers themselves. The 
position may change with the promotion o~ rural 
industries and the tuner development of a mone
tised economy there. Policies location and disper .. 
sal of industries are of increasing importance in 
Jhis connection. As a side light, it· may be stated 
tha,t based on a general 'consideration of .the 1951 
Ce.nsus data and Nationhl Sample' Survey Seventh 
Rourid results, ·it was estimated that SO million 
houses in the rural ·area would have to be recondi• 
~_qn~(l or febuilt.. . ._1 

5.1 In the Second Plan, restricting attention to 
1Jrba,n areas, shortage -of housing units was estima-. 
ted . from. the Census data in a rough and ready 
manner. T~g an average family . to have S 
members, it was calculated that urban population 
of 62 millions in 1951 needed 12·5 mi1lion houses 
wheJ:eaS tJie Census recorded only 10 million 
ho1,1ses, which shows a shortage of ~5 million 
houses i..e. of 20%. According to Censuses, urban 
population increased by 10:6 million between 1931 
and 1941 and by 18:1 million between 1941 and 
1951, whereas occupied houses in these decades 
increased by 1:8 and 1:7 millio_n respectiv~ly •. These 
figures show that quantitatively housing shortage 
increased 4uring 1941-51: Taking into · account 
the assumed growth· of urban· population. durip.g 
19-.Sl-61 ai 33%, and necessary r-eplacements of 
existi.Jlg houses · and discounting for the ·estimated 
construction of dwellings by public authorities and 
privat~ individuals. · it was concluded that the 
shortage· by ·1961 would ·be twice ·as much as in 
1951. In these calculations, expected intercensal 
raite• of ~urbanisation plan all important part. 
Incre~ in urb.an popul~tion is conditioned by two 
®t,inct .movement$ apart from the factor of natural 
i!lcrease. which is the Wfference between births 
an.d .deaths. One _cove):'s the drift ot .rural P.opula ... 
ti.On to cities and towns, which were .classified as 
such at the preceding census, and the other relates 
to . subsequent changes in . the rural~urban classifica ... 
tion :of villages and towns. Fairly detailed calcu ... 
lations from the census data are necessary for 
estimatin~. the magnitude of these two movements. 
Houslog problems are . more acutely felt in major 
towns and cities and estimation of their growth 
rate required for assessing housing needs becomes 
n::wre ·speculative; due to the unpredictable future 
trends in migration, which largely dominate the 
rate. Methodology of population projection is 
scheduled to be taken up iu. a subsequent lecture 
and hence the point may not be pursued here 
further, beyond drawing attention to the impor
tance of reliable estimates of population growth 
even in sucl;t rudimentary assessment· of housing 
needs... , . 

. · 6.- lt win be obServed that the above calculations 
are b~sed on th~ assumption of an average of 5 
member per- famdy. However, a direct assessment 
can also be made. The census gives directly the 
figure of households in the col,llltry. In 19$1 cen-
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sus, there were 1236 households per 1000 OCCU• 
pied houses. Accepting the first criterion of 
housing standards given in para 4, namely, each 
household should dispose of a separate dwelling, 
it would appear that housing shortage at the time 
of 1951 Census was of the order of 23~6%, which 
is not very different from the estimate made in 
the Second Plan. 

7. While one may be inclined to accept tho 
above calculations as reasonably satisfactory, it is 
necessary to examine the concepts behind them ao 
as to appreciate how far definitions of house and 
holise-hold primarily drawn up for efficient enume
ration conform to those prescribed in the context 
of housing needs. As may be known, in India 
before the census enumeration starts, a complete 
list of census houses and households is prepared 
to serve as a frame. The unit of reference is a 
household, which is defined to be the entire group 
of persons, who commonly live together and take 
their meals from a common mess, unless exigencies 
of work prevent them from doing so. The primary 
object in the Census is to caleb every person once 
and only once, and hence the criterion of relation
ship does not enter in the definition. By and large 
the. census household comprises normal residents 
whether present or absent at the time of enumera .. 
tors visit. Only those normal residents, who would 
never be present in the household at any time 
during the census operations (10th to 28th 
February at the time of 1961 Census), will not be 
included in that household but will be included in 
the household, where staying. The number in 
this exceptional group is extremely small, and 
hence the census household for all practical pur .. 
poses represents the social unit having a separate 
<!welling. A Census house is defined as a structure 
or part of a structure giving on the ro~ or a 
coJ;IllD.on staircase or a common courtyard leading 
to a main gate, or enjoying a separate entrance. 
In 1961 Census alone. houses not used for dwel
ling purposes were also listed. The number of 
houses. wholly or partly used for dwelling purposes 
will be -available separately, and hence this exten. 
sion need not blur our discussion. 

7.1 The essential features of a housing unit, as 
recommended internationally, are 'separateness and 
independence'. It is agreed that an enclosure may 
be considered as separate, if surrounded by walls, 
fences, etc, ancl. covered by a roof so that a per
son, or group of persons., can isolate themselves 
from other persons in the community for the 
purposes of sleeping, preparing and taking their 
meals or protecting themselves from the hazards of 
climate and environment. Further, an enclosure 
may be considered as independent, when it has 
direct access from the ·street or from a public or 
communal staircase, passage, gallery or grounds, 
i.e. when occupants can come in or go out of their 
living quarters without passing through anybody 
else's premises. It will be seen that an Indian 
Census house conforms to the international con
cept of a housing unit. Thus, conceptually, dis
parity between the numbers of Census households 
and Census houses represents the shortage of hous .. 
ing- units on the premise that each household 
should be provided with a separate house. 

8. Indian calculations are rudimentary and may 
be held to serve the purpose, if the present is ac
cepted as fairly normal on the whole. If the 
problem is to be studied with reference to desirable 
standards, more detailed calculations would be 



necessary. Housing needs may be classifie~. as 
(a) present shortages and (b) future additw.ns. 
Item (a) measures how much th~ present housmg 
stock falls short of the nationally ·accepted 
standards regarding structures, density of occupa
tion facilities and installations and provisions of 
sep~rate housing ~nits for house-holds. They 11?-ay 
be divided accordmg to the nature of the causative 
factor as due to (i) involuntary doubling up with 
other house-holds (ii) higher density of persons per 
room (iii) living in unac~~ptable types of h:ou~c~, 
e.g., improvised a!ld not mtended for ~ab1tat1o:1 
including those w1th:out shelter of . any kind and 
(iv) substandard. umts, e.g., those m need o.f. struc
tural reconditionmg. replacement or provlSlon of 
essential facilities depending on the standards 
adopted. There is considerable overlapping of 
needs in this classification but each group is a 
reflection of different problems and may be consi
dered separately. For (iv) special surveys of 
housing conditions are necessary but for others 
census data can' help. 

8.1 Here, the discussion is with reference to 
private as distinct from institutional houses. The 
Ccns•Js of 1951 showed that 0·08% of rural popu
lation and 2·3% of urban population was house
less or living in institutional houses. This time 
the two will be given separately. However, it is 
evident that institutional population is very small 
\n India and hence need not attract any special 
attention in our discussions. 

8.2 A method of estimating shortage due to 
(i) has already been discussed in para 5., It 
assumes that aH doubled-up house-holds will like 
to have separate dwellings, if more are available. 
This may not be true. All may not prefer or find 
it possible to separate out. Separate surveys are 
necessary to investigate the desire for separate 
accommodation, ability to pay for it and the likeli
hood that certain members of existing households, 
e.g., married couples, widowed persons, etc., will 
break away and take separate dwellings. · 

8.3 As already stated, information on the distri
bution of the nurnber of house-holds and their 
occupants according to the number of rooms 
occupied by them will be available from 1961 
Indian Census data. This will enable shortage 
due to (ii) to be studied. The total number of 
rooms multiplied by the desirable density of occu
pation gives the population that can be accommo
dated in the existing housing sfock according to 
the standard set up. The balance of the popula
tion divided by the average size of households 
will give the housing shortage due to factor (ii). 
Census data can be used to show a two-way distri
bution of dwclli,.,gs by the number of rooms and 
the number of persons in the dwellings. This 
will indicate the extent to which overcrowding is 
due to a general Jack of dwellings and to inadequate 
distribution of existing housing stock. Over
crowding may also be estimated on the basis of 
person per bed-room, area per person, or family 
composition by age, sex and relationships in rela
tion to the number and type of rooms occupied. 
Shortages due to (i) and (ii) overlap, since new 
dwellings which would reduce doubling up will 
also reduce average density. However, it may be 
noted that doubling up require new dwellings 
while average density can be reduced by increasing 
the number of dwellings or the number of rooms 
in existing dwellings. 
1 ~-3 N. B.0./69. 
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8.4 The· shortage due to factor (iii) is given by 
the population living in unacceptable · types of 
housing units divided by the average size of 
house-hold. There is some limitation to its study 
from the census data. The table in 1961 tabula
tion programme showing the number of house
holds in the census houses used as dewllings, shop .. 
cum-dwellings, workshop-cum-dwellings and dwel-, 
1ings with other uses will. not_ give· the population 
under each class. It can, of course, be obtained by 
a special samp~e tabulation of the census question-
naire. -

9. Future additional housing is required mainly 
to house increase in population. , For this purpose. 
future population has to be estimated, which gene
rally involves the projections of · the observed 
trends in fertility, mortality and migration and 
assumptions about the future population movements 
from rural to urban areas. In paranthesis, it may 
be worth noting that in 19 51 ·census, sex, age 
and marital distribution ..of the population was 
obtained from a 10% sample but this time in 1961, 
it will be based on the full ·count. In connection 
with estimation of future housing needs, account 
has also been taken of trends in house-hold forma
tion and some allowance has also to be · made 
for the desired improvements in levels of housing 
including trends in the preferences of the, popula
tion for certain types of dwellings. In countries, 
where each married couple customarily occupies · 
a separate dwelling unit, annual number of 
marriages largely determines · the housing needs. 
In fact, housing situation :J;tas a considerable 
influence on , nuptiality and nationality ; behaviom: 
of the population, through voluntarily encouraging 
or ·delaying marriages and child-bearing. In 
countries like . India, where 'extended family' 
system prevails-i.e . ., married sons and daughters 
customarily living with their parents-it . ·· is of 
little value. Signs of cracks in the system may be 
seen by some, but · considered in the context . of 
the whole country, they do not seem to call for 
any special notice. · 

9.1 Properly, the problem requires detailed· 
studies of family building and housing structure. 
Information is needed on increase or decrease in 
the number of households of the various siZes 
and composition due to a given increase in popula
tion. Estimation of future housing need involves 
complicated calculations, for which basic data may 
not be available. The simplest way of estimating 
future housing needs is to take them as propor-

\ tional to the total population. As the need for 
new housing is related to household formation 
rather than to population increase as such, it is 
desirable to base estimates on the expected num
ber of groups, which will need a separate dwelling. 
To simplify matters such groups may be taken to 
be reflected by the present number of households, 
and their . average size. Thus, the number of 
households needed in any year may be obtained 
by dividing the population estimate of the year 
by the assumed average size of the house-hold in 
the year. ·The latter may differ from the current 
average size due to changes in the house-hold 
formation that may be expected to occur in the 
meanwhile. Possibly, the future average size of 
the house-hold may be smaller due to reduced over
crowding and availability of houses. Then again, 
social planning and demographic changes, such as, 
higher age at marriage and establishment of house
holds by other than unclear families (husband 
wife and children l may affect the average. Thus: 



estimated housing need should be raised by a 
certain proportion .to allow for the increase in the 
number of house-hold due to the expected smaller 
house-hold . size. · 
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9.2 If the present level of fertility co?tinu~s, 
the number of children will be larger, whtch will 
mean increase in terms of size rather than number 
of housing units. Coale & Hoover in their study 
in 'Population, Growth and Economic Develop
ment in low-income countries' (p. 253) have 
made some rough calculations of the differential 
outlays on housing facilities due to different pace 
of population growth. Starting from thei!' prese~t 
average of 6·5 persons per urban bousmg umt, 
they take the future avera,:e to be 5·5 on allowing 
for the present overcrowding and · houseless and 
institutional population. On the basis that 39% 
of the population is below age 15, the average 
will comprise 3,35S adults of age 15 and over and 
2,145 children .. Taking the average ~ost per 
urban housing unit· of the present average ·size and 
composition to be Rs. 3500, they obtain average 
cost of housing for an adult to be Rs. 790 and 
a child Rs. 395, assuming that a child under 15 
requires half as much space as a more elderly 
person. These costs applied to the future composi
tion of the population would yield the total invest- , 
ment on housing needed. By differencing the 
figures obtained at two points of time, increase in 
outlay on i housing due to .increase in population 
can be estimated. These calculations appear to be 
limited by the major assumption that the presence 
of ·a child in the house. entails addition to the 
housing requirement. This is not valid in the 
Indian conditions. A more realistic basis would 
seem to base the estimate on the increase in the 
adults in a housing unit. Even in this regard 
Indian customs admit of a fairly substantial in-

. crease in adult component of a bouse-hold with
out entailing any increase in demand, for a hous
ing unit. However, such an estimate may have a 
value on the basis that the existing level of hous
ing standard is not allowed to deteriorate. 

10. Generally, the housing needs of sex, age 
and marital status groups differ and hence a re
finement of method of estimation for the future 
housing needs would be to base calculations on 
the projected distribution of the future population 
by sex, age and marital status. . This distribution 
may be different from that of the existing popula
tion due to changes in fertility and migration, the 
effect of ·changes in mortality being not so 
pronounced. Number of house-holds is reflected 
by the number of heads of household. who are 

·generally between ages 25 to 65. Hence the future 
housing need may be taken to increase approxi
mately in the ratio of the increase in population 
aged 25-65, the current housing standards for 
separate dwelling being taken as satisfactory. The 
persons in the age group involved in estimating 
housing needs for the _next 20 years, say, are alive 
at the time estimates are being made. The popula ... 
tion of this group can be estimated fairly realiably, 
as it is affected only slightly by the assumed trend 
in mort~lity which is low in most part of the group. 
The rah'? . will thus ordinarily vary within fairly 
narrow hm1ts. In underdeveloped countries, the 
~ged shar_e the hof!Ies of. others. If due to changes 
m mortal!tY t.here ts an mcrease in population aged 
over 65. 1t w1ll only mean an increase in the house· 
hold size. More house-holds will consist of more 
than o~e generation. Similarly, an increase in the 
popuJat~on below 7.S du~ to chan~es in fertility or 

mortality will increase the house-hold size without 
affecting their number much. In societies where ~ach 
nucleur family customarily has a separate dwellmg, 
changes in age at marriage, widowhood and 
divorce rates within the age band 25-65 may affect 
the ratio between the number of house-holds and 
the population in this age group. They are of 
much smaller consequence in extended family 
system. 

10.1 A refinement would be to base calcula
tions on .a more detailed consideration of the sex
age structure of the population. The ~urr~t ratio 
of bouse-hold heads to the population m the 
various sex-age groups, . when applied . to .the 
future population of the sex-age group, will yteld 
the number of male and female heads in the diffe
rent age groups and hence the number of housing 
units needed. It will be still better if the heads 
and population both are further classi!ied by 
marital status. If ·heads are also classified by 
composition and size of house-hold. the number ot 
units by size can be obtained. For the sake of 
simplicity of argument, the current ~ctual com~o
sition of house-hold accommodated m a dwelhng 
as well as the size of these dwellings are taken to 
be satisfactory. However, in this method it is easy 
to inject any modifications of the housing standard 
under future or decent housing conditions. The 
standards accepted for establishment of separate 
house-holds or for the size of the housing units for 
house-holds of different composition may be varied. 
It is also possible to allow for the situation that the 
size of house-holds may increase or decrease in 
course of time but there may be no immediate 
change in housing demand. The expected changes · 
in the demographic behaviour of the population 
with respect to marriage, reproduction, mortality 
and house-hold formation as affecting housing 
requirements as distinct from their effect on popu
lation and its age structure can also be taken note 
of. In general, such changes may affect the 
proportions of male and female heads of different 
ages, as also the size and composition of house
holds. 

11. To the estimates of housing needs arising 
from population increase and improving housing 
conditions, replacement needs due to "scrappage" 
must be added. The latter formed 17 to 45% of 
the total in the case of certain countries, for 
which information is available. Taking into ac· 
count various factors of construction and condi
tion of dwellings, it has been estimated that in 
India 2% of dwelling stock has to be replaced 
annually. Replacement needs may arise due 
to (i) obsolescence; (ii) demolition for slum 
clearance, reconstruction of towns and other con
structions; (iii) disasters, e.g. fires, floods, earth
quakes, etc; (iv) dwellings falling out of use from 
changed population distribution or a preference for 
certain types; and (v) conversion of dwellings tor 
non-residential purposes. Adequate statistics for 
estimating losses on this account are usually lack
ing and some reasonable estimates have to be made 
from past experience and future programmes. It 
may be noted that replacements and losses need 
not be in one-to-one correspondence. Factors, such 
as changes in house-hold size and improved density 
level affect the ratio. It is unnecessary here to go 
into the details of calculations except to the extent 
population can be used for the purpose. In the 
absence of direct data on the age and condition 
of housing stock, population figures may be used 
in a rough and ready way to assess replacement 
from obsolescence. For simplicity of presentation, 
the average life of an Indian house may be taken 



as SO years. The annual replacement rate would 
then be one-tenth of dwellings between 40-50 
years old. The proportion of houses 40-50 years 
old in the existing stock, say, in 1960 may be 
estimated from the ratio of the recorded increases 
in population between 1910 and 1920 to the total 
population in 1960. This assumes that dwellings 
were being built then at a rate sufficient to watch 
the population increase. 

11.1 The effect of dwellings falling out of use 
due to changed distribution of population may be 
studied with the help of rate and direction of 
internal migration and factors that affect it, e.g., 
development of new industries, irrigation 
programme, etc. It may, however, be borne in 
mind that in a period of rapid urbanisation, rural 
houses that become vacant may provide housing 
for the natural increase in the rural population or 
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go to improve the density level and hence may 
not necessarily result in vacant dwellings. 

12. It may be added that a small reserve on 
account of vacant dwellings should be made to the 
estimated current and future needs. The magni
tude of the reserve may be seen from the fact 
that in Sweden it is 2% for urban areas and 4% 
for non-form areas in United States. 

12.1 Further, as already stated in the begin
ning, housing needs are estimated for instituting 
action. This being so, it is desirable to make such 
estimates by geographic divisions and population 
groups by income, occupation, size of family o~ 
house-hold, etc, to mark out those more serioush· 
affec~ed. . It is also desirable to study . the intei
relatiOnshtps betw~en house-hold characteristics 
and housing conditions. 



Demographic Factors Affecting Requirements of Housing 
and Housing Investment in Asia*** 

by 
Dr. C. M. Palviat 

---·· ---------------·--------------
\ SUMMARY \. INTRODUCTION 

World population is growing fast and the pre
sent growth rate is 1. 72 per cent. But the popu
lation of Asia is growing faster and presently the 
averag·e growth rate of population in Asia is over 
2 per cent. 1 World population is expected to grow 
by 1975 to about 3800 million and by 2000 A.D. 
to about · 6300 . million and that of Asia to about 
2200 million in 1975 and to about 3900 million 
by 2000 A.D. Asia's share .in wor1d population 
would reach 60 per cent in 1975 and 64 per cent· 
in 2000 from the, present share of about 56 per 
cent. 

Distribution of population into urban and rural 
· areas will be another problem in the decades to 

come. Asia's urban population would increase to 
about 20 per cent of its total population in 1975 
and about 27 per cent in 2000 A.D. Both on 
account · of large increases as well as rural and 
urban migrations, the housing needs of the popu
lation in general and the urban population in par
ticular would ·arise over and above the inevitability 
of eliminating present unsatisfactory housing stock. 

Estimate of the housing. needs can b~tter be made 
by knowing the . number of potential house-holds 
as distinguished from the average size of the 
households · revealed by Census operations. Thus 
the number of potential households can be known 
by finding out the percentage of 'ever-married' 
female population in the age group of 15 years 
and above. With this. other elements like the 
elimination of unsatisfactory houses. replacement 

. and vacancy ratio are also to be considered while 
estimating housing· needs. 

On the above basis it has been found that about 
13 to 14 houses have to be constructed annually 
in the countries of Asia for every 1000 popula
tion· dming the next 35-40 years requiring invest
ment equivalent to more than 10 per cent of the 
gross national product. This rate of investment 
is not feasible. However, a modest programme of 
investing about 5 per cent of the gross . national 

. product is essential as compared to the present 
level of investment in dwellings equivalent to 1 to 
2 per cent of the gross national product in the 
countries of Asia. 

·---··-----------

. 1.1 Population in all its ramifications forms raw 
material for shaping and studying all human affairs 
and activities. Demographic movements mould the 
society and they, in tum, also get moulded by the 
social conditions. Housing, in particular, is affect
ed mostly by the demographic factors, because it 
is the population which conglomerates into units of 
households which share housing accommodation. 
The number and characteristics of the members of 
households (such as, their sex, age and marital 
status) under the impact of economic and social 
factors determine the housing requirements. Pro
perly backed by purchasing power, housing needs 
may form the demand-level for houses of various 
sizes and types in the real estate market. 

1.2 The degree of urbanisation and intensity of 
it.s process, occupational patterns and employment 
opportunities influence the distribution of popula
tion in the rural and urban areas. Often large 
masses of rural people with rural background come 
into. ·urban areas and these migrants do not easily 
fit mto urban surroundings. Thus urbanisation
an inevitable consequence of economic and social 
development and industrialization-poses a complex 
set. of pro~lems relating to provision of housing and 
~llied services. Presence of overcrowding, conges
tion,C) extremely unhygienic conditions, existence 
of slums, etc. are a common feature of large num
be!" of urban centres. In India there has been a 
rapid ~rowth of population as a result of the imple
mentation of the programmes of social and econo
~nic . welfare; the process of urbanisation specially 
m bigger towns has been recently accelerated. Twin 
factors of rise in population and increases in the 
number of towns and urban population create acute 
demand for housing and that too at a higher cost 
particularly in urban areas. 

1.3 This paper, visualises the requirements of 
housing_ as a result of the accelerated growth of 
population and accompanying urbanisation. It also 
~tte~pts to figure out the broad magnitude of rela
tive mvestments that· have to be made to solve the 
housing problem. 

2. \VORLD AND REGIONAL POPULATION 
GROWTHS 

2.1 It is estimated that the world population 
more than quintupled by. 1960 as compared to a 

tJoint Director (Socio-Economic) National Buildings Organisation and U.N. Regional Housing Centre for ECAFE 
Region New Delhi · 
. . (I) "The.re are rooms so d~rk that even durin~ t!J.e day the inmat~s cannot see each other in passages or in the single 

hvmg room-; without ~he help <?f hght or fire. Fresh ~u 1~ co!llpletely lackmg. Very oftc:n thc:re is no passage of air from room 
to ro~~· many ofwhtch are bl;ltltback to ~ack. Ve~ti!atton Is of the poorest standard !magtnable. The single room serve 
a.s a hvmg room, bedroom, stck-room, kitchen, dmmg r<?om, etc, an~ to add to this the number of persons living in the 
st.ngle room ral?-ges from four to ten. The sallow complexton, the emaciated body and the pale faces of the inmates imme
diately tell theu tale. If further proof were needed, one has only to study the official vitals tat is tics to understand the ext em 
of the tollin human li~e taken by this ill-conceived ~~using, a good deal of which even by the present inadequate and long 
obsolete standards latd down by the old Mumc•pal Act of 1888, can be classed as unfit for human habitation. It is 
tolerated because there is·no alternative housing available and the inmates would be on the streets if th~ tenements are 
declared and marked unfit for human habitation.'' 

[Housing Panel(Bombay), the Gre.1ter Bombay Scheme, Bomb:ly 1946]. 
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populatioa of. S4S J1!iDion in 1650, showiq an aYe
rage annwd rare of mcrease of 0·53 per cent. How
ever. breakdowns of population data into diffei'Cilt 
periods suggest that this rate has not been uniform. 
For 1650-1750 the average annual rate of popula
tion increase was only u· 29 per cent. increasing 
later to 0:88 per cent for the fifty-year period 1900-
1950. Again. during the present century, for still 
shorter periods, the annual rate has been of a 
fluctuating character, i.e. 0.59 per cent for 1900-
19 20, 1 ·II per cent for 19 30-1940 and ~ith a slight 
tapering ofl for the decade 1940-SO on account ot 
the Second World War. But during the fifties the 
a\·era~e growth rate of population rose to 1·72 per 
cent.(-) 

2.2 The estimates of population as forecast in 
United Nations studies for the period 1950-2()(1() 
have been outstripped in actual occurrence both 
as regards the growth and size of world population. 
For example, adjusted mid-year world population 
for 1960 was 2995 million as against the estlmate 
of 2907 million, with 1679 million of population 

in Asia (i.~. about 56 per cent of world population) 
as against the earlier estimate of 1620 million. 

2.3 ~ '!ae setting of the changes iii wodd 
population an_d 1ts average annual rates of increase 
and also particularly in respect of percentage dis~ 
tribution of the population over different major re
gio~s.. there is one chara~teristic trend. A great 
~aJO~ty o_f w~d pop~atton ha~ remained always 
mhabated an Asta. Thts population distribution in 
favour of Asia, where the population is now grow
ing at about 2 per cent per annum(') (or at a 
little over 2 per cent in quite a few countries) 
threatens the continent with serious consequences. 
The~ futD;re forecasts of p~pulation according to 
U.N. estimates are shown m Table l. It was esti
mated according to projections that Asia, which in 
1950 had 55·2 per cenr of world population would 
hav.e its share at about 61-S per cent of the world 
population by 2000 A.D. In actual happenings it 
may be noted that these estimates rather proved 
to be on the lower side, as can be observed from 
the estimates for the mid-year 1960. 

TABLE 1 
Estimated Population for the World aad the Continent 

lin Million) 

Year World Africa North{*) Latin(**) Asia(***) Eurore Oceania 

(I) 

1950 

1975 

(•) America North of Mexico. 

( .. ) AmCrica South of U.S.A. 

(2) . 

2497 
(100) 

38:!8 
(lp<)) 

6267 
\100) 

America America 

(3) (4) (5) 

199 168 163 
(8·0) (6•7) (6·5) 

303 240 303 
(7·9) (6·3) (7·9) 

517 312 5~2 
\8·2) (5·0) (9·4) 

including 
USSR 

(6) (7) {8) 

1380 574 13 
(55·2) (33·0) (0· 5) 

2210 751 21 
(57·1) (19·6) (0· 5) 

3870 947 29 
(61·8) (15·1) (0·5) 

(•••) EJB:Iudiog Asiatic part of U.S.S.R. (it.however, includes countries like Bahrain, Bhutan. Cyprus, Iraq. 
Israe!, Jordon, Kuwait, Lebanon, Muscat and Oman. Qatar, Syria, Turkey and Yemen, in addition to ECAFE Region). 

NoTE. -Figures in brackets indicate percent~ges of world population. 

2.4 Table 2 gives the population ami armual 
rates of percentage increases in population ( 1953-
1960) in the ECAFE countries. It will be seen 
that except for Burma, Japan and Nepal, none of 
the countries have a groWth rate of less than 2 
per cent per annum and in many of the countries 
the growth rare· is 3 per cent or even higher. (•) 
Even in Japan the population growtll is now on a 
higher side than was estimated earlier. Four of 
tbe country censuses have shown large discrepancies 

with earlier estimates of mid 1960. For example, 
Brunei, North Borneo, India, Pakistan~ Philip
pines and Thailand have shown upward figures by 
a few millions. Growth rates have moved upwards 
substantially country-wise--in India from 1 · 3 to 
2 ·O per cent, in Pakistan from 1 A to 1.9 per cent, 
in the Philippines from 2·6 to 3·2 per cent and 
in Thailand from 1. 9 to 3. 0 per cent. Asia is thus 
faced with problems of housing inherent in huge 
additions to population. 

(2) •--r11e FutUI'OGrowth -of World PopUlation'", paaes 23-24. Population Studies No. 28, 19S8. (U.N.) 
(3) Anaual ~b( ·.iDc.Jease after all adjustments was I· 9 percent owr the decade l95Q.a). 

(4) 1'llese COQBtrie.a-· Bruaoi, China. Taiwan. Federation of Malaya, IIODB Jtong. North Bomeo, Philippines 
Sarawak, ~·'I'III!MiaadaadSouth'\'ietMm- . . . 
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TABLE 2 

Population and Its Annual Rate of Increase in Some of the Countries in Asia 
-

··--·--· ·····-·-·-'""'"' 

Sl. Country 
No.·. 

~ 

(1) (2) 

--·-·--···--

1 Afghanistan .. • • • 

' 2 Brunei • • • • • • 

3 Burma·. • • • • • • '· 

4 Ceylon • • • 

5 China (Taiwan) • . . • • 

6 Cambodia • .. • • • 

7 . Federation of Malaya 1 • G • • 

8 Hong Kong., • .. • 

9 India • • 
I 

10; Indonesia • 

11 Iran .. • • • 

• 12 Japan • • • 
I 

13 Korea (Republic of) • • • • 

14 Laos • • • 

15 Nepal • • • 

16 North Borneo • 

·17 Pakistan • • 

18 Philippines .. • 

19 Sarawak • 

20 Singapore 

21 Thailand • • •, 

22 Vietnam ·(Republic of) • • 

Source : Demographic Year Book, 1961 (United Nations). 

2.5 It Las. therdore, been rightly stated in the 
United Nations Population Commission's Fourth 
Report on "Future Estimates of Population of Asia 
and the Far East, 1950·1980" that the ECAFE 
region really determines the world's population 

Estimates of mid- Percentage 
year population annual 

(in thousands) rate of 
.A. , increase 

1953 1960 (1953-60) 

(3) (4) (5) 

• . • 13,800 

• • . . • • 52 84 7•0 

• • • • • 19,272 20,662 1·0 

8,290 9,896 2•7 

8,261 10,612 3•,6 

• .. 4,952 .. 
• • .. 5,613 6,909 3·0 

• 2,250 2,981 4•1 

3,78,329 432,567 1•9 

• • 79,500 92;600 2·2 

• 17,476 20,182 2·1 

• 86,700 93,200 1•0 

• 21,440 24,66S 2·0 

• 1,445 1,805 3•2 

• . 8,257 9,407 1•6 

355 454 3·6 

• • 81,159 92,727 1·9 

• 22,316 27,792 / 3·2 

• • 592 745 3·3 

1,192 1,634 4·6 

19,556 26,258 4•0 

9,766 14,100 5•4 

trend. This, accompanied by low per capita natio
nal income in most of the countries in this region 
is enough to point out the task with which the 
region is faced in solving problems of poor health 
and agonising housing conditions. 
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TABLE 3 
Revised Population Projections for Asia from 1960 to 2000 (\Vithout Affecting Any Changes 

in \Vorld Estimates of Population) 
-------------------·--·- ----

Year 
Rate of Percentage 

Population increase share of , A--..:.___... in the in- Asia in 
World Asia tervening world 

period populat \on 

-------------·----·-···----
(1) (2) (3) (4) (5) 

Mid 1960 2995 1679 56·0 
(1620) (1·9) 

1965 .. •• 1846 
(1780) . (2•1) 

1970 • • . . 2048 
(1980) (2•3) 

1975 • • • 2290 60 
l3828) (2210) (2·3) (57•7) 

2000 4010 64 
(6265) (3870) (61•8) 

----
NoTE.-Figures given in brackets are all based on estimates made in 1958 U.N. documents. All other estima:tcs are 

r..:vised ones, in the light of actual trends as shown by mid 1960 data for Asia and world population. 
Source : U.N. Statistical Year Book-1961. 

(2) The Population of South East Asia (1958). (Population Study No. 3) 1950-58. (U.N.) 
(3} The Future Growth of World Population 1958. {Population Studies No. 28) (U.N.) \ 

2.6 In view of the variations that have actually population distribution- in retrospect and in pros- · 
occurred from the estimates of world population pect. · The knowledge of the distribution and 
as well as that of Asia's population, it would not b~ composition of increases in population .is of a great 
unrewarding to make fresh estimates of world an.d value for planning purposes. Proper study of the 
Asia's population and determine the actual share process of urbanisation (i.e. the dynamics of the 
of Asia in world population. While making the distribution of population in urban and rural areas -
fresh forecasts of population size, the growth rate or the migrations that take place 'from rural to the 
of Asia's population as now prevalent has been em- urban areas) is essential in this context. 
ployed but no changes have been affected in the 
size of world population or population of develop
ed regions as also that of the population in Latin 
America and Africa. In the case of shares of Africa 
and Latin America in world population any changes 
in the rate of population increase would not alter 
Asia's share and in the case of North America and 
Europe the actual declining of trends in the share 
of world population conform to the assumptions 
underlying fresh estimates. 

2.7 The fresh estimates show that Asia's share 
in world population would increase because of 
'demographic explosion' caused as a result of 'de
mographic gap' occurring in the wake of welfare 
and developmental policies of the Governments in 
the countries of Asia which have raised the expec
tation of life and lowered the death rates. Asia's 
share in world population, as a result of fresh esti
mates, now increases from 57·7% in 1975 and 
61·8% in 2000 (as estimated in U.N. Document) 
to 60% in 1975 and 64% in 2000 according to the 
f rcsh estimates. This in tum would affect the abso
lute as well as relative numbers of the population 
living in urban areas and also the requirements of 
housing. 

3. POPULATION DISTRIBUTION AND UR
BANISATION PROCESS 

3.1 Regional, national, physical, economic or 
social planning of less developed continents (and 
more so in Asia) must necessarily deal \vith the 

3.2 The concept in respect of designation of 
areas as urban or rural is of a variagated nature. 
The concept has remained closely bound up with 
historical. political, cultural and administrative con
siderations and there remains always a difficulty in 
developing uniform definitions. For example, the 
way in which cities are delimited differs from 
country to country. The urban agglomeration has 
sometimes been defined as including the suburban 
fringe or thickly settled territory lying outside of, 
but adjacent to, the city boundaries. Again, in 
many countries cities are considered synonymous 
with localities having fixed boundaries with an ad
ministrately recognised urban status which is usually 
characterised by some form of local governments
known by various designations, such as cities, towns, 
boroughs, municipalities. and by some form of local 
government; and in others, e.g. in Japan, Ryukyu 
Islands and France, the city is defined as an admi
nistrative division composed of a populated centre 
or an adjoining territory which may be distinctly 
rural in character or may contain other types of 
quite separate urban agglomerations. 

3.3 The differences are sometimes at extreme 
that an urban status is granted to places with as 
few as 250 inhabitants in Denmark. while in Korea 
the 1ov.-er limit is 40.000 persons. In northern 
Ireland and Belgium urban population means popu
lation living in places with urban status, regardless 
of size; in Israel it implies predominantly non
agricultural centres; in Malta it is defined as built
up areas devoid of agricultural land. In India for 



the 1961 census the designation of the town or 
urban areas has been put to a stricter definition by 
applying three criteria-name'ly, (a) population of 

· not less than 5,000, (b) a density of not less than 
386 per square km. (1000 per square mile), and 
(c)·the employment of not less than 75 per cent of 
the adult male population in non-agricultural pur
suits. This new test has eliminated many areas of 
pronounced rural character which had previously 
passed as towns\thus causing a pruning in num
ber of towns. It is this definition which. as given 
by provisional data, has kept the proportion of 
urban population a little over 17 per cent for 
1961-a figure that was thrown in 1951 census 
in different set of definitions. 

3.4 Hence as long as the type of locality involved 
remains unchanged from year to year the changes 
over time in the proportion of the population liv
ing in places of 20,000 or more and in places of 
1,00,000 or more· provide a useful index of urba
nisation. . They are also useful for analysing world 
and regional trends, since they are relatively free 
from the complexities introduced by national defi-

. nitions or. urban status. 

3.5 The regional differences in the pattern of 
absorption of urban population have existed, demon
strating the .variations that exist due to history as 
well as on account of economic and social set up 
of the regions. In the. West, the population in-

. crease was absorbed by th~ consequential urbanisa
tion in the wake of industrialisation, which was 
the · main contributory factor for urbanisation of 
the world as well during the 19th ~entury. But 
duriog the 20th century, world urbanisation has 
been .largely characterised by the growth . in the 
urban population of Asia; for, as _Hauser(') puts 
it, ''Between 1900 and 1950 the large city popula
tion of the world increased by 254 per cent that of 
Europe and North America, however, already at a 
high level in 1900, increased by only 160 per cent, 
compared with an increase of 444 per cent in Asia". 
The. intensity of this can be observed as given in 
Table 4 (after Philip Hauser) on the rate of world 
urbanisation (cities having a population of 1 Iakh 
and over )1 by selected regions since the year 1800. 
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TABLE 4 
Percentage Increase· (Population of Cities of 1 
lakh and Over) in Some Regions of the World 

Period 

{1) 

1800 to 1850 
t8so to 19oo 
1900 to 1950 

World 

(2) 

76 
222 
254 

Asia 

(3) 

24 
59 

444 

Europe (in-
eluding the 

whole of 
USSR) and 
America 

(4) 

184 
337 
160 

3.6 The intensity of urbanisation in terms of 
absolute figures, has been more visible in Asia where 
about one-third of the total urban population (i.e. 
of larger cities) resides and also it is here that about 
a third of the larger cities of the world (numbering 
over 1400) (') are located. The combined strength 
of the larger cities in Europe and North America 
is somewhat smaller than in Asia. It might also be 
stated that between 1960 and 1.975, increases in 
population in Asian cities as estimated in this Paper 
will account for about h~llf of the world increase 
in residents of cities of both 1,00,000 and over and 
20,000 and over; py 1975 Asia would contain (in 
towns of 20,000 and over) about 40 per cent of the 
world's city population. In absolute terms. the 
urban population in Asia is likely to increase. over 
1960. by another 176 million by 1975. About 462 
:million people of Asia would then live in urban 
areas and about 20 per cent of the total Asian popu
lation would be in urban areas as compared to 
about 17 per cent in 1960. However, considering 
the size of the population it is clear that the "degree 
of urbanisation" is much higher in the advanced 
countries of Europe and North America than is 
the case in Asia. The important point of distinc
t!on that emerges is that the process of urbanisation 
in Asia has been shaped more due to the 'push' 
factors, whereas in Europe and America it was 
more due to the 'pull' factors. C) 

3.7 This phenomenon has occurred as a matter 
of compulsion, because of the low 'land-population' 
ratioe) arising from rapid population growth in 
relation to agricultural resources in countries of the 

' 
-----·-·----------------

(5) Philip M. Hauser-' Implication of Population Trends for regional and urban planning in Asia and the Far East 
(p. 23,) "Regional Planning-Housing; Building and Planning, Nos. 12 and 13, United Nations, 1959. . 

(6) U.N. DemographicYearBook,l960. 
· · (7) 'Pull' factor might also prevail in agricultural surplus countries like Burma and Thailand, \\here ~orne fcctions 

of affluent agricultural population might be attracted to the an1enities of cividife in· towns. However, they co not come 
in search of employment. 

' (8) The· data in the following table, showing the male working population per sq. km. in differmt countries, 
confirm the point : . 

\ 

Country 

Brazil 
Ireland 
Greece 
Spain 
Turkey 
Poland 
China 
India 

Mail working population per sq. km. 

1 0 
7.8 
8.9 

14.0 
14.0 
14.5 
26.9 
26.3 

Sourc·~: Dr. C. M- Palvia, "An Econometric Model for Development Planning", 1953. 



ECAFE region. People leave rural areas as the 
existing social, land tenure and technological situa
tion in rural areas do not afford a livelihood on 
already over-populated land or seasonality of em
ployment in agriculture or due to the obsolescence 
of handicrafts. 

3.8 Further, in Asia it is about 15 per cent of 
her population that lives in cities of 20,000 or more 
persons, compared with the world average of 21 
per cent. 42 per cent in North America (North 
of Rio Grande) and 35 per cent in Europe (ex
cluding USSR). Similarly. only 8 per cent of the 
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Asians live in cities of population of 1,00,000 and 
over, compared with the world average of 13 per 
cent, 29 per cent in North America and 21 per 
cent in Europe. W~th the exceptione) of Hong 
Kong, Japan and Smgapore, the countries of 
ECAFE region are the least urbanised in spite of 
the fact that in absolute figures they have a large 
number of cities of larger size of urban population 
than either Europe or America. 

3.9 The recent state of affairs as regards rate of 
urbanisation in towns and cities of different sizes 
in Asian countries can be had from Table 5. 

TABLE 5 

Urbanisation and Population Growth Rates of Some Countries in Asia 

Annual per cent of increase 

Country 

(1) 

-·----- --- ·~-----------·--
Burma (1931-41) 

Cey!on(a) (1946-53) 

China (Taiwan) (1940-51) . 

Federation of Malaya tb) (1947-57) • 

India(c) (1951-61) 

Indonesia(d) (1930-61) 

Japan (1955-60) 

Korl.!a (Rep. of)(e) (1949-55) 

Pakistan (1951-61) 

Philippines (1948-60) 

Denmark (1950-55) 

F ranee (1950-60) 

Sweden (1950-60) 

Switzerland (1950-60) 

United Kingdom (1951-61) 

United States (1950-60) 

• 

• 

• 

.. 

Total 
Population 

(2) 

• 1·39 

2·84 

3·12 

2·56 

1•99 

1·52 

0•91 

1·04 

3•52 

3·18 

0·51 

0·67 

0·64 

1·39 

0·51 

1·75 

------'----
Locality size 

~ 

1,00,000 50,000 20,000 10,000 
and over to to to 

99,999 49,999 19,999 

(3) (4) (5) (6) 

2·56 

2·35 3·93 

7·27 3·47 3·93 1·33 

6·55 3·02 

4·07 

5·94 

3·95 

5·62 

6·02 

3·73 

1·19 

1·09 

1·81 

1·22 

3•15 

1•42 

(9) In Hong Kong only 17•9 per cent of population lives in localities having less than 10,000 pc.pula1ion ar.d in 
Japan less than 11 per cent. , 

(a) For 1940, data include residents serving in Japanese armed forces outside the coun1r:>. for 1S56, data include 
Quemoy and Matsu Islands. -

(b) Existing data of Kashmir-Jammu, Karikal, Mahe, Pondicherry and Yauson for 1961, and for B-tril:al areas of 
Assam for 1951. 

(c) For 1961 data are provisional. 

(d) Rate based on minor civil divisions which together cover country and hence rural as weJJ as urban population. 

(e) Data excl. alien, armed forces and foreign diplomatic personnel, for 1949 data excl. other foreigners and data 
referring to the area South of the 38th Parallel. 

[Source: Compendium of Social Statistics 1963, U.N. Statistical Papers Series-K. No.2.] 

14-3 N. B. 0.169 



3.10 The data show that roughly the rate of 
increase in urban population in cities of population 
1,00,000 or more has been twice the growth in 
total population in countries of ECAFE region (ex
cept in Ceylon and Philippines). For example, in 
Ch,ina (Taiwan), Federa.tion of Malaya, Indonesia, 
Japan and Korea, the rate of increase of population 
in c;ities with population of 1,00,000 and more is · 
m~re than twic~ the. rate of increase of total popu
lation. . In case' of Ceylon, the lower rate of in
crease in population in larger towns has been com
pensated by twice the rate of increase in population 
in towns with population of 10,000 to 99,999. Thus, 
in spite of relatively low ·urban population, the rate 
of population growth in cities has been very high. 
In comparison, the urban population in larger towns 
in developed countries is growing at a much smaller 
rate than in the countries of ECAFE region and 
in some cases (as for example in the United King
dom) it is also declining. 
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3.11 The conclusion of the above paragraph can 
be further substantiated when one observes that the 
r~rcentage share of urban population in total popu
lation in countries of Asia has increased faster dur
ing the last decade. except in a few countries. Data 
in this respect are given below in Table 6. The 
figures show that in some countries population in 
larger towns is increasing at a faster rate and popu
lation of smaller towns is increasing at a fast rate. 
This inflow of population in urban areas creates 
housing problems, and if not attended betimes the 
new migrants to the towns as well as the lower in
come groups in certain areas either become slum
dwellers or they are constantly being threatened to 
be on the verge of turning their localities into 

. slums.C0
) In contrast. in developed copntries the 

rate of increase in urban population in towns of 
1 ,00,000 in developed countries has either declined 
or stabilized (as in Switzerland, France, Denmark); 
in some cases the rate of decrease has set in as 
is clear from the data of the United Kingdom and 
the United States. 

TABLE 6 
. Proportions of .Tota• Population Living in Urban Areas in Countries of 

Asia and Other Regions 

Size of Towns 
, Country 

(l) 

.. Ceylon 
1946 
1953 

··china (Taiwan) 
1940 •. 
1956 

';I 

.. . •. 

. .. 
Federation of Malaya 

\ 1947 ... 
1957 

india 
1951" 
1961 

Indonesia 
1930 
1961 .. 

. . Japan· 
1955 
1960•. 

• • 
• . . ·. 

• • 
• • 

Korea (Republic . of) 
1949 
1955 

Pakistan 
1951 
1961 

• 
• 

• 

• 
• 

• 

.. 

... 
• 

.: ' . • 

• 
• 

• 
• 

• 
• 

• 
• 

• 
• 

• 

• • 

• • 
• • 

'' 
• • -.' . . 

• • 

• • 

• 

. . 
• • 

• 

• 
• 

• 
• 

• 
• 

• 
• 

• 
• 

• • • . . ~ . 
• 

. -. 
• 

• • 
• • 

• 
• 

• 
• 

• 
• 

• 
• 

• 

1,00,000 50,000 
and to. 
more 99,999 

(2). (3). 

5·4 
5·3 

12·5 
23·6 

i·4 
10·8 

2•6 
9'8 

34·9 
40·5 

14·8 
9·6 

5•1 
7·4 

7·1 
7•5 

2·8 
5•2 

•• .. 

11•5 

.. 
0·8 

5•9 

30·8 

4·5 

20,000 
to 

49,999 

(4) 

2·7 

43·4 
49·3 

6•9 
6·7 

20·0 

.. 

2·t 

10,000 
to 

19,999 

{5) 

2·6 
3·4 

30·3 
15·1 

1·9 
3•8 

17•4 
. 17·7 

.. 

(10) "While the housing requirements of developed countries originate in a normal population deveJcrrr,t:nt and the 
need for a !enewal of a ho_ush;tg stock, those of the countries in the process of rapid industrialisation arise mainly from large 
scale and mtense urbanisation". 

[U.N. : ECE--Report of the Seminar on Housing Surveys and Programmes with particular reference to problems 
i,l) the ~cy~Iopin~ countries, pase 3 (1962).] . 
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TABLE 6-Contd. 
--·-

1 2 3 4 $ 

Philippines 
1948 9•3 
1960 • 9·9 

Denmark 
19SO • • 33•5 
1955 • • • • 34·0 . . 

France 
1946 • • • • 16· 3 .. 
1954 • • • 16·8 .. 

Switzerland 
1950 • • • 20·6 
1960 • • • • • • 20·5 

Sweden 
1950 19•4 
1960 • • • 21·4 

United Kindgdom 
1951 • • • 51·9 
1961 • • • • 36·1 

United States 
1950 • 29·4 
1960 • 28·4 

Source : Compendium on Social Statistics, 1963 (U.N. Statistical Paper~ Series K. No.2). 
3.12 Asia may, in one sense, be also called over- drawn from Table 3, we might further make esti-

urbanised, because many of the Asian countries mates of urban po-pulation, taking the 1960 percen-
have a larger urban population than is justified by tage of urban population at about 17 per cent. The 
the degree of industrialisation or general level of estimates show that urban population of Asia would 
economic development or in terms of the proper- be 382 million in 1970; 462 million in 1975 and 
tion of population engaged in non-agricultural pur- 993 million in 2000. This means that in urban 
suits. This is perhaps inherent in the 'push' factor areas alone houses shall have to be provided by 
a~sociated with urbanisation process as distinct from 1975 for about 800(11

) million people-equivalent 
'pull' factor's association in urbanisation process in to the present housing stock of Western Europe, 
developed countries. North America and South America in the course 

3 .13 In view of the various factors explained 
earlier, it would not be wrong to assume that urban 
population would increase at twice the rate of 
population over various periods in future. Hence, 

of about next thirty five years. This, however, does 
not take into account about the houses to be pro
vided for the population living in rural areas of 
Asia. 

TABLE 7 
Estimates of Urban Population in .Asia 

Total Average Urban Average Percentage 
population annual population annual to total 

Year of Asia rate of (in rate of population 
(in increase millions) increase 

million) in the in the 
inter- inter• 
vening vening 
years years 

(1) (2) (3) (4) (5) (6) 

1960 1679 286 17·0 

1965 1846 ' 1·9 329 3·8 18·0 

1970 • 2048 . 2·1 382 4·2 19·0 

1975 2290 2·3 462. 4·6 20·0 

2000 3600 993 27·0 • • • • 

(11) If 40 percent ofthe urban population in 1965 is regarded as having unsatisfact~~houses an~ iftil_is figure;is 
added to the new urban population-the new houses would then be required for over 800 mtlhon people tn As1a. 
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3.14 As regards the size of urban population it 
would be seen that the population increases from 
1,7 per cent to 18 per cent in 1965 and 19 per cent 
in 1970 to 20 per cent in 1975 and 27 per cent in 
2000. The accentuated trend of urbanisation (as 
assumed at doub!e the rate of· population growth) 
w~ create quite a. number of. problems in respect 
of. housing pependmg upon the, age and sex strue; 
ture as well as civil status of the population. 

·~ 

4:: HOUSING REQUIREMENTS AND VO. 
LUME OF INVESTMENT NEEDED TO 
PROVIDE HOUSES 

• "4.1 The ·prospects of big intteases in ·J?opulation 
accompaniea .bY its rapid n *" of ~ncentration in~o 
urban areas creates various SOCial and economic 
problems. .The programmes of economic and social 
welfare in .less developed colliltries are very much 
thwarted by fast increases in the population. and 
in the process housing stock, its renewal, etc., also 
get adversely affected. Already there .are huge 
back-logs itt countries of ECAPE region as regards 
housing facilities and the need for provision of ac
commodatlo.n to match fast :rates of increases ip 
population. further worsens the. situation. 

houses that will have to be built only to provide 
for the increase in population and family forma
tions, the task it would appear, is no less stupen-
dous in countries of Asia. · 

4.3 In order to determine the correct require
ments of housing· at a· particular point of time and 
also for some future date, it will· be proper to deter
mine first the potential number of households. The 
nu\Dber \of housel;lolds.as given .out by census ope
rations JS often not the correct. picture, because it 
may involve compulsory doubling up of the house
holds in the absence of the availability of needed 
number of housing units. The potential number of 

' households can be roughly estimated by finding out 
.. first the number of females of '15 years and over 

in a country. Secondly, it will be necessary to 
. determille the proportion cf females in this age 

group who are single and not married at any time. 
The residue of the female population in this age 
group would provide females who are married, 
divorced or Widowed. · This latter figure would be 

• th€! apJ:'roximate "number of pOtential households 
who shoWd be provided a separate house with ele
mepts Q.f adequate shdter. privacy and, if possible, 
of protected • water supply and sanitation facilities. 

4.2 Precise estimate of housing reqwrements is ~.4 'fable. 8 gives data about. the proportions of 
a difficult "and complex task, J>ecause the need for the female population of 15 years and above to the 
housing is related not only to the existing popula- · total population in col. 5 for some of the Asian 
tion and its growth in future but also on the num- countries. The proportions of females of 15 years 
ber of existing and potential households. The rate and above. who are married, widowed or divorced, 

·of . family (or household) formation is influenced to total population, in different countries, are given 
by the sex, age and marital status of the members. in col. 6. From the figures in col. 6 the weighted 
In 'addition, for estimating housing needs, account percentage for the region is arrived, on the basis 
has also to ·be taken of· the back-log in housing as of the country proportions to total female popula-
well as that of sub-standard houses at a point of tion of the region in the age group 15 years and 
time in relation to the requirements at that time, above. By applying this percentage to total popu-
when ·projections of housing requirements have to lation, the number of potential households can be 

·be made. This is a big exercise in itself.(u) How- obtained and in tum our premise is that this num-
ever, . if we, forget ·about these considerations and her would approximate to the requirements of hous-
try. to arrive ·at ·a working figure for the number of ing units needed at a particular point of time. 

·,, . . . TABLE 8 
., 

I . 

,i Percentage of Females in the Age Group 15 Years and Above to the 
Total Population in Some of the Asian Countries 

Country 

(1) 

1. Brunei (1960) • • • • • 

:i. Burma (1954) • • • • • . . 
' 

3. Cambodia (1959) • • • • • • 

4. Ceylon. {1955) • • ... • • • • 

: s. China (Taiwan)_ (1960) • • • • • 

· 6. Federation of Malaya. (1957) • • • • 

• 

• 

• 

• 

Total 
popula

tion 
(Thous

ands) 

(2) 

84 

2,680 

4,845 

8,723 

10,612 

6,279 

Total 
females 
(Thous

ands) 

(3) 

40 

1,367 

2,425 

4,143 

5,181 

3,041 

Total Percent-
fetnales age 
in age Col. (4) 

. 

group of to 
15 years Col. (2) 
and above 
(Thous

ands) 

(4) 

21 

874 

1,361 

2,407 

2,851 

1,693 

(5) 

24·8 

32·6 

28·1 

27·6 

• 26·8 

26·9 

Percentage 
of married 
females 
in age 
group 15 
years and 
above to 

total 
popula-

tion 

(6) 

20•2('1) 

25·6 

N.A • 

21·6(1) 

20·9(3) 

22·6 

. . (l2) Adjustment is as well re_quire~ for d7preciation obsolescence, vacancy ratio l::esidcs the population rise, rate of 
family formation, back-log of deficiency ID housmg stocks, etc. . 

,r 



(1) 

7. HongKong (1961) 

8. India (1961) • 
9. Iran (1956) • • • • • 

10. Japan (1960) • • • • • 

11. Korea (1960) • • • • 

12. Mongolia (1956) • • • • 

13. Nepal (1954) • • • • 

14. North Borneo (1960) • 
~ • ~ • 

15. Pakistan (1961) • • • • 

16. Philippines (1961) • • 

17. Sarawak (1960) • 

18. Singapore (1957). 

19. Thailand (1960) • • 

ToT4.L 

Weighted average • 

4.5 The above derived percentage of the 'ever 
married' females of 15 years and above to total 
population tells that average size of the potential 
households in the countries of ECAFE region is 
below '4'. However, for our purpose, in order to 
have broad estimates we may take the numerical 
strength of the households at about '4'.C3

) 

4.6 Generally, it is found that the size of the 
urban household is smaller than that of the size of 
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• 

• 

• 

• 

• 

• 

(2) (l) (4) (5) (6) 

3,128 . 1,520 903 28·9 23·6 

439,235 212,941 132,648 (a) 30·2 28·1(') 

18,955 9,307 5,383 28·4 N.A • 

• 93,347 47,528 33,774 36·2 26·S 

• 24,443 12,441 7,528 30·8 . \ 23·8 

• 845 . 425 . 297 . 35.•2 N.A • 

8,~5 
. 4,'299 • 2;643 • 31·3 29·1 • . 

.454 .218 .122 . . .. • '· 

• 26~8 22·6 
• • :' . ~~ ~ 

• 90,283 42,794 23,474 26·0 24·5 . .. 
• 28,727 14,306 7,843 27·3 18·5(6) 

745 369 2.07 27•8 .. 
; 

. '22·9 . . .. 
1,446 683. ' 384. 26·6· 20·6 

' 
22,295 11,059 6.4~3 28•5 • 21·3 (') 

- . ) 

765,571 374,087' . . 230,836 30·15~ ; . 26·29 

(Weights proportional to 30~07 26·56 
total females ·of . all the · 
countries in the age group 15 
years and above) · 

a rural household. . In this study the size of the 
potential urban household is assumed at '4' ·and 
that of rural household at '4· 5'. 

4.7 On these above assumptions, estimates of 
housing stock required for different years both for 
the urban and rural areas is estimated as given be-
low in Table 9. · ·. , 

Source : 1. Compendium of Social Statistics 1963, United Nations. 
2. Demographic Year Book 1961, United Nations. 

(a) estimated. 

(1) Obtained help of 1947 figures. 

(2) Obtained with the help of 1953 figures. 

(3) Obtained with the help of 1956 figures. 

(4) Obtained with the help of 1951 figures. 

(5) Obtained with the help of 1959 figures. 
. . 100 100 
(6) Obtained with the help of 1956figures. (Thesizeofthe potent~ household is -- =3·77 or-----

26·56 26•29=3·80) 

(13) Though the a\'erage size oft he poential house~old comes to :3· 8', as shown~ Table 8, our taking t~e size at 
4' for urban areas and '4· 5' for rural areas may be constdered pragmatic as the age at which females now marry 1s moving 
upwards which in itself would reduce the proportion of married females _(15 .Years and above) to total population. It would 
also be practicab'e to move slowly in reducing the degree of overcrowdtng tn hous.eholds (as demonsrrated by the present 
size of hJU'>eholds ar • 5') by assum;ng the pocential household size at '4' and '4 · 5' an place ~f •3 ·g', · 

' . . .. 
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TABLE 9 
Distribution of Urban, Rural and Total Population and Potential Househ9lds in Asia 

· for. the Years 1960, .1965, 19(0, 1~75 ~nd 2,000 

·Population in Asia · · No. of potential households 

Year (In Million) 
(or families) in Asia 

(In Million) 
~ \ Urban Rural Total Urb.an Rutal Total • 

(1) 

,1960 • 

( 1965 • . ' ' . • • • 
1970 • • • • • • 
1975 • • • • • • • 
2000 • • • • • 

4.8 From the number of households (or fami
lies) in Asia at particular points of time, we ~so 
know the increases of new households (and m
creases in housing 'needs) during the intervening 
pe{iods. To, illustrate, it will be seen that for t!I~ · 
qumquennium .1961-1965 the average annual I.?
crease in potential households is 7~6 million, 1·2 m 
urban areas and 6·4 in rural areas; for 1965-70 
the increase- is 9•4 million: 2•8 million in urban 
areas and 6·4 in rural areas and for 1970-75 the 
average annual increase is 11 ·2 million : 4·0 in 
urban areas and 7·2 million in rural areas. It 
demonstrates that the rate of increase in households 
is faster in urban areas and slower in rural- areas. 
For the 15·year period of 1961-75. the numbe~ of 

· new formation in households would be 141 million, 
for an increase in population of 611 million: 176 
million in urban areas and 435 million in rural 
areas. For the 25-year period (1976-2000) the in
crease of ~w households would be 305 million : 
132 million in urban areas and 175 million in rural 
areas. 

. · 4.9 Correct information about the quantum and 
quality of the housing inventory in the countries of 
ECAFE Region is not available at present. For 
estimating present housing shortage in ECAFE re
gion it may be assumed that about 40 per cent of 
the urban population and about 50% of the rural 
population are living in unsatisfactory dwellings.(14

) 

This gives a housing shortage of 28 million in urban 
areas and 155 million in rural areas for the year 

· 1960. · This shortage we might assume, includes 
both the numerical shortage as well as the shortage 
on account of sub-standard houses. This housing 
shortage, we might assume can be liquidated during 
the 40-year period (1961-2000) at a uniform rate 
of 4·6 million houses every year : 0·.7 million in 
urban ·areas and 3 :9 million in rural areas. 

4.10 Future plans, for eliminating this deficit, · as 
also to provide houses for the fresh population~ 
have to be prepared. In such estimates adjustment 
is also necessary on account of replacement factor 
both for the urban -and rural housing stock esti-

, mated for the year 1960. Replacement factor may 
be applied only to the 1960 stock at a uniform rate 
·of 2 per cent. As a result 3;96 million houses, i.e. 

• • 1 

(2) . (3) 
" 

(4) (5) (6) (7) 

286 1393 1679 71 310 381 

329 1517 1846 82 337 41~ 
Ji.) 
382 1666 2048 96 370 465 

462 1828 2290 116 406 522 

993 :Z607 • 3600 248 579 827 

.Q·86 million in urban areas and 3·10 million in rural 
areas shall have to be provided to match with the 
wear and tear that occUrs on the 1960 satisfactory 
housing stock. 

4.11 Housmg plans for a long period necessarily 
involve provision for other factors as well and it is 
desirable to make provision at least for the vacancy 
ratio. This ratio is at about 3% of the housing 
stock in developed countries. Here we might take 
a vacancy ratio at the lower point (i.e. at 2 per 
cent). This vacancy ratio shall have to be related 
to the housing needs as based on total number of 
potential households. For example, for the year 
1975 provision has to be made for 10·4 million 
houses: 2·3 in urban and 8·1 in rural areas, for 
providing free mobility of households from one 
locality to other, either due to shifts in occupation 
er income-levels, etc. 

4.12 Accounting for other factors, listed in the 
UN Document E/CN. 11/ASPAT/HSP/L.4(1963) 
is not being considered here in making the estimates 
of housing requirements. 

4.13 The data given in Table 10 are comprehen
sive for the years 1960 to 2000 and they emphasize 
specifically about the situation in 1975 and 2000 
in broad magnitudes. It will be seen that for the 
year 1975 house-building activity should be geared 
to cope with the construction of 31 ~ 1 million houses 
in ECAFE region:6·5 million in urban areas and 
24 · 6 million in rural areas. And this activity is 
needed when still about 100 million houses in rural 
areas and 17 million houses in urban areas will be 
in sub-standard condition. The house building acti
vity in 1975 will be about 13 houses per 1000 of 
population of which 14 houses per 1000 of popula
tion will have to be constructed in urban areas. 
This rate, is at present comparable to housing acti
vity in the USSR and is at much higher level as 
compared to the house construction of about 5 to 
8 houses per thousand of population in other deve
loped countries. In the year 2000 the house building 
activity will be at 45 million houses; 12 million 
in urban areas and 33 million in rural areas. The 
house building activity per 1000 population will be 
12 houses. 

{14) United Nations : "World Housing Conditions and Estimated Housing Requirements" (E/CN.ll StatfHSB 
L.9, 1963, page 28). 
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TABLE 10 
Housiag Requirements in U...,_ and Rural Areas ef tile CoDDtries in Asia 

(In million) 

Sl. 
No. Item Urban Rural Total 

(0) (l) (2) (3) (4) 

1 Present (1960) shortage of housing( a) 28 155 183 
") Annual average, for liquidation of shortage(!) over 40 years 0·7 3·9 . 4·6 ... 
3 Approximate rise of population 

(l) in 1975 • • • • • • • • • • 10·0 42·7 52·7 
(2) in 2000 • • • • • • • • • 22·4 60·4 82·8 

4 Approximate new construction needed due to rise in population 

(1) in 1975 • • • • • • • • 2·6 9·5 12·1 
(2) in 2000 • • • • • • 5·6 13·4 19•0 

5 Replacement (o'fthe satisfactory housing inventory of 1960 at 2% fixed rate)(h): 

(1) in 1975 • • • • • • • • • 0·86 3·10 3·96 
(2) in 2000 • • • • • 0·86 3·10 . 3·96 

6 Vacancy ratio (c) (at 2% of the minimum housing needs) 

(1) in 1975 • • • • • • • 2·32 8·12 10·44 
{116) (406) (522) 

(2) in 2000 • • • • • • • • • 4·96 11· 58 16·54 
(248) (579) (827) 

7 Total house building acthity required : 

(1) in 1975 2+4(1)+5(1)+6(1) • • • • • • • 6·48 24·62 31·10 
(2) in 2000 2+4(2)+5(2)+6(2) • • • 12·12 32·98 45·10 

8 Total population : 

(1) in 1975 • • • • • • • • • 462 1828 2290 
(2) in 2000 • • • • • 993 2607 3600 

9 Number of houses required to be built per 1000 of population : 

(t) in 1975 • • • • • 
(2) in 2000 • • • 

4.14 Broad magnitudes given above of housing 
requirements up to the year 2000 and with detailed 
break-downs for the years 1975 and 2000 pose a 
challange to the countries in ECAFE region. In
vestments required for providing houses for gene
rating the necessary bouse building activity, would 
also have to be large. 

4.15 Investment in dwellings as a percentage of 
gross national product, at present, is generally lower 
in Asian countries. It is 1 to 2 per cent of gross 

• • • 14 13 13 

• 12 12 12 

national product in Asian Countries ( 15) whereas 
in countries of ECLA region, it is 2 to 4 per cent; 
and about 3 to 6 per cent in developed countries. 
Again, the gross fixed capital formation in dwellings 
in Asian countries is nearer 10% or less than 
10% of the total fixed capital formation in contrast 
to nearly 20% prevalent in countries of ECLA 
region as well as in developed economies. 

4.16 In order to match the requirements in any 
target year (say. 1975 to 2000) it will be neces
sary to raise the proportions of investments in dwel-

(a) Urban shortage taken at 40 per cent of the 1960 housing needs, based on estimates of potential households; and 
rural shortage at SO per cent. 

(h) Thisrateis assumed in case of India (Referpage4S, UN Document-E/CN.ll/ASTAT/HSP/L.4,1963). 
(c) Vacancy ratio is arrived at 2% of the housing needs in 1975 and 2000 respectively, based on the estimates of 

potential households of which the figures are given in brackets. 
(1 S) ...•••.. about ten new dwellings per 1,000 inhabitants are required annu~lly in the less industria!ized areas of 

the world to meet requirements existing and growing ........ Buttotalinvesrment rates 1n less developed count nes are usua1Jy 
of the order of 10 to 1 S per cent of gross national product. It is e,identthat to sustain a rate of adequate housing construc
tion would absorb practically the entire investment resources of the developing countries (Para 23 oftbe United Nations 
Ad Hoc Group of Exports on Housing and Urban Development 1962 E/CN.S/367). 



lings in the countries of Asia from the present level 
of 1 to 2 per cent to about 5 per cent of gross 
domestic product, if further deterioration in housing 
conditions is to be stopped. In developed coun
tries where the housing stock is comparatively of 
a very high standard, already 5% of the gross natio
nal product is being invested in housing. In fact, 
the rate of investment should be even higher than 
5% of the gross national product in developing 
countries. This 1\tay require enunciation of stable 
credit and fiscal policies and development of various 
agencies for encouraging institutional and inter- · 
natiJJnal finance. 

- 4.17 In countries of Asia re-allocation of capital 
funds between dwelling and non-dwelling compo
nents of investment in construction .is called .for, • 
because in construction itself apout 70%. of • the • 
total gross fixed capital formation is absorbed which 
is a very high proportion, not found in other parts 
of the globe. This re-allocation would not be un
productive, because capital formatio:a in l'esidential· 
sector is also productive (though, spread oller a long . 
period of time; and in this sector, the capital/out
put ratio in long run may well tUm out. to be more 
favourable than in the manufacturing sector}. The 
employment vohime-direct and 'indirect-~enetated • 
(or employment multiplier) may also tum out to, 
be more favourable. Therefore, in ECAFE coun
tries, with increasing desire to set the development 
process at work, the percentage of cat>ital formation 
in residential construction should be raised 'over· 
future years, probably to the level of about 5% of 
the gross national produc~. There shoutd not be. 
much fear as regards the possible susceptibilities of 
these eco.nomies to alternation of peaks· an.d troughs 
in economic activity due to higher level of invest
ment as there would exist a reasonably • effective • 
safety valve in the' form of goyeillJllehtaJ. residen- . 
tial construction, embedded in the social welfare 
policy of the Governments in these countries. Eco
nomic planners in the countries of Asia should, 
therefore, address themselves to bring about proper 
allocation of investment resources !mortg variou$ • 

· sectors, with high priority to the residential sector,. 
for achieving balanced economic and social gr9wth. 

5.~ CONCLUSION 

5.1 In countries of Asia, population is increasing. 
·at the rate of over 2% per annum. This would 
raise the population of Asia to about 2,290 million 
by 1975 and about 3,600 :million by· 2000 A.D. 
Cop.sequently, Asia's · share in world populatior.' 
would reach to 60% in 1975 and 64% in 2000 
A.D. from about 56% at present. 

5.2 The numerical increase in population is not 
the only J?!Oblem. Because of heavy land pressure 
and conditions of unemployment or employment in 
urban areas in the wake of economic development 
plans and poli~ies of industrialisation the migra
tion of rural population to urban areas would be 
accentuated. The housing conditions and the pro
blem of providing houses in tum would become 
challenging in urban areas. 

. · 5.3 It is necessary to attend to the housing needs 
~f th.e pop~lation in general and the urban popula
t~on m particular to meet l;he ~eeds of new popula
tion as well as for eradication of unsatisfactory 
housing stock which is a bane of almost all the 
countries of Asia. 

0 •• 

• 5.4 While estimating 'the housing requirements, 
the present shortage of houses .as well as the needs 
due to the new population growth, replacements to 

• be lJl.ade. for .wear. and. tear have to be taken into 
• acco'll?-t. • In ~is ~nte_xt. it is necessary to pay 
attention to the number of potential households as 
distinguished from the average size of households 
revealed by census operations. It may be also 

.neceggary. to , make provision for the probable 
.vacapcy ratio .for whic.Q the housing stock has to 
be provided to meet the needs caused by transfers 
of the households to new Occupations or new loca
tions or also on account of changes in income 

•levels. • · • 

• 5:5 Hcrusin~ requirements, as estimated on the 
basis of various factors, reveal that about 13 to 14 
houses have to be constructed annually in the coun
tries of Asia for every 1000 of population. Hous
jng construction at this rate would require invest
ments equivalent to more than 10% of the gross 
·national product. This rate of investment is not 
feasible. Nevertheless, it is essential to invest for 
constructing houses at certain minimum rate to 
a~sc:>rb the growth o~ new population and ~he depre-

• ctallon of old housmg -stock on the basts of esti-
• mates derived .. from the .number of potential house
holds. In this modest and desirable housing pro
gramme, it would perhaps be necessary to slow 
down the process of removing the past back-log of 

· housing short~ge by spreading over three to four 
- decades. • The limited modest programme, as sug
gested above, would also in any case require an 
investment equivalent to about 5% of the gross 
national product as compared to the present level 
of investment in dwellings, in countries of Asia, 
which is only 1 to 2 per cent of the gross national 
product.· · · 

·-
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A Case Study of Household Formation in We~t. Bengal**~ 
by 

Dr. (Mrs.) Kumudini Dandekart 

1. It is intended to present here the data regard
ing household formation in West Bengal as obtained 
in the 1951 census. Similar data not being avail
able for any other part of India in any of the 
censuses, the present data for West Bengal stand 
unique and may be found useful in future as a zero
point study. The data included the following in
formation for about five per cent of the households 
in twelve, out of the fifteen districts of West Bengal. 
In all, 248,911 households were included in the five 
per cent sample selected from the National Regis
ter of Citizens for West Bengal in the census of 
1951. The data contained the following informa
tion besides what was available for oth~r states in ' 
the census: 

(i) Age, sex, marital status of the heads of 
households. 

(ii) Size of households by age, sex and marital 
status of the heads. 

(iii) Composition of households by the marital 
status of the heads. 

2. Among the total of 248;911 heads of house-. 
holds. about 90 per cent were male heads and about 
10 per cent were female beads. Among the male 
heads, 82 per cent were married, seven per cent 
were widowed and 10 per cent were single. Among 
the female beads 16 per cent were married, 79 per 
cent were widowed and only four per cent were 
single. Thus roughly, it was the marriage that be
stowed headship of households on males and it was 
widowhood that could give headship to females. 

3. It was observed in the sample households that . 
their size went on increasing as the bead of the 
household grew older and older. · This trend seem- · 
ed markedly different from that found in many 
developed countries where the size of households 
reached its maximum before the age of 50 years 
or so and then declined in older ages. The relevant 
data for West Bengal are set out in Table 1. ·As 
for female heads the size of household was gene
rally small and was maximum in the age period 25 
to 44 years. Later though it declined, it remained 
more or less at the same low level of 2 • 3 persons. 

4. The age-specific headship rates calculated from 
the census data give an idea as to the attitudes of 
males at various ages towards setting up their own 
households. In Table 2 these have been presented 
for rural and urban areas of West Bengal separately 
and for the city of Calcutta. The age-specific head
ship· rate of 84.9 for the age group 35 to 44 years 
for West Bengal meant that there were only 15 
men in that age group that had no household of 
their own and they were living under the headship 
of other males. As observed from this table, the 
headship rate rose to a maximum before age 64 
years and then declined at extreme old ages. It 

tGokhale Institute of Politics & Economics, Poona. 

was also surprising that ~e headship rates in .rural 
areas were not lower than those in the urban areas. 
Though they were slightly lower for ages below 35 
years, they were higher for ag.es above 34 in rural 
areas, and-specially so for ages· above 54 yem.e> 

TAJ;JLE 1. . 
Average Size of the Household at" .Various 

Ages of Heads of Households· in West · 
Bengal (1951) · · · 

.. ' 

Age-group · 
r , · Average size or 

household 

Male Female 
heads heads 
..~ f,l 

(1) (2) ,(3) 

f ,~ ' '! \ Under 25 \ ' 1·7 1·8 
25-34 • • .. 3~7 2~7. 
35--44 4·6 2·7 
45-;-54 ~ '5•2 . 2~4 
55-§4 J 5·6 .• 2·3 
65 and over 6;0 2·3 

,.~ 

All ages • . . 4·4 2.4 . 

Source : Based on Table II, census or India, . papei 
No. 1, 1958 characteristics of Family"Households-1951 
-census-West Bengal and Table CIII, 1951 census of Wes1 
Bengal. • • · · · " · 

... 
~ ' n 

. \ 

TABLE 2 .... . '"', 

Age-Specific Headship Rates for Males in Rural 
and Urban Areas and in the City of Calcutta (1951) 

Jieadship rates for 12 districts 
... o( West Bengal 

· Age-grottp 
Rural • Urban Total Clty of 

I ~rea area* ' . . ·eat-
cutta 

(1) (2) (3) (4) (S) 

Undet 25 8·2 15·1 1o:o .19·4 
25-34 58·7 62·2 59·0 62·0 
35--44 . 85·4 83·8 84·9 76·0 
45-54 89·6 89·2 89·5 85•2 
55-64 92·0 84·3 90·1 87·6 
65 and over 72·4 67·9 71·4 79·9 

*Urban area includes the city of Calcutta. 
Source : As in Table 1. · 

(l) This, prob1bly, was due to the headship being be~towed on .persons more for age than for oth~r reasons in 
rural areas but not so in urban areas. 

105 
15-3 N. B. 0./69 



$. It was worthwhile noting how the age specific 
lteadship rates behaved when they were calculated 
specifically for various marital statuses. It was 
expected that the decision to establish an indepen
dent household was more popular with married 
men. ·so also it was expected that larger the pro
portion of married males in an age group, larger 
was the headship rate. The relevant data are pre

' sented in Table 3. For obvious reas'ons. in the 
. state of bachelqrhood the percentage of males, set-
·.ting up . indepebdent households, was small in all 
age groups. In the state of widowhood the head
ship rates .were lower than those of the married in 
urban areas. but this was not so in rural areas. In 
fact in rural areas the state of widowhood did not 
seem to affect the headship rate at all. Thus gene
rally it. was only the young age and the state of 
bachelorhood that deprived men of headship in 
West Bengal. 

lOG 

Similar data on headship rates available for the 
United States for 1950 from 'American Housing 
and Its Use' by Louis Winnick indicates that for 
the married non-farm· males the headship rates 
changed from 92 per cent to 96 per cent for the 
ages 30 to 74. Even after the age of 74 years, 
the headship rate among the married was 91·8 per 
cent. For the age group 25 to 29 years, the head· 
ship rate was above 88 per cent and in the youngest 
age group of 15 to 24, it was about 79 per cent. 
All these rates compared with those of West Bengal 
were far higher and they seemed specially so, in the 
younger and older ages. On the other hand, the 
headship rates· among 'other than married" were 
much lower in the United States than in West Ben
gal, varying from 22 per cent to 47 per cent 

· for ages above 34 years. 

TABLE 3 
Age-Specific Headship .Rates in Various Marital Statuses of Males In Rural and Urban 

Areas* and for the City of Calcutta in West. Bengal (1951) 

j . 

Males 
.. Under251 

.. l " (1) ' (2) 

Married heads : ., 
~ 

.. Rural a.t;ea • .. 23·2) 

'·.~Urban area* . .... . • 36·5 
, ~ . 
·· ~ City of Calcutta • • • 39·5 

ToTAL • 27·0 

. ·Widowed heads : .. 
,' Rural atea • • • • • 29·8 

Urhan area* • • • • • 34·6 
- ,.,_.it' I' 

· City of Calcutta • • • • 29·5 
• '""1" ' . .. ·-TOTAL • 31·0 

Single heads : 

Rural. area ·· • • • • • 5·4 
,. Urban area* . - 10·4 .. .. • • • 

City of Calcutta · • • • 14•2 

ToTAL . 6·7 

· The age-specific headship rates in West Bengal in 
the 'various marital conditions were compared also 
With: those ·of the United Kingdom(') in 1951. The 
social conditions in· the countries like the United 
States or the United Kingdom are so different from 
those in Jndia that one could hardly think of such 
a· comparison. But the sheer ignorance regarding 
conditions· in the Indian society encouraged one to 
compare the conditions. in the two kinds of regions. . . 

Age group 

25-34 35--44 45-54 55-64 
~ 

65+ All ages 

(3) (4) (5L (6) (7) (8) 

61•6 86·9 89·1 92·3 74•5 68·3 

69•3 88·8 94·6 93·6 84·8 74·2 

69·4 80·8 90·2 98·4 89·2 71•7 

64·0 87·5 90·6 92·6 76·4 70·~ 

67·4 89·2 99·1 91·8 68·0 82·0 

55·5 61·9 61·6 SS·O 42·2 54·8 

46·5 50·8 58·2 58·1 61·4 53•7 

63·6 80·9 87·5 81·4 61·0 74·0 

3S•S 38·8 60·9 68•0 29·3 7·1 

37·6 •36·7 49·9 56·6 56·0 14·2 

39·2 38·6 55·0 36·0 59·3 '18·5 

36·5 . 37·8 . 55·3 62·8 40·0 9·0 

The headship rates in the United Kingdom are set 
out in Table 4 along with those for West Bengal~. 
Surprisingly enough the headship rates of married 
males in the two countries did not differ to the 
extent they did for the United States. On the 
whole, it could be noted that in West Bengal age 
seemed a very dominant factor in affecting the head. 
ship rates and the marital status seemed compara
tively less important. Among the married, those in 

------ ---------:--:--------------------------
*Urban area includes the city of Calcutta. 
For Source : As in Table 1. 

;· . _ . (2) CuUingworth,. J.D., Housing Needs and Planning Policy, p. 41. 
(3) The age-groups for West Bengal being different from those of the .U.K., gn!phical rr:etlwd "~s cs~d to e~timate 

the headship rates of West Dengal for the corresponding age-groups. The Umted States was not mcluded m this Table because 
of different age-grouping available for tho United States •. , 

For Source ; See foot note 2. 
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the age group 15 to 39 years, and those in the oldest 
age group of 60 years and 9ver stayed under the 
headship of other males in comparatively larger 
number. Young age at marriage in the younger age 
group with its economic dependence and low health 
standards in the older ages probably explained this 
phenomenon. Staying under the h~adship of others 
in younger ages even when marned was however . 
much less common in the United Kingdom and still 
more so in the United States for obvious reasons. 

L.. - -··- -- TABLE 4 
.... 

Headship Rates in the United Kingdom and 
West Bengal (1951) 

Headship rates 
in 

. Class of population Age groups 
United West 

Kingdom Bengal 

(1) (2) (3) (4) 

Married males . . 15-39 78·8 64·0 
4Q-!59 96·3 92·1 
60 and over 97·3 76·5 

Single, Widowed .and 
20·6 Divorced (M+F) . 15-39 3·6 

Widowed and Divorced : 

(a) Males 40-59 67·8 90·1 
60 and over 63·7 66·7 

(b) Females . . 4Q-59 77·6 30·3 
60 and over 67·9 17·4 

I -Single : 
(a) Males . 4Q-59 26·9 47·2 

60 and over 38·8 56·6 

(b) Females 4Q-59 29·1 19·7 
60 and over 46·7 22·6 

6. In the United Kingdom as well as in the Unit· 
ed States there was found a definite reluctance on 
the part of widowed and single men to take on the 
responsibility of operating a separate household 
establishment. The fall in headship rates among 
bachelors and widowers compared to those among 
married in the United Kingdom and in the United 
States was much larger than that in West Bengal. 

On the other hand, at the extreme ages of above 
64 years, the fall in headship rat~ in W~st ~engal 
was considerable among the married while 1ll the 
United Kingdom there was a slight rise. The head
ship rate in this age-group was probably affected 
by the low health standards besides, of course, the 
other factors like economic conditions, etc, that 
affected the headship rate of other age-groups too. 
The fall in the headship rate at extreme old ages 
should receive special attention since it has certain 
implications on th~ need. for old age security. :rhe 
significance of this findmg was to be emphasiZed 
in the present conditions in India when d,ue to deo. 
line in mortality more and more older people will 

~ have to pull oQ. witb. o~rs from the younger gene
rations. e) 

• .. • 
'' . 

A similar comparisoiF of West Bengal was at· 
tempted with the United States of 1890 and 1958, 

·for which only ~ge-s)?ecifi'C headship rates were ·avail· 
able These rates were however not sex·specifi.c. el 
These are presented in Table 5 along with similar . 

. rates calculated, for. West Bengal.·· Such headship 
rates for most of the societies are bound to increase 

·from zero for 'Jiery .young ages to well over 50(") 
fot advanced ages when the headship rate could be 
at its maximum. A comparison between the years 
1890 and 1950 for the United States shows that the 
headship rates for , the age years 35 to 59 .were a 
little higher in 1890, than in 1950. But for younj!er 
ages below 34 years and for higher ages above 60, 
the headship rates were higher, for the United States 
in 1950 than in 1890. This change in the head· 
ship in two periodS' , can be · partly explained by 
the growth of individualism as well as better econo• 
mie conditions in 1950' so that persons can set up 
their own households in younger ·a.S well as older 
ages. The change in the age . composition also is 
an important factor affecting change in the headship 
rate: But by dropping non-adults from considera
tion, the significance . of this factot gets reduced. 
However, larger percentages ·of older . people in 
1950 would have a ·smaller headship rate in 1950, 
had it not been for the better old age security. mea. 
sures and better health standards in 1950 as com
pared to those in 1890. As for comparison of 
West Bengal with the United States, the headship 
rates were again higher for middle ages and a little 
lower for older ages in West Bengal as in the Unit
ed States of 1890. The rate in West Bengal was 
markedly higher for the ,youngest age group. The 
differences in West Bengal 'and the United States 
resulted from those in the percentages of married 

(4) Besi.d~s th~ problems of the old in a sJ~~ mo~ng soci~ty like that o'r India, if larger number of generations stay 
together, traditionah~m and such other characteristics will be still more-difficult to change. 

. . (S) Such rates are presented here for academic interest. It was int~resting to know the behaviour of lieadship rates 
when they were not sex-specific. Their utility was not much. ~ · . 

(6) If all persons in given age group containing an equal number of males and females wer~ married and were livin2 · 
with their spouses in separate dweJling units, the headship rate would be exactly 50 pel' cent for both sexes combined. The 
effect of an increasing proportion of married persons in any age group is a. movement toward this 50 per c~nt level,, marriage 
exerting an upward push in age groups having headship rates lower than 50 per cent (e:g. young age groups) and a down 
ward push in age groups with headship rate above this level (e.g. individualistic modem societies wit{l high income, economy). 
The stated conditions are modified in reallife by the fact that (a) the sex-ratio in ·a given age group is not unity, (b) some 
married couples stay und~r the h~adship of others, and (c) there are varying pr~portio~s of 'unco.upled' people in any group 
whose tendency to establish a pnvate household depends on whether they are smgle, w1dowed, divorced, etc. 
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TABLE S 

Age Distrjbution and Age-Specific Headship Rates (Not Sex-Spetific) for the 
United States in 1950 and 1890, and in \Vest Bengal in 1951 

Age/Years 

Age distribution and headship rate Less 25-29 3~34 35-39 40--44 45-49 5~54 55-59 60and 
. ' . than25 above 

\ (1) (2) . (3) (4) (5) (6) (/) (8) (9) (10) 

1. u.s.A. (1950) 

(i) 'Ar.e distribution • • • 41•5 8·1 7·6 7•5 6·8 6·0 5·5 4·8 12·2 

(ii) Headship rate_ • • • 3·2. 33·3 '40·2 43•7 46·4 48·7 50·4 52·3 53·0 

2. U.S.A. (1890) 

(i) Ar.e distribut~o~ • . .. ,, 56·0 8·9 7·3 6·2 5·1 4·4 3·7 2·7 6·2 

; (ii) Headship. rate · • • • 1•8 27·3 38·5 45·1 47·9 51·6 . 53·4 56·0 51·8 

3; West Bengal (1951) · 
I - . 

(i) A&e distribution • .. .. 52·6 18•5 13·1 8·7 7·1 
' 

· (ii) Headship rate 5·6 37·7 55·6 58·5 51·2 • . . >. ' : .. ". . .. 

' · Source : American Housing and its Use by Louis Winnick, page 81.-
t "' # , • ' • ' -

persons in the two populations. Generally there-- 7. The headship rates for females in West Bengal 
fore the comparison of headship rates·in West Ben- were on the whole low as seen from Table 6. The 
gal and the . United States and U.K, brings out headship rate among the widowed was compara-
the following points :-. · . tively higher than that among other women. Among 

· ( 1) The headship rates in the middle ages did the widows it gradu~y rose ~ the age-group 25 
not differ considerably in regions like West to 45 years, and ~eclined contmuously thereaft~r. 

• j • Bengal (1951) and the United ·states In the U.K. too, Widows had a stronger propenSity 
.: ' (1950). . · towards maintaining the!f own dwellings, ~ 

, ~ : ; · - ·- . . women of any other mantal status. The headship 
·. (2)' Differences in· headship- rates arose from rate in the U.K. among the married females was 

the differences. in the marital pattern. · negligible as in West Bengal. But among the 
(3) Headship rate as an index of joint family w~dows it was markedly. high and age for a;ge the 

showed that joint family was not in vogue Widowed females had a higher rat~ than for Widowed 
in West Beno-al to the extent that was males. In the U.K. the headship rate among fe-
imagined = , males went on increasing regularly till the end 

· . · · - · . · of life because of the increase in the number of . J 4 )_ Doublmg up _of mamed couples due to the widows with increasing age. This was not the case 
youn~ mamed .was mu~h more co~- in \Vest Bengal. Thus the headship rates among 
I?on m West Bengal than m the COl;IDtries females were markedly different in the two regions. 

, like the U.S.A. or U.K. But- this too The headship rates among females in general and 
perhaps was the resu_It of ~e.asant eco- widows in particular in West Bengal could explain 
nomy and poor economic conditions rather a part of the contribution to the extended family 
than the tet;t~ency to hang together in ex- besides, of course, the contribution from the old 
tended families. . . men and the young married men. 

TABLE 6 
Age-Srecific Headship Rates in Various Marital StatHes ()( Fui!aies in Rtiral and 

Urban Areas and for the City of Calcutta in \Ve~t Eengal (1951} 

Females 

Married heads : 

Rural area 

Urban area* 

(1) 

Gity of Calcutta 

• 

• 

• • • 

• • • 

TOTAL • 

Age groups (years) 

Under 25 25-34 35-44 45-54 SS-64 

.. (2) 

0·1 

2·0 

2·1 

0·9 

(3) 

4·2 

4·1 

(4) 

2·3 

5·5 

5·2 

3·0 

(5) 

2·2 

5·6 

4·8 

2·9 

(6) 

2·0 

5·6 

5•0 

2·8 

65+ 

(7) 

2·1 

3·7 

5·9 

All ages 

(8) 



1~: 
' . ' 

TABLE ~Contd. 

(1) (2) 

Widowed heads : 
' Rural area • • 12·4 

Urban area* • • • • 18·4 

City of Ciilcutta • 24·9 

TOTAL 13·4 

Sinale heads : 

Rural area • • • • • 0·1 

Urban area• • • • 1·3 

City of Calcutta • 2·0 

TOTAL . 0·5 

•Urban area includes the city of Calcutta. 
For Sourc• : As in Table 1. 

8. Among the married females the headship rate 
was found to be as low as 2 to 3 per cent. This 
showed that the headship among married females 
was rare even when the husbands probably were· 
disabled or were migrants. An idea about the con
tribution to the extended family from this category 
of women could be had from the examination of 
the data presented in Table 7. In this Table the 
percentage of male heads that were living alone in 
rural and urban areas and in the city of Calcutta 
are set out. It is surprising that a large percentage 
of males in urban areas and particularly in the city 
of Calcutta lived in one-member households in spite 
of the fact that they were married. This was true 
for almost all ages. As will be seen from the Table, 
about 17 per cent of the male heads of households 
in \Vest Bengal lived alone. In rural areas only 8 

(3) (4) (5) (6) (7) '(8) 
., ' 
:I ,, ., 

37·0 36·7 26·5 . 21·5 15·1 26·5·! 

3)·4 36·0 29·7. 20•6 ._·I 16•3 '27•3 

37·5 32·6 26·9 . 16·2 1.5·0 25f~ : 

36·7 36·5 ' 27·2 21•3. U·4 26•6 I 

3·7 9·2 15·8 19·4 J3·9 0·3 

20·6 25·3 26·1 SO·o··· 1S·O·. '1•8 

17·1 24·3 21·6 75·0 100·0 2·1 

10·2 16·6 21·5 28·9 29·2 0·7 

per cent lived alone. But. in urban areas and in 
the city of Calcutta respectively about 35 per cent 
and 45 per cent male heads lived alone. This could 
be explained by the common phenomenon of 'lone' 
migrants in West Bengal and generally in India. 
This no doubt caused family disruption and extend
ed households. 

9. As seen above, the headship rates provide very 
valuable material in the analysis of the patterns of 
households formation. The data on headship rates 
if available at two points .of time can be very use
ful from the demographic and sociological point of 
view. The rate of headship and the chan&es in 
the rate provide an idea regarding the trenda in 
the household formation. 

TABLE 7 
Percentage of Heads in Various Age-Groups in Rural and Urban Areas* in West Bengal 

and in the City of Calcutta, Living Alone. 

Age groups 
Sex 

Under2S 25-34 35--44 45--54 SS-64 65+ All ages 

(1) (2) (3) (4) (5) (6) (7) (8) 

Males : 

Rural area • • .. .. • 20·2 10·3 6·2 4·9 4·6 4·9 8.3 

Urban area• • • • • • 65·4 3~·5 27·1 21·8 16·6 12·7 34.9 

City of Calcutta • • • .. 75·0 50·3 36·3 29·5. 22·7 16·1 45·2 

TOTAL • 37·8 20·8 12·5 9·7 7·3 6·4 16•7 

Females : 

Rural area • • • • • 49·7 24·9 32·9 46·6 S3·1 56·8 40·2 

Urban area* • • • • 76·0 40·6 33·1 35·8 41·0 48·1 43•7 

City of Calcutta • • 79·1 46·4 34·8 37·8 39·8 S0•7 48·2 

TotAL .. 60·7 28·9 33·0 44·0 51·0 55·0 41•1 

*Urban area includes the city of Calcutta. 
For SoiiTce: Aa in Table_1. 
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ltere it is worthwhile knowing bow much cliange 
is due to changes in the attitudes of people towards 
forming independent households and bow much is 
due to_ changes· in the age or marital status compo
sition of the population. Such data also provide 
useful information regarding •potential households' 
if·.other conditions, such as better: levels of living ... 
permit household formation. Just as the need for 
more-jobs depends~ some unknown extent on the · . 
amount of hidd~n unemployment so the need for 
more·· dwellings depends ·on the number. of hidden 

holds in West Bengal in 1961, on the ba.sis of head
ship rates in the Statq in 1951. The expected 
number of households for West Bengal in 1961 
was 80,78,832 while the number observed in the 
census of 1961 was 64,19,695. The _expected num-
ber was much larger than the observed. Partly this 
could be explained by the increase in the size of 
household in 'the state 'of West Bengal from 5·10 
in 1951· to 5·~3 iq 19&1 which }J.owever meant an 
increase of just 6 per cent or so. This increase is 

or potentiaf households. . ·Hence the iricorporation 
of ag~-specifi~ ·headship rates into· housirtg market· 
analySis also has not been uncommon in the West. 

... . ·. • ¥ . ... ' 

)0. An attempt waa made to.~timate the home-

too small to explain the difference in tlie expected 
and observed numbers of households given above. 

· The difference therefore may be traced to sampling 
in the Census of 1951 on which the calculations 
are based. Possible changes in the age composition 
and in the a&e-SpefifiC pead~hip tates. may also be 
some of the reasons for the difference observed. 

.: - ~ I) • ' ' _, • " .I • , ·., • • 



Rural-Urban Migration and Its Repercussions on 
Housing Needs** 

by 
s. P. Jaint 

1. DELL"'EATION OF TilE PROBLEMS 

The discussion may be divided into two parts, 
the first relating to rural-urban migration and the 
second to its repercussion on housing needs. The 
volume and composition of rural urban migration 
determines the effect on housing needs and, there
fore, its features and causative factors must be 
properly understood. As at present, migration 
ranks equal in importance with the rate of natura] 
increase in determining the rate of population growth 
of urban areas. Migration may be not onJy rural 
to urban but also urban to urban or suburban 
too. The latter is quite an important factor in the 
growth of population of private cities and is in no 
small measure responsible for housing shortage. 

2. URBANISATION PATIERN 
Definition of 'urban' is not uniform in the 

ECAFE countries, which creates difficulty in mea
suring the rate of urbanisation. For comparability 
we may take towns with population 20,000 or over 
as urban. The rate of population growth of such 
towns may be taken as a measure of urbanisation 
but more revealing is a study of the differential 
growth of towns of various size classes. However, 
it must be remembered that towns expand in area 
as well as population. Careful analysis shows that 
in ECAFE regions the increased rate of urbanisa
tion is primarily due to the growth of principal 
cities. The degree of urban concentration as mea
sured by the proportion of population in cities with 
population 0·1 million to total urban population 
was 63·7% around 1950. Instead of a system of 
towns of varying size, the urban pattern consists 
of a few large cities with quasi-rural villages. This 
metropolitan concentration i~ the direct result of 
the better economic efficiency of expanding facili
ties, where they exist, against the alternative ob
tained by establishing them afresh in virgin areas. 
This feature of urbanisation in ECAFE countries 
leads to the problems of congestion in housing. 
Actually, the problem is to determine the degree of 
urban concentration that is economically advanta
geous in various circumstances. 

3. PROCF.SS OF URBANISATION 
Urban population in ECAFE forms 17·2% of 

the total as against the world figure of 21%. In 
the West. urbanisation followed industrialisation and 
hence 'push' factors were generally not out of tune 
with the 'pull' of the expanding opportunities. In 
the ECAFE countries there is an imbalance and 
hence 'over urbanisation'. In these countries the 
'push' factor of falling incomes and under-employ
ment in agriculture are now strong but in the ab
sence of reinforcement from 'pull' factors, they fail 
to cause large shifts in man-power between occu
pations. This is borne out by 1961 Indian Census 
data. 

tPormer D~puty Registrar General oflndia, New Delhi. 
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4. SEX-AGE PATQ:RN 
The sex-age. composition of the migrants depend 

on 'push' and, 'pull' factors. As at present .rural .. 
urban migration in the Asian CO\ltltries is primarily 
a movement of males. In many countries of South
East Asia, tradition does not sanction the employ
ment of women outside home. Thus,._ while the 
volume· of rural-urban migration is ·largely .depen
dent on the economic situation, the demographic 
characteristics of the migrants . are conditioned 
mainly by long established societal. patterns. In 
India marriage migration forms an important fac
tor. Its magnitude in the context of ruraL-urban 
dr}.ft is not known. .Again, . educated .rural youtb 
migrate to urban .areas for employment. K&low .. 
ledge of factors influencing rural urban drift' is YcfJ 
scanty. · 

5. TRENDS. 
'. . 

Rural urban ratio has changed slowly in most 
of ECAFE countries. The rate of growth of urban 
population has been much higher than that of the 
rural counterpart.- A study of 'pUsh'· and 'p:ull' 
factors influencing rural-urban migration and. their 
relative weights will give an· jdea of the prospects 
of future growth of population . in the cities. In 
this context the effect of economic .and ;SOcial deve
lopment plans should also be taken ·into account. 
Factors behind urbanisation are complex. Better 
information about the characteristics of migrants 
and inter-relationships of .education and other social 
characteristics of migrants is. needed for forecasting 
trends in urbanisation. There is a view that most 
of the projections of urban growth are_ over-simpli
fied and exaggerated. Evidence is not lackin1 that 
rates of urbanisation observed in the past two de
cades may even slow down in future in · ECAFE 
countries. particularly if the Government adopts a· 
directive policy in this regard. . 

6. PRESENT. SI1UATION 
The. demand for housing is determined not only 

by the volume of rural urban migration but also 
by the factors of rural-urban differentials in distri
bution of households by number of inmates and 
facilities and services that are essential for the nor
mal existence of huddled urban life. For this rea
son, housing in rural areas may not be as bad as 
it is in urban areas. The present urban housing 
conditions in most of the ECAFE countries is very 
poor, primarily due to low effective demand. The 
position is aggravated by the unequal growth of 
housing and population and the disparity may even 
increase in future. 

7. NEED FOR STANDARDS 
The general low-paying capacity cannot support 

a demand even equal to the minimum bare needs. 
Further, there is the problem of priority that should 



be given to the costly item of housing, when there 
is a pressing need for capital investment for indus
trial development. Even in this context estimation 
of the needs, which differs from demand in being 
independent of the three variables of price, income 
and consumer preference, is desirable. Estimate 
of needs is essential for developmental planning. As 
yet, there is no satisfactory definition of a house
hold and housing needs. Needs depend on stan
dards. 

Due to chroilic shortage in urban housing and 
low-paying capacity, there is a tendency to build 
houses of the lowest standard acceptable, which may 
not be desirable. Housing is also an instrument of 
social· planning and maintenance of health and effi
~iency of the labour force. Unless care is taken to 
prescribe a standard; there is a likelihood of the 
constructions degenerating into slums. · 

· · Blld housing conditions keep mortality high by 
spreading infectious and communicable diseases. 
Better housing may help in reducing fertility by 
providing the requisite privacy for using contra-

. ceptives. Its effects on internal migration, mar
riages and family formation are not marked in the 
conditions in ECAFE countries. Anyway. ·housing 
has its repercussion on demographic trends and this 
strengthens the argument for setting up housing 
standards and estimating needs. 
1' . ' , ' ' . 

8. STANDARDS· .. ·, · .. 

'. Standards depend on climate, current way of 
living of people, household formation (whether 
based on extended or . joint. Jamily or conjugal 
.family), shortages, availability of finances and diffe
rence between eoonomic and social rent. 

9.: REQUIREMENTS OF ECAFE COUNTRIES 

· · The 'point for· consideration is whether the Wes
tern standards of space per person or room per 
person and hence of dwellinrs of different sizes and 
types a'ppropriate for households of different sizes 

· and types are applicable to conditions of ECAFE 
countries. Broad consideration in laying down 
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standards may relate to provision for each house of 
independent baths, wes. verandahs, small open 
private encl~ures, and multipurpose rooms. The 
standards will probably be correlated with income 
groups and size and composition of family, as mini
mum requirements and privacy considered to be 
necessary and desirable should be provided. The 
approach has to be pragmatic. The existing condi
tions of housing and living habits of the people 
have to be considered and a small properly planned 
house for a family should be suggested; otherwise, 
living conditions may become even worse, due to 
the tendency to sublet or double up, if fanciful or 
unrealistic standards are recommended. 

10. THE NEEDS 

Estimates of housing needs depends on the evo
lutions of desirable standards for houses. The num
ber, condition and location of dwellings have 
to be determined for the present and the future on 
the basis of one dwelling unit per household. Their 
geographical distribution in the urban areas depends 
on the magnitude and direction of rural-urban 
migration. It is not easy to make estimates, for 
they raise questions of defining a dwelling unit and 
a household. Census data may not reveal the cor
rect need, as CensU3 households are determined 
by available dwellings. As a first approximation it 
may be taken that. the need for housing will in
crease at about the same rate as population, which 

"- assumes an unchanged structure of household and 
the family. A desirable refinement is to introduce 
the factor of trends in household formation which 
should take into account the sex age composition 
and relationships. Indian Census (1961) data on 
headship may be useful in this context. Headship 
rates· depend also on age composition and customs 
relating to marriage. Problems of newhousing and 
rehousing have also to be considered. The data are 
lacking for such calculations. The problem be
comes even more difficult, if it is desired to assess 
the impact of rural urban migration on housing 
needs, because of the lack of necessary data on the 
dem?graphic characteristics of migrants. However, 
s~n:dtes along with a .consideration of capacities of 
cttJes to expand housmg are essential. 



Urbanisation in India-Its Trends and Characteristics*· 
by 

Shri P. R. Nayak, ICSt 

1. There have always been cities in India from 
ancient times but they were in the main centres of 
political power. The inter-relationship of urban 
and economic growth, which emerged powerfully 
in the West and in Japan during the 19th century 
has, however, been noticed in India only in the 
last few decades. In the 40 years since 1921, the 
percentage of urban population in the country has 
almost doubled. In absolute terms, the increase 
has been from about 28·2 million in 1921 to nearly 
78 million in 1961. This period has witnessed a 
substantial growth in the industrial development of 
India and the increase in the urban population . 
follows the pattern that has been observed in other 
countries embarked on an industrial revolution. But 
judged by the growth o( urban population, the 
tempo of industrialisation in India has been slower 
than during comparable periods in other countries. 
Elsewhere, there was a much larger increase in 
urban population during the 4 or 5 formative de
cades' of industrialisation preceding the take-off 
stage. It is fair, therefore, to conclude that India 
has still some time to go before attaining analogous 
levels of industrial growth and that, a very substan
tial further expansion of the urban scene is still to 
come. Even so, in the 20 years from 1941. the 
urban population has increased by over 75% or 
34 millions. This is indicative of the special push 
to industrial growth seen during the period of last 
war and subsequently when India launched on and 
executed comprehensive national plans for deve
lopment. 

2. Apart from industrialisation, urbanisation in 
India has been influenced by social and economic 
factors, such as mobility, family disorganisation, 
housing, poverty. disease and health conditions. 
There have operated what are called 'pull' and 
•push' factors. The unsatisfactory rural scene, 
under-employment and unemployment, social ten
sions-these are some of the factors tending to 
push people out of the villages. In equal measure, 
cities pull people towards them with the greater 
prospect of employment, their cloak of anonymity 
and their superior recreational facilities. Social and 
economic research has indicated that three impor
tant processes have been under-lying the urbanisa
ti?n trend in the last two decades, in particular, 
l'IZ.-

(a) There was a substantial exodus to indus
trial towns and cities because of greater 
employment opportunities during the last 
war and the greater hardships of living in 
the villages. 

(b) A large proportion of the population that 
bad moved into the cities during the war 
remained in the cities owing to the in-

creased opportunities for gainful ·· employ• 
ment that post-war inclustries created. _ 

. ' 
(c) The post-partition infl~ of displaced per-

sons from Pakistan brought people who 
were predominantly rural in origin in 
Pakistan to urban areas in India. This 
is especially true for the . great cities of 
Bombay, Calcutta, Madras, Delhi, Kan· 
pur, Ahmedabad, etc, where, besides, . the 
other two factors have also operate<L · 

The increased pace of industriaiisation and . the 
flow of new industrial units into the established 
population centres continues as a magnet to people 
in search of a better way of life. · · 

3. The large.l' fudian cities have gener~y exhi
. bited two or three faces •. There is a well-planned 

sector in which the British rulers of by-gone . days 
. and the richer classes lived in conditions of muni
ficient services and amenities. These are not really 
Indian in origin and culture and in other ways, too. 
appear far removed from the older sectors of our 
cities with congested and inadequate services and 

. exhibiting all the maladies that ill-planned develop· 
ment can bring. Lying cheek by jowl with . these 
6ectors are the newer shanty towns, which the more 
recent migrants from the rural areas have been forc
ed to build. These clusters of huts and the ever
growin_g p~essure on the older .parts o~ towns, where 
authonty 1s .unable .or. perhaps, at times unwilling 

. to e~orce civil standards, have produced a sub· 
stantial deterioration in living conditions. . · .. 

4. Indeed, the situation is becoming so. acute that 
urgent thought is being given to the measures, social 
and . economic, that must be taken to halt arid, 1f 
p_o~sible, reverse th~ movement of people into the 
Cities, as far as possible. Thus, the significance of 
providing basic amenities to the people in the rural 
~~as as a means of arresting influx into the big 
c~ties has b~. emphasised repeatedly. The Plan
nmg Commission has prepared a ·· detailed pro
gramme of providing certain minimum and basic 
amenities to all sections of the· population by the 
end of the Third Five Year Plan. These basic 
amenities would make provision for drinking water 
the provision of free and compulsory elementarY 
education to all children of the age group 6-11 
year~ and the C<?nstruction of an approach road, con
necting every village to the nearest marketing cen
tre, main road or a neighbouring railway station. 
The Plan will pay special attention to the removal 
of disparities between the rural and the urban areas, 
b.etween one region and another and between the 
ncber and the poorer sections. The expansion of 
educational and medical facilities will be spread 
out in the rural areas instead of being concentrated 

tFormer Municipal Commissioner of Bombay and Delhi. 
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mainly in the cities. The villages will receive high 
ppority in the supply of electric power. While 
sanctioning new industries, both small and large 
scale, the need for developing backward regions in 
the country will be specially kept in view so that 
they are able to achieve more balanced regional 
planning. Thus. while an attempt will be made to 
check the influx into cities. it will be useful to have 
a look into the situation that has developed in the 
urban areas. 

') ' l :· 

S. Tlk basic needs of the urban areas relate to 
the .various things that are. essential. for meaningful 

· life-adequate housing. a good supply of drinking 
· water, public health and medical relief services, re
creational facilities and promotion of a· sense of 
community life. · But during the earlier decades, 

· unpreparedness for a large influx of people and in 
part, the policy of 'laisse;:.-faire' on the part of 
Authority created serious deficiencies. A national 
survey of new ho~ses required during the 1951-61 
decade in the urban areas for the increased popula-

. · tion, for meeting the shortage and for replacing the 
· existing slums puts the requirement at 8:77 million 
· dwelling units. On this ~asis, ·and in the light of 
the actual progress madtJ. on house-building during 
these years, it can be said that approximately half 

·'the urban population resides in extremely unsatis-
' factory. accommodation. . As an example, it has 
· been ·estimated that, in the Island of· Bombay, over 
'16,000 ,buildings out 'of a total of 54,000 are more 
. than 60 years old; are · built to standards that are 

• utterly,·obsolete· ·and, in the main, ,are unfit for 
·.human habitation. . About 200,000 single room 
: tenements house 1 to 1·2 million of the popula-
tion. Besides. hutment colonies are a fammar sight. 

~ Overall, . the shortage of housing accommodation 
in. Greater Boml;iay is of the order of nearly 300,000 

. dwelling units. l But the rate of' construction in the 
. last decade was only 5000 to 6000 per year. Delhi 
is known to be deficient by over 100,000 houses for 

., the. present population. : The annual growth pro
. bably: demands 20,000 new houses.. But in recent 
years, despite intens~ve Government efforts, the ave-
rage new construction has been only 10,000 houses. 

' 6. The shortage of housing has not only created 
over-crowding and deterioration in living condi· 
tions, · but has also been responsible for promiscuous 
growth on a large scale. As earlier stated, one sees 
for miles around the urban core, houses of all sizes 

' and standards built without any basic services, such 
as water supply, drainage and electricity and with 
no thought given to an orderly lay-out or the avail

. ability of services, such as schools, housing and 
medical relief. It is estimated that there are pro

. bably 70,000 such structures in Delhi alone. Pro
miscuity is . seen not only in the outcrops of hut-

. , ments amidst· well-developed areas. The stress of 
production during the last war and subsequently, 
and the employment needs of the growing popula
tion have led to the establishment of small, medium 

·· or large industrial groups in the cities in and around 
·residential premises and spreading noise and nui
' sance. A recent survey in old Delhi had disclosed 
that there ,are over 15,000 such concerns subject 
to the licensing laws but clearly unsuited py their 
nature and location for such regularisation. 

7. A reasonable level of services, such as trans
port, education, power. water supply. sanitation are 
the pre-requisites for a decent way of life in con
centrated communities. A review of the situation 
in selected cities has disclosed that serious deficien- .. 
tics arc existing. Owing to limited resources in · . 

men and materials and partly to the absence of 
lon_g-.teiii?- planning, the correction of th• 
deficiencies, where attempted, has been slow or in-

. adequate. The gaps that exist have exposed local 
governments to much justified and unjustified cri
t~cism_. "I?eir ability to meet and overcome tho 
Sltuation Is douqted; and an equally distressing 
developm~nt !s the widespread evasion or defiance 
of authonty m many spheres of city government. 

. 8. On the physical plane, over-crowding, tho 
growth of slums and a lowering of civic standards 
are the m~st noticeable features of urban living. 
!Jn the social ~d. cultural side, the new migrants 
mto to~ns and Cities tend to cluster together either 
~ccordmg to. caste or according to religion. This 
IS probably_ m part a defensive mechanism against 
the unpredictables of urban living, but it has tend~ 
ed to hamper the growth of community feeling. A 
se1:1se _of beloJ?ging to the newly adopted home, a 
pnde 1D the City and a desire to add to its strength 
and beauty are slow in growing. Perhaps the stresi 
of urban life leaves little time for the 2fOwth of 
the finer sentiments. It is no wonder, too that 
del!nqu~ncy, esp_ecially amongst the younger' gene
ration, 1s ~ecommg. ~ _serious problem. The absence 
of rec~eab~nal facilities and the difficulty of self· 
expressiOn m a healthy manner result in a lowering 

· of the standards of behaviour. 

9. But, in the final analysis, it is the steady and 
frequently rapid deterioration in living conditions 
that causes alarm; for there is no doubt that the 
~ide ~parities that are I?-<?ticeable in livin' condi
tions ~ _pur towns and Citl~s can be an important 
factor m the growth of discontent and agitation. 
~~ . urban areas. th~refore. hold explosive poten
tialities. The remedymg of the situation is a matter 
of concern, not only to local authorities but also 
the national Government. But it remains true even 
now that the resources allocated to urban develop-

. ment fall far short of what the needs demand not 
only immediately but also in the coming years of 
steady u~ban growth. This is in part the result 
of a feelmg that urban areas already provide for a 
bet~er standar~ of liv4lg; and the first priority in 
national plannmg must be the strengthening up of 
the. villages. . ~t has ~een said that during the British 
penod the cities gamed unusual advantages in the 
matter of developmental resources and that this was 
done at the expense of the villages. The time hai 
com~, it is ~aid, when the process must be reversed. 
But m reality, what is needed is not a reversal of 
the process, but an allocation of rescources with 
due regard to national interests as a whole. It is 
inevitable that industrial growth, however much 
o~~ may. wish ~ canalise it away from the larger 
Cities, Will continue, as in countries elsewhere, to 
exert a steady pressure on these centres. If thus 
industrialisation and urbanisation will and must 
~ow !ffi~ expand, the regulation of this inter-rela
tionship m a r~asona~le manner seems ines,eapable. 
We may certainly build our new major industries 
away from the larger cities. But even so the 
!arger ~ities will continue ~'? attract both peopl~ and 
mdl!stnes; and the pr7vailing unhealthy conditions 
of life must be remedied and some-reorientation in 
our thinking on the allocation of resources must 
take place. 

· · 10. Attempts have been made in the matter of 
ind';Istr!al growth to plan for a measure of decen
tralisation. Thus large new industries in the public 
sector have grown up in the heart of the rural 
areas. But the proper location of industry with 
due regard to economic considerations cannot be a 



simple matter of ~rsal from the cities. What is 
needed is a well-studied regional urban planning ap
proaeh to the problem of industrial location. The 
needs of a region for added employment opportuni
ties, the dependence of the region on certam exist
ing urban areas and the planning of growth to sub
.erve also the needs of the cities-all these must 
be carefully catered for. First steps in this direc
tion have been taken in India. But the process is a 
slow one and requires the full weight of authority 
to speed it up and make it successful. And it may 
become necessary to think of a region that cuts 
across State jurisdictions so as to create the most 
favourable conditions for growth. This requirement 
bristles with problems of a political nature, and a 
solution must rest on closer economic and emo
tional integration. 

11. Regional urban planning also dictates the 
need for the adoption of Master Plans for the deve
lopment and re-development of cities. Two such 
notable ventures which have been taken up relate 
to the Delhi Master Plan and the more recent Cal
cutta Master Plan survey. Looking far ahead into 
the future, these Master Plans endeavour to provide 
for the growth of satellite towns for the dispersal 
of industry and for the deconcentration of popula
tion in the congested older parts of our cities. The 
problem, however. of translating these plans into 
reality is of a stupendous nature. There is firstly 
the question of resources already referred to. Of 
far greater importance is the need for public under
standing and co-operation. This understanding and 
co-operation are now sought to be acquired through 
a new programme of urban community develop
ment, which has been undertaken on an experi
mental basi! in some of our major cities. The in
culcation of attitudel of self-help, self-reliance and 
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community participation in the tasks of improving 
the environments are the principal objectives of tbis 
movement. Experience in Delhi, particularly, has 
been encouraging but lasting results cannot be 
achieved over a shon period of time. As in the 
rural areas, so in the towns and cities, the need 
for long-term measures for fostering community 
spirit and community participation in programmes 
of development is becoming more clearly establish· 
ed. 

These tasks fall primarily on local government 
authorities. It is not possible to say that these 
authorities are rising to the occasion. An exces.:. 
sive intrusion of politics in local governments is 
creating tensions and retarding progress. Perhaps 
we have yet to arrive at the right form of urban 
government for meeting the challenge of the times. 
But it is not merely the form of government that 
may require change. The true spirit of local gov
ernment has to be captured. Local government is 
essentially an instrument for service; and it is the 
idea of service, rather than that of authority in 
the conventional form of government that we must 
nurture. The growth of such feeling is a matter in 
which the citizen has a voice and a responsibility. 
What, therefore, our local government needs today 
is a greater interest and a greater participation by 
the citizen in the affairs of his city. There is pro
bably not enough vocal opinion in our cities. The 
'laissez;-faire• attitude which in olden days centred 
round the local authorities seems now to have 
passed to the local population. One hopes that 
the growth of education and the results of urban 
community development programmes will produce 
a new spirit, designed to bring about an acceptance 
of service as the primary duty of local govern
ment authorities. 
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HOUSING STATISTICS 



Housin·g Census* -
by 

R. Prasadt 

1. L'IPORTANCE OF A HOUSING CENSUS 

1.1 The importance of a Housing ~~ ~ now 
generally accepted. Among the deficiencies m !ho 
standard of living of large sections of the population 
of the world, lack of adequate housing is one of the 
most important. Many social problems originate in, 
or are aggravated by shortage of housing. The tre
mendous growth of population in recent decades and 
the marked trend of movement of population from 
the rural to the urban areas has further accentuated 
the shortages of housing in some countries, parti
cularly India. Governments and local bodies are now 
taking an increasing interest in the programming and 
financing of housing and community developme_nt. 
International assistance, both technical and finanCial, 
is also being made available to developing countries. 
It is thus important that the existing housing condi
tions are surveyed and both present and future need& 
are properly assessed. A Housing Census alono can 
fulfil the&o requirements. 

1.2 A Housing Census has assumed importanco 
also becawo of the varied use that is made of it. In 
U.S.A., for instance, the users represent fields of 
investment, marketing, planning, consumer goods, 
mortga,go financing, building materials, busine&s and 
social research, education and government. 

1.3 Relation between Population & Housin& 
Census--A recent survey conducted by the Statis
tical Office of the U.N. 'ihow& that during 1945-54 
at least 44 countriea took the census of housing. Of 
these 38 (j.e. 87%) took them in the same year as 
the Census of Population. In fact in 35 countries 
(i.e. 80%) the enumeration of population and hous
ing censuses were made on essentially the same dates 
and a number of countries even used joint schedule& 
(e.g. Bolivia, Brazil, Chile, Dominican Republic, 
Ecuador, Haiti, Mexico, Paraguay, Japan, Philippi
nes, Finland, Icelan~ Ireland, Luxembourg, Portu
gal, U.K. and Australia). Even where different 
schedules were used for the housing and popula
tion census, there was usually a relationship bet
ween the two. Both censuses had the same or
ganisation and staff or the census of housing wa.a 
a preliminary step providing a listing of hou&eJ 
and households for the census of population. 

1.4 It is obviously desirable that the housing 
census &hould be inter-related with the population 
census. The numbering and listing of houses is 
an essential preliminary to a population census, as 
also a housing census. The unit on which a popu
lation census is based is the household while the 
unit on which a housing census is based is the 
housing unit or dwelling in which the household 
resides. There will thus be great operational eco-
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nomy if the two are held simultaneously. Then 
there is also the advantage that demographic data 
relating to households can be studied in association 
with the data relating to- dwellings in which they 
live. A housing census has to collect. compile, 
analyse and publish statistical data of all· housing 
units and also the occupants thereof. The aim of a 
housing census is to prepare an inventory of 
housing together with the housing ~nditions of 
the population. If a housing census was to be 
held separately from the population census, addi· 
tional efforts will have to be made to collect data 
on households occupying the dwellings which 
would otherwise have been collected as part of 
the population census. For conditions in India it 
appears necessary that a housing census precedes 
a population census. In the population censuS of 
1961 in India, a housing census on a limited scale 
was for the first time carried out along with tho 
preparation of the house lists. -. 1bis operation. 
lihould be further broadened in ita scope in the 
nex:t decennial census. 

2. OB1ECfiVES OF A HOUSING CENSUS 

2.1 The objectives. of housing census arc to col
lect quantitative, qualitative· and 50Cial data relat
ing to housing. In the first place a housing census 

. is to make an inventory of all the housing unita 
which constitute the existing housing accommoda
tion at a given time. Secondly the housing units 
have to be classified according to their structural 
characteristics, geographical location and available 
installation and services. Thirdly, a housing census 
has to count and classify the population living in 
the various types of housing units according to 
household and family relationship and demo&ra
phic and economic characteristics. 
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3. DEFINITION OF A HOUSING UNIT 

3.1 Before starting· a housing census it is im
portant to arrive at a clear definition of the term 
'housing unit'. In the past the term "dwelling" has 
been most frequently used for a housing unit in 
most of the countries of the world. But the U.N. 
now prefers the term "housing unit'. Unfortunately 
there has been a lot of confusion in this definition 
in many countries of the world (vide Appendix 
I). The confusion usually takes place in the ina
bility of the enumerators to distinguish between 
the concept of a "household' and a "housing unit'. 
The two concepts are clearly distinguishable al
though they are interdependent in as much as the 
one should not be considered without reference to 
the other. It should be emphasised that several 
households can live together in the same housing 
unit and one household may occupy several hous
ing units. 



3.2 In India the confusion in defining a •bouse' 
had existed from the very beginning of the Census 
Operations. An attempt was made in the censuses 
of 18 81 to 1901 to distinguish between the concept 
of a 'house' and a 'household', but the attempt 
proved unsuccessful. The enumerators returned 
the same number of 'occupied houses' as the 
number of households. · The census then changed 
the definition of 'house' to that of the •dwelling 
:place of a single 'household' and the definition con
tinued till 1941. 'In 1951 a big effort was made 

. to distinguish the concept of a 'house' and a 'house
hold' ·and the attempt was largely successful.· In 
two States, however; the old confusion persisted. 
In 1961 the Indian. Census defined census house 
~s a •structure · or a part of a structure inhabited or 
;v.acant or· a Hwelling, a shop, a shop-cum-dwelling, 
'Or fl place of business, work-shop,· school, etc, with 
·a. ~eparate. entrance'. This definition is unique and 
in Jact covers all buildings. It was obviously intro
duced to ensure the numbering of all buildings for 
purposes of . the .. Population Census. · · But it also 
indirectly illustrates the difficulties in the . way of 
J>X:O~ly defining_ a 'housing 'unit'. , 

, ' ' ,- ~ .I ~ ;.. ' , 

·:.:-; 3.3 This problem of defining a · ~ousing unit' 
has been ·discussed at a number of International 
£onferences and the U.N; have now recommended 
the .following definition :-

1 . : ~,A. -ho~ilig unit . i~ ~ struct~rally separate. and 
independent place of abode. It may either 
(1) have been constructed, built, . converted 
or arranged for human habitation, provided 
that it is not at the time of the census used 
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. wh()lly for pther purposes, and that in the case 
of mobile, improvised and collective p:remises it 

.. is occupied at the time of the census, or (2) al
though not intended for habitation actually be 
in use as such ·at the time established as refer-

.. ence for -the census. Consequently, a housing 
unii may be ( 1). an occupied or vacant house, 
apartment, independent room or group of 
rooms; or an -ciccupie~ hut, cabin, trailer, bote~ 
·institution, camp or.· (2) a bam, cave or any 
ot~er _ shel~er used as living quarters at the 

" time of the ·.census'. 

It . will be seen that the essential features of a 
"housing unit' . are separateness and independence. It 
may also be noted that 'housing unit' can be either 
a perm~nent · or a semi-permanent structure. 
. . 
4. CLASSIFICATION OF HOUSING UNITS 

',·, 4.1, Houslng Units are of so many different 
~varieties ~hat it js necessary to arrive at a systematic 
.c1assification in order to properly analyse the data. 
,Appendix II . gives the classification recommended 
"by the U.N. into private housing unit, collective 
.housing unit, etc, with their sub-classifications. 

·s. MECHANICS OF A HOUSING CENSUS 

- 5.1 Having properly defined a 'housing unit' the 
next operation of a Housing Census is to list the 
housing units in the area covered by the Census. 
Where an adequate system of house-numbering does 
not exist it will also be necessary to carry out a 
house-numbering operation be~ore listing. Since 
it will be necessary during the census to investigate 
both residential and non-residential buildings in 
order to ascertain whether they are occupied or 
not it has been suggested by the U.N. that all build
ings should be listed at the time of the Housing Cen· 

sus although data would be collected only for those 
falling within the definition of a 'housing unit'. 
Such a list might also serve as a registration for 
census of distribution and similar enquiries. In 
India where the numbering even in municipalities 
is very inadequate an ad hoc house-numbering 
operation has to be carried out before every popu .. 
lation census. If a housing census immediately 
precedes or follows or is held simultaneously with 
a population census the labour of this vast opera
tion will be saved. 

5.2 Rural and Urban Clasmfication- It is neces
sary, specially in undeveloped countries, to carefully 
demarcate rural and urban areas before launching on 
a Population · or Housing Census. The rea
son is that the housing conditions in the 
rural an.d urban areas are very wide apart and 
it may be. necessary to use different schedules 
for enquiries in the two areas. In India the rural 
and urban classification is carried out at every 
_population census. In the censuses prior to 1961 
all incorporated localities and localities with over 
5000 population which were not merely over• 
grown villages were treated as towns. In the 1961 
census, however. a restricted definition has been 
.applied. An area will be treated as ~rban only-

. (i) If it has a ·population of not less than 
5000; 

(ii) 

(iii) 

If its density is not less than 1000 per 
square mile; and , 

It is has an employment of not less than 
75% of the adult male population. in 
non-agricultural pursuit. 

The new definition has reduced the number of 
urban areas in the country. 

5.3 Field Organisation-A strong field organisa
tion is an important requirement of any successful 
Census Operation whether population or housing. 
The rural villages have to be grouped into Blocks 
for enumerators. Likewise urban areas have to be 
mapped out and segmented into Blocks. It is neces
·sary to prepare urban Blocks in a very careful 
manner for the rapid changes in the households and 
the conditions of housing will make any future sur· 
veys and comparison difficult. The National Sample 
Survey have evolved a very efficient technique for 
the formulatiOn of urban Blocks which are nearly 
equal in size of population and are bounded by 
roads or other such land marks. The technique was 
found to be useful even by the Population Census 
Organisation which adopted the urban frame survey 
of the NSS in a large number of towns. Blocks also 
serve as a very convenient sampling units for any 
scheme of sample surveys. 

. 5.4 Each Block is entrusted to an enumerator 
and a group of Blocks to a supervisor for purposes 
of field . work. Other higher officers are also ap· 
pointed for superior supervision. The enumerators 
and other staff are then very thoroughly trained in 
the instructions and the schedule which has to be 
canvassed from house to house. The accuracy of 
the Housing Census would be in direct proportion 
to the efficiency of this training. The enumerators 
then move from house to house in their Block on 
prescribed dates and. in the prescribed manner. 
The filled-in schedules are scrutinised and handed 
over to a central organisation for further scrutiny 
and tabulation. Some provisional totals can be 



obtained in the very process of the despatch of the 
schedules. But final tables may take considerable 
time to be ready. · 

6. TOPICS FOR TilE HOUSING CENSUS 
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6.1 Appendix III gives the recommendations of. · 
the United Nations on the list of basic items and 
additional items recommended for inclusion as 
items in the Housing Censuses. The list is a use
ful guide for all countries of the world. It is not 
intended to be mandatory. Every country has to 
utilise it in the light of its own resources and re-
quirements. · 

6.2 The basic items recommended in Part A of 
the list can be easily included in any housing census 
even in the underdeveloped country. The items 
recommended in Part B of the basic items .can also 
be covered in a majority of the underdeveloped 
countries including India. 

6.3 The data recommended as additional items 
should, however, be included only in more advanced 
countries or in the urban areas of underdeveloped 
countries. With, the exceptions of items like 'Gas 
installations', 'Heating installations' and household 
conveniences like television receiver, washing 
machine, telephone and vacuum cleaner, perhaps al 
these additional items could be appropriately in
cluded in a housing census of the bigger towns of 
India. 

7. USE OF SAMPLING TECHNIQUE 

7.1 A complete enumeration of the human 
population by geographical areas is a legal necessity 
in a]most all countries of the world. It is utilised 
for delimitation of constituencies for all local 
bodies and legislatures and also forms the basis of 
financial adjustments between the Centre and the 
States, between the States themselves and between 
Stat.:!s and local bodies. There is no such obliga
tion in respect of a hol!sing census. While a com
plete enumeration of the housing units may be 
desirable it will be waste of resources to carry 
out a complete enumeration of characteristics, ins
tallations, facilities, occupancy or ownership of the 
housing units. This data can best be collected on 
a random sample basis. Most countries of the 
world employ sampling at one stage or the other of 
a housing census (vide Appendix IV). Sampling 
surveys are also found useful for carrying out inter
censal enquiries into housing conditions. The 
sample design ensures the measurement of the 
main components of change at the national as well 
as regional levels. · 

8. TABULATION 

8.1 Appendix V gives the recommendations of 
the U.N. for the main tabulation recommended 
for a Housing Census. It is important not to plan 
too manv cross tabu'lations of which no immediate 
use can be made. Tabulation is both an expensive 
and time consuming operation and it is necessary to 
carefully plan tables along with the main scheme 
of the Housing Census. 

9. A HOUSING CENSUS FOR INDIA 

9.1 For the first time in 1961 a number of de
tails regarding houses were obtained along with the· 
house lists prepared for the Population Census. 
These were:-

(i) The use to which a house is being put, 
viz.. dwelling, or shop-cum-dwellin; or 
workshop-cum-dwellini, etc ; 

17-, N.B.O,f69 . 

(ii) Owned .or rented; 

(iii) Material of wall and roof; 

(iv) Numl,Jer of rooms. 

9.2 Prior to this the NSS had been carrying. out 
Housing Surveys on a small.sample of .rural as well 
as urban areas. These surveys are of a very com- . 
prehensive nature and include a majority of the items 
recommended by the U.N. They cover, both instal
lations and facilities attaching to Housing Units. · 
The results of the data collected during the 7th, lOth 
and 11th rounds. of the NSS have . alrea~y been 
published in Report Nos. 26, 50 and. 51, while 
those for the 12th round· are in the press. The data. 
collected in the 15th and 16th. rounds' is still in the 
processing stage. The NSS has also collected even 
more detailed housing data from ·selected working 
class and middle class families as a part of the Level · 
of Living Surveys in 1958-59 from about 90 centres; 
in India. A total number of about 6000 working · 
class and about 9000 middle class families were · 
covered in these surveys. · The NSS also carried 
out a type survey of two-roomed government resi
dences in New Delhi. These surveys have provided 
very useful data for overall planning. . The NSS 
surveys, ho~ever, are designed only to give . esti ... 
mates at the State or Zonal level. For data relat
ing 'to individual towns or smaller areas a housing 
census or a Sample Survey with much bigger sam-
ple size is necessary.. · 

9.3 There are serious ~difficulties in organis~g a 
full-scale Housing Census in this country.· im.depen ... 
dently of a population census. It needs a vast ad .. 
ministrative machinery to carry out a· large-scale 
operation of thi~ type in a country of our size. The 
cost factor also may 1 be prohibitive. The last · 
population census cost over rupees ·ten crores. )be , 
State Government without whose co-operation it' is · 
not possible to execute such an operation, usually 
find it very .difficult to spare tbeir staff at' frequent 
intervals for extraneous work. Then there are in-.· 
herent difficulties in recruiting and training statf for · 
an ad hoc operation. · · · 

9.4 In order to meet the difficuJties ·outlined 
above it is suggested that we should employ the 
sampling technique for. achieving our objectives., 
For the rural areas of India it does not appear 
necessary to carry out a housing census on a 
complete enumeration basis at aH. The sample 
surveys of the NSS have proVided nearly aU the 
material that is needed or can be utilised at the 
present moment. If necessary, · the sample sfze 
can be increased and .a few items of inquiry. added. · 
For the urban . areas, however, it is necessary to 
have comprehensive surveys. Perhaps a ~~ple · 
survey wifh ·a sampling fraction of 114 or 115 
or even 1 I 6 for houses within a town would be 
sufficient for all practicat purposes relating to. 
that town. We need not, however, take up· all 
the towns simultaneously for such a survey. The 
towns can be appropriately classified and their sur- .· 
vey spread over 5 years or more. Thus a suitable · 
sample . design can give us all the data that we r~ 
quire for local and national ~urposes through a con-· 
tinuous sample survey. This scheme would have 
the supreme advantage of a permanent field staff 
which can be properly recruited and adequately 
trained for high quality work. The staff can also 
be utilised for introducing a uniform system of 
numbering of houses throughout India and perhaps 
also for assisting in collecting data regarding new 
con~tructions which all the States are finding it 
diflicylt tp manage. Th• aavin3', in cott ft obvio\lf, 
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APPENDIX 1 

Definition of housing uniu in the housing censuses of some of the countries of .the world 
"· ~ 

1. AUSTRALIA· : 1954 

.. Dwelling" : For the purpose of the Census, a 
dNelling is any habitation occupied by a household group 
living togelher as ,a domestic unit, whether comprising 
the wh:Jle or only 1\lrt of a building. The term ttas, there
fore, a very wide reference, and includes, in addicion to 

. houses and /fats, great variety of •dwellings' · ranging 
ir .> n a >i!t~ie ro:Jm~d sh1ck to a . multi-roomed hotel or 
imtitution. · 

• I 

·1 "Occupied dwellings" : Occupied dwellings are classi
fied into private and other dwellings. 

••private ·'dwellings" : These comprise mainly private 
houses·' (including sheds, huts, garages, etc .. used for 
dwelling purposes), share of private houses, flats, and 
rooms, ap:l.ftments, etc. In previous censuses dwellings 
returned on the schedules as sheds, huts, garages, etc. 
w~re included. with, private houses. 

· "Share of private' house" : A share of private house 
is a p .>rtion of a shared private house which is occupied 

· · sep1rately and for which portion a separate householder's 
schedule was furnished. · . . . · 

. . "Flat": A flat is part of a house or other building which 
cat be co:n~letely closed off and which includes both ' 
c;:,'J'dng and b1thing facjlities. . 

I, ' 

"Other private dwellings" : These include dwellings, 
: sucll as apartments, rooms, etc. which ·are part of buildings 

but .are- not '$elf-contain~d units. 

.. Dwellings -oth~r than private" : These include hotets, 
boarding houses, ·lodging houses, hostels, educational, 
religious and charitable institutions, . hospitals, defence 
a'li penll e;ta?lishments, police and fire stations, clubs, 
staff barracks and quarters, etc. 

. ' ' 

"Unoccupi~d · dwellings" : · The term '•unoceupied 
dwellings' is not synonymous . with vacant houses and 
flats available for occupancy, but refers mainly to 'week
end•, holiday and other dwellings whose usual occupants 
were temporarily ab::ent on the night of the census. 
Newly completed dwellings awaiting occupancy are also 
b.l~luded. Examimtiqn of the geo3faphical dist1 ibution of 
such . unoccupied dwellings indicates that for the most 
part they were temporarily ~noccupied, o.r located in 
rural ar·~as other th1n towns w1th a populatiOn of 1,000 
persons or more. 

2J BURMA. : (a) Housing · Census 1953 

, ... Dwelling unit" means a room or sets of rooms ordi
narily meant for the occupancy of. a household. In count
ing the number of dwelling units, a dwelling unit must have 
its own separate living quarter, and a separate entrance to 
this quarter must also exist. . 

(b) Sample investigation in connecticn with · population 
census, 195~ 

That p:~.rt of the structure which is occupied by people 
h c1Hed a ... dwelling unit". This is the normal living 
quarters in which a group of people ordinarily called a 
house-hold live. It can be the same as the structure pro
viding that the entire structure is used as a dwelling unit 
or it can be only part of the structure, e.g. the dwelling 
unit may consist of half the structure wnile the other half 
may be devoted to an· industrial activity or a store. 

3. CEYLON : 1946 
What constituted a separate dwelling was scmewhat 

widely defined to suit local conditions, the chief critericn 
being the possession of separate cooking arrangements. 

4. INDIA : 1951 
·For this purpose 'house' means every dwelling with 

a separate main entrance. The dwelling is the social unit 
and the census unit, but outside physical identificaticn 
must also be possible. Hence the form of definition above. 

S. JAPAN: 
. (~) 1948 

The ''Dweliing unit" was taken as the basis of the 
survey and one schedule was made to cover eac.h one of it. 
The unit was defined as follows : 

(i) A 'dwelling unit ~hall be such housing v.hich had 
, bedroom, kitchen, etc. so that it was capable to 

accommodate one independent household or a 
part of a building completely separated for such 
purpose as above. • 

(ii) Thus dwelling unit ~haH Cc·me under an ince
pendent idea frcm either a household or a build
ing. If a dwelling house was intended for a sirglc 
household but was dwelt t-y two or more house
holds it shall be counted as one dwelling unit 
and the entry of cne tabulation ~hall be made, 
although the number of hou~eholds may be two 
or more. On the other hand a household covered 
by one roof but arranged to acccmmodate two 
or more households separately, has to be ccunted 
as two or more dwelling units and tabulated 
accordingly. 

(iii) Under the idea.as above explained (ach apart
ment or apartment house or each dwelling ur.it 

· · or tenement house shall be taken as one dwelling 
unit and the tabulation has to te made indivi
dually for every one of them. On the other hand 
if two or more households were living in an 
ordinary house, a sing!e tabulation has to be 
entered as the dwelling unit was one. 

(iv) In case of a barn, stcre house or detached 
quarters aparted frcr:-1 the main house teir,g 
occupied by other hot..~ehold, they have to t:e 

· taken ~s separate dwell;ing. 1J?it and the cnt1y of 
tabulatiOn must be cone mdiv1duaHy. 

(v) If quarters for r.ccommocating household of 
janitor, etc. were proviced in a building, web 
qu~ters shall be counted as a separate dweliing 
untt. 

(vi) Quarters inhabited, having been so constrccted 
in a part of factory or office building, ~haJ! be 
entered ~s separate dwell~ng unit. The tempor~.ry 
hut or dugout shed shall be counted as a dwellir g 
unit. 

(vii) The boarding hcuse, billet, ccrmitoy, etc. 
where they are lived by quasi households ~hall be 
surveyed as a single dwelling unit, if they \\ere 
any ordinary h0usehold living, such put ~hall te 
censussed as a single dwelling unit. 

(b) 1950 
A dwelling is a cun-.b:e SlTLcturc vh:<t \' l'! ori

ginally built to be useri fer famiiyiiving c;uarten., 2. cuJatie 
structure renovated in a manner suitable for f<:mily lh·ing 
or a part of a durable structure ccmpietely parti1;cncd 
off for family living quarters. A ~tore, 1lo.cp cr <.fie~ 
may be attached to wch a structme. 
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Ill 

Moto tbat a dwelliaa was a struct\iro whiQh was ori
ahaally built or remodelfed to seiVC as family livins quar
ters. It does not matter how it is being used at the present 
time. Therefore, aquasihousehoJd which does not maintain 
family life may be housed in a dwelling. A household 
living in a rented room of a structure buih to be used at 
living quarters should also be reported as living in a 
dwelling. On the other band, a normal household may not 
live in a dwelling even th.:>ugh they are maintaining a family 
life. 

6. FEDERAL REPUBUC OF GERMANY; 1956 
By .. Dwelling'" is meant, as a rule, a set of rooms 

which is 'itiUcturally intended for habiLation by a house
hlld and has the following characteristi~s ;-(a) a stru
..;turally provided kitchen or kitchenette; (b) a separate 
c.1 ~ran..;.e directly from the st"ircase or from a veitibule 
or from the exterior. 

7• IRELAND : 1946 

A ''Dwelling.. has been defined for census purposes 
as any room or set of rooms used for habitation by a 
private family. 

By dwelling is meant the rooms occupied by the 
family wh..!ther or not these rooms are stru..;turally sepa
rated from the rooms of other families. 

I:L UNITED KINGDOM ; 1951 

''Dw~lling.. means a structuraliy separate dwelling 
and generally comprises any room o.r suite of rooms in
tenJ...:!d or used for habitation by persons living in private 
h >u >~h.>ld:i having separate access to the street or to 
a C..lnl1110n landing or staircase to which the public 
ha:. access. Caravans (or a group of two or more caravans 
when occupied by the same household) and house boats 
(or other vessels used as such) were treated as dwellings 
if occupied on census night but not otherwise. 

9. UNITED STATES : 1950 

A group of rooms or a single room, occupied or 
intended for occupancy by a family or group of persons 
I iving alone, is a dwelling unit if it has (a) separate cooking 
equipment or (b) two or more rooms and separate 
entrance. Exception : A one-room apartment in a regular 
ap.utment house, or one room which is the only living 
quarters in the structure, is a dwelling unit even though 
it does not have separate cooking equipment. 

Living quarters which do not fulfil one of the condi
tions above are combined with the landlord's quarters, 
or with each other if the landlord does not live in the 
structure. If the combined quarters contain fewer than 
10 lodgers, they are con5idered one dwelling unit. If the 
combinl3d quarters contain 10 or more lodgers, they are 
..;.>.l>Ll·:r~d one •tun-dw.;lling unit quarters•. 

• APPENDIX II 

Classification of housing units 

1. Private housing units : 

1·1 Conventional (permanent) dwelling (Houses, 
apartment, fiat etc.) 

1 · 2 Rustic (semi·pei'IDallCnt) housing wah a (Huta, 
cabins etc.) . . 

1· 3 Mobile housms units. 

1•4 Improvised hous.iag Ullits. 

2. Collecti've housiDa units : 

l·l Hotels, room.iJia Ja,ousos. aDd other lodaina 
~-

2 ·l IAstitutiODI. 

2·3 CampS. 
2·4 Multi-family housing units. 

2·5 Housing units not intended fo1· habitati<:n but 
in use for the purpose. 

3. In permanent structm·e~ intended for non-Iesidential 
purposes (BarDs, mills, garages, WaJ.ehou~es, etc.) 

4. Others (Caves, natural ~hclters, etc.) 

APPENDIX Ill 

Topics to be consider,-d in the housi"' census 

A. Data to be obtain'd f10m cu'-h housinB unit. 

1. Location 

2. Class or type of housmg unit 

3. Number of occupants. 

4. Selected demographic an(: economic cha.Jacteristiu 
of occupants and househcld ::.ud family rela
tionships. 

5. Water supply system. 

B. Data to be obtained from each conventicnal (pern:a
nent) dwelling and ru~tic housing unit. 

I. Characteristics, in~tail.:.tic•ns and facii. ii(s 

1. Type of dwelling or msti.c hou5ing unit 

2. Number of rooms 

3. Toilet installations 

II. Occupancy 

1. Occupied or vacant 

2. Tenure tif occupied cnly) 

Additional Items : Data for private r.ousing unit' 

I. Installations 

1. Cooking facilities 

2. Bathing facilities 

3. Electricity 

4. Gas installations 

s. Heating : (a) central heating by steam, hot 
water, etc.; (b) other types; (c) source cf 
energy ~electricity, gas, oil, coal, etc.) 

6. Installations for cottage industries 

IL Household conveniences 

1. Refrigeration 

2. Telephone 

3. lladio receiver 

4. Television receiver 

s. Washing machine 

6. Vacuum cleaner 

111. Characteristics of Building 

1 Type of building in which the dwellina is 
• located. tReaidential or non-resid~ntial. 

single dwelliua: or niulti-dwellina, D\Jmter of 
floora, etc.) 
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~. Year or COJiMtllletioa . 
tPor example : before the First World War, 
between the two World Wars, after the 
Secon~ World War) 

3. Materials : (a) of th n walls; (b) of th• roof; 
(c) of the floors 

4. State of repair or dilapidation 

5. Floo~ apace of the dwellina 
~~ (b 

(i. Outdoor spaces : (a) courtyards, ) plat- . 
forms, (c) terraces, (d) prdcns, ete. 

IV. Occupancy 

1. Rent paid in the case of unita reilted 
2. Total capacity of occupation. 

V. Ownership 
1.. Owner 
2. Economic ac,ivity of owner {if privately owned)1 

APPENDIX IY 

Use of sampling for col!ection of data on housin: 

t.. BURMA : First stage census (1953) 

The census was -confined to urban areas, viz., 252' 
towns and covered both population and housing. There 
Y{as complete listing of houses- and households but the 
collection of hous.ing data was confined to a 20% sample 
of the dwellings~ · 

2. CANADA : Census ofpopulat.ion and ~ousing (1951) 

/ Complete count of .dwelling~ was ta)cen in co~junc-
tion with· the enumeration of the population and .this was 
used as a basis for weighting the sample for housmg data. 
For the most part housing data were developed from a 
20% sample of all dwellings. · 

3. JAPAN: After World War-II, national housing surveys 
were carried out (in 1948, 1950, 1953 and.1955) to_ge!her 
with a number of housing surveys covenng <;>nly hm1ted 

· areas to find out ba'>ic data to be used for the relief measures 
·to remedy the housing shortages caused b~ the war .. The 

post war surveys fall into two groups-on~ IS the group of 
surveys on national scale and the other IS the group of 
surveys for the limited areas. The former group was 
made at the time of a population census and ~overs tJ;le 
whole area of the country. The latter was earned out 1n 
limited areas for detailed data on additional aspects of the 
housing \ituation. 

The 1950 survey ·was on a sample of 10,000 houses 
·s,..lected in 36 majo.rcities. The 1953 survey covered all the 
2S6 ~ities of the ·country with a sample fraction of 1/6. 
The ""1955 survey covered 310 divisions selected out of the 
whole c.>untry and the rate of sampling was 1/30 for some 
and 1/80 for others. 

4. UNITED KINGDOM: Census of populat i~n and fiousing 
(1951) 

w:1ile the enum~ration was complete a preliminarY 
report of 1% sample. wa'> published welt ahead of th0 

publication of the ma1n resulti. 

J. U.S.A. -: Ci:ca&M er popalatioa ulil IHHKlRJ 

The census of houses is carried out alongwith the 
ce~u.s of population. While a number of housing chara
tensucs, r.uch as occupancy, structural data, condition and 
plumbing facilities, financial characteristics of non-farm 
dwelliD:&s we~e collected on complete enumeration basis. 
A few Items hke 'year-built' and equipment and fuels 
usc:d were aurveyed in a aample of 20% of the dwelling 
uruts. 

Sample surveys are abo organiaed in USA for ob
tainin& inter-census data. 

APPENDIX V 

Tabulation lfl b• flbtained in the Housing Census 

Tabulation No.1 : Housing units, private households 
al_ld .. occupants by class of housing unit and geographic 
dtVl~IOD. 

Tabulation No. 2 : Occupied housing units and oc
cupants by demographic and economic characteristics of 
occupants, class of housing unit and geographic division. 

Tabulation No. 3 : Housing Wlits and occupants by 
class of housing Wlit, water supply and geographic division. 

Tabulation No. 4 : Dwellings and rustic housing units 
by number of occupants and number of rooms and geo
graphic division. 

Tabulation No. 5 : Occupied private housing units 
and occupants by type of toilet installation, class of 
housing unit and geographic division. 

Tabulatio.• No.6 : Vacant dwellings and rustic housing 
units by reason for vacancy, and geographic division. 

Tabulation No.7 : Occupied private housing units by 
tenure, class of housing unit and geographic division. 

APPENDIX VI 

Housing Tables, Censu3 of India, 1961 

E-I Census Houses and the uses to which they are 
put, viz., dwellings, shop-cum-dwellings, work
shop-cum-dwellings, etc. 

E-ll Census Households classified (i) by Tenure 
Status, such as owned and rented and (ii)type of 
use of Census Houses, such as dwellings, shop
cum-dwellings, workshop-cum-dwellings, etc. 

E-III Census Houses used as workshops and factories 
classified by Industry, Power used (Elecrticity, kind 
offuel such as liquid fuel, coal, wood, etc.) and 

·size of employment. 

E-IV Distribution of Census Houses used wholly or 
partly as dwellings by wail and roof material, 
such as grass leaves, bamboo, timber, mud, 
stone, metal sheets, etc. 

E-V Households classified by number of members 
(Males/Females) . and by number of rooms 
occupied. 
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Collection of Housing Data during ·aouselisting 
Operations in India in 1960 and Proposals for 

Next Census*** 
by 

A. Chandra Sekhar t 

1. HOUSING DATA IN 1901-1951 CENSUS 

1.1 Recognising the importance of Housing in 
national development planning, the United Nations 
have emphasized the need for collecting baseline 
data on housing from time to time. They have re
commended that Housing Censuses are best carried 
out alongwith the Population Censu'ses which are 
generally taken by countries decennially. The 
objectives of a Housing Census as laid down by 
them were as follows : firstly, to make an inventory 
of all the various kinds of premises in which 
people live and which together constitute the stock 
of housing r.ccommodations at a· given time and to 
identify these places according to their geographic 
location, structural characteristics, available facili
ties, installations and services; secondly, to obtain 
indicators of housing conditions in which the 
population lives-living space per inhabitant and 
per household, the equipment provided and the 
services laid on, i.e., the kind of lighting, supply 
of gas, water cooking equipment, etc. 

1.2 With this background we may examine to 
what extent we have been able to carry out a 
Census of Housing in India. Right from the earliest 
Population Census in India, i.e., from 1872, preli
minary to the canvassing of the Population Census 
schedule, all houses were numbered and listed. 
This operation of Housenumbering and Houselist
ing was carried out essentially to ensure that the 
Population Census enumerator visited every house
hold in the area allotted to him and did cover the 
entire population. Till the last decennial census of 
1961, there was no uniform or standardised sche
dule for the listing of the houses throughout the 
country. The purpose of the Houselist being 
essentially to assist the Population Census enume
rator to cover his jurisdiction without omission or 
overlapping, hardly any other use was made of the 
Houselist except that a few enterprising Census 
Superintendents of individual States did make a 
special analysis of the data, such as for example, as 
early as in 1871 in Madras, the houses in that 
Province were categorised by the Census Superin
tendent as ( 1) terraced or flat roofed, (2) tiled 
and (3) thatched. He found that 5/6ths of all 
dwelling places were thatched houses and also gave 
an interesting finding that terraced and tiled 
houses considered superior, were found in larger 
numbers in Government villages than in Zamindari 
or Proprietary villages. In 1891, Mysore State Cen
sus Superintendent published much interesting hous
ing statistics and in 1931 a few Housing Tables were 
published for Bombay and other cities of that 
Province. 

t Additional Registrar General of India. 
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1.3 One of the main drawbacks of the earlier 
houselists was a lack of uniform schedule and also 
the lack of a uniform concept of the 'Census House' 
that was listed. The following gives an idea of the 
variations in the definition of a House as adopted 
from "census to census in India : 

Census Year 

1891 

1901 

1911 

House 

The dwelling . place of one 
or .more families with· their 
servants, having ·a separate 
principal entrance from the 
public way~ . · 

The dwelling place of one 
or more families with their . 
resident servants, having a 

·· separate principal entrance 
from the common way. 

OR 

'House' . consists of the 
.buildings, one or many, 
inhabited by one family. 

The dwelling place of· one 
or more families havini a 
separate principal entrance' 
from the common way. 

OR 

'House' consists of the 
buildings, one of many, 
inhabited by one family. 

The residence of one or 
more families having a 
separate independent en
trance from the common 
way. 

OR 

'House' is defined as con- · 
sisting of the buildings, one 
or many. inhabited by on~ 
family. 

(Contd.) 
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-----------~------------=---------~--€ensus Year 

1921 

1931 

1951 

1961 

House 

The residence of one · or 
more families· havina a sepa
rate entranco from tile com
mon way. 

OR 

'House' is the buildin1 or 
pan of a building, occupied 
by one family. 

'House' is defined as con
sisting of the buildings. one 
or many. inhabited by ono 
family. 

OR 

Every dwelling with a aepa
rate main entrance. 

every awelling with a aepa
rate main entrance. 

OR 

·~nsus House' ·means the 
dwelling place of a single 
commensal family. 

'Census House' is dwel
.. ·ling with a separate main 

entrance. 

Explanation : A 'house' ·is a 
· structure while a 'household' 
is a human group. 

'Census House' is a struc
ture or part of a structure 
inhabited or. vacant, or a 
dwelling, a shop, a shop
cum-dwelling or a place of 
business, workshop, . school 
etc., with a separate ent
rance. 

If a building has a number 
of fiats or · blocks which 
have separate entrances of 
their own and are indepen
dent of each other giving on 

' the road or a common stair
case or a common court
yard leading to a main gate, 
they will be considered as 

. separate census houses. If 
within an enclosed or open 
compound there are sepa
rate buildings then each 
·such building will also be 
a separate consushouse. If 
all the structures within an 
enclosed compound are to
gether treated as one build
ing then each structure with 
a separate entrance should 
be treated as a separate 
census house. 

2. HOUSING DATA IN 1'61 CENSUS 

2.1 1961 Censu! marks a decisive landmark in 
the history of Housing Census in India. The parti
cipants at the pre-census preparatory conference of 
the 1961 Census recommended collection of some 
basic data on housing and industrial establishment~. 
Taking note of the fact that the absence of a um
form concept of a Census House and of a uniform 
Houselist schedule had apparently prevented the 
fuller use of the data collected at the Houselisting 
stage at the earlier censuses, for the first time in 
1961 a standardised Houselist form was prescribed 
and a uniformity of definitions was also sought to 

'be applied throughout the country. Despite all the 
care taken in evolving an acceptable definition of a 
Census House, in a country as India with its great 
variety of structures and the multifarious uses they 
are put to, it was indeed difficult to have a foolproof 
concept of a Census House. The definition of a 

·Census House as adopted at the 1961 Census has 
already been quoted above. 

2.2 The information collected on the uniform 
Houselist that was canvassed throughout the country 
<'.t the 1961 Census pertain mainly to the following: 

(i) The purpose for· which Census House is 
used, e.g,, dwelling shop, shop-cum-dwel
ling, business, factory workshop, school or 
other institution, jail, hostel, hotel, etc. 

(ii) If the Census House is used as an estab
lishment, workshop or factory, particulars 

· of (a) products, repair or service under
taken, (b) average number of persons em
ployed daily last week, (c) kind of fuel 
or power, if machinery is used. 

(iii) Material of wall and the material of roof 
of the house. 

(iv) Number of rooms occupied by household. 

(v) If the household lives in own or rented 
house. 

.(vi) Number· of persons residing in the census 
household. 

2.3 The houselist was canvassed a few months 
in advance of the Population Census. The Popula
tion Census was conducted in February-March 1961. 
The housenumbering and houselisting was done at 
varying periods between about March and Novem
ber 1960. While the basic purpose of the house
numbering and listing was the location of every 
house and household for the purpose of complete 
coverage ut the Population Census, yet the house list 
attempted the collection of some simple basic parti
culars of houses and households and workshops and 
factories. This simple houselist yielded much useful 
data on housing which was not hitherto available. 

2.4 The following five Tables were built up 
from the data furnished in the houselists : 

(i) Census houses and the uses to which they 
are put (Table E-1), 

(ii) Tenure status of sample census households 
Jiving in census houses used wholly or 
partly as dwellings (Table E-ll). 

(iii) Census houses used as factories and work
shops classified by industry. power and 
no power and size of employment (Table 
E-li), 



(iv) Distribution of sample census householdi 
living in census houses used wholly or 
partly as dwellings by predomi'1ant mate
rial of waa and predominant r~1aterial of 
roof (Table E-IV). 

(v) Sample cc'nsus households classified by 
number of members and by number of 
rooms oc::upied (Table E-V). 

(while Tables E-I and E-III were prepared on the 
basis of fu!l count and Tables E-11. E-IV and E-V 
were based on 20%. sample). 

The Tables and analytical reports on Housing 
and Industrial EstQblishments have been published 
as Part IV of the 1961 Census of India publications 
for all India as well as individual States. 

3. RESULTS OF 1961 CENSUS HOUSING 
DATA 

3.1 From Housing Table I it ~as possible to see 
to \Vhat extent there were vacant houses in local 
areas; but unfortunately it was not possible to dis
cern the type of houses that were vacant and why 
they were vacant. For India as a whole as many as 
over 6 million census houses (about 6%) were 
shown as ncant. These were obviously not all suit
able for occupation. Some were dilapidated build
ings others were more compounds with an empty 
cattle shed and so on, but no information was 
recorded on the schedule in this regard. It was also 
possible to correlate the number of buildings used 
as workshops or factories with the proportion of 
industrial workers and the number of houses used 
as shops and business houses with the prop.1rtion of 
workers i:1. Trade anJ Commerce. Frotn the num
ber of bui!Jin&s used as educaibnal institutions and 
hospitals it was possible to throw some light on the 
adequacy or otherwise of the educational and medi
cal services in local areas. From Table E-li it was 
possible to see to what extent the ownership or 
otherwise of dwelling reflected the economy of the 
people and how migration had an effect on the 
proportion of rented houses and s0 on. Table E-III 
yielded much useful data particularly in regard to 
unorganised sector on the number of units engaged 
in different types of production, processing and ser
vicing classified according to the Standard Industria) 
Classification, the employment provided by them and 
the type of power or fuel used. Table E-IV showing 
the nredomb~nt m.1terial of wa11 and roof of dweii
ings ·provided much interesting information and it 
was possible to draw some conclusions on how far 
the climatic conditions governed the type of cons
tructions and to what extent, particularly in rural 
areas, the material of \Vall and roof was determined 
by the availability of local natural products which 
are used with as little processing as possible and 
how little the fabricated material is utilised. This 
may also provide the housing planners with some 
clue of the cost of housing and the availability and 
utilis3tion of local material. Even in several urban 
areas the houses with grass, leaves or timber, mud 
or unburnt bricks as wall material, and thatch or 
sb~e or shingle as roof material predominate. To 
quote from the 1961 Census of India Housing 
Report: 

'The series . . . . . . . . will bring home to 
the reader the co;,siderabl~ proportion of town! 
~nd cities in which mort: than 50 per c~nt of 
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census houses have walls of either (a)· grass, 
leaves; reeds, ete. or timber or (b). mud and 
unburnt bricks and roofs of either {i) grass, 
leaves, thalcb, etc. or (ii) of tiles. slate. shingle 
or metal sheets. It is obvious that houses made 
of these materials not only offend against popu
lar notions of what houses should be in large 
towns and cities but must be in more than one 
way unable to take full advantage of the ame
nities that should be offered by big civic cor· 
porations; like water, underground sewerage, ' 

·electricity. ventilation and protection against 
fire and the forces of nature. They also make 
for a great deal of substandard constrUction 
which has the effect of bringing building and 
sanitation laws to contempt and of releasing 
the forces of jerry building. rack renting and 
associated evils. Their most important single 
effect is the perpetuation and expansion of 
urban and suburban slums, where lack of sani
tation, decency and over-crowding is now in
vading even · the woefully inadequate rural 
building standards. The statements also under- ·· 
line one of the major reasons why the increase 
in urban population between 1951 and 1961 
shows signs of slowing down, which is this dis
tressing lack of housing to the . point where 
even the city lights fail to lure a villag~r into 
living in the slums if he can help it.'' 

Lastly, Table E-V provided an 
housing congestion. 

indication of .. 
A· summary of the picture of housing congestion 

as indicated in the Housing Repon may be repro-
c;Juced, below : · 

(i) 41·33 per cent of India's total pqpulation 
live in 1 roomed census houses, the ave
rage number of persons per room being 
4·35. 

(ii) 

(iii) 

(iv) 

(v) 

(vi) 

(vii). 

(viii) 

26·98 per cent of India's total po~mlation 
live in 2 roomed census houses, the ave
rage number of persons per' room being 
2:b3. 

13·25 per cent of India's total population 
live in 3 roomed census houses, the ave
rage number of ·persons per room being 
2·01. 

7·64. per cent of India'S total population 
live in 4 roomed census houses; the ave
rage number of persons per. room being 
1:69. 

9·50 per cent of India's total population 
live in 5 or more roomed census houses. 
the average number of persons per room 
being 1•30. · 

46·81 per cent of India's population living 
in towns and cities of over 50,000 live in 
1 roomed census houses, the avera2e num
ber of persons per room being 4·19. , 

24·93 per cent of India's pOpulation living 
in towns and cities of over 50,000 live _in 
2 roomed census houses, · the average 
number .of persons per room being 2·76 •. 

11·69 per cent of India's population living 
in towns and, cities of over 50,000 live in 
3 roomed census houses. the avera2e num
~er of persQns ~r I'QO!ll bein; 2.12, · 



(ix) 

- (x) 

(xi) 

(xii) 

(xiii) 

·. · txiv) 

(xv) 

6·75 per cent of India's population .JiviJ?g 
in towns and cities of over 50,000 hv~ m 
4 roomed census houses, the average num
ber of per!lons per room being 1·78. 

9·16 ·per cent of India's population Jivi~g 
in towns and cities of over 50,000 hve m 
S or more roomed census houses, the ave
ragt=;.\n~mber of persons per room being 
1•33. , . · I 

40·86 per cent of India's rural population 
live in 1 roomed census houses, the ave
rage number of persons per room being 
4:40. 

27·16 per cent of India's rural population 
live in 2 roomed census houses, the ave
rage number of persons per room being 
"2:62. 

13·40 per cent of India's rural population 
live in 3 roomed census houses, the ave
rage number of persons per room · being 
2:01. 

7•72 per cent of India's rura1 population 
live in 4 roomed census houses, the a~,.e
rage number of persons per room being 
1·68. 

9·45 p~r cent of India's rural population 
live in 5 or more roomed census houses, 
the average number of persons per room 
being 1:30." 
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- To quote from the Housing Report again : 

''The statistics, based on however defective 
a definition of the room, leave one in no doubt 
about the extreme state of congestion in the 
urban areas and the poor level of investment 
so far made in urban housing. For the country 
as a whole the rural and urban together-the 
picture is one of poverty which renders invest
ment on housing difficult. The statistics confirm 
the vague impressions of congestion that one 
might have had so far in one's tours but exact
ly what the levels were like was not quite clear 
until the 1961 tables were compiled. The 
journey from the"Se levels to decency and com
fort will be long, strenuous and often frustrat
ing. Conditions, even at their best, border on 
the sub-huma.i:4 but it will hardly do to forget 
that shelter comes third in order of priority 

· after f~od and clothing." 

Thus from a fairly simple houselist canvassed at 
the 1961 Census of India much valuable· data on 
housing w~s brought out. 

4. FUTURE PROGRAMME 

4.1 Encouraged by the success of the Housing 
Census attempted through the Census Houselist at 
the 1961 Census plans are afoot to repeat it at the 
next decennial census and to try to enlarge the 
scope slightly. However, the limitations in attempting 
any sophiSticated or complicated questionnaire in 
a mass operation as the census of a large and 
heavily populated country like India will have to be 
borne in mind. A few months ago a seminar of 
experts was convened at New Delhi to consider the 
questionnaires to be adopted. "t the 1971 CensU$ 

of India.. In so far as Housing Censu~ was con
cerned it was decided that a simole houselist largely 
following the pattern of the 196i Census should be 
prepared but in 10% of sample areas a few addi
tional items of information, such as the age of the 
house. the amenities available in regard to drinking 
water supply. electricity supply. facilities of prjvy, 
the total living area and the rent paid in respect of 
rented dwellings are proposed to be collected. In 
respect of all houses recorded as vacant the reasons 
are also proposed to be ascertained. Manufacturing 
establishments will be enumerated on a separate 
schedule. The first drafts of the schedules relating 
to housing and manufacturing establishments pro
posed to be canvassed at the 1971 Census are 
~ttached to this note. 

4.2 Thus the 1971 draft schedules bring us 
slightly nearer to the U.N. recommendations of 
the topics suggested for coverage at a Housing 
Census. The Tabulation Plan for the 1971 Census 
has not yet been formulated. The 1971 draft 
schedules are being presently pretested in the field. 
The experience is encouraging though difficulties are 
faced in determining the age of the building or 
even the total living area in sq. metres and so on. 
In some areas it is reoresented that information 
on rent was not very reiiable. The results of diffe
rent areas are yet to be received. The experiences of 
this pretest are proposed to be discussed at a fur
ther seminar some time early next year and a second 
draft of the schedules will be drawn up for further 
pretesting before they are finally. adopted. 

4.3 While planning the Housing Censuses, as 
indeed even the Population Censuses, several de
mands are made by persons and institutions of 
different interests for a variety of sophisticated in
formation. For example, one may wish to can
vass a question on the cost of the House. How
ever desirable such information may be, it is wen 
nigh impossible for the census enumerator to ascer
tain this ~ith any degree of ·accuracy in most 
cases. One may like to know about the condition of 
housing. This again is liable to so much of subjec
tive judgment on the part of the enumerator that it 
is not desirable to include such an inquiry in a cen
sus. This was the experience in U.S.A. as well. One 
has to bear in mind thc.t a census is different from 
a specialised survey. Census is a mass operation in 
which a large army of enumerators is employed 
part-time and the enumerators are given a very 
short training to. canvass the census schedules over 
large areas. Such an operation will succeed only 
if it involves the canvassing of a simple and 
direct questionnaire so that large cumulative errors 
are eliminated. The questions should be capable 
of evoking proper response and the scope for 
subjectiveness on the part of the enumerators in 
recording answers would require to _be eliminated. 
On the other hand, in a specialised survey, it is 
possible to engage specially trained enumerators 
to conduct detailed orobes and record detailed 
answers in limited aieas. An important factor to 
be borne in mind in planning to collect data 
through the census is to make it comparable with 
that obtained at the earlier censuses so that a 
time series is buirt up reflecting the trends over 
time. In India our resources may not permit the 
taking of a separate one point Housing Census bv 
itself. Therefore, the opportunity of Houselisting 
on the eve of Population Censuses wiTI necas
sarily have to be taken advantage of to collect 
simple but meaningful data that might serve t}l~ 
peed~ of th~ nation adequa~ely. 



Role of the National Sample Survey in Collecting Data 
on Housing Conditions and Building Materials . .~ 

Production-A Historical Survey** 
by 

P.ajeshwari Prasad t 

1. FUNCTIONS OF NSS 

1.1 The National Sample Survey Organisation 
was established in 1950 for the purpose of collect
ing data, required for national planning and 
national income estimation as also for policy and 
administrative decisions by the different Ministries 
of the Government of India. The designing of 
the surveys and the tabulation of the data is done 
by the Indian Statistical Institute under the 
guidance of the Central Statistical Organisation,_ 
while the field work is carried out by the Direc
torate of NSS. The surveys may be broadly classi
fied into (i) Socio-economic Statistics and (ii) In
dustrial Statistics. The surveys relating to socio
economic statistics are of the multi-purpose type 
where one investigator canvasses a number of 
schedules and are organised by rounds. The 
period of round has differed in the earlier years, 
but lately efforts are being made to keep the round 
confined to one agricultural year (July-June). The 
Industrial Statistics survey is limited to registered 
factories. The present design of the survey is that 
a detailed schedule is . ·~vasS.ed ion a census 
basis from the larger factories employing 50 
workers or more with power. and 109 or more 
without power, while approximately a 20 per cent 
sample is taken from the remaining factories. 

1.2 In addition to the above surveys, the NSS 
Directorate has also the responsibility for technical 
co-ordination in the conduct of crop estimation sur
veys organised by the State Governments through 
their staff. · 

1.3 The NSS originally started as a purely Cen
tral venture but from 1954-55 the States began 
joining the NSS programme on a matching basis. 
Since then all the States except West Bengal have 
joined the programme. The data collected by the 
State can be added to that collected by the Centre 
and the total would provide estimates with higher 
degree of precision. . 

1.4 Housing Data-The NSS have collected 
data on housing conditions through the Socio
economic surveys and on housing materials 
through the Industrial Statistics Surveys. The 
socio-economic surveys cover a large number of 
items some of which are repeated from round to 
round while emphasis is laid on others only in 
certain rounds. Thus data on consumer expen
di~~re, . employment . and un-employment, land 
utilisatiOn, crop cuttmg experiments and popula
tion are being collected in consecutive rounds. In 
the 8th round, emphasis was laid on the study of 

distribution of land holdings; the agricultural la
bour enquiry was conducted in the 11th and ·12th 
rounds and data on births, deaths and . growth 
rates collected on a large scale in the 14th round. 
As appendix I win show, data on housing condi· 
tions have been collected in schedule 1.0 . (consu
mer expenditure) .~ and schedule 1.1 (income and 
expenditure). In the. 12th round, the data were 
collected in schedule 1.2 (housing and vital statis
tics) while in the Middle Class and Working Class 
Family Living Surveys the relevant schedule was 
Schedule 'B. (condition and level of living). It will 
also be seen that data are being collected almost 
continuously since 1953-54 and the size of the 
sample in the ·rural sector has been gradually in· 
creasing from the very start while · in the urban 
sector it had been almost stationary during 1959-62 
but has been doubled in 1963-64. With the in· 
crease in the number of villages and blocks cover• 
ed as also the households. the precision of the 
data' collected has been improved. 

2. ITEM COVERAGE ON DATA ON ·HOUSING 
CONDnnONS . 

2.1 The United Nations have in their Paper 
No. M 28 entitled "General Principles for a Hous
ing Census", divided the ~terns of information re
garding housing conditions into (i) Basic Items 
and (ii) Additional Items. Let us examine the item 
coverage of the NSS from this standard. 

2.1.1 Basic Items: Part A-Information about 
location, number of occupants, selected demogra• 
phic and economic chara.Cteristics of occupants and 
household and family relationship and water sup
ply system has been collected in all the rounds in 
one form or the other. Data on water suppty 
duration, number of taps in the dwelling, num
ber of persons using, waiting time for use, etc. 
were collected in Family Living Survey (1958-59). 
Class or Type of housing unit was not canvassed in 
any round. • 

Part B-Data on type of dwelling were collect
ed in the Family Living Surveys and in the 15th 
round. Information about number of rooms and 
toilet installations has been collected up to the 15th 
round. 

2.1.2 Additional Items 

(i) Installations--:-Data on cooking facilities 
and bathing facilities were collected in 
the· 12th and 15th rounds and in the 
Family Uving Survey. Information 
about electricity was collected in the 15th 
round and Family Living Survey. Items 

•Po rmer Chief Director, National Sample Survey, New Delhi. 
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relating to heating and installations for 
cottage industries have not been collect
ed. 

(ii) Household conveniences-No such data 
were conected. 

(iii) Characteristics of building-Data on type 
of building (number of floors, etc.), floor 
space of the dwelling, . year of construc
tion and outdoor spaces have been col-

. I~ted in a few rounds while informa
tion about the material of wall, ·roof, 
floor and state of repairs or dilapidation 
has been collected in most of the rounds. 

·(iv) Occupancy-Information about ownership 
_. ·. was collected in the 12th . and 1~th 
. · .. ·, . rounds· and Family Living Survey. In-· 

:; -. . .. formation regarding rent paid has been 
• co11ected in most of the rounds includ
. ing the 18th round. Data about the eco

nomic . activity of the owner . were not 
·.:. . collected, 

L: i" . . . ' . 
z ; . In ad9ition to the above items, the cost of cons-
.,tni~tion, repair and improvemen.t was collected in 

, :most of the .-rounds. 
; ~ ,\, ;· •· , r ' , l 

: .. ~. ·,2.2. The fc;>llowing,. items also were covered in 
·l.Qne.,<;>r .. two rounds:-
.. , • ·' 0 ?. (i) Provision of . electric· ceiling fans. 
l • } .. 1 • • ,. . 

(ii) Drainage facilitie~. 
' . 

(~ii) Ventilation .. 

(iv) Passage to dwelling. 
,.. ~ . ~. ; . ( .. ·. ,.. ' . 

·· (v) Surro'undmgs. 
i . . 

(vi) lJe5( pOrtion of the house (description). 
• • ., I' ' 

(vii) .. Value;- if owned. 
.·, 

(viii) ·Possession. 

(ix)· Reasons for dissatisfaction. 
. : ) . 

.: · (x) '. Building and· repair works. 

. (xi) D~rect ·access to· sky or land-scape. 
'• • ' < " 

3 · ·Nss ·DEFINITION OF "HOUSE" r 

• : •. _t It may be expl:iined here that in a11 the NSS 
· .surveys. the data collected . relate to the sample 
r :household. and housing conditions and facilities re-

late to the precincts occupied by the household. 
, fhe term "house" was, therefore, used in the 

:; sense , of a dwelling occupied by a household and 
~-riOt :the census house in which more than one 
·b~usehold can live. 

4. DATA ON PRODUCTION OF BUILDING 
M\TERIALS 

.. As has. been mentioned earlier, the Directorate 
· . of NSS. has a separate Division for carrying out 
. a survey of the manufacturing industries. From 
1951 to 1958 the survey was known as 'Sample 
Survey of Manufacturing Industries'. From 1959 

: the work has been reorganised and is now known 
as Annual Survey of Industries. It covers all re
gistered factories. The larger factories employing 
50 or more workers with power and 100 
or more without power are surveyed on a 
census· basis while an approximately 20 per cent · 
sample is taken of the remaining factories. The 

census and sample factories together cover about 
85 per cent of the total employment. This survey, 
therefore, covers all building materials which are 
manufactured in factories. The data relating to 
the following items can be had from this source :-

(i) Brick and tiles. 

(ii) Iron and steel. 

(iii) Hume pipes. 

(iv) Asbestos sheets. 

(v) Paints and varnishes. 

(yi) Sheet glass. 

(vii) Cement 

It will be seen that for an item like brick and 
tiles, the data produced by the lSI will show 
only part of the picture as considerable manufac
turing. goes on in the un-registered. sector. The 

· data relating to crude coal tar also is not avail
. ab1e from this · report and has to be obtained 
. through the. Annual Report of the Directorate Ge
neral of Technical Development. Likewise, data 
relating to lime stone will be found in the Indian 
Bureau of Mines statistics. 

5. DATA ON .CONSTRUCTION ACfiVITIES 

The NSS has also recently interested itself in 
the · collection of data on construction activity 
throughout the country. An exploratory survey 
was carried out in the. 18th round (Feb. 1963 to 
Jan. 1964) .in the urban sector. The survey con
sisted of 4 schedules. The first related to the list 
of permits from the municipa1 records and was 
intended to assess the suitability of municipal re
cords of building sanctions for furnishing a frame 
for a survey of building construction within muni
cipal premises and included both household and 
non-household sectors. The second schedule relat
ed to listing of sites, buildings, occupants and 
constructions. . The third schedule related to a list 

. of constructions through Architects, Contractors 
and Mistries. The fourth schedule related to de
tai1s of the constructions including source of 
finance and the expenditure incurred. The lSI 
are examining the filled-in schedules and on the 
basis .of this· experience the question of organising 
a larger sample ·survey of construction will be 
decided. 

6. REPORTS ON DATA ON HOUSING CON· 
DmONS . 

So· far reports on the housing data have been 
-published for the 7th, lOth, 11th and 12th rounds 
only, besides the report on the ad hoc survey con
ducted in 1960 at the instance of the National 
Buildings Organisation about the dwelling habits of 
occupants \in tw~room reSidences tin the Gov
ernment sector in New Delhi. It is obvious that 
housing data have not been given a high priority. 
If the National Buildings Organisation considers the 
data already pubqished by the NSS as useful, 
it will be for them to press the CSO to accord a 
higher priority to the tabulation of the data collect
ed from the 15th to 18th rounds of the NSS. 

It may be useful to briefly examine here the 
data already published. The NSS reports give the 
results of the· surveys for rural and urban areas 
separately. For rural areas the estimates of cer
tain characteristics like (i) precentage di.etribution 



of households by number of rooms; (ii) percentage 
distribution of households by average number of 
persons per room; (iii) percentage distribution of 
households by tota1 floor space; (iv) percentage dis
tribution of households by source of drinking 
water, latrine type, bath room type, kitchen type, 
structure type, etc., have been given by the cen
sus population zones. For urban areas, the data 
have been given by population size-group of towns, 
namely, (i) cities of Calcutta, Bombay, Delhi 
and Madras; (ii) cities with a population of over 
3 lakhs; and (iii) towns with a population of less 
than 3 lakhs. 

For both rural and urban areas, the data have 
also been cross-classified by monthly household ex
penditure level and by occupational groups. 

7. APPRAISAL OF THE DATA ON HOUSING 
CONDITIONS . 

Appendix II gives the data on some of the 
important characteristics as collected from round 
to round together with comparable data from 1961 
census and also the data relating to a few other 
countries. Some of the conclusions which can be 
drawn from this Table are as follows :-

(i) The. percentage of households living in 
one room accommodation appears to be 
increasing in both the rurnl and the urban 
areas. Almost half the households in the 
rural areas and a little over half itt the 
urban areas are living \n one r~m oply. 

(ii) The percentage of households living in 1-2 
rooms is also increasing both for rural 
and urban areas. About iths of the 
households in India live in 1.:'2 rooms 
only. In advanced countries Jike United 
Kingdom and United . States this percen
tage is only about 7. In Japan this per
centage is about 24 for rural areas and 
35 for urban areas. 

(iii) The percentage of households living in 7 
rooms and above is very small" in India 
while the comparative figures for the 
developed countries are very high. 

(iv) The averag~ number of persons per room 
is gradually increasing in India and now 
stands at about 2 · S for rural areas and 
a little more for the urban areas. The 
comparable figures in deve1oped countries 
are about 1/3 of this figure. 

(v) The percentage of households having piped 
water supply continues to be very small in 
the rural areas (about 1 per cent only) 
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while it appears to be increasing on a 
fairly high speed in the urban areas where 
it is now over 53 per cent. In advanc
ed countries, about 80 per cent of the 
houses in the rural areas and nearly 
cent per cent in the urban areas have 
piped water supply. 

(vi) It is interesting to note that in India the 
percentage of households with piped : 
supply is about 92 per cent in the 
four metropolitan cities. 86 per cent in 
the big cities with over 3 lakh population 
and only 39 per cent in the remaining 
towns. 

(vii) Less than S per cent of the households in 
rural areas in India have built-up latrines 
and even in urban areas the percentage 
is only about 56. 

(viii) The percentage of purely kutcha houses 
in the rural areas stands at about 67 and 
of pucca houses only about 2. Even in 
the urban areas about 25 per cent of the 
houses are purely kutcha. The figures 
for pucca houses in urban areas as given 
in the NSS surveys do not appear to be 
reliable. Apparently large variations in 
the figures of the various rounds has been 
occasioned by some confusion of concepts. 

8. POPULATION CENSUS, 1961 

For the first time, the Indian population census 
has carried out a fairly comprehensive housing 
census also in 1960. In Appendix III will be 
found an extract from' the· latest volume of the 
Census of India on this subject. It will be seen 
that the census have collected information on all 
the basic items recommended by the UNO with 
the exception of data on drinking water and toilet 
facilities. Let us hope· that in future the popula
tion census will further expand its coverage so as 
to combine a full-fledged housing survey with the 
population census. The housing census should in 
fact precede the population census. During the 
inter-censal years the NSS shoulcJ collect data on 
certain important items but with a sample large 
enough to give Statewise indicators of variations. 
It would be desirable to have a clear cut policy 
and to lay it down definitely for the next two Five 
Year Plans. The report of the Planning Commis
sion's Working Group on housing recently pub
lished has highlighted a very large gap in the 
housing requirements of the country, particularly 
in the urban areas, and for a proper handling of 
this problem it is necessary that adequate statistics 
are collected in a systematic manner. 



APPENDIX 
Statement Showing the Details ol Rounds, Sample Size and Schedules through which 

Sl.:· Round Period 
Number of samples allotted 

No. Villages Blocks (Urban) 

~ 
(1) (2) (3) (4) (S) 

1 First . October 1950-March 1951 1189 
: 
2 Seventh .. .. October 1953-March 1954 • 943 441 

3 Eighth .. July 1954-March 1955 • 1424 468 

4 Ninth • " . May195S--Novetober)955 • 1624 2108 

. 5. Tenth • .- i December t_9ss-.:May 1956 • 1624 1328 

' Eleventh August 1956--February 1957 • 1840 582 

:1, Twelfth • • • • ~ March 1957--August 1957 • 1768 515 

8 Middle Class Family Living Survey 
(Sponsored by C.S.O.) . July 1958-June 1959 · • • •• 45 centres 

9 Working Class Family Living Survey July 1958--June 1959 • • • • { 32 Factory centres 
(Sponsored by. Labour Bureau) 10 Plantation centres 

8 Mining ccn.tres 
: 

lQ. Fifteenth • • • • " July 1959-June 1960 • • 261.6 2228 

n Ad hoc Survey· (Sponsored by N.B.O) June 1960-July 1960 • • •• 6 Special arcaat 

•): ;·· 
l:Zn Sixteenth " .. • • i July 1960-Juno 1961 • • 3798 2272 

ii Seventeenth . • • September 1961-July 1962 • 4310 2237 

1.4 Bi8hteenth • • • • February 1963-January 1964 8472 4572 
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Data on 'Housing Condition' were Collected by Nationai Sampie Sun'ey 

Number of households ailotted/ 
surveyed 

Rural Urban Total 

(6) (7) (8) 

16 households per village 

Schedules through which data collected 

(9) 

Household Schedule I 

4181 1713 5894 1• 0 (Coosumer Expenditure) 

On an average 3 h. hs. per village 
On an average 3 h. hs. per block 

1·0 (Consumer Expenditure) 

On an average 1 h.h. per village 

On an average 1 h.h. per block 

1616 1326 

7255 

5292 

2840 

1723 

1·0 (Consumer Expen~iture) 

1· 1 (Income & Expenditure) 

2942 1·1 (Income & E]!jpenditure) 

10095 1·1 (Income & Expenditure) 

7015 1· 2 (Housing & Vital Statistics) 

8940* 8940* Schedule B (condition of work and living) 

6600* 6600* Schedule B (condition of work and living) 

{
On an average 3 h. hs. per village 
One household per block 

1·0 (Consumer Expenditure) 

NSS reports published 
relating to the data 

(NUMBER) 

(10) 

Report No. 26 

Report No. SO 

Report No. 51 

•• 593 593 Survey of dwelling habits of occupants in two-room Draft Report No. 96. 
residences in the Govt. Sector in New Delhi. 

{
On an average 1 h. h. per vmar 
On an average 1 h. h. per bloc 

{
On an average 2 h. hs. per village 
On an average 2 h. hs. per block 

f On an average 3 h. hs. per village 
\.On an average 1 h. h. per block 

NoTE-*Refers to Families. 

1· 0 (Consumer Expenditure) 

1· 0 (Consumer Expenditure) 

1·0 (Consumer Expenditure) 

tThe coverage of the survey was limited to certain specified areas of New Delhi, llaving two-room Govt. 
quarters (i) Vinay Nagar Main (ii) Vinay Nagar South (iii) Vi nay Nagar East (iv) Vi nay Nagar West 
(v) Moti Bagh I and (vi) North of Medical EDCiave. 

tas 
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APPENDIX 

Statement Showing Some Selected Results on 'Housing Conditions' as Obtained in NSS 

'' 

'' I' 

... (1)_ .. -·- ' ... ·--···--··~· .... 

I. Housing Accommodation : .. 
Percentage· of households living in 

(i) 1 room • • • • • • • 

• • • • • (ii) 1-2 rooms 
.. , 

(iiQ 7 and above • ...... ' .. , ....... ·- • • • • • • 
' . . . ~ ,· . .:. ' . " ' . .. 

II. Average No. of Persons per Room : 
J 

III. Drinking Water Supply : 
·r ·.I •. . ~ • " I - . 

'. 

Percentage of households having source of drinking water (tap) 

• 

• 

Rural 
Urban 

. •· Rur~l 

Urban 

•. Rural . 
-··Urban 

'· . 

.Rural 
'., Urban 

• Rural 
Urban 

l .• ;,· •-"• -: ..... 

IV. Sanitary Facilities : 
) ' • ·r • . . • . . . r • 

Pereentage of households having bui~t-:ul> latrines : • 
. . • ..J,.. .._ ' 

! . . 

V. Bath Facilities : 

Percentage of households having bath rooms 
. .,·'; 

• • 

VI. Material Type of Houses : 

Perc~t~;-~f h~~~i~old~ll~ng-i;·-· --·-- ·· ·· ... · -· 
All kutcha . Structure(G~ • • • .. ,;, • • · . . ' ) 

' , 
• I 

All Pucca Structure(G) • • 

' 
(A} Data based on results of sample survey of housing. 
(B) Data for England, Scotland and Wales. 

-• .' Rural 
Urban 

... ·Rural 
Urban . , 

·' 

Rural • 
·Urban·· 

.. • ·Rural 
Urban 

7th , lOth 
(October '53- (December '55 
March '54) -May '56) 

(2) 

33·99 
43·64 

66·29 
71·80 

3·79 
5·55 

0·39 
45·42 

·4·88 
56·37 

63·35 
24·49 

. 2·66 
27·64 

(3) 

32·27 
36·62 

64·64 
70·71 

3·46 
3·07 

2·0 
2·0 

1•24 
49·03 

S·4S 
56·98 

... 

. 62·89 
27·08 

1·89 
8·74 

(C) Data based on results of sample survey of housing and dwelling include me bile trailers. 
(D) Data refers to dwellings rather than households. 
(E) ALE.(l950.Sl), Governmentoflndia, MinistryofLabour, Agricultural LabourEnquiry. RuralManJ;:ower and 

Occupational Structare. 
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II 

Rounds, CeDSUS 1961 and ALE-vis-a-•is as Available for Five Ot:ier Countries 

INDIA. 

NSS Rounds 

11th 
(August '56-
February '57) 

(4) 

35· 65 
39·48 

68·33 
69·35 

2·56 
4·08 

2·0 
2·1 

1· 06 
51·15 

12th 
(March '57-
August '57) 

(5) 

44·00 
52•01 

72·99 
76·47 

3·41 
1·83 

2·4 
2·2 

0·35 
53·28 

4·91 3·29 
57·90 55·92 

60·33 
20·08 

2·73 
13·09 

7·07 
28·26 

67·32 
24·61 

1·40 
7·76 

ALE(E) 

{6) 

2·3 

15·9 tF) 

Census 
1961 
tH) 

(7) 

48·12 
53·05 

74·93 
77•71 

6·01 <n 
5·76 (I) 

2·58 
2·61 

U.K. 
1951 

(8) 

7·2 
7·4 

9·8 
7·2 

0·8 
0·8 

79·9 (B) 
97·9 (B) 

53·6 (B) 
64·S tB) 

u.s. 
1960 

(C) 

(9) 

4·1 (D) 
7·2 (D) 

21 ·0 (D) 
14·2 (D) 

0·7 
0·7 

79·0 
98·9 

69·1 
96·3 

USSR 
1956 

(10) 

.. .. 

1·5 

Japan 
1958 
(A) 

(11) 

23·8 ~~ 
34·8 (D 

8·7 (D) 
6·2 (D) 

1·3 
1·4 

Ceylon 
1963 

(12 

69·5 
62·7 

1·4 
3·7 

2·2 
2·4 

(F) Refers to pucca or partly pucca houses. The corresponding figure for NSS seventh round is 15·5 per cent. In 
ALE a house was classified as pucca if the walls and roof were made of brick, stone, lime or mortar and as partly pucca 
if the walls were so, but not the roof. 

(G) A kutcha or a pucca structure is determined by the type of materials used for its construction. A kutcha house 
designed as, or intended for, living quarters, is one where plinth was made of mud or bricks without any cement plaster 
and whose walls and roof have been built of grass, leaves, ret"ds or thatch with or without any plaster. A pucca house, de
signed as, or intended for, living quarters, is one. whose plinth (and floor), walls and roof were built of burnt bricks and 
tiles, stone, cement, concrete and/or timber. 

(H) Based on 20% sample. 

(I) Refers to S rooms and above. 
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' . APPENDIX lfi 

ExtrQct from "Census oflnditl 1961, ·Volume I, India 
Pari IV(B), Housing and Establishment Ttlhles•• 

March, 1964 

The following five housing tables are presented In 
this book:-

B-1 · : " Census houses and the uses to whiclTthey are 
put; 1 • . 

B-U : Tenure .sfatus of sample census households 
living ln census houses used wholly or partly as 
dwellings; • 

B-111 : Census houses used as factories and workshops 
classified by industry, power and no power used 
and size of employment; 

B-IV : Distribution of , .. sample households living in 
census· houses use.d.wholly or partly as dwellings 
by predominant material of wall and predominant 
material of roof; . and · 

I 
B-V : Sample households classified by number of 

members and by number of rooms occupied. 

Of these, Tables E-1 and E-m were prepared on full 
count and the other three on the basis of a 20% sample. 

Up to 1951 each state was at liberty to design its own 
hoose list form, , because of the difficulty of adopting a set 
of uniform definitions which would apply to the whole of 
India. Differences in definitions and consequently 
methods led to non-comparability, so that although some 
information was always collected on the eve of each popu
lation census it was not considered worth-while to analyse 
and print it. This left a void in our knowledge of housing. 
Bven cursory information was un-available. 

Total 
Rural 
Urban 

Total No. of census houses, India 

• • • 

• 107,857,037 
89,019,325 
18,837,712 

Tenure status of sample census households living in census 
ho,ues used wholly or partly as dwellings (Based on 20% 

sample), India 

Total no. of 
Tenure status households 

Total Total • • 16,710,667 

Owned • .. • 14,231,199 

Rented • • 2,473,241 

Not stated • 6,227 

Rural Total • 13,742,241 

Owned • • • 12,859,306 

Rented • • 878,210 

Not stated • • 4,725 

Urban Total 2,968,426 

Owned 1,371,893 

Rented • 1,595,031 

Not stated 1,502 

·Distribution of 1,000 census households living in census houses used wholly or partly as dwellings by 
. predominant materials of wall (based on 20% sample) 

All India Grass, Timber Mud Unburnt Burnt C.I. sheets Stone Cement All other 
leaves, bricks bricks or other concrete material 
reeds, or metal 
bamboo ~beets 

R • • • 125 13 569 1S 92 1 120 1 4 

u • • • 60 11 21S 46 SIS IS 116 17 s 

Dirstribution of 1,000 census households living in census houses used wholly or partly as dwellings 
. by predominant material of roof (based on 20% sample) 

Grass, Tiles, Corruga- Asbestos Brick Concrete All other 
All India leaves, slates, ted iron, cement & and reaterial 

reeds, shingle zinc, or sheets lime stone 
thatch, other slab 
wood or metal 
bamboo sheets 

R 460 354 41 2 1S 20 108 • • • • • • 

u 200 349 121 u 106 154 ss • • • • • 
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Distribution of 1,000 census households according to number of rooms occupied (based on 20% sample) 

All India 

India 

t9-3NB0/69 

No One 
regular room 
room 

13 490 

No. of rooms not stated-1. 

Two 
rooms 

264 

No. of persons per room (based on 20% sample) 

Total 

Rural 

Urban 

Three 
rooms 

113 

Four Five 
rooms rooms 

and more 

59 60 

No. of persons per room 

2•58 

2•58 

2•61 



Estim~ting Housing Needs in Qualitative and Quantitative 
. Terms at Local, State and National Levels*t 

by 

Prof. L. R. Vagale t 

1. INTRODUCTION 

1.1 One of the urgent problems that should 
engage the serious attention of planners, social 
scientists and administrators at present is provision 
of sufficient dwellings to relieve the acute shortage 
of housing and ultimately to enable each household 
to have its own house. In planning for self
sufficiency a correct estimation of the housing re
quirements should form the very first step. The 
next step is to · formulate a sound national hous
ing policy and a bold house building programme, 
consistent with our population policies· and socio
economic objectives of housing and planning. In 
order to do this we have to determine the quan
tity and characteristics of the existing residential 
accommodation and then estimate the future needs 
and demands. 

1.2 The demand for residential accommodation 
may not necessarily be equal to its need. Every 
family needs a dwelling even if it cannot afford 
one. The effective demand depends · upon the 
ability to pay economic price . or rent, 
general prosperity of the country, availability of 
suitable dwellings and many other factors. It is, 
therefore, necessary to. assess not only the hous
ing need but a1so the housing demand. 

1.3 Several · attempts have been made in India 
by various official organisations and individuals to 
estimate our housing needs. However, most of 
them seem to consider only quantitative needs of 
housing .and hardly pay any heed to the qualita
tive and social aspects. Further, they are often 
based 1011 .assumptions, !Wh019e validity has not 
been tested. For instance most of the estimates 
assume a mechanical relationship between total 
population trends and housing needs or they pos
tulate certain relationship between the age-structure 
and marital status of the population. In this con
nection it is interesting to note that the Registrar 
General of U.K., in the Housing Volume of the 

. 1931 Census, considers each of the following 
figures as being possible functions of population 
structure, which may be taken as proportional to 
the number of families requiring houses : (a} total 
number of married women of all ages, or (b) total 
number of married women of all ages plus the wi
dowed of' both sexes under age 65. or (c) total 
number of married women of all ages plus wi-

dowed women under age of 65, plus 10% of the 
single of both sexes, between the ages of 20 and 
45. 

Alexander Block suggests that the optimum limit 
of housing need may be set by the ratio of the 
proportion of adults to the total population. Other 
writers on this problem have assumed simply that 
married people within certain age-groups and single 
or widowed persons of certain ages constitute the 
families which need separate dwellings. 

2. DEMOGRAPHIC BASIS 

2.1 Planning for housing sufficiency requires full 
mastery of the relevant facts and figures about 
population and its characteristics. 

In India, however, the problem of estimating 
housing needs is complex and difficult in as much 
as the statistical information regarding demography, 
housing and house-building activity is scarce. Since 
the advent of the First Five Year Plan. some 
efforts are being made by the Census Commission 
of the Government of India, the National Build
ings Organisation, New Delhi, and the Central Sta
tistical Institute, Calcutta. to collect the basic data. 
We still do not have accurate figures regarding: 

(i) The available residential and non-residen
tial building stock. 

(ii) The number of residential and non-resi
dential buildings constructed each year, 
number of buildings repaired, recondition
ed, demolished, etc, each year. 

(iii) Capital investment in building industry, 
number of man-hours spent on construc
tion, trends in employment and wages in 
building trade, cost of building-overheads, 
quantum of various building materials 
used and required each year, etc. 
. . 

(iv) Number of houses sub-divided into two or 
more separate dwellings either due to par
tition of immovable property of joint fa
milies or to fetch more rent in case of 
rental housing .. 

(v) The number of houses in which a room 
or a portion of ihe house is sub-1et to 
bachelors to families without children. 

t The estimates of housing needs given in this art_icle are based on t~e p~pulat~on data oft he 1951 Census and the 
projectionofpopulationmadebefore 1961Census. The esttmateshaveto berevtsedmthehght of the full data of 1961 Census, 
when they are available. 

+ Prof. of Town Planning, School of Planning & Architecture, New Delhi. 

138 



(vi) Number of dwelling units lost annually to 
the Housing stock on account of conver
sion of dwellings into shops and commer
cial outfits. 

(vii) The differentiation between families and 
households is not very clear. The num
ber of 'concealed' families is unknown. 

(viii) In many parts of the country accurate 
statistics regarding births, marriages and 
deaths are not available, as they are often 
under-reported or not reported at all. The 
rate of formation of families largely de
pends on the marriage rate. But an 
overwhelming majority of marriages are 
not registered. From this ignorant posi
tion one cannot correctly forecast the 
future marriage rate. We cannot, there
fore, correctly estimate the number of 
dwellings needed to house these families. 

(ix) Perhaps the greatest deficiency in our demo-
graphic data is the total absence of in
formation regarding the number of per
sons migrating annually from rural to 
urban areas and their socio-economic cha~ 
racteristics, such as age, sex, occupation, 
income, place of residence, existing en
cumbrances, etc. 

3. HOUSES AND HOUSEHOLD 
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3.1 In estimating the quantitative need of hous
ing, it is necessary first to know the number of 
houses and househo1ds for a ·given population. 
Our aim in adjusting the housing to the popula
tion should be to provide a separate dwelling for 
each household suited to its individual needs, 
though it is a difficult goal to achieve. In the cen
sus enumerations of India prior to 1951, the terms 
'house' and 'family' were used rather loosely, and 
the definitions were vague. In the 1951 census 
some attemot was made to define the two terms 
more precisely and separately. ·A 'household' was 
defined as a group of people who lived together 
and took their foOd from a common kitchen. A 
house was defined as a building within which people 
lived, provided that if different parts of ~e btrl!d
ing were structurally separted and provided w1th 
separate main entrance so as to give independent 
access to each part, then each such part was to 
be recognised and numbered as a separate 'house'. 

3.2 l\fuch of the confusion in the interpretation 
of census data on housing, therefore, derives from 
this loose usage of the terms, 'family' and 'house
hold'; these two words are not synonymous. ~ 
family is a biological unit, whereas a household IS 
primarily an economic or social unit, established 
by a person living alone or by several persons re
lated or not by marriage or kinship, living to-· 
gether to carry out in common certain house
keeping functions, such as cooking, dinning, etc. 
A married couple constitute the core of the family; 
normally its need is only one house suited to i~ 
size, requirements and capacity to pay economic 
price or rent. Families which contain neither mar
ried couples nor children can hardly be called true 
'families'. They are 'households' in the real sense. 
One person households are very sensitive to eco
nomic pressure. Their housing needs are genuine 
;md yet difficult to satisfy. 

3.3 In India most of the families are 'joint
families', with two or more married couples liv
ing together with their children. Many of these 
married couples would perhaps like to live indepen· 
dently as separate households, if suitable residen
tial accommodation was made available. As the 
traditional Hindu joint-family system is gradually 
declining, and the trend is in favour of indepen~ 
dent biological families. many potential or con
cealed households are bound to emerge, as soon 
as conditions become favourable. In addition to 
private households we have several institutional 
households like hotels, boarding and lodging homes, 
paying-guest ho~es, hostels, jails, orphanages, ·etc. 
We do not .have any idea regarding the number 
of such institutional households, the number of 
inmates they have, and their age. sex, marital con
ditions, etc. It is, therefore, necessary to classify 
the households further into (a) family households, 
(b) non-family private households, (c) single person 
households and (d) household institutions, etc. It 
is only then that we can assess the quantitative 
need for housing on the basis of 'a separate house 
to each household'. 

3.4 Accurate data should be collected not only 
regarding the number of hou~eholds which al· 
ready occupy separate dwellings but also the ·con
cealed households, which would prefer to have 
separate dwellings. A true measure of our hous
ing deficiency is the difference between the apparent 
demand olus the concealed demand and the num· 
ber of habitable dwellings that are available. 

4. HOUSING DEFICIT 

4.1 According to the Census Reports, the urban 
population in India increased by 10·6 million dur
ing the decade 1931-41 and by 18·1 million during, 
1941-51 (fable 1) while the number of occupied 
houses in urban areas increased by 1 · 8 million and 
1·7 million, respectively. Obviously, the increase 
in the number of houses did not keep pace with 
the increase in population. 

TABLE 1 

Urban population and occupied .houses in India 
1921-61 

Census year 

(1) 

1921 

1931 

1941 

1951 

1961 

Urban popula- Number of oc
t ion in million cupied houses 

in million 
\ 

(2) (3) 

29·3 5•7 

35·0 6·8 

45·6 8·6 

61~9 10·3 



4.2 In· 1951 the total population of India was 
357 million, out of which 61·9 million or 17% 
of the total were in urban areas and 295 million 
or 83% of the total were in rural areas. In the 
same year there were 64·4 million occupied houses 
out of which 10·3 million or 16% of the total 
were in urban areas and 54·1 million or 84% of 
the total were situated in 5,58,000 villages, large 
and small. There were thus 6 persons to a house 
in urban areas 1and 5·5 persons to a house in rural 
areas. 

4.3 According to the sample survey conducted 
by the Government of India in 1951, there were 
12·8 million household in urban areas against 
10·3 million occupied houses, which means there 
were 1 · 24 households per house. The correspond
ing figures for rural areas were 60·59 million 
households and 54·1 million houses or 1·2 house
holds per house. On the basis of these figures 
it can be worked out that there were 61·9/ 
12 · 8-4 · 7 persons in an urban household and 
295/60·59=4:9 persons in a rural household. 
Therefore, there were 4:7x 1·24=5·84 p::!rsons in 
an urban house and 4·9x1·12=5·4 persons in a 
rural house. These figures based on a sample sur
vey do not agree with the previous figures, viz., 
6·0 and 5.5, derived by dividing the entire urban 
and the entire rural population by the total num
ber of urban and rural houses, respectively. The 
discrepancy may be attributed to the following 
facts: 

(i) Household data are based on a sample sur
vey, and a sampling error is unavoidable. 

(ii) Sample household data are exclusive of 
people living in boarding houses, hostels, 
jails and o~er institutions. 

4.4 If we aim at a separate dwelling for every 
household then on the basis of the sample sur
vey refer;ed to above, we may say that in the 
year 1951 the deficit of houses per 100 households 
in the u;ban and the rural areas was 24 and 
12 resoective1y, which means the shortage was 24 
houses- for every 471 people in urban areas and 
12 houses for every 491 persons in rural areas. 
Therefore the total housing deficit in urban areas 
was 24 (6t.9X106)/471=3.2 million and the cor
responding deficit in rural areas w~s _12(295:(<106)/ 
491=7.2 million. The gross deficit m housmg was 

· (3.2+ 7.2)=10.4 million. As stated earlier, this 
is only an apparent shortage. As no accurate 
figures are available regarding concealed bouse
holds, it is not possible to assess the actual sho.r
tage, which will obviously be well over 10.4 mil
lion. 

5. HOUSING DURING 1951-61 PERIOD 

5 1 Several attempts have been made to esti
mat~ the probable populatio~ of India by 1961. 
According to one <:f the estimate.s of. the Cens~s 
Commission of India, the populatio~ m 19_?1 .will 
be 41 million. One of the population proJections 
made by Prof. Cole of Prin~~ton Unive:sity (b~ed 
on the assumption that fert~1ty ~ate will dechne) 
places the probable population m 1961 at 416 
million. The projection made ~y the Central ~ta
tistical Institute, Calcutta, also giv~s. a figure wh1~h 
is not very different from 410 mllhon. How w1U 
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this population be distributed between urban and 
rural areas? For the past few decades the urban 
population has been increasing much more rapid
ly than the rural population. (Table 2). 

TABLE 2 

Percentage dis:tribution of urban and rural 
population of India 1921-51 

Census year 

(1) 

-----·-·----

1921 

1931 

1941 

1951 

Percentage of total 
r-
Rural 

(2) 

88·7 

87·9 

86·1 

82·7 

"""----~ 

Urban 

(3) 

11·3 

12·1 

13·9 

17·3 

5.2 If this trend in urbanisation continues, it 
is likely that in 1961 the urban population will be 
about 22.0% of the total and the rural popula
tion will be 78%. The urban and the rural popu
lation will, therefore, be 90 million and 320 mil
lion, respectively. The additional number of 
houses required in urban areas will, therefore, be 
(90.0-61.9) 100/ 470= 6 million. The correspond
ing figure for rural areas will be 320-295/1X100/ 
490=5.1 million. These figures are based on the 
assumption that during the 1951-61 decade, there 
will be no substantial change in the household 
pattern. The additional requirements in housing by 
1961 will, therefore, be (3.2+6.0)=9.2 million 
urban houses and (7.2+5.1)=12.3 million rural 
houses or a gross total of (9.2+ 12.3)=2L5 million 
houses. -~ 

5.3 To this we have to add the number of hou
ses which are likely to be demolished between 
1951-61 due to age, structural deterioration, road 
widening, etc. Assuming a depreciation rate of 
10%, the replacement requirements during 1951-61 
will be 10.3/10=1.03 million houses in urban 
areas and 54.1/ 10=5.41 million houses in rural 
areas. Further, slum clearance will necessitate im
mediate demolition of a large number of urban 
houses which are totally unfit for human habita
tion. The Sen Committee which examined the 
problem of housing and slum clearanc~ !n India 
has reported that there are at least 1.1 million slum 
dwellings in urban areas and that approximately 
20% of the slum dwellings in metropolitan cities 
and 5% of the slum dwellings in cities and towns 
are totally unfit for human habitation. \Ve may, 
therefore, assume that at least 5% of all the 
urban dwellings desire immediate demolition 
under slum clearance schemes. Thus the re
placement of accommodation in urban areas will 
be 10.3/20 . 0.51 million. 
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4 To sum up, the total additional requirements 
rban housing by the year 1961 would be:-

Million 

) Shortage up to 1951 • 3 ·2 

,) Replacement requirement due to depre-
ciation 1951-61 • • • • • 1•0 

i) Additional accommodation due to in-
crease in population • • • • 6· 0 

1) Replacement of accommodation under 
slum clearance • • • • • O· 5 

Total additional requirements 10•7 

;.5 So far as rural housing is concerned ~e 
·e to assume that the replacement demand will 
met by the rural people themselves, instead of 
fCndincr upon the government to take up redeve
ment procrrammes. The total additional require
nts. of ru~al housing by 1961 would be:-

million 

:i) Shortage up to 1951 • • 7·2 

ii) Additional accommodation required 
duetoincreaseinpopulation,1951-61 • 5·1 

Total requirement 12·3 

5.6 In view of the increasing tempo of mi~~tion 
m rural to urban areas, the actual additiOnal 
1uirement will be a little less, sa~\ 10.3 mill!-on 
ellin ~s. Therefore, the tota1 additional reqmre
:nt of accommodation in both urban and rur~ 
~as at the beginning of the third plan (1961) will 
(10.7+10.3)=21 million houses. 

THE BUU..DING PROSPECT 

6.1 As acrainst such a colossal demand what 
~uld be the supply of accommodation? It is 
·mated that during the First Five Year Plan 
"od (1951-56), 1.6 million houses were construct
in the urban areas (0.7 mil1ion houses in the 

vate sector and 0.9 million houses in the pub
sector). The Second Five Year Plan has fixed 
following targets for the urban areas :-

(i) Subsidised industrial housing • 

(ii) Low income group housing • 

(iii) Rehousing slum-dwellers 

No. o 
units~ 

128,000 

68,000 

110,000 

(iv) Middle income group housing • 5,000 

(v) Plantation labour housing 11,000 

Programmes undertaken by other Central 
Ministries, by State, Government and 
local bodies, etc. 753,000 

Construction by private sector 800,000 

ToTAL • 18,75,000 

6.2 Thus the programme of the Second Plan 
envisages the construction of about 1.9 million 
dwelling units in urban areas. It is doubtful whe
ther this target will be achieved. Even if the tar
get is completely achieved, we will still have a 
net deficit of 10.7-(1.6+1.9)=7.2 ·million houses 
in urban areas alone by the beginning of the Third 
Plan (1961). Assuming that the additional accom
modation required in rural areas for replacement 
of old houses will be met by the villagers them
selves · by self -help and other methods. we still 
have a deficit of 12.3 million dwelling units in vil-
lages. · - ·· , ' 

6.3 Planning for satisfying such a large 1 demand 
c.alls for a sound housing policy and ·a phased house 
building programme. Where will such a iarge num
ber of houses be located : in towns or cities? What 
is the extent of land required for · · these houses? 
As very few new towns are bemg planned or bUilt. 
most of the new houses are going· to· be built in 
existing Urban centres. However all town.S · and 
cities are not growing at the same 'uniform 'rate 
at present. Metropolitan cities· like·· ailcut~ · Bom
bay, Delhi and Madras have been 'almost doubling 
their populations every fO to IS .. years.; Cities 
with population over hill a millio~ · are· irowirig. at 
a faster rate than smaller ones. If· the prese~( trends 
continue we may expect that by the time we make 
good the shortage in housing most of our urban 
centres will hold nearly double the number of hou
ses they have at present. This will inevitably lead 
to urban sprawl and wilderness unless housing and 
plannipg are well integrated. 

7. QUALITATIVE ASPECI' OF THE NEED 

7.1 Housing is not after all the end in itself but 
it is, at best, a means to healthy ,and purposeful 
living. It is, therefore, a fallacY to 'think 't1lat the 
housing problem will be solved- by merely build
ing a few mil1ion houses more. The qualitative 
aspect of housing need is perhaps as important, if 
not more, as the quantitative aspect of the 'need. 
However, it is very difficult to measure the quali
tative aspect of the housing need in terms of 
types and sizes. The family structure, income 
and the cost of construction or economic rent are 
the primary factors that determine· the sizes and 
types of dwellings. 

7.2 The quality of housing in India is very poor 
as revealed by the National Sample Survey.* In 
its seventh round (October 1953 to March 1954) 
the National Sample Survey investigated housing 
conditions in 943 sample villages as wen as in, 53 
sample towns and in four metropolitan cities, viz .• 
Calcutta, Bombay, Delhi, and Madras. In the 
urban areas studied nearly one quarter of the 

- · · p· y Plan" 1956 New Delhi. 
*Govt.ofln:lia,PlaTtingC:ntnlssron-"Second rve ~ar • . · 



dwellings had very flimsy plinths, walls and roofs 
built out of mud. About 44% of the urban 
. dwetlings .. had only one room, 28% two rooms, 
12% three rooms, an9 16% four or more rooms. 
About 46% of the houses had less than 9.3 sq. 
metre ( 100 sq. ft.) per head. These facts illustrate 
the extent of urban congestion prevailing in our 

. cities, particularly where the Ian~ values are very 
high. ·'. 

s: S()CIAL. ASPECTS OF HOUSING 

8.1, The evolving of a housing policy and work
ing out, of a house building programme_ involves 

. basic, ~~ial judgments. Because, the housmg nee~s 
of a given population are determined not by. 1ts 
growth alone but by its d~erentiatio~ into d1ffer
~nt units. This fact, provides the 1mk bem:een 
demography and sociology. We need- to consider 
bow do people want to live, and how are they 
living at present, what effect does envir_onm~nt have 
. Pn ·their lives; what is the _relationship . b~t
ween the dwellings and the · SOCial charactenstlCS 
of the households, the social gtouping of the d~~l-

.ljngs and the dwellings in rela~ion to t~e amenlt~~s 
like schools, shops, health and recreational faclli-

ties, etc? · 

. 8.2 There are many social_ aspe:ts. of h~using 
which have not been studied in detail m India : 

(i) Whether neighbourhooa planning will be 
successful in India and if so under what 

(ii) 

(iii) 

circumstances. 

Child care, privacy, leisure time p~rsuits, 
etc, and their influence on the destgn of 

the house. 

Geographic relationsb,ip of homes to 
employment, schools, shops, entertain

ment centres, etc. 
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(iv) The dynamics of mobility of population 
is one of the greatest unknowns, funda
mental to many aspects of housing and 
planning. How often · does a family 
shift from the town or city and neighbour
hood to another and why'l The inces
sant movement of houseb01ds from one 
place to another is both caus~ and re
sult of some of our most senous hous-

(v) 

ing and planning problems. 

Do the people in cities still prefer ground 
floor dwellings to flats and if so wha! 

fiie the ~oc!al r~asoQ~? 

In a society as varied and changing as ours it 
is not easy to answer such questions, especially 
during a transitional period like the present one, 
and when the necessary facts and figures are not 
available. Nevertheless, these questions have an 
important bearing on the quantitative aspects of 
the housing need. 

8.3 In many large housing programmes under
taken in the public as well as the private sector, 
it is noticed that no serious attempt is made to fit 
the envelope of the house in the size and other 
characteristics of the family using the accommo

,dation. The Government decides the sizes and 
types of housing by the pay and status of the 
officials, while in the 9rivate sector the specula
tive builder shows scarcely any consideration to 
the sizes and needs of families, but tries to play 
safe by building 'average' houses for 'average 
families'. The consumer thus has practically no 
choice in the matter of selecting the accommoda
tion suited to his socio-economic needs . 

9. CONCLUSION 

From the foregoing discussion we may draw 
the foiiowing conclusions : 

(i) An accurate estimate of the housing needs 
at national, state and local levels, is pre
requisite to formulation of a housing 
policy. 

(ii) Assessment of housing needs should be 
based on accurate and detailed analysis of 
demographic data. As our census data 
are very inadequate and lacking in de
tails, we have to resort to a short-term 
approach based on the available data, 
howsoever incomplete, and a long term 
approach based on accurate statistics and 
surveys. 

(iii) Estimates based on Sample Surveys, case 
studies and pilot projects would be more 
accurate and more revealing than esti
mates based on demographic figures, un
der the present circumstances in India. 

(iv) The importance of collecting data regard
ing births, marriages, migration and 
deaths, etc,· cannot be over emphasized. 

(v) Institutions like the National Buildings 
Organisation, the Central Statistical Insti
tute, the Reserve Bank of India, the 
Planning Commission, the Ministry of 
Works, Housing and Supply, Housing 
Boards in States, City and Town Munici
palities, etc. should collect. collate anq 



publish periodically housing statistics in 
their varied aspects, at National, State 
and Local levels. Facts and figures on 
certain aspects of housing are totally 
Jacking. For instance, the number of 
building licences issued annually; the 
number of dwellings completed and 
occupied; number of dwellings demolish
ed, replaced, renovated; quantum of 
building materials used, trends in in
vestment in the building industry; fluc
tuations in the wages of building labour 
must be ascertained regularly. 

(vi) Social aspects of the housing need should 
be assessed as much as the qualitative and 
quantitative needs. Our ultimate aim is, 
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after all, to provide every household an 
individual 'home' and not a 'house• to 
each 'family'. 

(vii) An accurate appraisal of the housing needs 
should ultimately lead to the formulation 
and implementation of a souad housing 
policy which should-to quote the ins
tructions of the Congress of the U.S.A. 
to the Housing and Home Finance Agen
cy-"encourage and assist the production 
of housing of sound standards of design, 
construction, livability and size for ade
quate family life and also the develo~ 
ment of well planned, integrated, residen
tial neighbourhoods, and the development 
and redeve'i opment of communities.,. 



Statistics Required to Compile the Indicators of 
lfousing Conditions in Countries of the 

ECAFE Region*** 
by 

Dr. C. M. Palvia t 
\ 
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L · INTRODUCI'ION 

1,.1 For formulating and implementing housing 
programmes knowledge about the quantity (i.e., the 
number of housing . units, the number of rooms, 
space. and , occupancy) and the quality (i.e., the 
structure, and type of dwellings and the facilities in 
and around them) of housing is essential. In 
housing statistics, however, elements of non
comparabili_ty exist. For example, some countries 
include 'kitchen' in the number of · rooms and 
some exclude it; in some, 'housing unit' is not 
precisely defined from 'household', and conditions 

· found in developing countries vary and are differ
. ent from those in developed countries. 

1.2 In order to facilitate the minimum base for 
uniformity and international comparability of data 
on the housing stock and quality, the 'General 
Principles for Housing Census'1 has laid down 
standard , concepts and classification . of housing 
units. The most important category of housing 
units on which information is required is "private 
conventional (permanent) dwellings". • Housing 
programmes, in general, aim at providing and 
maintaining a sufficient number of permanent dwel
lings and also at eliminating those housing units 
in such categories as rustic, improvised, not intend
ed for. habitation. etc: as soon . as possible · by 
mobilizing available financial and physical resour
ces. 

1.3 Items on which data are needed relate to 
information on the number of housing units by 
type, number of rooms, occupancy, water supply 
and sanitary facilities and their types (i.e., flush, 
dry system of latrines, etc.). 

1.4 Not all the- data for measuring housing 
-conditions are easy to collect, collate and tabulate 
nor is their cross tabulation with demographic 
and other economic information feasible. How-

ever, there would be a possibility for the flow 
of some relevant and uniform information as a 
result of housing censuses recently conducted (or 
likely to be conducted in near future) in some 
countries of the ECAFE region.• 

1.5 From the limited sources of information 
available, one finds that housing and urban en
virons (as described in section 2) in countries of 
the ECAFE region are perhaps worse than in any 
other region. Broadly, 'it is estimated that about 
50 per cent of the Asian population is living in 
slums in sub-human conditions'! The consequen-

. ces of inadequate housing and slum living on the 
health of the individuals and community--in the 
form of high death rate, infantile mortality, mor
bidity, juvenile delinquency, etc, are serious. Low 
income families, particularly in urban areas, can 
hardly afford 'rent'. • 

1.6 In view of the foregoing, the gravity of the 
situation can be understood in the context of the 
fast rate of increase in population, replacement 
needs due to depreciation, and eradication of pre
sent housing shortage. It is estimated that in Asia 
dwellings would need to be constructed at a rate 
of 10 per 1 ,000 of population (or 13 per thousand 
of urban inhabitants) and consequently about 20 
million dwellings' would annually have to be built 
to meet the existing shortages for the next thirty 
years, absorbing each year about 10 per cent of 
the gross national product. 

2. PREVALENT HOUSING CONDmONS AS 
INDICATED BY AVAILABLE DATA 
FROM LIMITED SOURCES 

2.1 Neither authentic can be deducted at pre
sent, as regards housing conditions in the countries 
of the ECAFE region. nor can country comparisons 
be made in the absence of relevant statistics. 
Broadly, however, it can be stated that large ma
jority of houses are rustic, improvised apd di1ap!
dated ones where water supply and sarutary fact-

t Joint Director, National Buildings Organisation, New Delhi.. 

1 United Nations Statistical Papers, Series M. No. 28, 1958. 
2 "A dwelling is defined as a room or suite o{ rooms and its acce~s<?riesin a perm~ent bui l~in~ on stru~turally separ~ted 

partthereof which, by the way it has been bulit, rebutl t. converted, etc.,ts Intended for pnvate habt ta!,10n and ts not~ at the ttme 
of the census, used wholly for other purposes. It should have a separate access to a street. :. . . . . . . . (Para 3_04,Ibid.} 

3 An accountofhowtherelevantdata from housingcensusesindifferent conuntnesof ECAFE regton would be use
ful for measuring of housing conditions is given in section 4. 

4 UnitedNations,ECAFE "Report of the Group ofExpertsonSocial DevelopmentP!~ing" (Chapter IV)-1963. 
5 United Nations, "Report of the Ad hoc Group of Experts on Housing and Urban Development" (Chapter IV}-

1962. 
. . 

6 Ibid, page 29. 
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lities hardly exist. The present state of housing 
conditions described below appears to be prevalent 
in the countries of ECAFE region from the partial 
data available. 

2.2 In North Bameo and Sarawak, according 
to the data given in the United Nations Compen
dium of Social Statistics (1963). in 1960 total 
number of housing units in the urban areas (i.e., 
Jesselton, Sandakan, Tawau and Victoria-Labnan 
in North Borneo and Kuching, Simanggang, Sari
kei, Sibu, Bintulu, Mini, Lutong, and Lumbang in 
Sarawak) was 9,000 in North Borneo and 15,000 
in Sarawak. Proportion of conventional housing was 
59.9 per cent in North Borneo. the rest being 
accounted for by collective housing.' In North 
Borneo 75 per cent of urban houses had pip~ 
water supply either inside or outside the house; 
in Sarawak 84 per cent of houses had piped water 
supply: 68.7 per cent inside the house and 15.3 
per cent outside the house. In North Borneo and 
Sarawak about 52.2 per cent and 49.8. per .cent 
of people, respectively, lived in houses with three 
or more persons per room (and the average num
ber of persons per room was 3.1 and 3, respec-
tively). -

2.3 In Burma,' according to a sample survey of 
every fifth urban household arising out of the 
1953 Pooulation Census, there were 647,338 
households in 252 towns. Out of these households 
395,800 (or 61 per cent) had thatched or bamboo 
roof and about 530,000 (or 82 per cent) had 
thatched or bamboo or wood walls and over 80 
per cent had earth, bamboo or wood floor. Aver
age number of households per dwelling unit was 
1.13 and average number of persons per dwelling 
unit was 4.84. Only about 73,000 households 
(or 11 per cent) had water supply either inside the 
dwelling unit or inside the compound of the dwell
ing unit; over 25 !)er cent of the households did 
not have latrine facilities; about 12 per cent had 
latrine facilities inside the dwelling unit; and about 
60 per cent had latrine facilities in the compound 
of the dwel"Iing unit. The situation in rural areas, 
as can be imagined, was worse, though tabulated 
data have not been available as a result of the 
sample survey taken of every fifth rural household 
spread over 3,159 villages. 

2.4 In Ceylon, taking 5.33 persons per house it 
was estimated that. in 1957 as against a· total hous-: 
ing ·need of 1,810,000 houses, there. were =only 
1,638,000 houses, · showing a housing shortage.· of 
172,000 houses (84,000. of ·urban houses and 
88,000 of rural houses). An element of 'over
crowding' is signified by these data. According to 
the 1953 Housing Census data, average number 
of persons per room in rural areas was 2.2 and· 
in urban areas 2.4. No data are, however, avail· 
ab1e in respect of "type of housing units or about 
water supply and toilet facilities, pending the tabu
lation of the Housing Census conducted in 1963. 
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2.5 In China (falwan)', between 1948 and 
1949 about 900,000 people (excluding military per• 
sonnet on active service) migrated to Taiwan.from 
mainland China, and this made housing a serious 
problem more particularly in big cities, which· was 
aggravated by. other recurrent factors._- such .. as 
fast natural increase in population and damages 
caused by earthquakes and typhoons. Overcrowd
ing is a common phenomenon as each · resident 
occupies on an average 5.09 sq. m. of housing .space 
in Taipei and in a crowded family only .3.81 sq. 
m,10 In rural areas,. per capita space occupied is · 
greater than in the cities. but the bui1din2 mate
rials used and internal furnishirigs are simpler and 
poorer. Clay bricks for exterior walls have been 
used by about three--fourths of ·the rural. houses, 
but the roof of about half the houses is made 
of thatch and reed. . Seventy-five per cent of the 
.farmers depend on wells for supply · of drinking 
water; and 8 8 per cent o( the houses do not have 
latrine facilities. · 

2.6 In Hong Korigu, according to a household 
survey conducted by Hong Kong University (which 
covered regu1ar housing urpan areas occupied by 
1,265,000 persons in 267,000 households) it was 
revealed that about four-fifths of the househo1ds 
were sharing common facilities in the accommoda
tion occupied by them; 95,000 (7.5 per cent) were 
living in cubicles, 43,000 (3.4 per cent) in bed 
spaces, 8,000 (0.6 per cent) in cocklofts and 
4,000 (0.3 per cent) on varandahs. Even in new 
resettlement blocks, the accommodation provided 
was 11.16 sq. m. (120· sq. ft.) for a household 
or 2.23 sq. m. (24 sq. ft.) per person. At the end 
of 196211

, rated domestic accommodation in urban 
areas (excluding resettlement) was 110,877 · tene-
ment floors, 23,727 small flats, 16,827 low· c<>st 
housing units, 10,062 large fiats and 777 houses. 
Resettlement estates accommodated 535,959 people 
as on 31st March 1963. As against this. deficit 
~f housing is for 900,000 to 1,000,000 people out 
of a total population of 3,526,500, according .. , to 
the 1961 census, when · about 894,000 people. 
were living in grossly unsatisfactory condi
tions (i.e., they were street sleepers, boat 
people, dwe!Jers in stalls . and caves, basements. 
ro_of tops, bed-spaces, shops, garages, . · corridors, 
verandahs, cocklofts and squatter huts). . A.J:>out 
95.2 ner cent of dwellings in urbari areas had· 
piped ·water supply and 51.3 .. per cent of occupied 
4wellings had . flush t~ile~. .. . ~ ..... 

• J ~ ~ ,.,..~. ... • "~" 

i 2.7 In India, the :nrovisional data from the 1961 
census 'house-listing' are under tabulation but 
indications suggest that the situation as regards 

-housing supply has not worsened as compared to 
what' was revealed from the· data of the 1951 
census, when the shortage ·was of 8 million houses, 
thou3h perhaps housjng conditions might have: 
worsened. According to provisional data, number 
of rooms per household might perhaps be little . 
less. than two or, in other words, on an average 

7 Collective housing includes hotels, institutions, camps, and multi-family h~using Units. 
8 Refer to pages273 to292 ofVol.l oftheFirstStateCensus(19,3)~ 

9 Source : Country paper submitted to the seventh session of the ECAFBWorking PartyonHousing and Building 
Materials (New Delhi, September .1962). . . . . . . . . . · 

10 Side by side a large number of houses are vacant due to the Inability to pay the rent (or economic rent) demand. 

11 Sou rei": : Country paper submitted to thesi~th session of~he EC~ Working Party on Housing and BuildiD$ Mat_erial:~ 
(Bangkok, 1960). 

12 Country report received. 
20-3 N. B. 0./69 
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there ·might be about 2.5 persons per room. No 
indication is~' however. available about housing 
conditions except ·from the latest National Sample 
Survey Report14

• The report brings out that, in 
rural area~ .. about 73 oer cent of the households 
live in all 'kutcha'16 and about 2 per cent in . all 
~ucca'15 houses; in urban area, about 25 per cent 
in all 'kutcha'. and 8 pet cent in all 'pucca' houses; 
bther houses both in rural and urban areas are 
of the JDixed typet i.e., partly 'kutcha' and partly 
~puc<!a' •. . Aver~ge floor area per person in rural and 
urban area is 7.23 sq. ·m. (77 .8 sq. ft.) and 6.46 sq. · 
m. (69.5 sq; ftJ respectively; the condition in metro
politan · and industrial cities and capital towns is 
much· worse. Household facilities, such · as 'tap 
water',. are largely unknown in rural. areas; house .. 
ho1ds depend mostly on ponds, tanks and wells 
tot drinking water .. In urban areas~ about 47 
per cent of the houseb,olds do not have facilities 
for 'tap water, and. 3l:·per .cent depend on tanks 
and ponds. Built in latrines in rural areas are 
almost non-existent; in urban areas, 44 per cent 
of the households, which do not have these sani
iary facili:ies fo~ private use. have to share wit.h 
others. The posibon as regards bath rooms 1s 
also unsatisfactory both in rural and urban areas, 

· . though slightly better than in case of built-in 
latrines. · 

. 2.8 111 lndonesiau, a shortage of 4.8 million 
housing. units ; 13t the end ·of 19~1 reveals the 

. degreo · of overcrowding :or · . doubling-up. Th~ 
housing inventory; as .it existed, Was estimated to 
conSist of . S ·per cent of permanent masonry 
houses. 6,_ per cent of . semi-petmanent houses 
(mainly Wooden · structure) and 30 per· . cent of 
non-permanent· houses (made from temporary ma ... 
terials):. 
. '. 

· . 2.9 In· Ira:fi.17 
•. ·major cities have acute shortage 

of houses and many of the houses are well be
·low· acceptable standards of comfort and health, 
Nearly 40 per cent of urban families are living 
in one-room dwellings and 30 per cent in two-

. room dwellings. Mud and tnud-brick houses form 
ab6ut two-thirds of total dwellingS. According to 
the statistics for · thirty-two cities, only one
fourth of the familieS have running water sup-
ply. . ' . 

lAo l'n Japan, aci::ordin~ to the United Na
tions- Compendium on Soc1al Statistics (based on 
the Report on the Housing Survey of Japan, 
19 Y8) ·c.Qn.yentional: : pertn.anent -dwellings_ . fotn1~d 
99 ·per ·cent Of·. the total n~ber of housmg umts 
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(i.e., 18,115 thousand). and rustic improvised 
houses and collective houses were only 0.6 per 
cent and 0.4 pet cent respectively. No informa
tion is. however~ available in respect of water 
supply, occupancy and ·toilet facilities. Living 
space per capita in 1960, 6.4 sq. m., is very 
small by western standards. The size of dwellings 
(built with government aid even in 1963) is 44 
sq. tn. per unit compared to 80 sq. m. in western 
countries. 

2.11 In South Korea, according to the 1960 
sample survey of housing, only 13.7 per cent of 
housing units had piped water inside the dwe!ling 
or outside the dwelling but within 100 metres. 
Only 0.3 per cent of the housing units had flush 
toilets. 

2.12 In Pakistan, according · to provisional 
tables of the 1961 Popu1ation Census, the total 
number of househo1ds is about 16.34 million and 
of occuoied residential houses is 15.91 million, 
showing-a shortage of 430,000 houses. Shortage of 
houses in Karachi is about 85,000 and in Lahore 
22,000 where the number of households is a 
little over 398.000 and 214,000, respectively. 
Thus, in the country as a whole and in urban 
areas (particularly, in larger towns) existence of 
housing shortages may mean some overcrowding 
or doubling up. In Karachi, about 116,60W (or 
about·· 30 per Cent) families have 'pucca• houses 
and about 64,500 (or about 15 per cent) have 
semi-pucca houses and the rest 55 per cent of 
families have other houses. The proportion111 of 
persons living in houses having latrines is 57 
per . cent, having bath rooms, 45 per cent and 
having running water and electricity 23 per cent. 
In West Pakistan, about 70 per cent of dwellings 
are made of mud walls and. in East Pakistan, 
60 per tent of dwellings are made of bamboo 
and . 30 per cent of timber and bamboo20

• . 

2.13 ln the Philippine~, nearly one-half of the 
number of owner-occupied houses as on May 
1956 had been built since 1949. Only about 
11.6 per cent of the. households lived in ho~ses 
made of · ~trong matenals and 57.4 per cent 11ved 
in houses made of light materials. More than 
60 per cent of all urban households. however, 
occupied houses made of either strong or mixed 
materials. In rural areas. nearly twa-thirds of 
the households lived in howes made of light ma
terials. Nearly 32 per cent of the households 
depended on 5ha.llow wells for drinking water, 28 
per cent_ on ~ian wells, ·about 20 per cent on 

-----~--------.r. .. ' ... 

. 13 N3S Rep.lrt No. 61 (for the period Ml!'c..'l to Au;u<;t 1957. a! a result of1hetwelfth rou&d) publish~ in 1962. 
14 ·A "kntcha' house is one whose plinth ~as f!lade of!llu1 orbdc'<s without any cement plastd and \\hose walls and roof 

have b~enbuntofgrass,leaves, reedsorthatc.1, wt,horwtthcutanyplaster. • . . , .. ~ 
·. 1 s A "p·1::~a· house is one whose plinth (an:t fi.:>or), walls and roof were but It of burnt bnc.-;:s and ltles, stone, c.mcnt 

C·J:1crete and/or timber. . . . . • . . 
16 )> 1rce: -:tepliesre~eived in &:!\F:! S'!·1:-~tariat from Tn:hn~sia toth~ qu~St!Onm..t~etssu:a •n re~rec:~r.rheSe:ntr~. 
17 CT11try ,nper m"> nit ted to theseveJ.th session of the ECAFE W.>rktng Party on Housmg and Bw.du~g 1\.A.<.ttxt<.ls 

(New Delhi, September 1962). 

, . IS ~eporton Sample Survey of Karachi Population, 1~59, page 7. 

19 Ibid. ' . . I I l s t. l ~ 62 
i20 ECAFE, ~·urbanization and Housing in Asia and tl:e Far East", r:;CN.llii&NR El WP.7 L .• ep1c:n."'cr , , 

r.age ~-.. . . . . . . .. 
' ll N~tionat EcJnomic Council, PU'""tU of Cen"U" and St~tic;tic<"-11r ~:,il:"t'ine~ Stt.tisticd funcy of 1-~cu~tl:c!C! 

Bulletin, (Sexits No.2, Vol. I, Pemosraphic and Socio-tconomtc Pata) ~antla, MtY 1,56. 



municipal piped water system and about 4 per 
cent depended on water supply from rivers, 
streams and lakes. However, in urban areas 75 
per cent of the households had artesian wells 
or municipal piped system. In the country as a 
whole, only 26 per cent of households had sani
tary toilet facilities (antipolo, sanitary pit and 
fiU5h system) and 45 per cent bad no fixed toi
lets. In rural areas, about 52 oer cent of the 
households had no toilet faeilities; but, in 
Manila, 68 per cent had sanitary toilet facilities 
and 13 per cent had the 'pail system'. Accord
ing to ~reliminary reports of the 1960 Housing 
Census , only 12 per cent of the houses were 
made of strong materials (for urban and rural 
houses, 30 and 8 per cent, respectively); about 57 
per cent light materials (for urban and rural 
houses, 39 and 62 per cent. respectively); and 
about 30 per cent mixed material (for urban and 
rural houses 31 and 30 per cent. respectively). 

3. A BRIEF ACCOUNT"' OF INTERNATIONAL 
ACfiON L"l RESPECf OF STANDARDIS
I~G CONCEPTS AND DEFINITIONS IN 
RESPECf OF MEASURING HOUSING 
CONDITIONS 

3.1 In view of the conditions of housing in 
some countries of the ECAFE region, as describ
ed in section 2, it would be of value to know 
what has been done by the United Nations agen
cies in laying down certain uniform definitions 
and principles and recommending statistical indi
cators of housing conditions. 

3.2 A Joint Committee of Expertsu sponsored 
by the United Nations, ILO, UNESCO, FAO and 
WHO was asked to report on the most satisfac
tory methods of defining and measuring standards 
of living and changes therein. This Committee, 
in its report,., recommended a set of twelve com
ponents, including housing, to. be taken into con
sideration in the measurement of levels of living. 
But the Committee, realizing that there were no 
indicators available tor any appreciable number 
of countries to allow international comparisons of 
conditions of housing, recommended that the 
United Nations and interested specialized agencies 
might develop a programme for. uniform housing 
surveys so as to obtain comparable data on levels 
of housing, at least on a regional basis. 

3.3 Arising from the foregoing and also for 
complying with the Statisl!cal Commission's re
solution 19 (IX) (E/2876, para 120) a guide for 
collecting information on housing in various coun:. 
tries in connection with ensuing population cen
suses was prepared, as 'General Principles for a 
Housing Census',.. A conceptual basis for the 
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selectio~ . of indica~ of the housing aspect : Qf 
the level of living· js given in this document. 
Flowing from it, and also in accordance with . 
the resolution 13 (X) of the Statistical Commis
sion (E./3126, para 136), a tentative selection of 
indicators of housing conditions was prepared. 
After having been co.nsidered by · the Working 
Party on Statistics for Social Programmes (1959) 
and also having been commented by selected 
housing agencies and experts, the 'indicators' were 
considered at the eleventh session of the Statisti
cal · Commission. · The .Commission remitted the 
document again to the Working Party· with its 
comments and also desired that the document be 
considered by the regional groups concemed,._with 
housing statistics, revised by the Secretary-General 
and circulaled to na;ional statistical offices · · and 
housing agencies for coQliD.entsl!7. .' · .... _ ... 

! .: 

3.4 The comments and ·vieWs of the Statistical 
Commission, ECE Working :Party oo. Housing 
Statistics, Working Party on Statistics fo~ . Social 
Programmes, and 'lo.ter ... America.n Stati..slacal Ins
titute were considered anct suitably · jncorpo!ate(i 
in the United Nations Statistical Papers. Series 
M, No. 37 (1962). · This document fills the gaps 
in statistical measures of. the housing aspect of 
levels of living internationally and tempo-rari,l.y 
compared. 

3.5 The UN document. lists indicators in two 
categories : basic irulicators . meant for general 
applicability and supplementary . indicators, ·for 
limited use, on a country Pr regional basis, with 
modifications or additions. It is pointe~- out tbat 
interpretation and understanding of . these. indica
tors have to be based on other pertinent .info{• 
mation on climate, culture, . degree. of urb~
tion, demographic f$ructure, eco1;1omic structure, 
social structure and rates of chaQge in : housing 
situation over time. .The document ,alw .recow
mends that these iodic4ttors should be applie<;i iC-
parately to rural and urban areas. · . · . 

3.6 The four· basie indicators (B.l through B-4) 
-(i) proportion of population living in permanent 
dwellings, (ii) per cent of dwellings with 

- density · of.· . three or more persons . per room, 
(iii) occupied dwePip~ . served by piped 
water supply, and (iv) provision . .(>f essential 
facilities of · toilets are .designed. to reflect · ~e 
basic requirements of adequate shelter, privacy, 
protected water supply and sanitation facilities. 
The five ~upplement~ jndicator$ (S-1 . through 
S-5)-(1) per cent of the J'Opulation· living in 
•JUStic' or 'improvised' l10uses, -or' those 'not ill
tended for habitation'. or without shelter-.-of · any 
kind; (2) average number of persons per room 
for occupied dwellings only; (3) per cent of oc
cupied dwelli~gs with flush toilets (.in urban areas); 

22 C:>u'ltry pap~r suhnitted to the seventh session of the ECAFB Work.in,g Party on Housing an4 Building Materials 
(New Delhi, September 1962). 

23 A m:>re detailed account is availabl~ jn United Nations, St/Jtistica/Papers, SuiesM.Np. ~7{1962).· · 

24 A~ eaj.)i~ed under the provisions of the General Assembly resolution 527 .(VI). ao4 the ECOSOC resol~t!oii 434B 
(XIV) • the Commt ttee met in 19.53, . . · · . · ·, · · ·. • · 

2S United NJ.tions, Report on International Defulition and Measurement of Standards~ Level5 of Livins re/CN.3/ 
179; E{CN. S/299, March 19S4) • · · · · · · .. 

26 United Nations, Statistical Papers, Series M, No. 28, 19S8. 

27 United Nations, Statistical Commission (E/3375, para 119). 



.. ( 4) per . cent . of · occup~ed · dwellin~ with 
toilets other than flush; and (5). dwelling construc
tion in relation to . estimated requirements are 
designed to indicate housing deficiencies and to 
distinguish countries with low levels of housing 
from those with high levels... rather than between 
countries which have a1ready attained high satis
factory levels •. 

' . 
4. INFORMATION- ON HOUSING CONDI

TIONS· IN THE COUNTRIES OF TilE 
ECAFE REGION .AS COLLECIED BY 
:MEANS OF HOUSING CENSUSES!IS 

' 4.1,. Not all the countries of the ECAFE re
gion ·nave a well-organized system of collecting in
formation on housing· conditions. The United 
Nations Compendium of Social Statistics. 1963_211 

covel'S 'information on housing conditions in a 
limited -way for on1y seven countries of the 
ECAFE · region, namely· Ceylon, Hong ·· Kong, · J a
pan~-South· Korea, North Borneo. Philippines and 
Sarawak80 under four tables. · Under ·Table 54, the 
'percentage distribution of population living in 
each type of hQUSing unit' (i.e., conventional,. rus
tic, improvised ana not intended for habitation. 
collective· and others) . is given; this ·conveys infor
·mation about the indicators B-1 and &-1. Under 
·Table 55, 'percentage distribution of housing units 
by type• is given. Under Table 56, 'per cent of 
occupied dwellings with piped water and with 
flush toilet• for conventional dwellings is given 
both for rural .and urban· areas. For water s:upply, 
information is further spelt out according to 
whether pipe-line is inside or outside the housing 
units within· 100 nietres. This table covers in
formation in respect of indicators B-3 and S-3. 

·As a corollary it might perhaps give information 
about B-4 and . S-4. ··Under· Table. 57,· 'per cent 
of occupied dwellings with three or mo:re persons 
per room,· and· average number of' persons per 
room : urban and rural" for conventional dwell-

. ings are shown and the table covers information 
regarding indicator B-2. Tab1e 4 of the present 
document assembles the above point of tabulated 
·information for. some of the ECAFE countries 
in terms of.measures .of housing conditions. 

. . . . 

4.2 The significance ·of some of · the basic in
dicators for the ECAFE countries may be men
tioned · in ·· brief. · · 'The percentage ·of population 
Jiving in the housing units of the category of 
convention'al (permanenQ dwellings' (B-1) is a 
priority indicator of the housing aspect of levels 
of living. As a large proportion of (more than 
70% in rural and 25% in urban parts) population 
in the countries of the ECAFE regiOn. lives in . 
'rustic' " or 'improvised' houses, this indicator 
will serve as a basis for determining minimum 
housing needs that have to be provided for as 
a target of . national housin~ ~olicy. ~s indica
tor .is of._ not much significance m deve
loped countries where it has almost .reach
ed -its-· highest. attainable value. Even in the 

ECAFE region, in a relatively developed country, 
such as Japan, 99 per cent of the housing units 
are already of this category. The indicator S-1 
would ordinarily be derived if the information for 
B-1 is available. 

. . 
4.3 The indicator B-2 (i.e., •per cent of occu· 

pied dwellings with three_ or more persons per 
room') is also one of the priority indicators. A 
room is defined as a space in a dwelling or. rustic 
housing unit, enclosed by walls reaching from the 
floor to the ceiling or roof covering, or at least 
to a height of 2 metres above the ground, of a 
size large;} enough to hold a bed .for an adult 
(4 m• at least) and at least 2 metres high over the 
major area of the ceiling. The indicator is design
ed to measure the degree of overcrowding. This 
indicator is of importance for the countries of the 
ECAFE region, as overcrowding in rooms and 
housing units is a rule,. particularly in~ urban areas. 
The indicator S-2 could be derived if information 
for B-2 is further classified. 

4.4 'The per cent of occupied dwe1lings with 
piped watetn inside or outside within 100 metres' 
(B-3) is also a priority indicator. It should be 
mentioned, however, that, in some housing cen
suses . conducted in ECAFE countries, the term 
"piped water supply' alro covered "running water' 
(and consequently open ditches were included in 
the category); in some others, only those dwell
ings with a piped water installation inside the 
structure were considered. In some other cases, 
all the dwellings located in a region with a com
munal system of water \i.'upply were considered 
as having water installations, although a substan
tial proportion . of them have not connected to 
the system. For ECAFE countries, source of 
water supply (rather than. piped water supply) and 
its distinction between drinking and general uses 
may perhaps be more important. In reality, water 

·supply through pipes ensures protection against 
pollution of water. As piped water supply is 
available to a small section of the population, 
highest priority needs to be accorded in making 
public investments for ensuring pure and safe 
water supply in the countries of the region irres
pective of whether it is piped water supply or 
otherwise (say deep-well potable water). 

4.5 Indicator B-4 (i.e... per cent of occupied 
dwellings with toilets) is at present of a limited 
significance as latrine facilities are almost non
existent in rural areas in ECAFE countries and 
in urban areas they are highly deficient. The di
chotomy · into · indicators S-3 (i.e.. 'per cent of 

. occupied dwellings · with flush toilets') a.n:ct 
S-4 (i.e., 'per cent of occupied dwellings 
with toilets other than flush') is also 
of not much relevance to the condition 
in the ECAFE countries at present. Rather, the 
indicator B-4 would suffice to indicate the direction 
in which public health measures in respect of 
dwellings could be undertaken. Information .. on 

__ 28 For details ofi tem coverage, classific::ation, etc., refer to "A Methodological Analysis of Housi'nz Ceruuses tabn ;11 
Asia and the Far East" (B/CN.ll/ASTAT/HSP/L.28) 1963. . . · · . · . · 

. I . . 

"" 29 United Natio~. Statistical Papers, Series K. No. 2_{covering data available as on 1 November 1962). . 

30 Though sixteen countries have carried (are carrying) out, housing census or housing listing- three countries before 
·1960 and thirteen during 1960-63 theinformationis available only for the countries listed here. For North Borneo and Sara-
wak information is available in respect of urban areas only. · · 

31 Piped water refers to water laid on from a community-wide system or from individual installations {presauro tanks 
pwnps, otc.) for distribution or water under pressure. . . J 
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facilities for fiush toilets CS-3) may be desirable" 
but, from the public health. point of view, it 
should occupy a lower priority than that on pro-
vision of protected water supply.' .. 

. 4.6 Use of Housing Census--Housing censuses 
provide a statistical description of the basic items 
of the housing inventory; they serve as a general 
frame for sample studies and . constitute a bench
mark reference for current housing statistics. How
ever, it is recognised that all the information re
quired to assess housing needs, measure housing 
conditions, or formulate housing programmes need 
not be obtained through a census. Additional data 
have to be obtained through special housing sur
veys, vital and economic statistics. Nonetheless, 
the housing census would provide the basic frame
work within which all other housin~ data can be 
built up or collected. 

4. 7. Housing censuses in countries of the . 
ECAFE region were taken in or around 1960, 
though detailed surveys or house listing as a 
secondary function of popu1ation census, . existed 
even earlier: Ceylon, Japan and the Philippines had 
carried out censuses earlier in 1953, 1958 and 
1955, respective1y. In the housing censuses con
ducted in or around 1960, attempts were made 
to conform to · the concepts laid down in the 
'General Principles', notwithstan~ng partial cover
age of items of the basic and additional lists of · 
the 'General Principles'. 

4.8 !lousing censuses carried out recently by 
different countries in the ECAFE region would 
be useful in providing some material in an orga
nized manner for measuring 'indicators of the 
housing aspect levels of living'. From the census 
data of the 'basic' list it would be possible to 
construct, for some of the· countries, all or some· 
of the indicators. 

4.9 A brief ·account is given in Table 1 to show· 
that a number of countries of the region are now 
in a position to compile some of the indicators 
for housing 1evels of living from the information 
available as a result of the housing censuses con
ducted around 1960. · 

4.10 Here it may be stated thaf in order tO · 
measure the quantitative and qualitative levels of 
housing conditions, plans of housing censuses 
should closely relate to the plans, programmes 

and policies suitable. for countries of the ~AFB · 
region. . From this. test some ~odifications • are 
called for in the use of ·methOds 1aid down . . in 
the General Prindples in the light .. of experience 
and coverage of last censuses .. The following are 
of significance t<> the countries . of. the ECAFE 
region as -regards coverage of! items ·. necessary 
to judge housing conditions. These could: be_ 
measures for (a) number of rooms and · floor 
space, (b) 'water supply · (and its SO'Q.I"ce · rather 
than information on piped water supp-ly .with' tap 
inside or outs!de the . housing U;nit) distinguishing; 
between· drinking water and general wat~r supply,· 
(c) ·information on toilet (by various types ra1her ... 
than by flush only) preferably as to whether.,t 
latrine exists, (d) bathing facilities · (pres~c~ 
or absence and whether shared with other hous~ 
holds), (e) cooking facility separate' kitchen....an<l 
with sink or drainage facilityt, and (f) drainage. 
system for clearance of filth and used water '(whe:r" 
ther exists and is provided by local goven:iment 
as a part of broad drainage system).. . · · · • ,, . : 

4.11 In housing units in rural areas . theSe faci ... 
lities are almost non-existent. However, the·~ :jn.;. 
formation about these facilities (as enjoined in the 
General Principles) is of relevance for ·urban areas 
in countries . of the ECAFE region ·and they· may 
be c'?llected. It is, therefore, a matter .for. consi
deration whether it would be . useful to_ provi~e 

· different schedules for the. rural and urban areas m 
. countries of ECAFE region while conducting hous-
ing censuses. · · · · 

... -. ... - . ~ .. , .... .. -' 
5. · INFORMATION ON HOUSING CONDI· 

TIONS IN THE COUNTRIES OF. J11E 
ECAFE REGION AS COLLECTED .. ·BY 
MEANS OF SAMPLE. SURVEYS,· AND. 
01 fiER INQUIRIES' . • " . · <' ' .• 

5.1 Housing censuses in some countries; of 
ECAFE region would yield information in. respect 
of some statistical indicators of housing ,onditions; · 
To fill in the remaining gaps, in some of these 
countries, and also in countries where country
wide housing censuses have not . been taken· or 

- would not be fea5ible, intensive housing surveys 
for some limited areas, or housing sample· surveys· 
for the country as a whole, or provision of- hous
ing block in the schedules of some socio-economic 
surveys can be useful adjuncts. In particular, in 
these operations certain areas or population 

32 Modem ranges with ps or electricalinstallations arc a luxury in most of Asian homes at JniCIIlt •. 
. ~ .,. " 
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' '\<. •• - .. ·.TABLE 1· .. 
... ~~: ....... !". 

. Information Available for Statistical Indicators of Housing Conditions from . -.... ~_} Recent Housing Censuses Carried out in Some Countries of ECAFE Region 

Indicators Basic indicators 
I 

B-1 B-:2 B-3 B-4 

Remarks Supplementary 
indicators 

8-1 8-2 8-3 s-4 

Remarks 

~ 
··~--~~~------------------------~------------------------------------""' ~, ~ ,. 

B~er, N~rth Borneo and 
· .Sar~'fak.· · · · 

....,·{e, ._... .. 

_...., ..... d.,. 
>.~'-' \ ..... ".·.. . " 

- . : !~.;: 

cambOdia .. 
:" ~ ~.;'. :...j·--= ;.~J/1-: .... ·_·t r 

.-.!'-•··---"' .. 

. t~ 
........ _¥' •. ,, ' 

,~ ....... qJ;;~ .~-

. .:t--- ... i ,_. 
·~ ..,... .- - . .. "! .... ·! ·• _, •. -

)!... ~. r~. 

Hons:Kons 
''"''. <'' 

~ ~·- . ..# .... J· 

Indone!ii& ~ 

!~":) 
. -.. 1.: ·, . ~ : 

Iran• '··. • 
~· . 

• 

• 

Kor~1~epublic of . 
"' J 

Nepal 

PaTdstan • 
·.~·' 

.f11-fJ'·::'l':• .. 

Philippines 

x .x All the I terns oft he 'b-clSic' and one x 
item of •additional' list of the 
General Principles were covered · 

"· ' under census conducted in 1960. 

Information ·collected in 1962 
covered only one item each of 
the lists of •basic' and •addi~ · 
tional'items of the General Prin
ciples. 

~ x · ~ Census conducted in 
1960 • 

-
Information collected 

in 1962. 

.. x . x ··X x From 1953 Census information x 
only one indicator, namely 

x From 1953 Census, 
no information is 

available about supp
lementary indica
tors; but from 1963 

X 

X X 

X X X 

X X 

• 

B-2 is available; but from 1963 
census infomation for indica
tors B-1 through B-4 would be 
available. · · 

Collected as a part of 1961 Popu- x 
lation Census (for boat popu
lation in February 1961 and 
land population in March 1961). 

Information collected through & .J: 
•house-listing' · schedule ~ix 
to nirte months before 1961 
]>opulation Census. 

Jg.formation collected few months x ~ 
in advance of ~tober 1961 
Population Census. Informa-
tion for B-1 and B-2is available 

- · only partially. 

Information sought in November x 
. 1961 National Census. · 

Census information 
for indicators S-1 
through S4 would 
be available. 

Information sought 
in November 1961 
National Census . 

x Information is available on x 
number of facets of housing 
conditions besides . the basic 
indicators. · 

x x .J. Information is avai
lable on number of 
face\ of housing 
conditions besides 
the supplementry 
indicators (though 
not on S-5). 

X X 

X X 

X X X X 
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groupsss '?ay be. selected for whic~ information on 
housing ts considered necessary m order to for· 
mulate policy for improvement. 

5.2 Often, the ro!e of the sample surveys is to 
fill the gap left by population and housing cen· 
suses. However, housing surveys need not · relate 

· solely to information on housing; it is often neces
sary to integrate housing with other economic and 
social data in order to analyze the overall levels 
of living. 

5.3 Some countries of the ECAFE region have 
conducted sample housing surveys or collected in
formation on housing as a part of soci~economic 
surveys. A countrywise account in this respect is 
given below". · 

5.4 In Burma•, the Central Statistical Office had 
originally planned in 1953 to take, in stages, cen
suses and surveys comprising a tota1 enquiry relat
ing to the population as a whole. However, the 
programme had to be abanCloned for various rea
sons after the second stage. About one-fifth of 
the country had been covered (including 248 cities 
and towns in Burma proper and four towns in 
the Kachin State in the first round and 2,143 
village tracks in Burma proper and 1,016 village · 
tracks in the Kachin State in the second round). 
Information collected on housing included informa• 
tion on : material of construction of roof, walls, 
floor and post (pillars), households living in housing 
units, water supply (including, sourc~ of drinking 
water), toilet facilities, number of bedrooms. The 
housing survey of every fifth selected household88 

was carried out. Thus, in a partial way six statis
tical indicators (B-1 through B-4 and S-2 and S-3) 
could be obtained from the data collected through 
these surveys .. 

5.5 lu Ceylon, besides the regular. undertaking 
of housing censuses at the time of population cen
suses (once in ten years), ad hoc surveys are 
sometimes conducted by the Department of Cen:
sus and Statistics for the assessment of the ·degree 
of overcrowding and the prevalence of sub-standard 
houses or the estimation of the rate of investment 
in housing. · But information about them is not 
available. The Central Bank of Ceylon conducted 
a 'Survey of Consumer Finance' in 1953, with a 
·section of the questionnaire devoted to housing. 
From this source of information, indicators B-1 
through B-4. and: S-1 through S-4 will be avail~ 
able. 

5.6 In India, collections of information on hous
ing conditions was started, .on an exploratorY' basis 

through sample surveys from the seventh ·round 
(October 1953-March 1964) in the National 
Sample Survey, and continued in subsequent sur
veys. Information that would now be available 
will be in respect of B-1, B-3 and S-1. 

5.7 Special family living surveys (namely,:" the 
working class family survey covering 50' industi1hl 
centres and 6,600 families and middle ,,;:~lass 
survey covering 4S cities and towns and· 8;880 
families) were conducted by the National Sample 
Survey in 1958-1959. In· these surveys, informa.:. 
tion on housing conditions was collected. Hous
ing is also an aspect of study in ·the soci~ct)no
mic surveys of cities and towns. Some of ·~·the 
reports throw information in· respect of "the 
average number of persons per room for., occupied 
dwellings" only and "per cent 'of occupied dwell
ings with three or more persons per room (i.e., 
overcrowding)". . e 

5.8 In Japan, the 1960 Population Census ,cover
ed information on housing in a limited way. More 
comprehensive data are, however, available from 
the Housing Survey· of 1958 conducted by the 
Bureau of Statistics87

• This. survey covered the 
·.whole nation with a sampling ratio of one-.seventh 

and one-fourteenth for urban -and rural areas ~res-
. pectively. The· useful items for the compilation of 
indicators were : (a) type of building structure 
classified into. (1) wooden structur~ fire-resisting 
temporary huts (b) condition of housing uxiit ·and 
year of construction (c) number of dwelling 
households. (d) number of dwelling rooins .:. and 
tatami in dwelling rooms (e) water supply,' Nand, 

. (f) toilet facilities. The survey conduct~d provides 
a reliable basis - for -obtaining eight indicators 
(namely, B-1 through B-4 and S-1 through .~4) 
at national level. 

', -·· . 

. -
5.9 In Pakistan88

, National Family Expenditwe 
ad hoc Surveys were conducted by the Central 
Statistical Organization during 19S5-19S6~ for·- in• 
dustrial workers and government and ·commercial 

·employees. These surveys incidentally give ·infor.; 
mation as regards number of houses by type · <Of 
structure and number of rooms and type of ameni
ties. In the ad hoc Sample Survey of· , K¥achi 
population (19 59)1111 information is given -iii· tespect 
of type of habitation, water supply, bath roont 
and latrine facilities and the number. an4 percen ... 
tage of families availing these· facilities .. · . Tables' 
from the ad hoc · Socio-Econo11lic SUtvey,..~- of 
Rawalpindi ( 1960) collected information of urban 
and ~eighl:!Ouring areas ,of Rawalpindi .. -in . -the 

... 
13 5u~!t gro'lPS '11W be ~tum-dwellr.rs, induo;~rial workers. etc. and also other low income groups, such as- sweepers 

a"\d '\r:w.n ~~"S, c;cheduled tribes and scheduled castes as in India. The corresponc!ing arees can b: the slums, taban 'centi·al 
aro;:a, ribbo1 dev~lopments or otherwise unhealthy areas. .!~ •. :.~·. !':.· 

1.! A more 1 ~tailed account about housing surveys for r<'ylon. India. Patc:ka'l, the PY,~lippines and Sinrar0re is avaita
b1 ~ i'l (\ l'1t,?!e Suro~eys in which housing information was collected in th'! ECAFE region (I.:CN l J fAST AT /HSP/L. 6/Add 
1) 1963 .. . .... 

15 l hi'ed Nations, Sample Surveys in which Housing Information was collected.(t 953-1960) pages 22-23 (ST/ECLA/CONF. 
9·L.t5, 1962). , . , 

v; Th~ S!lec"ion was marte on the basis of a prescribed selection charf lndicatirg hou~ehoM: numbers to be se•ected In 
relation tot he number oft he enumeration district. 

1" The report of this Survey was published in March 1960. fuch surveys are carried out quinquennially in Japau 
since 1948. . ' 

38 Catelogue of Official Statistics (D:x:ument N.J. 2/0V<'1'1960 C;>ntral ~trltisticaJ C'fice. Government t:>f ?akistan)· 
,, C)"lrtuck~ by C'!ntral Statistical Office, Ministry of finance in collaboration with the Institute of l'ublfcanc.t lluslness 

Ac1mbistration and Development Economics. 
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context of ita being a new capital city of Pakistan 
and its consequent growth. The survey conducted 
for ·various towns in family expenditure surveys 
offer material at local levels to arrive at six statis
tical indicators (i.e. B-1 through B-4 and S-2 
through . S-4). · 

~. 5:10 In. the Philippines, the Bureau of Census 
and Statistics carried out a statistical survey of 
households iri May 1956 of whiclt the results 
were published~ in the. Philippines 'Statistical Sur
vey of Households' Bulletin (April 1957). From 
this survey,· in a limited way, six indicators (i.e. 
B-1 through B-4, . S-3 and S-4) can be constructed. 
~ " <,. .. . ' ' . . 

· -:5.11 In Singapore,_ a sample survey .was conduct~ 
ed of the housing conditions in Singapore's crowd
ed areas by'' studentS of Social Studies . at the uni
versity of Malaya.. The information in respect of 
three basic indicators, (I.e. B-2 thr_ough B-4) and 
one supplementary indicator· S-2 can be obtained. 

phic pilot surveys were conducted by National Ins
titute of Statistics beginning from Saigon and 
covering Hue, suburbs of Saigon, Cantha, Nhat
rang, and Dalat. Coverage in respect of housing 
included : 'number of households living in the 
housing unit', 'number of rooms used for habita
tion', 'running water' and materials used for walls. 
These pilot surveys can prove helpful for having 
three basic indicators (i.e. B-1 through 8-3) and 
one supplementary indicator S-2. 

. 5.13 The surveys in some of the countries in 
the ECAFE region described above provide infor
mation which can be useful for compiling sta
tistical indicators of housing conditions. A sum
mary of such possibilities is given in Table 2. 

, The information available from the surveys is, 
however, not sufficient to convey any definite and 
complete idea about housing conditions. It none4 
theless reveals that in general housing standards 
in countries of the ECAFE region are highly sub
standard if assessed in terms of the 'statistical in-

, · 5.12 In South Viet.Nam, bet~een June 1958 dicators of housing conditions' as laid down by 
and January 1959 a 'certain number of demogra- the Uuited Nations. · 

TABLE 2 

' . 
I ;• .Information Available for Statistical Indicators or Housing Conditions iD 

Varicut Housing and Other. Socio-Economic Surveys in Some Countries 
• , · · · · of ECAFE Region . 

..... ; J,..,, 

lndicato~s Basic indicators Supplementary indicators 
r-----"-- . ~ 
B-1' B-2 .B-3 . B-4 S.l S.2 S.3 s-4 s.s 

Remarks or sources for 
material 

• X 

. 
Ceyl90 ·· • • X X 

~ndia. • • • X X. X 

·Japan ... X X ' X 

Pakistan .. • .. • .._ • X X. x· 
•• •.••. ...l 

r:- .. ~ ~ , ..• , •·., , 
f< :'!.: .... • .. ' ~ ~ •. ,. 

P,hiifppine~ . > • . :. • • . ~ :.~ ' X.· X X 
..... . . . .. " .. . . . . "~... .. . 

... - ·~~ .. ~ .. :·· .. 
. ., ~ ·- -~ .. . •• -•. r .. --.-. .• 

Singapore. i · :~ .., 

Viet-Nam,. so~th 

.rt 
-~ 

6. CONCLUSION 

• ·,; X ., X 

X X X 

X 

X.· X 

X X 

X 

X 

-6.1 For formulating hou-;ing policies and pro
grammes as well as for implementing them; krow
ledge . about the quantum and. quali!Y <?f housing 
inventory ·is essential, for · wbtch sctentific metbpd 
and organized machinery are called fo:t:,~ Quin
quennial or decennial housing censuses supplement
ed by housing surveys eithe! ~n regular. or ad hoc 
basis can provide the stati-;ttcal rol:l.tenal ne~~ed 
to assess the quantum and. to meas:tre. the. quality 
of housing stock at a partlculat pomt of tune. 

X 

X X 

X X 

X X 

X X X 

X X 

t. • ;: : ••• "' 

%, • 

Surveys covered 252 towns and 
3,179 villages. 

Surveys conducted by Central 
Bank of Ceylon in 1953 as 
well as 1963. 

NSS Surveys, RPC Surveys. 

1958 Housing Survey as a part 
of quinquenn.al operations. 

Surveys conducted ror urban 
areas only under National Fa
mily Expenditure ad hoc. 
Surveyg. 

Surveys conducted by Bureau of 
Census and Statistics in May 
1956. -'" ... ~ .. -... 

Sample survey conducted in 
Singapore in 1955. 

Pilot surveys conducted in 1958-
1959. (Expression in terms of 
households only is possible)~ 

6.2 The General Principles for Housing Census 
provide a basic guide line for conducting houshg 
census which is being (or can be) adopted with 
suitable adjustments in different countries. Six
teen countries have recently conducted housing 

· censuses from which some measure of information 
to judge housing conditions is or would be avail
able. 

6.3 Presentlv, on the basis of limited informa
tion available, "it can broadly be stated that hous
ing conditions in countries of the ECAFE. regio~, 



both in rural and urban areas, are at a very low 
levP.I as compared to those in developed · countries. 
The proportion of conventional dwenings is very 
small. Rustic or improvised houses built of mud, 
thatch semi-burnt bricks, grass or leaves prevail 
in Iar~ number of cases (particularly in rural 
areas). Facilities for protected or potable water 
supply for drinking, sanitary facilities as regards 
fiush or dry system of latrines, bathrooms faci
lities, etc. are available to only a minor section 
of the population. 

6.4 Statistical indicators, namely, the four basic 
indicators and the first four supplementary indi
cator~ of housing conditions as laid down by the 
United Nations, can be compiled out of data 
made available from housing censuses and/ or 
housing surveys as well ras socio-«onomic sur
veys. 

6.5 At present, the housing censuses of five 
countries (namely, Brunei, Ceylon, South Korea, 
North Borneo and Sarawak) offer a possibility of 
constructing eight indicators (i.e., B-1 through B-4 
and S-1 through S-4). Nepal offers the 
possibility of providing six indicators (i.e. 
B-1 through B-4 and S-1 through S-2 out of 
the housing census. In the Philippines, five indi
cators (i.e. B-1, B-4 and S-1, S-3 and S-4) will 
be available. India's housing listing and Popula
tion Censuses of Indonesia and Pakistan will 
provide data to compile four indicators (namely 
B-1, B-2 and S-1 and S-2). Two indicators (i.e. 
B-1 and S-1) will be available in case of Cambodia, 
Federation of Malaya, Hong Kong and Iran. 

6.6 From housing surveys (with due regard to 
the limitations involved in terms of sampling size, 
etc.) indicators either on national level or for cer
tain centres or regions can be available. Eight in
dicators can be had in case of Cey1on, India and 
Japan; seven indicators in case of Pakistan (B-1 
through B-4 and S-2 through S-4); six indicators 
(i.e.. B-1 through B-4 and S-2 and S-3) in case of 
Burma and the Philippines; five indicators in case 
of South Viet-Nam; and four in.dicators (i.e., B-2 
through B-4 and S-2) in case of Singapore. 

6. 7 A synoptic view of the sources required 
and available and how they help towards construct
ing statistical indicators of housing conditions in 
countries of the ECAFE region is presented in 
Table 3, on the patterns of Tables 1 and 2 of the 
United Nations document on Statistical Indicators 
of Housing Conditions. This gives more or less the 
present situation as it stands as regards availability 

21-3 N. B. 0./6' 
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of information on housing conditions and their 
measurement, in the countries of the ECAFE re-
gion. ' 

6.8 It is clear from the table that seventeen 
countries provide information on housing condi
tions ·and that in twelve countries data are avail
able for some of the indicators from censuses; 
whi1e for eight countries data are available from 
national sample surveys or localized surveys. 
Only four countries (Ceylon, India, Pakistan and 
the . Philippines) offer data useful for compiling the 
indicators both from the censuses and the surveys, 
giving sometinies more information from censuses 
and sometimes more from surveys. Again, for in
dicator B-1, all the countries (as listed in Table 
3), except Singapore, have the information either 
through censuses or surveys; for B-2. fourteen 
countries; for B-3 and B-4, thirteen countries; for 
S-1, fifteen countries; for S-2 fourteen countries; 
for S-3. ten countries; and for S-4, only nine 
countries. 

6.9 Partly from the data of the housing cen
suses and/ or housing sample surveys, statistical 
measures for indicators of housing conditions hav~ 
been calculated, and as mentioned earlier, have 
been published for seven countries of the ECAFE 
region in the United Nations Compendium of So
cial Statistics, 1963 (Statistical Papers Series K, 
No. 2) in different tables. These data have been 
compiled for three basic indiCators (B-1 through 
B-3) and two supplementary indicators (S-1 and 
S-3). 

6.10 In India, at present, the refined measure
ment of housing conditions is neither feasible nor 
necessary. But what is essential for a large sec
tion of population is to judge the quantum of 
housing with a semi-permanent roof overhead and 
walls on the sides with proper provision of ventila
tion, protected and potable water supply and some 
facilities for latrines and drainage and essential 
sewage. Information if collected and tabulated on 
these would be more meaningful, which may not 
be so in the coller regions covered by most of 
the developed countries where permanent housing 
with insulated building materials and facilities of 
water supply and flush latrines may be more rele
vant. Housing census and survey schedules may 
therefore be objectively designed to collect infor
mation on these aspects in the first instance, leav· 
ing to the future the collection of other informar 
tion for judging the housing levels of living. 



Country ' 

• Brunei 

Burma 

Cambodia 

Ceylon 

Hong Kong 

1!1dia 

Indonesia 

Iran 

Japan 

• 

• 

Korea, South • 

Napal 

North Borneo • 

• 

• 

• 

• • 

• 

• 

TABLE 3 

Statistical Indicators of Housing Conditions and Statistical Items Required 
for Their Computation and .Ibeit Availability _at Present {alongwith Sources 

of Materials) In Countries of the ECAFE Region . 

Indicators 
Code Nos. 
ofitems of 
statistics 

required 

• Census 

• Survey 

• Census 

• Census 

Survey 

• Census 

• Census 

Survey 

• Census 

Census 

• Survey 

• Census 

• Census 

• Census 

B-1 B-2 B-3 . B-4 S-1 S-2 S-3 S-4 
~ ~ ,..-A--. ,..-A--. ~,---..J."---. v----":z ' ~ ~ 
Ia 1 Ia 7 Ia 3 • Ia . 4 lb lc ld 7 Ia 2 · 7 Ia 5 Ja 6 

Time refer· 
cnce 

X X X X X X X X X X X X X X X X X 10 years 

:X X :X X & :X :X X X X :X :X X 

:1 X X ·x x. ·• 
10 yean 

:1 X X . X X X · X X X X X X X X X I. " X X :X 10 years 
(1953) 
(1953) 

X X X X X X X X X X X X X X X X .X X X 

:X X X X X X 10 years 

X X X X X X X :X X X X 10 years 

Remarks 

For 252 towns and 3.179 villages. 

As Collected in 1952. 

Information from 1953 census 
and 1963 census which is 
yet to be conducted. Survey 
conducted by Central Bank of 
Ceylon. · 

· 1961 Population Census. 

House listing only. 

X X X X X X X X X X X X X X X :X X X ~ Generally six (1) NSS Surveys. 
months 

Not fixed (2) RPC Surveys. 

X X X X X ·X X X X X X 10 years 

X X X X X X 

:X X X X ~ X X X X X X X X X X X X X X S years 

X X X X X X X :X X X X X X X X X X X X 10 years 

:X X X X X . X X X X X X X X X X 10 years 

X X X X X X X X X X X X X X X X X X X 10 years 

Population Census 1961 (parti-
ally). . 

1956 National Census. 

1958 Housing Sur\'ey. 

Population and Housing 
Census 1961. 



Country 

Pakistan • 

Philippines 

Sarawak 

Singapore 

Viet-Nam, South 

• 

. 

• • 

. 

. 

. 

Indicator.J 
Code Nos. 
of items of 
statistics 
required 

Census 

Survey 

Census 

Survey 

Census 

Survey 

Survey 

B-1 ,_,.__, 
Ia 7 

X X 

X X 

X X 

X X 

X X 

X X 

TABLE 

B-2 B-3 B-4 ,_,.__, ,_,.__, ,...---A----. I 

Ia 7 Ia 3 Ia 4 lb 

X X X 

X X X X X X 

X 1: X 

' X X X X X 

X X X Jt X X X 

x X X X X X 

' X X X X X 

3 (Contd.) 

S-1 S-2 S-3 S-4 Time re- Remarks 
.A \ r---"--.... ,.---A--, ,.--"--. ference 

lc ld 7 Ia 2 7 Ia 5 Ia 6 

X X X X X X 10 years liousina Cenaus 1960. 

X X X X X X X Urban areas only (conducted 
wder National Family Ex-
penditur• ad hoc Surveys). 

X X z X X X X 10 years 

X X X X X Survey conducted by Bureap of 
~nsus and Statistics. 

X X ' X X X X X X X 10 years 

X X X Only for ubran areas $~fllP le 
survey conducted in 1955. 

X X X Pilot surveys. Conducted io. 
PJ58-l9S9. 

NOTEs.-(1) Mghanistan, mainland China, China: Taiwan, Federation of Malaya, Laos and Thailand have not been accounted for in this statement as posaibly no information either 
through census or surveys is available. 

(2) Stati~ti~l indicators ar~ according to Tabl~ 1 (page 16) and code numberll are according to Table 2 (pages 18 to 19) of the Statistical Indicator~ of Hquslng Condittoni (UN 
Stattstlcal Papers, Sertes M, No. 37, 1962). · 

(3) Definitions of the code items are according to Getlfral Principles for Housing Cen$U.J (UN Statistical Paper1, Series M, No. 28. 1958). 

,...,. 
u.. ...... 
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TABLE 4 
Published Information in terms of Indicators of Housing Conditions 

in the Countries of t~e ECAFE Region· 

-.....__ 
B-1 B-2 .. · B-3 5-1 

r 

Per cent of the Per cen~ of oc- Per cent of oc- Per cent of the 
population living cupied dwel- · ' copied dwellings population living 
in conventional li.ngs with three with piped water in housineo units 

dwellinp · ·~ or more per- inside the dwel- classified as 
· sons per room ling or outside ·'rustic', 'impro-

1 the dwelling but vised', •not in-
withinlOO tended for habi-

metres tat ion', or which is 
without shelter of 

.•' t- any kind 
'· 

... 
Ceylont (1953) .... 2.2c ... 
Hong Kong• (1960) 

' ; 

·~ 
95·2• 0·6· 

Japan• (1958) - . 99 .. 0• •• •• 0·6· , 
' Korea, South• (1960) - •• 13·7 .. 

' :) 1 ;· 

North Borneo& (1960) ·59·9 .. 52·2 15·0• " 36·6• • • 

Philippines• (1956) .• • • ~4! 
i .... • • 15·0 .. 

' .. (41·S)b .. 
Sarawak•. 22:4 49·8 84·0• 73·1• 

•I 

Source : United Nations, Compendium oi ~ocia/ Statistics, 1963 (Statistical Papers, Series K, No. 2) .. 

5-Jd 

Per cent of oG-
cupied dwellings 
with tlush toileu 

51·3• 

/ 

0·3• 
(0·1)b 

38·4• 

18·4• 
(6·6)b 

36·5• 

1 Percents are co~uted on total oc1mpied housing units rather than total occupied dwellings, and average number of 
persons per room refers to occupied housing units. , 

2 Data refer to total occupied housing units. ~ · 
., r ' 

· 3 · Data based on results of sample surve)" of housing. . . 
4 Data are for Jesselton, Sandakan, Tawau and Victorja (Labuan) only. 

S Data refer to households. ,. 
6 Data are for the urban ,reas of K~china, Singapore, Sarikei, Sibu, Bintulo, Miri, Lutona and Lim bang. 

\ .J lo ~ ~A ~ • • • 

a For urban areas only • 

. b Total of the country. 
. . 

c Average number 9f persons per room. · · • · ' · · · 

d Possible residu~ percentages may:~~e ~or :toilets other than flU5h aud may give the indicator S-4. 

e Gives percentage of housing units and not of the population. • . 
' ' I ) • ' • ~ 



Statistical System in India and Other Developing 
Countries-Sources of Important Statistical Series*** 

by 

Dr. K. B. L. Bhargavat 

1. INTRODUCI'ION 

1.1 The term 'statistical system' is generally 
used to represent the full range of national official 
statistical activities including major statistical ope
rating offices, specialized departmental offices, th.e 
statistical organisations in Governments, the poli
tical sub-division. local bodies and the official com
mittees or boards having '\responsibilities related 
to the national statistical activities. 

1.2 The history of growth of a national statis
tical system should represent the struggle for a 
solution to meeting the country's statistical needs 
corresponding to the nature of its economy, its 
stage of development and its institutional structure. 
In keeping with this . broad object~ve, the p~m.ary 
and continuing functlon of a natlonal statistical 
system should be to (i) ~ollect, compi~e .and p~b
lish regularly a set of mtegrated statistics which 
provide the quantitative information ne~essary for 
an intelligent appraisal of the econormc and s~ 
cial structure of the nation. the .forces that acti
vate it and their inter-relationships, (ii) to screen 
and c~ntrol the issuance of statistical forms, ques
tionnaires and schedules which will ensure the 
collection of better integrated and more uniform set 
of statistics. They can use standard definitions 
and classifications and see that in all statistical en
quiries the coverage and tim~ J?eriods are identical, 
(iii) develop and apply statistical standards, such 
as (a) precise definition of each of the elemen~s, 
of a particular statistical series, (b). sy~tematic 
classification of elements, and (c) specification of 
methods to be followed in constructing the parti
cular series, (iv) to conduct research in statistical 
methods and operations. · A further function which 
the national statistical system should assume is to 
facilitate the education and training of statistical 
personnel of all grades in order to meet the de
mands of incieasing statistical -activity, (v) func
tion in liaison with and as an integral part of the 
international statistical system by organising its 
activities to the extent possible in accordance with 
the pattern recommended by the international sta
tistical bodies. 

It should at once be obvious that in order to 
discharge properly the above responsibilities. the 
national statistical system should ensure maximum 
co-ordination at various levels of statistical acti
vity. In order to achieve the objectives official 
statistics must be organised as a system, in an 
orderly manner oriented towards one common pur
pose. 

1.3 There are two main types of national sta
tistical systems (i) Centralised statistical system, 
and (ii) Decentralised statistical system. A cen
tralised statistical system is one in which the res
ponsibility for, and the authority over, the compi-

tDirector of Economics & Statistics, M.P., Bhopal. 

lation of all natjonal statistics is vested in a single 
central statistical organisation~ providing advantage 
of economy in tabulation and other equipment, the 
wider utilisation of highly specialised technical per
sonnel, a high degree of co-ordination of pro
grammes and methods and careful liaison with 
the numerous agencies and interests which .. have 
need for statistical information. . One defect of 
this type of statistical ·system is that it . may not 
have staff adequately trained in the technical as-
pects of various departments. A statistical system 
may be decentralised accorduig to subjects with or 
without central control or co-ordination. A statis
tical system with central . control is always prefer
able because it has got definite advantages. 

2. STATISTICAl,. SYSTEM IN INDIA 

With a background of functional norms ascrib
ed to a national statistical system discussed above, 
we are now in a position to understand the system 
existing in our country. . ~e need f<?r . systema
tic collection and compilation of statistical data 
was realised in India initially at the outbreak of . 
World War 1939, arising largely out of the neces
sities in connection with military · and allied civil 
activity. Prior to this, to quote· Bowley and R~-

. bertson who submitted their recommendations m 
1935,. 'though. in some branch~ some work . is 
being done and determined efforts made to un
prove the accuracy and scope of information, in 
others they are unneces~arily. diffuse<;l, g;rave1y in
exact, incomplete or misl~admg, ~hile . m many 
important fields general !information IS almost 
completely abs~nt'. Great. chan~es. have take~ 
place in collection of official statistics and their 
presentation since then, particularly after the In
dependence which gave further impetus · towar~s 
the development of a statistical system in India. 
The urgency for a cohenint and comprehens~ve 
statistical system became· all the more eVIdent With 
the formulation of the Five Year Plans both for 
policy making as well as for evaluatin¥ ~~ success 
of the plan programmes. The. co:ordmati~n wor~ 
taken up by international or~amsati<;>~ durmg . this 
period in the · field of, official statistics provided 
further encouragement for the growth of statistical 
activities in India. In the process of development 
the nature and structure of the statistical organi
sation closely followed the Constitution of India 
according to which the responsibility of collection 
of statistics is shared by the Centre and the State 
on the basis of three-fold classification o! subject 
matter. Subjects like foreign trade, . banking and 
currency, population, etc. are excl!lSiv~ly allocate? 
to the Centre. The States are. pnmar~ly responsi
ble for items 1ike agriculture. educatiOn. There 
are other items like industry .. where both Cent~e , 
and State operate simultaneously to m~t therr 
respective requirements. Although there Is a clear 
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demarcation of responsibilities, in actual practice 
the Centre generally ~xercises some control even 
over the State subjects mainly with a view to co
ordinating and standardising the organisational set
up, the work programmes and the statistical pub
lications including the conceptual frame-work. 
The Central Statistical Organisation (C.S.O.) set
up in 1951 as an attached .office of Cabinet Sec
retariat of the Government of India has been serv
ing as a co-ordinating and advisory body. A de
partment of 61atistics in the Cabinet Secretariat 
has since been set-up in 1961 which with the help 
of C.S.O. is entrusted with the responsibility of 
~ordinating the statistical activities of various 
Governmental departments and helping them in the 
collection of information. With such a set-up 
in addition to the Statistical Adviser to the Cabinet 
the statistical services in India are now on solid 
foundation. 

3. STA~TICAL ORGAN~ATION AT THE 
CENTRE. 

3. t The various statistical organisations at the 
Centre, mostly located as Units. in the Ministries 
in the. Government of India for covering their res
pective subjects, can . be broadly divided into the 
following c.lasses : 

(i} Those processing data coming as . by
products of administration. · 

(ii) Those associated with Central agencies. 

(iii) Specially set-up for collection and compi-
lation of datar . 

1S8 

(i¥) · Re_searc.h o\>jection. 

(v) Those for National Sample Survey and 

(vi) Central Statistical Organisation. 

3.2 Under the category (i) i.e., organisations 
processing data coming as by-products· of adminis
tration, typical examples are the statistical offices 
of the Central Board of Direct Taxes, Railways, 
Posts and Telegraphs and the Directorate General 
of Supplies and Disposals. 

.. 3.3 ~The importan~ organ~sations in the category 
(n), 1.e. those associated With control agencies, are 
offices of Textile Commissioner and Iron and Steel 
Controller which maintain well organised statistical 

· branches. . · 

. 3.4 A notable example under the category 
(iii). i.e., those. specially set-up for collection and 
compilation· of data is the office of the Registrar 
·General which is responsible for the conduct of 
decennial census of population as well as main
taining comprehensive population statistics and 
improvement of vital statistics. The Directorate 
General of Commercial Intelligence and Statistics 
primarily responsible for trade statistics of all 
kinds, is a second example in this category. The 
Industrial Statistical Wing of the Central Statistical 
Organisation, responsible for Annual Survey of 
Industries, monthly production statistics of selected 
industries and preparation of a monthly index of 
industrial production, the Labour Bureau entrusted 
with the collection and dissemination of labour 
statistics and. i_ntelligence including the publication 
of Cost of Ltvmg Indices of selected cities in India 
on the basis of family budget enquiries and Di .. 
rectorate of Economics and Statistics, Ministry of 

FO<?d and. Agricul!ure 1ooking after integration of 
avatlabl~ informah~n. in the field of agricultural 
economics and statistics are the other statistical 
organisations which cou'ld be classified under this 
category. 

3.5. The most important organisation in cate
gory (iv)-Research-is the Indian Statistical Insti
t~te, Calcutta, .a non-official organization respon
sible both for Imparting training on statistical 
methods as well as conductin a studies in the- field 
~f sta~st~cs, and advising G~vernment of India 
m destgmng and planning of National Sample Sur
vey and also undertaking scrutiny and tabulation of 
completed schedules. The Statistical Division of 
the Indian Council of Agricultural Research (Ins-

, titute of Agricultural Research and Statistics) 
; offers research facilities in agricultural statistics 

and al~. develop_s methodology for the collection 
of statistics relatmg to agriculture and animaJ 
husbandry. _The Research Department of Reserve 
Bank of Indta, Forest Research Institute are other 
examples classified in this category. 

3.6. The Nat~o~al Sample Survey, set-up origi
nally m the M1n1stry of Finance and since trans
fe_rred_ to Cabinet Secretariat in 1957, is entrusted 
with the task _of conecting data relating to various 
aspects of. na~onal ecoll:omy on a continuing basis 
through scientifically designed and integrated s.ample 
sw:vey~. The ~-India Agricultural Labour En
qurry m the M1n1stry of Labour and Rural Credit 
~urvey of the .Reserve Bank of India are notable 
~?stances. of sampling organisations set-up from 
trme to trme on ad hoc basis. 

3:7 The Central Statistical Organisation was set 
. up m 1951. Its principal responsibilities are:-

(i) Co-ordination of statistical activities at 
the Centre and the State. 

(ii) Advisory work relating to statistical mat
ters. 

(iii) To serve as a channel of communication 
wi~. the United Nations Statistical Com
rmsst~n and other International Statistical 
agencies • 

(iv) Graphical presentation of economic and 
social statistics. 

(v) To ~dertake statistical work relating to 
planmng . 

(vi) To prepare estimates of national income. 

Bef~re proc~eding further, the manner in which 
co-~rd_inatton Is . ac~eved 6etween the Central 
Stat.tst;tcal O~ga~satlon on the one hand and the 
st~tisttcal. umts m Central Ministries on the other 
will be iJ!ustrated. For the sake of convenience 
the case m respect of the statistical schemes re
lated ~o ~ousing proposed in the Fourth Five Year 
Plan mcited. 

4. CO-ORDINATION PROCEDURE-CASE OF 
NATIONAL BUll..DINGS ORGANISATION 

4.1 A sub-group on Housing Statistics for 
Fourth Pl~n was set. up by the Ministry of Works 
and _Housmg to re':tew the available statistics on 
housmg stock, h?usmg ; c~mditions, housing invest
ment . and gaps m statistics required for the for
mulation of the housing programmes. The sub-



0 bas made recommendation under the fol
~~ eight broad heads of housing statistics for 
implementation in the Fourth Plan : 

{i) housing stock in quantitative, qualitative 
and Iocatiooal terms; 

{ii) current housing construction activity; 

(iii) 

(iv) 

(v) 

(vi) 

production and consumption of building 
materials; 

prices of building materials; 

erpployment in building and housing ac
tivity; 

wages of different categories of building 
labour; 

(vii) housing finance and investment; and 

(viii) associated statistics in other fields. 
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4.2. On the basis of the above rec~~endations 
26 schemes were suggested for incluston m Fourth 
Plan. Of these. 4 schemes have been proposed 
for implementation by National Buildings ~rgani
sation; 2 by the Regtstrar General, of lndta; ~ne 
each by Director General Employment and Tram
ing and Ministry of Finance; 7 by National 
Sample Survey and 11 by the State Governments 
and Union Territories. The State Government 
schemes were also mostly suggested by the Na
tional Buildings Organisation for fiHing the Statis
tical gaps and improving quality of da~a. Wor~
ing papers of all these schemes were dtscussed m 
a conference sponsored by the Planning Commis
sion, Statitics and Surveys Division (Planning Di
vision of the C.S.O.) which is the principal co
ordinating agency in respect of plan schemes. The 
conference was held to consider which of the 
proposed schemes were to be included in the 
Fourth Plan and a1so to indicate the relative prio
rities among the schemes. Many of the schemes 
were sponsored by the National Buildings Organi
sation but were to be operated by the other Mi
nistries and States. The concurrence of the con
cerned Ministries was therefore necessary along
with steps for transferring the schemes to the plans 
of the operating schemes. Before implementation 
it is also considered desirable to get clearance of 
the Central Statistical Organisation regarding the 
technical aspects of the schemes. A brief account 
of the principal statistical publications brought out 
by the Central level agencies is given in the Appen
dix. 

5. STATISTICAL ORGANISATION AT THE 
STATE LEVEL 

5.1 Statistical organisations in the States are of 
more recent origin than their counter-parts at the 
Centre. Before Independence there was hardly 
any organisations which produced data of any kind 
beyond what was basically necessary for collection 
of revenue. As per recommendations, of the Gre
gory Committee in 1946. and subsequently those 
of the Joint Conference of Central and State Statis
tician held annually since 1951, State Statistical 
Bureaus have been set-up in all the States having 
the foDowing responsibilities :- · 

(i) co-ordinating statistics collected by differ
ent departments at the State-level; 

(ii) publication of annual Statistical Abs
tracts; 

(iii) organizing special enquiries and surveys; 

(iv) liaison between statistical organisation of 
the Centre and other States; and 

(v) Statistical work relating to planning. 

5.2. With the tempo of plan activities increas· 
ing more and more. assistance has been received 
from the Centre for strengthening the State Statis
tical Organisations in respect of Samp·le Survey, 
Planning, Estimation of State Income~ Setting-up 
of District Statistical Machinery, Compilation of 
C.D. & N .E.S. Statistics, Training of Statistical 
Personnel, etc. In recent years many of the State 
Statistical Bureaus have joined the collaboration 
programme of the National Sample Survey for 
conducting multi-purpose survey on a matching 
and continuing basis. Creation of Vital Statistics 
Division for improvement of Vital Statistics spon
sored at the Central level by the Registrar Gene
ral, India is another recent introduction. Man
power Planning, Demographic Studies, Evaluation 
of Plan Programmes are the other fields in which 
the State Bureaus are gradually extending their 
activities. During the Third Plan many of the 
State Bureaus were equipped with mechanical 
tabulation units primarily for handling National 
Sample Survey tabulation. 

5.3 It is certain that during the Fourth Plan 
the State Statistical Bureaus will have to expand 
their set-up and activities considerably depending 
upon available resources in view of the increasing 
trend of the Centrally sponsored schemes being 
passed on to the State Bureaus for planning and 
execution. Such a trend has been necessitated as 
a result of the rapidly growing statistical activities 
in the country and the difficulties increasingly ex
perienced by the central agencies to handle the 
work at their own level. This is a healthy sign 
which will ultimately be beneficial for the cause 
of statistical development in India. But in order 
that such arrangements become successful, the 
State Statistical Bureaus should be provided ade
quate resources in respect of Finance. material 
and trained manpower. Minimum of administra
tive control specially in respect of allocated re
sources by both the Central sponsoring agencies 
and the State Finance Department, is another im
portant pre-requisite for satisfactory progress 
of work 'at the State level. While the State 
Statistical Bureaus is expected to function at the 
State level in the same fashion as its Central 
counter-part (the Central Statistical Organisation), 
some of the State Departments have created their 
own statistical cells paraDe! to the Statistical Units 
in the Central Ministries. Thus the set-up and the 
functional expectations at the State level have 
some similarity with the Central Organisations. 
But there is a serious limitation in the statistical 
system in some of the States in so far as statisti
cal co-ordination is concerned. which is the pri
marily responsibility of the State Statistical Bu
reau. The Centra1 Statistical Organisation enjoys 
all the controlling powers both in matters of 
finance allocation as well as technical scrutiny of 
the statistical schemes proposed by the various 
Central statistical agencies and the States. Sueh 
powers, unfortunately, have not been vested with 
the State Statistical Bureaus with the result that 
it has hardly any control over the functioning of 
the statistical cells operating in the other State 
Departments. In absence of such a control the 
District Statistical Offices have also to face lack 
of proper co-operation from district level officers 
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In s~ort. a State Statistical Service developed on 
a uruform pattern headed by the Director of the 
State Bureau would be essential in solving this 
problem. 

~elonging t~ other departments.· Frequently, there 
IS over-lappmg and duplication of work since the 
sch:mes proposed at various levels could not be 
subJe?ted to Central scrutiny. Moreover, the 
tech~cal soundness of the schemes proposed does 
not m many .cases attain the desired standard. In .. 5.4 At this stage it would be proper to indi-
order . to obviate these difficulties, it is absolutely cate the manner in which the c<H>rdination is 
essential that the Directors of the Statistical Bu- effected in regard to formulation of statistical 
reaus at the . State level should be empowered to schemes. This can best be illustrated with the 
control all the statistical activities in the State. help of the chart given below :-

- ·\ . 
Channels of statistical coordination in the formUlation and implementation of a State level Statistical 

Scheme 

Initial Request I Working Groups 
& COmmittees --------~---------~ 

State Statistical 
Bureau 

Redrafted Proposal IV 

. > ' 

~;= -~ ., "' -; 
~i:i "' State Government 
&8 & 
£] ~ i 
~ ~ v~------------~~--------------

0 Central Statistical 
Organisation 

Recommendations VI 

Conference -., 
~------~----------------

It is seen from the above chart ·that on the 
basis of the recommendation of the working 
groups and committees on the development of a 
statistical scheme, the State Statistical Bureau 
prepares the draft proposal and submits it to the 
Centra1 Statistical Organisation for technical scru
tiny. - The Central Statistical Organisation sends 

· the proposed amen~ents which are taken into 
account in preparing the redrafted proposals be
fore sending them to. the Working Group/Com
mittee again for examination. The Working 
Group/Committee, in its tum scrutinizes the re
vised proposals and sends its final proposals to 
the conference convened by the Statistical Wing 
of the Planning Commission. The recommenda
tions of this conference are finally conveyed to 
the Central Statistical Organisation as well as the 
State Governments for implementation. However, 
it is again emphasised that so far as schemes pre-

. pared by . the Statistical Cel1s in the State Depart- -
ments are concerned. the State Statistical . Bureaus 
are not generally consulted. 

6. STATISTICAL SYSTEMS IN DEVELOPING 
COUNTRIES 

In conclusion, the statistical system prevaili-ng in 
some of the developing countries is described. In 
view of paucity of information and also to out · 
short a lengthy discourse. the principal features 
of national · statistical system in Brazil, Ceylon, 
Egypt, Thailand and Israe~ will be highlighted. 

6.1 Brazil-The Brazilian Institute of Geography 
and. Statistics was created in 1934 to co-ordinate 
'the ·statistical activities. At the State Government 

t 
level there are statistical departments which, from 
technical point of view, are subordinate to the 
Institute of Geography and Statistics. The National 
Council of Statistics is comoosed of federal and 
regional organisations. The Central and Regional 
Executi~ Boards are the two organs of the Na
tional Council of Statistics through which deci
sions are formulated and implemented. 

6.2 Ceylon-The statistical activities are under
taken through the two wings of the Department 
of Census and Statistics, namely the Census Wing 
and the Statistics Wing. Population, Agriculture •. 
other census and surveys are the responsibilities 
of the Census Wing. On the other hand, Agricul-

. ture (Land Records), Transport, Industries, Em
ployment, Economic & Social Surveys. Finance, 
Social Statistics, Trade Statistics, Cost of Living and 
Price Indices, ·Mathematical Statistics and Miscel
laneous are the subjects beirig looked after by 
the Statistics Wing. 

6.3 Egypt-Egypt has a centralised statistica 
system under a Statistical Department which is 
divided into two main branches--General Statistical 
Division and the Economic and Agricultural Divi
sion. Officials have been placed in every Gov
ernment Department and in every province to 
facilitate the regular collection of the statistical 
data needed by the Department. 

- 6.4 Thailand-At present, most of the statistic:ll 
activities are highly centralized and carried out by 
the new Central Statistical Office of the National 
Economic Council through the recent enactment 
of the 1952 Statistics Act. By virtue. of this 
Act, the Director of the Government Statistical 
Service has been appointed to be the head of the 
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Central Statistical Office. The National Economic 
Council has established a Statistical Commission 
consisting of the Chairman and Vice-Chairman 
appointed by the Council from its own members 
and of other members who are repreSentative of 
other Ministries together with the Director of 
Central Statistical Office to supervise statistical 
affairs in accordance witli the recommendations of 
the Council. 

been temporarily, at least, merged with the Central 
Bureau. 

6.6 Thus, it is seen from the above discussion 
t~at as in I~di.a, in mos.t of the developing coun
tnes the s~attsbcal planm~g and policy making is 
almost umversally centrahzed. But for execution 
?f policies,, the responsibility is decentralised and 
Is acco!Dphshed tin:ough . subordinate state level 
offices m collaboration With Central Organisation 

6.5 Israel-In 1948 the Central Bureau of Sta- which . is. t~ principal co-ordinating agent. It i~ 
tistics was created. Although a central system of also discernible that much importance has been 
statistics has been set up, responsibility for statis- laid upon co-ordination between the Central arid 
tics, needed mainly for interna1 administration and the State Organisations but litt'le attention is given 
collection of material, qbtained by their own t<? . the pr<?blem of co:-or~ination of statistical acti-
ugencies, is left to the Ministries and agencies VI!Ies Within the State junsdiction. Until and unless 
concerned with collaboration from the Bureau. In this aspect of the problem is carefully reviewed 
addition to the above. the Economic Research by the National Governments, the success of the 
Unit, formerly of the Prime Minister's Office, has statistical system is bound to remain only partial. 

APPENDIX 

Name of Publication and Periodicity (Annual-A, Quarterly-Q, Monthly-M 
and Weekly-W) 

(a) Statistical Abstract of India (A); Statistical Hand Book of the Indian 
Union (A); Estimates of National Income (A); Basic Statistics relating 
to Indian Economy (A); Sample Survey of Current Interest (A); Report 
of the Meeting of the Technical Advisory Council on Statistics (A); 
Monthly Abstract of Statistics (M); Weekly Supplementto the Monthly 
Abstract of Statistics (W). 

(b) Annual Survey of Industries (A); Monthly Statistics of the Produc
tion of Selected Industries in India (M); Index of IndustriaiProduc
tion(M). 

(c) National Sample Survey Reports (Roundwise) 

Agency responsible for bringing out 
the publication. 

Central Statistical Organhaticn, Dc!hi. 

Industrial Statistics Wing of the Central 
Statistical Organisation, Calcutta. 

National Sample Survey, Delhi. 

(d) Monthly Statistics of the Foreign Trade oflndia Vol. I (Exports and Department of Commercial Intelligcrce 
Re-exports) and Vol. II (Imports) (M); Accounts relating to the Inland and Statistics, Calcutta. 
(Rai I and River Borne) Trade of India (Q). 

(e) Index Number of Wholesale Prices in India (W) 

(f) Quarterly and Annual Blue Block on Joint Stock Companies in India 

(g) Annual Statistical Bulletin (A); Indian Textile Bulletin (M) • 

Office of the Economic Adviser, Delhi. 

Research and Statistics Division, Deptt. 
of Company Law Administration, Delhi. 

Textile Commissioner, Bombay. 

(h) Education in India Vol. I & II (A); Education in the States (A); Educa- Ministry of Education. 
tion in Universities in India (A). 

(j) University Development in India (A) University Grants Commission. 

(k) Monthly Statistical Bulletin (i) on Central Excise (A) (ii) on Customs (A); Ministry of Finance. 
Central Govt. Revenue Statistics (M); Central Excise Statistics (Q); 
Statistical Year Book (A); Review of Customs Administration in India 
(A). 

(I) All-India Income Tax Revenue Statistics (A) • Statistical Branch Directorate of Inspe-
ction, Delhi. ' 

(m) Reserve Bank of India Bulletin (M); Review of Co-operative Movement Reserve Bank of India. 
in India (A); Report of Currency and Finance (A); Statistical Tables 
relating to Banks in India (A). 

(n) E'1timates of Area and Production of Principal Crops in India (A); Indian 
Agriculture in Brief(A); Indian Livestock Statistics(A);IndianLivestock 
Census Vol. 1+11 Quinquennial; Agricultural Prices in India (A); 
Agricultural Situation in India (M); Agricultural Wages in India (A); 
Abstract of Agricultural Statistics, India (A); Economic Survey of 
India, Agriculture (A); Bulletin of Agricultural Prices (W). 

Directorate of Economics & Statistics, 
Ministry of Food & Agriculture. 

(p) Health Statistics of India (A) • • • • Statistical Bureau, Directorate General of 
Health Services. 

(q) Vital Statisticsoflndia(A); Indian Population Bulletin (HalfYearly); Re$fstr~r Oeperal, India, 
Census Reports (Decennial). 
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(r) Public Electricity Supply-AU-India Statistics (.A); Electricity General Statistical Wing, Central Water and 
& Sales Data on All-India Basis (A), Power Commission, Simla. 

(s) lndianLabourYearBook(A); Trad~ Unioninlndia(A); Indian Labour 
Statistics (A); List of Trade Unions in India (A); Indian Labour Jour
nal (M). 

Labour Bureau, Simla. 

(t) Census of Cerltral GovelllJllent Employees (A) • • Directorate General, 
Training. 

Employment and 

(u) Aimual \RepOrt. of tbQ Chief Inspector of Mines (A); Indian Coal Office of the Chief Inspector of Mines, 
. Statist~(A); Monthly Coal Bulletin (M). , Dhanbad. 

(v) Minerals YearBook {A); StatisticalSummaryofMineraiProduction tM) lndianBureauofMines, Nagpur. 

(w} Indian Railways (A); Monthly Railway Statistics (A) • • Ministry of Railways. 

(x) Basic Road Statistics of lndhi (A). • • • Ministl)' of Transport & Communications • 

(y) Indian Daily, Weekly and Monthly Weather Report; Indian Weather Indian Meteorological Deptt, Poona. 
Review (A); Daily and Monthly Rainfall of India (A). . · 

(z) lndia,n ToU,rist Sta~istics (A) • • Department of Tourism . 

(al) Hand Book of Civil Aviation Statistics (A); Basic Statistics of Civil Directorate of Air Transport, Office of 
.Aviation in India. (A). . . . . . · the Director General, Civil Aviation. 

(bl) A-nnual .Report of the Activities of· the Pasts It Telegraphs Depart• Directorate General of Posts & Telesraphs. 
ment (A). . , · . · 

' . ; ' \ 



Statistics Required for the Formulation· of Housing 
Programmes -Gaps in rfhem and the Suggestions for 

Filling the Gaps*** 
by 

Shri S. N. Narangt 

1. SCOPE OF HOUSING STATISTICS 

1.1 Integration of housing programmes with the 
social and economic development plans is now a 
well-recognised programming technique. In the 
process, firstly, the volume of housing need and 
effective demand are determined through a complex 
of various measurable and non-measurable socio
economic variables; secondly, a large number of 
materials are required to be assembled to build 
houses and therefore production and demand statis· 
tics in respect of these materials are also required ; 
thirdly, a sizeable manpower and its distribution, 
both on-site and off~ite. takes a dynamic shape and 
on this aspect also, data are required. Hence, for 
the formulation, preparation and execution of 
housing programmes a large amount of data and 
statistical series depicting various aspects of hous
ing are needed. A summary account of data 
required is given in Appendix. 

1.2 Basic data for development of these series 
might relate to various fields, such as, demography, 
economics, finance, investment, etc. Though all 
these statistics cannot be always classified as 
housing statistics ; nevertheless, a large number of 
them are essential for housing programming. As 
such, when gaps in housing statistics are considered, 
gaps in the allied statistics have also to be taken 
account of and steps are required to be taken to 
fill such gaps simultaneously with those statistics 
directly belonging to the field of housing. Principal 
heads of data which are usually classified under 
housing and building statistics are : (a) Statistics 
of housing stock and its quantitative, qualitative 
and iocational characteristics; (b) Statistics of 
current building activity-additions to housing stock 
in physical and financial terms, changes in housing 
stock by conversions, alterations, etc. ; investments 
made therein. (c) Statistics of produCtion, con· 
sumption and trade of different building materials ; 
(d) Statistics of employment in housing and build
ing industry; (e) Statistics of Wages of different 
categories of building labour ; (f) Statistics of 
J?rices of building materials ; (g) Statistics relat
mg to housing finance and investments-various 
terms of financing of housing, amortisation periods 
for housing loan.s, rates of interest, rent-levels. etc.; 
and (h) Consumer preferences. 

1.3 Besides the main heads of statistical data, 
which are not usually classified as housing statistics 
but are very closely related to it may be included 
(a) Data relating to the economic significance of 
housing and buildings and their assessment in 
macro-terms (i.e. in terms of national income 

data); (b) Data in respect of geographical aspects , 
of housing and building programmes in relation to 
processes of industrialisation and urbanisation ; 
(c) Demographic data required in relation to 
residential and non-residential building construe .. 
tions; (d) Evaluation of housing needs based on 
size and composition of households, rate of family 
formation; rural-urban migrations, vecancy . re· 
setvef rates of obsolescence and depreciation etc. 
Distribution of household by size and income and 
their rent-paying capacity; (f) Estimation of the 
capacity of the construction sector, depening upon 
the supply of building labour, contracting firms and 
theit financial resources, supply ·of building machi
nery, pre-fabrication and building materials indus
tries capacities, etc. (g) Sources and methods of 
housing and building finance and the presence or 
absence of institutional agencies and the volume 
and terms of their financing •. 

2. AV AILABILI'i'Y AND GAPS TO DETER• 
MINE HOUSING SITUATION 

2.1 Housing Stock-The data regarding quan .. 
tity and quality of available housing accommodation 
in a col.lntry, at a point of time, are referred to as 
statistics of 'housing stock'. Information on 
housing stock essential for evaluating the present 
housing conditions and for assessing the present 
and future requirements of housing relate to the 
geographical distribution of housing units; their 
classification by type and size, facilities available 
therein for living (e.g. water supply, toilet installa• 
tions, etc.), overcrowding as measured by the num .. 
ber of rooms per household or floor · space per 
household, etc. In addition, it is essential to know 
the structural characteristics and ·~dition. of 
housing (e.g. whether dilapidated or not), age 
distribution, life expectancy of the housing stock, 
neighbourhood environments, etc. 

2.2 In India, the surveys conducted by the 
National Sample Survey about housing conditions 
provide useful though limited info~ation as 
regards various living facilities to households. 
The NSS data, however, do not provide sufficient 
information about the distribution of housing units 
by the characters mentioned in the foregoing 
para. In some measure the data collected in 
'1960 house-listing' on the eve of 1961 Population 
Census would throw out data on housing. The 
All India Tables proposed to be prepared out of 
the '1960 house-listing' will still leave many gaps 
in our information on Housing. 

tDeputy Director, National Buildings Organisation, New Delhi. 

163 



164 

2.3 Suggestions for Filling up the Gaps-A com
plete count about" the housing stock can be had by 
a full-fledged housing census conducted indepen
dently or alongwith population census. It could 
be possible to limit housing census only to certain 
basic items and get detailed information about 
housing units by some large scale survey I surveys 
on housing. The decision to employ housing cen~ 
sus or surveys or both, can, however be taken 
after taking into consideration budgetary and 
manpower limitations. This primarily concerns 
about the collection of information at national 
level or at stlate level. However, when a micro
plan is ~o .be formulated for ex~ution, say, for a 
slum clearance or' for a town plan, more detailed · 
information about the· ~xisting housing stock is 
necessarily called for. · 

2.4' Statistics of Current Building Activity 
. .,, . 
. 2.4.1 The main purpose of current housing 
statistics is the provision of data for measuring the 
changes in housing ·stock as evaluated by housing 
census and surveys. At the same time these · statis· 
tics are also .vital .for evaluating future housing 
requirements, the status of building industry, the 
inputs in housing in the shape of money, labour 
and materials, change taking place in housing levels 
of Jiving and for purposes of , determining the 
economic significance of housing.~ The main heads 
of data under this head can, therefore, be : (i) new 
dwellings constructed quring different · periods of 
time, (ii) addition or subtraction in number · of 
dwellings as a result of conversions, alterations
and additions, · (iii) distribution ·of the new units by 
size and type, (iv) avaj.lability of living facilities in 
their units, (v) value of work done,· etc. 

- 2'.4,2 ·All statistics ~f the· above variety have 
been. conspicuous by their non-availability, though 
some data in respect . of dwellings constructed 
wider housing schrmes, such as subsidised 
Industrial. Housing .SCheme, Low. and Middle 
Income Group Housing Schemes, etc. are available. 
The later data · also, at present provide data only . 
about total number which has come up and the 

·expenditure incurred etc.; there is no reliable 
information about the houses coming up under 
these schemes both in public and private sectors. 
Again, in spite of the fact that in the public sector 
data in respect of housing and other building con
struction exist as a part of administrative records, 
these· are .usually not processed or coordinated as 
statistics ainenable to statistical treatment and 
significance. 

2.4.3 Suggestions fOr filling up the gaps in cur
rent statistics-A very important development has . 

·recently· taken place iri this direction with the issue· 
of the Circular ·tetter by the Ministry· of W.H.& R. 
to ·State Governments, Central Construction 
Agencies, Union Administrations about arrange-_ 
ments to be ·made for the collection of housing 
and building statistics. When the data start flow
ing through the Statistical machinery set in motion, 
it will be possible to get ·information regarding 
additions in housing and building stock in both 
public and private sectors with the limitations that 
data of public sector in the beginning will be 
limited to constructions of Rs. 20,000/- and above 
and in the case of private sector to constructions in 
urban areas of poulation with 1,00,000 or more. 
In case of public sector, information about value 
of work done will also be gathered and attempt 

will be made to do so for the private sector also. 
In case of private sector, however, it might per
haps be necessary to conduct follow up sample 
surveys to estimate the value of construction •put
in-place' in a period of time and also to determine 
the time-lag in authorisation of building projects 
and its start. The latter information will be use
ful for studying the capacity of building sector in 
respect of its potential to bear additional burden 
of housing construction and the volume of demand 
generated as a chain reaction for building materials 
and labow-. · 

2.4.4 These arrangements, however, do not en
visage the collection of data about various services 
and other- facilities provided within the newly 
built constructions. Since the building bye-laws 
usually make it incumbent on the builders to 
provide such facilities, it is not difficult to collect 
such data regarding new constructions regularly 
on the existing proforma after working. out neces
sary modifications. Till such time it is not put in 
the proforma, it would be desirable to conduct 
regular periodic sample surveys of housing in 
respect of such services. . Also housing surveys can 
be carried· out to watch the changes that take place 
in respect · of over-crowding and consequent 
shortage of accommodation which add to doubling 
up families causing pressures on living facilities 
creating- conditions much below the accepted 
standards. In addition, there might also be. gaps 
in the data pertaining to losses in housing inventory 
due to obsolescence, slum clearance, etc. and these 
can be estimated by undertaking special studies/ 
surveys. · 

2.5 Statistics of Production,· Consumption and 
. Trade of Different Building Materials 

, 2.5.1 Statistics of production of building mate
rials duly adjusted for imports and exports signify 
the total availability of those materials in a country. 
Whether ~r not availability of materials at a parti
cular point of Lime shows disequilibria and to 
find answers to such questions a possible way is 
to . determine various norms of consumption of 
building materials in relation to investment placed 
or space-area so created and these can be arrived 
by ~llecting .various types of statistical data and 
by analysing them. 

2.5.2 In India, statistics of production of build
ing materials are available for materials produced 
through ~rganised sector of industry, e.g., cement, 
steel, sarutarywares, sheet glass, etc., but statistics 
pertain~g to unorganised sect<;>r, e.g., bricks, lime, 
sawn timber, etc., are not avrulable. There is how
ever no organised information available about vari
ous materials used in building industry and their 
breakdowns for the residential and non-residential 
building sectors. The . statistics of import and 
export of a few building materials are available but 
it is difficult to determine the breakdowns of the 
po~ions of. the imP?rte<f: material going into 
vanous types of residential and non-residential 
building constructions. The statistics of move
m~nts of ~aterials in the country by road are 
neither available nor are they organised. No norms 
of consumption of building materials-even that 
for key building materials are available or can be 
worked out with satisfactory results in the absence 
of regular flow of ~cc_urate data for different types 
and structures of buildmg complexes both residential 
and non-residential. 



2.5.3 Suggestions for filling the gaps in the 
Statistics of production, consumption and trade of 
building materials : The gaps in the statistical 
information relating to production and availability 
of building materials (as adjusted after taking 
account of imports and exports) as well as norms 
of demand for building materials prove baneful 
for proper materials budgeting. Large distances 
involved in a country of the size of India, call 
for advance planniGg for the production of build
ing materials not only on national levels but also 
on regional levels and perhaps still at lower levels. 
\Vith the present stage of the unorganized buildmg 
materials the only course open for estimation of 
production is to conduct sample survey and to 
this end, the scheme for the survey of production 
of building materials like bricks, lime and sawn 
timber included in the Third Plan. Statistical 
Schemes need to be given highest priority. In 
order to know correct and up-to-date position over 
future, survey at regular intervals will therefore be 
necessary. · 
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2.5.4 The estimation of consumption of building 
materials, particularly, in house construction is a 
complex phenomenon and is also no less so as re
gards other buildings as well. It is not feasible to 
collect actual consumption figures in case of each 
and every house constructed in the country and 
from them to build the global figure. Reliance 
has, therefore, to be placed on the consumption 
norma of building materials in relating to invest
ment volume in housing or a complex of building · 
and to build, therefrom, the total demand volume. 
However, the variables involved are too many. The 
building practices vary from region to region 
depending on various factors, such as, climate, 
availability of materials, etc. There is, therefore, 
an urgent need for initiating studies in this direc
tion at different levels. It is a field where the 
engineers, economists, and statisticians should put 
their heads together. Some work has no doubt 
been done in this direction but this has to be 
broadened and more emphasis laid on this type of 
work. Such special studies, however, will not, in 
any case, be substitutes for sample surveys to b~ 
undertaken by National Sample Survey and those 
currently being undertaken by the Reserve Bank 
of India to estimate value of construction under• 
taken and materials consumed in rural areas· and in 
some cases in urban areas. 

Special studies have to continue, in any case, 
and they should be supplements to those done by 
the NSS and Reserve Bank of India. Special 
su~e~s and ~tudies are also essential to set up 
statistical senes about the transport of building 
materials by road and rail. 

2.6 Statistics of Employment in Housing and Build-
ing Industry · 

2.6.1 Data are essential for proper planning of 
workers of different categories who are to construct 
the houses and other buildings and to ensure that 
the housing and building programmes are not 
ha_ndicapped bec~use bottlenecks in the supply of 
skilled and unskilled labour especially the former. 
The _data are not available for assessing these 
reqmrements. 

2.6.2 Suggestions to Fill in Gaps: 

In the first instance, there is immediate need to 
undertake ~tudies for esta~lishing norms of employ
ment of d1fferent categones in relation to the 

investments made in a complex of buildings. 
The present position of the building industry does 
not permit the collection of direct data of employ· 
ment from the builders. The State Statistical " 
Bureaus could play an important role in the deve
lopment of these norms by initiating some type
studies. 

2.7 Prices of Building Materials and Wage of 
!luilding Labour . . 

2.7.1 The important components of building cost 
are the costs of building materials and the building 
labour. Therefore, the study of the prices of the 
former and the wages of the latter is necessary 
for purposes of planning of distribution and market
ing of building materials. and for fixing the wages 
of the building labour because they, in turn. deter
mine the levels of economic and social rent and 
the volume of subsidies and the need for their 
revisions with respective' variations. 

2.7.2 Data about whole-sale prices of selected 
building materials are available from important 
markets in the country on a weekly basis. But the 
data about retail prices of these · materials from 
these centres are not well-organised though . these 
are very essential for studying regional variations 
in the building costs. Regular data about wages 
of building labour are also not available. 

2. 7.3 .Sugges-tion for filling the gaps in Statistics 
of building prices and wages of building labour·: · 

(i) The scheme recently put in motion for 
collection of current statistics referred to 
earlier in paras 2.4.1 to 2.4.4 also en
visages collection of statistics of wages 
and prices in the building sector.· · 

(ii) The study of building costs is, however~ 
conveniently and best made by preparing 
building cost indices.· Frequent varia
tions in building cost from place to place 
and over time following changes in speci .. 
fications of buildings, necessitate' prepara .. 
tion of building cost indices for different 
categories of buildings and for diffe
rent regions. To build up these indices, it 
is essential to develop weighting diagrams 
and to that effect in different regions for 
various types of buildings. Special type 
studies have to be undertaken for this 
purpose.· The State Statistical Bureaus 
can play an important role in this field. 
Some are known to have already initiated 
some action in this regard and such 
studies when undertaken with scrutiny 
and care can prove useful. 

' 2.8 Housing Finance and Investment, etc. 

2.8.1 The statistics of financing of housing have 
been collected on sample basis by the National 
Sample Survey and the Reserve Bank of India (in 
the Rural Credit Survey and its follow up surveys). 
However, it is not certain if the data collected by 
the NSS have been tabulated. For the development 
of new methods of real estate financing and deve
loping of a sound mortgage market in the real 
estate market it is desirable to have detailed infor
mation on this aspect of housing. It is equally 
important to gather data as regards terms, condi
tions, duration of loans, rate of interest at which 
Joan finance is obtained by the house-builders to 
finance house construction and also the extent to 



which down payments are to be mobilised for 
ownership housing. Various institutional systems 
of financing, that are slowly developing in the 

' country through Life Insurance Corporation, Gov., 
ernment loans, Housing Co-operative Societies and 
their Central Financing Institutions also need to 
be qualified in an organised way on a regular basis. 
Information about rent paid by selected households 
has been collected as part of housing condition~ 
surveys of new consumer price indices for urban 
working clas~ and middle class population ; the 
Government qf India has recently initiated half-. 
yearly surveys on house rent. With these surveys, · 
there will perhaps be lesser gap in data relating 
to house rents. · 

2.8.2 Suggestions to fill up the gap-The NSS 
survey should give greater emphasis to get data 
about financing of · house construction and rates 
of interest and assign priority to .its tabulation. In 
this direction capital market units-specially, joint 
stock banks. co-operative banks, Life Insurance 
Corporation and the Central and State Govern .. 
ments may be· asked to regularly supply the data. 

2..9 l>ata about Consumer Preferences 
' . 

2.9.1 With the passage of time changes in the 
consumption pattern are bound to take place as a 
result of rise in incomes, educational levels and the 
impact of industrialisation and urbanisation. These 
factors materially affect the likes or dislikes of 
the households with respect to the designs of the 
dwellings which have their bearings on · the cost 
facoor. But at present the data on this aspect of 
housing are lacking.. A survey on the dwelling 
habits of .the occupancy of two-roomed residence~ 
in the Government sector· in New Delhi by the 
National Sa.nlple Survey at the instance of the 
N.B.O. is an illustration of a study of this nature. 
The final tabulations are, however, still awaited 
from the Indian Statistical Institute. 

2.9.2 S,uggestions to fill in the gaps-The data on 
consumer preferences can be collected by specially 
designed sample surveys. It would be proper to give 
·highest priority to· the conducting of dwelling habit 
surveys by the NSS similar to the one mentioned 
above which have also been included as one of the 
Third Five Year Plan Statistical Schemes. 

3.1 Economic Significance of Housing 

3.1.1 Assessment 'Of the significance of the hous
ing sector in . the economy as a whole is essential' 
to get an idea of the repurcussions which expen
ded housing construction are likely to have on the 
economy and to evaluate the economic feasibility 

· of the housing plans in relation to global economic 
plans. The data required to obtain a picture of 
the economic consequences of housing programmes 
are mainly ~aero-economic in nature and hence a 
considerable amount of relevant information could 
be obtained from data of national income accounts. 
The data releva!lt to the study of economic signi
ficance of housmg programmes . are: (a) gross 
domestic product by industrial origin, (b) fixed 
~apital fo~ation ~n~ its volume and proportions 
m construction, bmldmg and dwellings, (c) gross 
domestic . expenditure ; (d) expenditure on dwelling 
constructions ; (e) consumer expenditure on rent ; 
D:Jld (f) economic aspects . of ownership of dwel
lings. As mentioned in earlier paras the basic 
data on housing statistics are not available in 

India and as such the information on macro
economic relationship in terms of national income 
data are also practically not available and what
ever preliminary studies that might have been 
attempted earlier, are of limited value. 

3.1.2 Suggestions for Filling the Gaps 

Improvement in the national accounts is linked 
with the general improvement in housing and 
building statistics. As . such, the suggestions made 
under different heads apply equally for these also. 

3.2 Data in Respect of Geographical Aspects of 
Housing and Building Programmes 

3.2.1 Calculation on the housing needs must not 
, only be on the national level on the basis of 

macro-data~ but their assessment should also be 
according to certain geographical areas. For 
example, the knowledge about the urbanisation 
rates can help in estimating housing requirements 
for urban and rural areas separately. Also, it is 
necessary to have data separately for major cities 
as the demographic growth rates, location of invest· 
ment projects, economic activity, etc. differ in 
these cities as compared to the 'over-all urban vari
ables. To meet the needs of 'Town Planning' with
in the cities itself, it is useful to have data in res
pect of different city wards and districts. Geogra· 
phically, classification about such data can be made 
as : (a) urban and rural distribution of population ; 
(b) regional distribution of population; (c) in 
respect of major cities and wards in them. 

3.3 Demographic data Required for Housin~: 
Program min& 

3.3.1 It is widely accepted that demographic 
data and analysis are among the essential mate
rials needed for policy making and planning in 
the social and economic fields. It is especially true 
in case of planning for housing because it is ulti ... 
mately the population as constituted into house· 
holds, which has to be provided with adequate 
shelter. Thus, the growth and structure of popu• 
lation, the size and composition of households, the 
rate of family formations, the life cycle of families. 
vital statistics an~ internal migration, especially 
rural! urban are mfluential fact<?rs in determining 
housmg needs and future housmg requirements. 
Basic data (for examining these factors) are no 
doubt available to some extent from the census 
records, and other records relating to vital statis
tics. !Jowever~ there ,exj.sts, scope for improve
~ent m reportmg statt~hcs of birth, death, migra
tions, the· rate· of family formation etc. for esti· 
mating the housing requirements. ' 

3.3.2 Suggestion! for. filling . the .gap-Perhaps 
the greatest need m this field Is to realise the im
portance '?f the vari~us demographic data for 
programmmg of housmg and for that it is incum
bent to. institute special studies and surveys for 
developm~ the necessary statistical series. Some 
such st~d1es may be listed as : ( 1) examining the 
trends m the number and composition of the 
households and their relation to the growth and 
st~cture of P<;>Pulation; and (2) studying the data 
wh1c~ p~pulahon .ce?sus may provide on the 
classific~~IOn of ex1stmg households by the size and 
com_POSihon. Such data may be used for esti
matmg t~t: frequency of doubling up of families in 
shared hvmg quarters; (3) projection of number 
of households; ( 4) life cycle of families. etc. 



3.4 Evaluation of Housing Needs 

3.4.1 Estimation of housing needs at a future 
date is first determined by assessing the present 
requirements and the deficits in present housing 
supply and afterwards to take cognizance of the 
number of households which will be formed. 
Necessary account is also to be taken of housing 
needs caused by : ( 1) replacement "(2) deprecia
tion and obsolescence (3) vacancy reserve of 
dwelling which should be normally provided. The 
potential of household formation is determined on 
the basis of the likely future annual rate of growth 
of population and households, the probable 
changes in the size and composition of households, 
changes in the proportions of the 'ever-married' 
female population and also due to the population 
shifts caused by internal migrations. The provision 
of a vacancy reserve en.ables normal functioning 
of the real estate market according to the life 
time of the houses and also in accordance with 
the rising standards of living of the population. 

3.5 Rent Paying Capacity of Households 

3.5.1 The success of housing programme ulti
mately depends on the ability of . the population 
either to purchase or rent the dwellmgs constructed. 
Hence the financial aspects of housing are deter~ 
mined not only on the investment requirea for the 
construction of dwellings but also on the ability of 
the population to pay for the occupancy of new 
dwellings. It seems essential, therefore, that statis
tics be obtained to estimate as accurately as 
possible; (a) the distribution of households by 
income groups; and (b) the proportion of income 
that can be devoted to housing by different income
groups and for that as far as possible data should 
be obtained on income and consumption patterns 
of the important sections of the population. These 
may include population groups, distinguished by 
income classes, social and economic characteristics, 
national groups, urban and rural sectors, house
hold or family types and geographical areas. 
These data have got to be analysed in the contex 
of interest rates, rent levels, cost of dwellings by 
type of dwellings, indices of consumer prices and 
salaries and consumer preferences in regard to 
housing. Basic data in relation to the above 
factors are available as a result of rent surveys 
and other surveys mentioned earlier in para 2.8.1. 

3.5.2 Suggestion for filling up gaps-Besides the 
surveys about interest rates, rent levels, income 
distribution, mentioned above and studies' and 
surveys about consumer preference, some special 
studies have to be undertaken to determine the 
rent paying ability in relation to the cost of 
dwellings. A study* of this nature is at present 
being done by the Tata Institu~e of Social Sciences, 
Bombay, at the instance of the N.B.O. There is 
wide scope for many more studies of this nature. 

3.6 Capacity of the Construction Sector 

3.6.1 The satisfaction of the future housing 
requirements (and for that matter present require
ments) is dependent primarily on the resources 
needed to meet such requirements. Essential 
resources may be ( 1) the' capacity of building 
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sector, (2) the supply of materials, labour and 
financial funds, and ( 3) to build up administrative 
machinery and evolve policies which would 
influence the implementation of the housing 
programmes. Proper assessment and future capa
city of the house building industry requires a 
detailed analysis of the trends of production and 
the factors affecting . these trends. The data 
required for this should relate to (a) output by 
size of dwelling; (b) output by ip.vestor· and 
(c) output by type of materials used. Data are 
also wanted in respect of employment and un
employment of the building materials, etc. Hence 
to fill in these requirements the data are required _ 
in respect of: (a) authorisation, commencement, 
under construction and completion of the dwellings 
and buildings ; (b) building operatioils, such as, 
reconstruction, repairs, conversions, extensions, 
demolitions, changes, new constructions, size ' of 
dwellings ; etc. (c) building operations by type of 
materials, investor ; and (d) projections for the 
building labour force and the training programme 
to augment supply of skilled labour force. 

' ' 
3.7 Evaluation, Sources and Methods of Housing 

and Building Firuulces 

The building sector · is distinguished by the 
chief characteristics of its dependence on long
term credit and the long life of the asset formed. -
To formulate and !implement the prograrm:p.es in 
this sector, specialized type of (1) credit; 
(2) institutions; and (3) the methods and technique 
are called for. The real estate market is .one of 
the very important capital market in any economy 
and mechanics of its operations requires special 
knowledge. Such a knowledge in an organised 
way and historical perspective can be obtained by 
collecting data on · housing- finance and invest~ 
ment and other data relating to adjustment and 
readjustment of various long-term monetary poli~ 
cies in a country, either. through fiscal and financial 
measures by the Government or the monetary 
measures of the Central Banking institutions. 

4. CONCLUSIONS 

From the foregoing it is clear that the data 
available about housing are meagre to ·meet the 
requirements of various aspects of housing pro
gramming. The serious gaps relate · to housing 
inventory, current statistics of building activity, 
consumption of building materials, employment of 
building labour and data relating to study of 
bJ.Iilding costs, methods· of financing; of housing, 
consumer preferences and economic significance 
of housing. Of equal importance is the need for 
the number of studies mentioned under · various 
heads above. To identify the statistical schemes 
which should receive high priority in the Fourth 
Plan, the following may be mentioned : 

1. Conducting of a full ..fledged ·Housing 
Census independently or alongwith the 
Population Census. 

2. Extension of the collection of . housing 
statistics to the urban areas having popula
tion of 10,000 and above from the Third 
Plan limitation of towns having a popula
tion of 1 lakh and above. 

*A <>tudy to determine the g1n between 'economic' and 'social rent' for important income groups in the country an<;t 
hence to dcterm ne the degree of So:ial Cost to State for society as a corollary. 



3. Widening the scope of the •proforma' 
already put into operation for collecting 
current statistics so as to . include data 
about various services and other facilities. 

4. Housing surveys in respect of over-crowd
ing caused by doubling up of families, 
and slum clearance. 

S. Repetitive type of Sample Surveys of 
·prod\\ction of building materials like 
bricks. lime, sawn timber, etc. 

6. Special studies in respect of demand 
volume of building materials in relation 
to investment volume in housing. 

'7. Surveys and studies in respect of trans
, port of building materials · by road and 
rail. · 

8. Special studies for· establishing norms of 
employment of different categories of 
building · Jabour relations to investments 
made in the complex of buil9ings. (This 

· might perhaps be undertaken by the 
State Statistical Bureaus .by initiating 
some type studies) • 

9. Collection of retail prices of various 
buildings as well as wages of the building 
labour. 

10. Preparation of building cost indices at 
the State levels. 

11~ Sample Surveys for estimating .· capacity 
, of the building sector in . respect · of 
its potential to bear additional burden of 
housing construction, supply of ~uilding 
~aterials and the building labour. 

12. Collection· of data as regards terms and 
conditions of loans, duration of loans, 
rates ; of interests and the extent of the 
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down payments in relation to the loaM 
advanced by Government, Semi-Govern· 
ment and various institutional agencies. 

13. NSS surveys to expand its scope for 
collecting data about financing housing 
constructions and according priority to 
the tabulation of these data. 

14. Conducting of Consumer Preference 
Surveys for the residents in different 
types of houses. 

15. Collection of data which will help in 
improving the National Accounts Systems 
and its linking with the data of Gross 
domestic expenditure, Consumer expendi· 
ture on rent, etc. 

16. Collection of data which would help in 
calculating the housing needs at the 
urban and rural levels, and particularly 
in the major cities. Such data are urban 
and rural distribution of population, rate 
of family formation, size and composition 
of households, life cycle of families, vital 
statistics and statistics of internal 
migration. 

17. Statistics relating to replacement de
mand, depreciation and obsolescence and 
vacancy reserve. 

18. Studies relating to income and expendi
ture, distribution of different households 
and their capacities to pay rents and 
interests on, loans, etc. 

19. Studies to determine the characteristics 
of real estate market and the long-term 
credit in relation to long life of the assets 
formed and their reorientation in. relation 
to fiscal and financial measures of the 
Government or the monetary measures of 
the Central Bank. 



APPENDIX 
' ' 

Statistics Required for Formulation and Execution of Housing ·Programmes and 
the Method of T~eir Oolle~U()n , . 

;. 

A-;pect of programming and statistical.s~desrequired 

(l) 

1. Appraisal of present housing inventory and conditions 

{a) Number of housing units by type of unit. 

(b) Number of private hou<>eholds by size, cross-classified by 
type of housing unit occupied. 

(c) Population by type of housing unit occupied. 

{d) Occupied dwellings by number of rooms. 

(c) Number of occupants of dwellings by number of rooms. 

(f) Occupied dwellings by type of water supply installation. 

1': 

Methods oteollection of data 

(2} 

1. Ce~sus of ~ousing. 

2. Census of population. 

3. Surveys of housing conditions. 

4. Cur~;ent housing statistics. 

5. Administ.rative statistics, such as list of applicants 
for houstng. . · 

6. Permanentnousing registers. 

(g) Occupied dwellings by type oftoilet facilities, urban and rural. 7. Special Studies. ., 

{h) E-;timated value of housing inventory. 

2. Evaluation of present housing requirements· 

(a) Number of new dwellings constructed in a specified period. 

(b) Number of new households produced in a specified period. 

1. Current housing statistics(including permits for 
building operations). . 

2. P~nanciaJ statistics (real estate tax, etc). 
(c) Number of dwellings lost by demolition, conversion and 

other reasons. 3. Census of population. 

(d) Number of dwellings needed for vacancy reserve. 4. Census of ·housing. 

(e) Number of private households living in unacceptable type 
of housing unit or without shelter. . 

5. ~urvey of ~ousing CQnditiO;Ds. 

6. Permanent housing registers. , . . . ._.) 

(f) Number of inadequate housing units and number of oc-
cupants by type of unit. · 

(g) Number of doubled-up households. 

(h) Number of sub-standard housing units. 

(i) Over-crowded and under-occupied dwellings by number of 
occupants. 

3. Building materials 

(a) Statistics on production and price of materials. 

(b) Statistics on imports and exports of materials. 

(c) Statistics. on construotio~ enterpri·ses. 

(d) Statistics on materials and techniques used in past. 

(e) Trade statistics on building materials. 

(0 Statistics of transport facilities. 

23-3 N.B.0./69 
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t. Statistlcs. of produCtion, and trade 'in building 
materials. 

2. Statistics of prices. 

3. Special studies on imported inputs for .,dwellins 
construction. . . . - , , 1. 

4. Eco~q~jc10;C~~~es. , 

S. Transport Statistics •.. ' ' 
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(1) (2) 

4. Evaluation of the capacity of the a>n!titiciMn sector · 

(a) New -dwelltng ~consfruction .(f) auihoiised "(i) begun, 
{3J in process, ~d (4) ~pitted. . ! .· 1 .• 

1. Cur!en.t housing statistics'. (including permits .for 
. i-bwldanr opttatlons and out pur of the building in-

dustry, etc.) 

(b) Bulldina operations by•type of operation (reconstruction, 
repairs) conversions, ··extensions, demolitions, changes, 

·new-construction) "BJld •size . or -awelltng. 

(c) Building operations by type of operation and type ofinvestor. 

(d) Building operado~s r,y iaype 1of 4 t>pedti~n and type of 
material used. · . · 

' t! . ! 

(e) Projection of economically active population in construction 
industry. • ; ·. ~ . . . , . · . J • 

(f) Projection of economically·eeflve:population in dwelling 
construction trades, by 'level of training • 

. '"'•··~j'tis~·~r~~~~r ~r ~ni.t o(prod~ti~iil main co~truc- · 
tion activities. · ./ 

2. Census or population. 

-3. "Economic . censuses. 

•4. ~n..oour'force sample surveys. 

. : 

• 
It L 

(h) Future balanco.of ~about. , , : t ,. 

5. Evaluation otfinancialresourcesi.tequit~d · ·· . ' 

(a) Estimates of the amount and compositicm of credit by source. 1. Financhil' StatHtics (current and histmical)' 

2. Systems of nati~nal accounts. . .. .. 
(b) Historical series Qn methods of financing dwelling con-

struction. 3. Banking statistics. 
I••' illdl'-1,' ... ;· ;.,;~,),'··-.;·, ',: ,· 

(c) Statistics on mortgage' loans (inclu'c.Untrerms, ~ts, etc~> 

(d) Statistics on t1ow of funds In telatioDto invesfment for dwel-
lings. . . . . 

' It· ; L . . 1 ,I 

6. Assessment of the economio-sipifteanc:e,Gf'h'oUsing 

(a) Gross domestfc'}itO(ro~tslJy.lridtisttial oHiin/ 

(b) Fixed capitalfotbia'tton (i~ 'dw~lli'np).· 

(c) Gross domestic expenditure. 
. . '\ . 

(d) Expenditure on dwelbng constructaon. 

(e) ~vestment in dwellings. 

(f) Consumer expenditure on rent. 

(g) Economic aspects of ownership of dwellin~. 

1,- Oeographic;al ,aspects of the• housing progmrnine 

(a) Urban and rural distri~ution." 

(b) Regions. . , · 
f\ · 1 ~! . t. I' I 11 ·1 . , ' ' 

(c) Major cities (for town planning). 

. (d) Districts within cities for tcrivn pl~ng. 
(e) Local adminlstra:Uve units. 

"1 ."Syste.ri\so,f!lat_i~ruilaccounts ~d related~t~bles, and 
~as1c stat1stacs for these estimates. 

. . '' 

"2. 'Ho\isehoi1J slitv'eys .o( ineonie and 'e~pendit'ure. 

3. Statistics· of ~mployment (sample household 'slirvey 
and other). 

' ' ~ : 

; . 

I. S~ial tabuJ~tions of results~.~(i)bous~ngce~s~es 
(u) poputata~ -censuses, •(Ill) housang sample 
surveys and (lv) demographic sample surveys 
of . households. · 

(Cont4.) 
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. 
(1). ·(2h, ··~ .. (j ::.·1il ( ·, 

8. Evaluation of future housing requirements. 

(a) E~timate of. the ft!ture num~r of private households by, 
saze andi cqmposUon.. . . · 

h Censu~ of·p_op~!a~lq~~·- :, · · t.\ •'·1-.,i\l,fc. · 
~ ; . t ~I • • j ·~ ~. l'l"~ 

(b) Estimate of future population by age, sex and rparital 
status. 

2. Vital Statistics (birth, death, marriage, divorce). 

3._ Life tables. 

(c) Population in private households by structural type_ 4,. Cuu.ent housing, StatistitS (.including premit.s.. for 
and size. · · building operations). . ·. , ; .. ) ~; . 1 • ; i' ... 

1 
. , 

[d), E~•imat(! of future r:ates of demolition.~d,~cpJWt:.r~ion and 5, Intem.almi.gra!fo.Q.S1~tistics, 
Hf~, el'()eetancy. of exi~ti,og_ hoJJSiJ1S. Ullits, , ·· . , ·, · " · ·' l·"• 

, 6:. Housing-inventori_es an~hegisters~:· · . · · il" . " 1 n 
(e). Projection.o(futq.re level ofhous.ing conditipns., · . ; 11. ; 1 ·, ••t .• _. ,:,·J •.. ni'Jt··dJ 

. . . . . . 7,_ (A:DSUS Of h()~\ISi,ns.. > • :. ' , !,(, 0 '1i11HJ: .·;•; j I 

(f) E,tamateofmaantenanceand-repaarswhachwlllberequar.cd, · . L.-~. , :. ·,, .. 1 . ;.;L:~!I ,, 1 lu 
by the increasing stock, . 8, ~e>:S: o ... f;; hp\lfYla;C.9.1!.4H.i,qqs.,-; , .. , 1 ~.tT .lt,l 

(g) Estimated vacancy reserve. 1 '9. Dernp'"'apblc s;~n:,ev~a' ;.i 1 ~j 1''' J1 ~ ldl._l:JLim•n - ' .~:: -n· :: t ~·r .. ~., .. ,~ ;;1 ~ r::L/1 ~!ffi'lii'J:J~) 

- 10} _Financial;~~atts~ics Qn~h~~ij;~e~J!e~t~te':t~ ~~ 
. , -. .• _ .... ~ '·· ..... ~ .~ ... t . __ ~ r • _ ~ 1 • f >.J 

i •. z,: l 

::!ostof.dwellings(includingland.materialand-labour) n• :.i. l•r;1. ,,r.;;:,i:•'l . l•.il•l 
. . . •' . :.·, .:J ; ,,;_•i ;. '-l ·.t; f .tHai ;,,"I 

(a) Estimatesandprojectionso(compositJQn.ofA:ost.s.o(dwellings... .l. Statisticsofprjcc,. · . ~';·t · ri 1/.,,\. •• 
, (inpu,t) bY: typ~ Qf dwc;lljng.. · , .. . . ... · ; ~ · : ·~ .. J ;;.:;. : .:. 1 ,. r;,· 1 : .. :: J .-,. 

[b) Sta~istics on ~rice o.f land, 

[~) Statistics on~ J?rice. of' l?ui~ding. m11ter_ials.j 
'.' . . 

(d}. Statistics on- wages. and salaries. 

Paying capacity· of 4ousehoJds· 
• I 

· ·: 1 2. ~S~~,~~~. ot; w.uct"an4: salades.. 1 •. , ,, .• ' 

· · :r. · ~;a~al$ij~:~~ ~r.~J#.~i•ci9Mi~~jA~~~~.;~iw;~~~t~-
. . fl s. . • • 

. i 

• 
" 

.,. • • : ~1 .1 .jl ~' .. : ,J,,aJ .. JJ: 

(a) Estimates ofd.isttil;lution. of. urban and;rural households I?Y: .. 1,. HQ~C!bQJ~ ~utVJ:YJ ofl iJW<)mo..and:e~nditure:!..l · 
1$!veJo(h~~oQle... . _ .. .,.. :., .. 1.: · •• 1• ,,.;,,,, ...... t 

. ~.Stat~sti~Q~Ilri~s_,- .. ,; t;l -•;•.i\'•'.•-; ,.;.n;_.,' 
(b) Composition o( househo14 expen~ittp::c; bY.-IcAAri;LCleristic~. · • 

7 
• • ' • · -~- · -",: • , , ; ., , , ; I ., l h ~' • •• ,. , 

of households, · - . : ~;,_~tahs.t~cs~of;wa~s a,nd,s~J.,I~i~~~. 1 ,,:•,- ,,_ : " 

(c) Interest rates. 4. Surveys. ofi housing conditio~. WI ,; i I I./to •••. , 

·~r. •. Ce. nsus' 'ot houSLIDS:.' lT ~1/ l li) t:nU ...-·. .I, (d) Levels of rent. o1 :-<: .. :t" i 

te) Cost of dwellings by type of dwellings. 6,. J:{~tio~~~~ (!oJ pq_r.~njta,nationallncoine). 

f) Indexes of, consqmet prices and salaries. 

g) Consumer preferenc_e_ in re~rd·to housing. 

) • ~ ·. •, .J I J ." 1 • ; :' 0 1 ; • ; , ~~ J t f 1. , cf f i 

7 .• S~•aJ ~tudie_s~ . :ii· ).. • ,,. .. , . ~ '" it 
, .•· ·~ ;n·i. 

~I'"~ ,•', • ~ • ~ ' 

•./_ ... 

.i . • . ; ~ J 
ple111entation of housing programm~$. · 

: . t .. , ·, .. ,·· ,,_ ' . ~·-· ... '""' .. ..._- - .... 

.. · .· ',I 

1_. Current housing statistics (~clu.~ng I!Cf~llfor 
. . buiJ~ing oper~t_ipn~~-~ 1 • _ ,. , • , :.--. , 1 i 

; '' ' , '1 "I' \ I 
1 

I , ' 

~ Peii.:milileo.\ housing. register&.- · 
c) Numbe[ of new. dwellings b~lt by c~pstnwtor._ . . . ~ ~ . · ·~' 

. . . . 3 .. Cwre~~ fipAA<;J_lll smY.sUJ:$. · 1 , 
d) Comparison of· programme targets and act~l. dwelh~ · - , .. · ' • : · • ; .. 

constructed. · ·: , I • • 

). Numberofnewdwellings built.bysizeand_tyPe, 

). Number of new. d.w.ellings. built by. t:nethod of. financing. 

·,r ''i .. ; 

t 
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. 4 ,f.' d l 1 ' •·I·, ' 1!..-d~ ,._) 1. INTRODUCTION . · . ' . .. . 3.3 Reserve .Bank of Inclia.-The All-India 

· : Rural'Ctedif Survey~ 1951-52, and the three follow
up surveysugive ·information on the nature of ex-

. penditure on construction and repairs of residential 
houses,· fatn'l houses and cattle.:shedS'. · . Information 
a~out1 ~ales. and purc~;tase and source of finance 
on these items are alsq collected. · . 

.,, : ; l 

Housing constitutes'' ~ ; ptiili~ 1~ec~~itY' .I aib~g.: · · · 
with food, cloqrlng_.,a.n4 .~ucation.··nilt· !should, 
therefore, enjoy a -high priority in"' any scheme 
of economic planning. HouSing rl 1& ~~also 1 relat
ed to health, educatiqn- and . effi;ciency in gene-- ., ' 
ral. Therefore,·· investl'r1entll'orl ''-housing''sh'ould get 
considerable priority in view Qf j~. contribption to 
economic welfare in general' and,j of ·material 'deve
lopm~nt. ,in , p~C~3:J:'r·; .. J~in~ t IP9re l!h.an. n; ~Or1 per 
cent of people m India live in villages, neecl for 3.4 The National Sample Survey.-Some essen-
rural housing is increasing . with-- the-- increase-- in -- tial data on housing conditions ·and facilities have 
rural population and the average expectation of I be~n rcollec~ed in , the - 7th; l.Oth and 11th rounds 

· !heir lives. The ~roblem is enormous. However, . respectively of the rural as well as urban sector, 
It should be possible to organis~·IJocal; t-resobrces· i ~ · .. ! from a stipulated rnumber <of sainple households, 
and effort with a minimum of supplies like cement which was perhaps -the 1first ~Venture :of -its kind on 
and iron from 'OiltsideJ•·whetever·'ne~essatY- .:. But an all-India basis. These surveys provide informa-
before accurate planning can be done, accurate tion about the housing · accommodation, household 

-data ·an·d 'tompreliehsi't~''sUiVeysl 'are"nec'essary. amenities, structure and ,type. of,ho.uses. h,ousehold, 
· ···' ··· ' size of rooms occ\Jpied,' number of rooms according 

2. PAUCITY OF HOUSJNG ST~~~J:~~;.~ .. 11• : to ~?-ouseholds,. !lumber of persons per.· room,.·· per 
In spite of the high priority that housing should cap1ta expe~diture and !lumber of rooms, floor 

dese~e in economic-planning;-statistics··relating-to··· space o~upied, per-c~pita fioor·space, etc.- Some 
housmg are, unfortunately, very meagre in the o~ the unportant findings :of· 'z thes~ . surveys. are : 
counlr>:'· Some data are available . througQ. the . (1) ~~~re, than 60% of the __ h~~seholds. s~eyed, 
d~ce~al. f~nsus: givmgr the total rndm.ber•of !houseS,~ . . ' .lived" m , kacc~a'l ~tructures, r (n)- tcrowdmg m' one 

. ho~s~holds, ~t.c. Data relating. to, curren~ b:uilding room acco~odatlon was acute • in l~wer expendi ... 
activity, additions to housesu• 1made ..: 11each'- ·year. tu~e cla~s •. (I.I:I) ~~ ~verage floor space per person 
quantity ~nd cost ·.9( mat~rials .. usyd,.·. produc;tion! · · p~gressi'Vely' detenotated· as ·the. p~~ capi~- exp~n· 
consumption and·'prlees·''bf"bu'ilding·~mateiials·· are diture of the hou.sehold decreased ot as the siZe 

.. not available on. a,.~R~ey-!iP~ b.asi~. -~ Jf' .... .: of the household mcreased. . .. ;· i . ; .. :, : . 

3. ~1r8JmGOF EXISTIN~:~·~p~~~~)q~,;/~URAL ; . 1 .' 

,- .3. b 1961'; PopulatiOn "1 teDStas~~lnfofrh'atibti1 on 
housing conditions collected by thC1, 1~61 .. Popula
tion Census may_ facilitate coinpifation- .. ·of an 

. inventory of housing in the country and would 
throw some useful light on structural functional, 
size and tenure characteristic~ - Thus-,· -icis ·hoped .. 
would fill the gap in the field of housing statistics 
to some extent. · 

. , .. ~3.2 ·Tiie Beilcli:Mafri's~erS:;~ttiu~·~·P~ J2 d.
These surveys, by and large; bring' out information.: ' ' 
on the types of sttVctures ·rather•·than living' condi
tions or amenities as such. The percentage of 
( 1) distribution of resid~ntial houses· by._, type '- of 
structures-type of plinth, type of walls, type of" 
roofs, etc, (2) average value per household by 
type of -~tructure and. by sections, -(3) residential
structures, new residential structures to tolal 
( 4) construction and repair of residential houses 
and other buildings, (5) purchase and construction 
of huts, buildings and cattlesheds. 

' ' r •• ''-' 

3.5 Agr~Econo~c .. Researcb _Centres\ Village 
Survey Reports • .:_ Villages 'are· putpbsively ·'selected 
by these i £e~tres. f~! re~ea~ .s~eys ~t ~tervals of 
five years to study the dynamics of the changes 
induced by certain forces -of -change.-- The-- first 
P?int ~~~Ys,,_give ,.inf()rmation · relating , : to 
(1) availability per' household, · (ii) types of 
structures . (per capita roofed . ·area ·· and · enclosed 
area), ' {iii) expenditure· incurred for the last five 
years ·in. ~respe~ of new · • cdnstruction, . residential 
an~ no~-residential ( c;attle-sheqs, cattle-sheds-cum· 
residential' etc:). Houses are· classified into •· five 
.ca~~gories : (a> .• pur~ly residential, (b), resiQential· 
cum-cattleshed,- (c) cattle-shed; ' (d). shop I esta• 
blishment, (e) sheds for keeping bullock ·carts etc 
In .mos~ of the villages th:e second · type, - n~elj 
~es~deD;tJal-cum-cattleshe~ .ts the predominant type 
md1cating largely the livmg conditions of the 
v~_agers are not in. a satisfactory state. The 
stiilctures are descnbed under (i) pucca houses

1 
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(ii) kaccha houses, (iii) thatched houses, (iv)mix· 
ed variety. However, the Agro-Economic 
Research Centre located· in _th~ Gokhale · Institute 
of Politics & Economics, Poona, distinguishes four 
types of structures : (i) cottages (associated with 
poor people), (ii) mud; ~ouses (nuJ?erically the 
largest number of buildmgs occupied by·' the 
wealthy as well as the poor people), (iii). Wadas 
(old mansions or ancestral buildings), (iv) brick 
houses (wealthy traders). The reasons · for ' 
regional differences in classification of structures 
are partly due .to the differences in sociolog~cal l:lnd 
climatic' factors:·. 'One example of a socwlogtcal 
factor ·is ·that the1 ·local population '"fights · shy" in. 
constructing brick houses as. it is likely to throw 
the· owner· into greater prominence ·in the' eyes of 
thet burglars· and · other bad characters in the 
locality. · . , 1 

4. ·FACTORS . UNDERLYING DEMAND 
FOR PUCCA HOUSES. 

Ai:t analysis of the data; of the' , Agro-Economic . 
Research Centres' surveys reveals some interesting 
features. There is a very high association between 
the percentage of pucca houses to the total 
number of houses and ·indicators of growth poten· 
tial like ( 1) the percentage of irrigated area to 
tota~ cultivated area, (2) the proportion of working 
population to total population. This is largely. 
because of the fact that these factors enhance the 
capacity to save, resulting ill! a higher: ,level1 \of 
buildi'rig - ' activity.'. ' The · nature "· of · association 
between ' the percentage of' pucca house's and indi .. 
cators''. of growth' pot~Iitial is indicated ~ by ·.r.. the 
followmg ,table based on·. data from. four vma,ge 
survey' repor~s: ·prepared ~·by~'. lhe'. ·: Agro-Economi~ 
Research· Centre· at· the ··UniverSity 1bf ·Delhi:.· . ·: 

• ' ' ' ' i .i \. ' I I; It '; d; •I . • J . .. ' .a . ' 

. TABLE l _;, ·J. 1 ·1 -~ ·:··n,;il .• i;. ~~; ;t;_·: ·; -.~ -~ t,!· ·>~ 

.! , . .~· ~ • .~···.~ 1-~ :. 1'1: l~,f~~'.Jtr, .. ·.· ~·.' 
,, 

•·, .:: t., 1 :1" • , ) .I,,; 

,), 
; /: . Indicators of Growth Potential and Percentage of Pucca·Houses· I 1 '~ '·I -c----.,----..,.,----- I ··~ l' ... ,'I. ':~.· t .... ,. ll 

1 ~ l t 

Name of the 
village· 

(1) 

·'I ..... %_age· 1bf · . ·,' · 
. ungated , 1 '-': 

area to'';· ·., 
'~ " i total . · · 1 

' ·'cultivated 
· " area · 

(2) 

. . ' 
' ' I • • I ( ~ ~ , !' f ' • f. ',; ' ~; \ ) 0 ; . I. , , 

1
• .. Propor- i . . , ... ,, Propor;-

< ' 1ion of ~> '· ' ' ' ... · . tion of . · 
· I.' working·,,,.:: ·:r' ' •• puctc{ • ·: 

•'"!. 'popula.oLt ·t 1 ~~~_.,rn.'structurP.s 1 

I <I •:l. i tion to r 'l' '
1 

•• 1' i 1 :.; ! 'to total• 
:; ·:·· totalpa.- l;tlr:l , .: ·.,:houses·' 

' I~ pulation t'·t,:!t·· '\ ; '. 1
\ ,. ~ •,,; • u.J 

' '-' • ,. 1.'' '. I" ; I 

·1. Mohammad . Pur ' ..... ' . _... . '' 

Gazmal Pur: 

2. Oel;aw.lr 'Garb · 

3: Ratta Khera 

4. Ratual Roh(' , 

,. ' 

I I .i · .. ',d.; 

I • 

51 

65 

20 'I. : _.,.; 

' ; ' I ~I . ' ~ H . t ~ 
51 ill ' 

'\ '. ·62 ' < 

1:: .. ·J'!' '/)•59 .,,i. '-. 
•• : ~ ~ , ·~ I -~'' ·J : ; n. ! 

33' ;.lf'' ' I~ ~' ' I: '., ~·· •. 4 ! ; • 

31 

I'. 

57 

,47 

13 

3 

. It may. be seen: from the table that whbn. the 'pro! rural· housing. . Expenditure 1 surveys-physical and 
portion of· 'working population to total •population monetary--on . n~w.. construction,· renewals and, 
changes~ proportion I· of pucca structures increases, maintenance are ·urgently called for. 
the rpercen~agel' of irrigated I area ,to, total ·~ultiya!OO. \ • ;, \ < ; ' ':• < 

area remaming' the· •same. A slffiilar association 6. o~GANISATION' OF ·SuPPLY OF· RURAL 
between 'the proportion of working popuJation, to HOUSING · · · ; • · 
total population ·increases: and the proportion , . of 
pucca· .. structures is · noticed. The land:-PJ.an · ratio The statistics relating .to s1,1pply of ;rural housing 
is also a factor contributing to the percentage· · of are to" be collected in relation to the method of 
pucca houses. An increase in the dependents ri,n '·: · . organisation of supply of cheap housing material, 
the village population as a whole tends to decrease . , local or otherwise. There is considerable idle m~- · 
the saving potential of the village·. · power. The Second Agricultural Labour Inqwry 

estimates an average level of 110. days of emJ?oly-
s. NEW CONSTRUCTIONS- ment'in the year. Housing Plans siUtable to vanous. 

occupational and income groups with mostly local 
From a reference to- the" expenditure pattern of· . materials can be evolved. The _ components . can 

the first village in 'the above· table it is seen that be simplified, ·standardized and produced at tl~es 
new ·construction accounted for 77% of the total which do not compete with agncultural product~on 
expel'lditure between 1951-56 on housing mainte- ne-eds.·r A comprehensive system of rural housmg 
nance, repairs :and new constructions)'. - - ' statistics can, therefore. be . bas~d qn a '' pre-

These few observations ·indicate the · urgent need ·. determined programme of development of- . rural 
for · systematic studies into the demand .. factors for \ : rural housing: 
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1;~ HOlJSIN'(i IN: NATION~ ECONOMY , l.2 · The foregoing figures speak of the increasing 
volume of· investments being made in housing 
during successive_ Five Year Plans of the country' 
irres~ctiye of: their falling porportions to · the·. 
total· mvestments. But in spite of ·large investments 
no appreciable effect has been made in arresting 
'the deteriorating housing ·conditions. AS a · result' 
there is a growing realisation that housing should 
be ac~orded a 'high-priority' in the strategy of 
alloc!ltmg developmental outlays. Investments in 
~ousmg ha!e .come tQ b~· regarded as 'productive 
mve~tments smce they. raise- the- quantum and 
quality of 'Human Capital'. This orientation in 
ec!lnomic classification of expenditur~ on ho~sing 
ratse~ the ~e.ed for improving and. enlarging 
housmg condtttons because investment in housing 
operates as a catalytic factor in the social well
being . of the pop~lation and, therefore, proves an 
essential emblem m the scheme of socio-economic 
u~liftment of the country. This change in the 
chmat.e of . economic thinking is partly influenced 
by the Umted Nations as well as ·'international 
opinion in favour of channelling· international assis
ta~ce. to de~e!oping c~untries for augmeQting hpme 
buildmg activity. This means that larger invest· 
ments need to be or will have t0 be made in. this 

l.t-. Housing, stoct bY. itself;· is one of the largest 
assets a country , has, .. ranging between 10. and 25. 
percent . ·of the 'national capital" stock.'. Again 
maintenance of~'housing .capital.· stock' absorbs. every' 
year an expendi~ure equivalent to about 2. per cent. 
of· the· .'t:Otal national'. ·product~;. and. this. proportion 
plus the'· new n~t annual investment in housing
~t about ,4 per ~e~t of national product after allow
mg for deprec1ation and obsolescence' of existing 
housing stock, normally/ amounts to about 6. per
cent. of the total national income. To- illustrate
the~e ~ggrega~es in term~ of investments made bl 
India· 10 housmg (both 10. th~ Public and Private 
Sector~}. it may ~e stated. that .. during the Second' 
Plan, mvestment m housing was about Rs. 1,300. 
crores. ancf: this perhaps rose:. to about Rs. 1,550· 
cror~s dunng the Third ;plan;· and · it is expected· 
to, nse further to about Rs; 3,000 crores during 
th.e Fourth Plan and Rs,_ 4,000_ crores.. during. the 
F1ftb Plan. · 

I' TABLE.l 
Investment .. on Housing in India in relation to total 

. . investment in. ~he economy ·. 

· Plan_ 

. ' 

(1). 

First 
Second 

, . 
Thir:d;. . ~.L · •• 

Fourth'@ • 

Total in- Investment 
vestment in in Housing 
the econom)' · · 
(in crores) • (in.crores) 

(2) . , (3) 

.I 3_.~60 .. 1,150. . 
6,750 . 1,300 

10,400 1,5~0 
23,750 3,000. • 

Percentage 
of invest-
ment in 
Housing to 
total in-
vestment 

(4) . 

:tl 
19 
lS, 
13' 

@_ Figures foo Fourth Plan are highly tentative. 

sector. · · · · · · 
. 

. 1.3 Housing an~ building sector derives its 
~~ortance from 1ts many-sided effects direct and 
mdrrect on- consumer- spending and employment 
vol~e.. ~e constructiQQ.. ii;tdustry is_ · not , well 
orgamsed 10 India and so also the statistics of 
em.ploym~nt in this s~ctor. 1ber~for~, , estimating 
of empl'?yment potential .. througl;l m.dlfect approach 
~f applymg .'no~s o( employment' to, th~ proposed 
tnvestmen~ ~ this ~~cto.t; has. been. resorted to. 
!able_ 2. gtves .estimates of employment potential 
tn. tbe c.onstruchon and: building sector for · th~ 
years 1960~61, 1970-71 and_ 19_75-76. 

TABLB 2 
Employment Potential in the Construction andBuilding Set;tQr 

(in · Millions) 
., . ~ ~ ~ .. .. 

- Construction Sector Building Sector 
YeaJ; ... 

Direct* Indirect- Total Direct** Indirect TQtal 

{J:) (2) (3) {4) (5) {6) (7) 

1960r61 2·00 3·20 5·20. 1·34 2·14 3·48 
19:70-71 5·50 S·ltQ • 1_4·30. 3:·69: 5·90 9·59 

'1975-78 (i·SQ. 10·88. 17·68 4·56 i·30 11·86 

* Perspective Planning Division of the Planning Commission. 
** 0~ the !ls~umpt!on that employment in building sector might bear a 2/3 ratio to total employment in construction 

Thts ratto 1s 3/4 tn U.K. · 

f Joint Director NBO, _New Delhi. 
:Deputy Director NBO, New Delhi. 
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The figures shown under 'indirect' employment 
are of special significance because they relate to 
the multiplier effect which the building sector has 
towards generating employment in building mate
rials ·industry. It has been estimated that the ratio 
of off-site employment to 'on-site' employment is 

· 1• 6 in the U.S.A. and Canada. The ··value of 
~mployment multiplier in ·India may ·be higher 
than 1 ;6 ·but -on the analogy of the U.S.norms and 
for convenience, for India, in the case of building 
pragrammes ·the 'off-site' employment is assumed 
as 1•6 'times· of 1tbe 'oh-site' employment. 

j 
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·2.1 ]n ·view of the large ·volpme of_ investment 
that goes into housing. and building and high em
ployment-potential of housing and building 
programmes alongwith the -dependence of housing 
demand and volume of production on a host of 
socio-economic .complex. of variables, .it is necessary 
that the characteristics .of the existing· housing -stock 
are studied •in detaH and information gathered· 
about the housing condition of -the .people in rela· 
tion to their demographic and economic particulars. 
This ·would 'help in making more purposeful hous .. 
ing programmes. Conducting of 'Housing Census' 
is one of the basic tools which provides a statisti
cal description of housing inventory on broad lines 
at a .particular point of time. The information can 
be; collected and -categorised into 'basic' and 'sup
plementary' items -so -that it may ·(i) serve as ·a 
general· framework for various types of sample 
studies 'on a host of socio-economic problems as 
well as, (ii) _eonstitute, a'bench-mark reference .for 
current housing statistics. 

2.2 The importance • of 'housing census' ·has 'been 
stressed ·by various national and international orga
nisations; -and, as ·a ·result of interest :particularly 
evinced by •the United Nations and ·their Statistical 
Office, a large number ·of 1ECAFE countries• :took 
'Housing Census' in or around· 1960. 

2.3. In' India; the need for ·conducting a 'Housing 
Census' was ·realised 'while finalising the 1details of 
1961.-....Population Censt.is 'bUt ·due to various 
reasons · chiefly · of :economy ·and · organisation orily 
some 'limited · data :on hotis.itig were 1 collected 
through the ·'h'ouselisting' schedule ·on the eve ·of 
the population' sensus. 

2.4 'The .. : question ·of conductin'g tHousing 
Gensus' has been .considered ·by the Registrar Gene
ral of India ·and. the ·National ·Buildings Organisa
tion since: 1961. The urgency of ·conducting a 
Housing Census in 1970-71 was ·further reinforced 
by the Report of the Working ·Group on 'Housing 
and Urban and Rural Planning' set up by the Plan
ning Commission for-the Fourth 'Plan. Thisirecom
mendation of the Working Group has been en
dorsed as a 'top-priority' ·Fourth 'Plan Statistical 
project by ·the meeting of Central· and State stati
sticians convened by the Planning reommission. in 
July, 1965. 

· 2.5 .. Organisation :of a 'Housing . Census' involves 
a good ~deal of ''preparatory Work · more · or less 
similar to the population census and a "lot Of spade 
wotk 'in the forrri of finalisation of procedures, 
concepts, definition etc, 1 in • advance. In this note 
an attempt is made to enlighten on the desirability 

of including or ~xCluding 1Various 'items ·in the 
schedule that can be •canvassed for 'the 'housing 
census'. Therefore, this hote may 'be ·considered 
the first preliminary for :undertaking ·further ·work 
in respect :of 1the organisation of ~housing census' 
to be ·conducted during 11970:.'1.1. 

.. J. ~OPICS -FOR A l~OUSING !CENSUS-lN
TERNATIONAL __ :RECOMMENDATIONS ' 

. . ,. 
~.1 ·It bas been conceded ;by various ·inter

national ·forums· and •documents that :the ·topics to. 
be :included ·In a -'Housing Census' shoum -:conform 
to ·the 'Objectives ·.of. a housing census. The 'U.N. 
Document·: "Gene!al ~Principles :of ·:a :Housing 
Ce~sus". (1958) ·~IsCussed the ·~ilns :~nd objectives 
of housmg census and suggested:a.hst• of topics 
which 1COuld be included tin j a ''Housing Census' 
(Ref~ ·Col. !1 of .Annex).. -~is document ·perhaps 
usefully served .as a· gu1de-hne lto · "the · ·countries 
which :conducted ·the 'Housing ·Census' around 
1960. . 

~ ' . 

·3!2 The experiences ·.of Cliffer.ent ·countries which 
conducted · popuhition and housing censuses during 
-1954.:64, have been examined ·by the , United 
Nations ·Statistical Office; the .results ·•of ·investi
ga!io~s. have· b~n examine~ .~or .revising ·and re
onnentlng the General Pnnc1ples of ·a ·Housing 
Census". and_ a aocument containing -the required 
changes_ ·has been brought :out -under the :caption·:, 
"Principles ·and Recommendations for a Housing 
Census: Draft recommendation 'for ·1970 ·censuses 
(E/CN/3/343)". According to :the.Tevised -docu
ment the objectives of a '1Housirig Census' are : 

.(i) to -~ake ran <inventory \Of! all rthe •various 
kinds of premises in· ·which · 'people 'live 
and which together constitute the existing 
housing . accommodation rat . a ;given time ; 

(ii) to Classify ·these :places:-aceording ·to'their 
-structural •characteristics;•· <geogtaphic 
locations,. ana 'available facilities~ jinstalla.;. 
'tions•and serViees:;)and' ' · · ~ 

, (iii) · to :obtain indicatdrs • df 'the housing ·~ondi~ · 
tion ·in ' which ·these · population live-:
living space •per inhabitant :tnd ·per bouse-

: hold,' th.e equipment · pro-.(rided ·and ·the · ser. .. 
vices ·laid, ~i.e., the ~kind of ~ighting, 'sUpply. 
of gas, water, cooking · equipttl'erit, ·etc. 

~iv) ·to obtaih •data; (which :are: 'es§~ntially 
·demo~phic) on liousehold Jfn :addition 
to ·living quarters 'themselves ·in tease the 
!lousing ,tens us •is ~ tak'e~ separately ·from. 

· the population cen:sus. · 

3:3 The . topics. suggested. for · ~1970 housing 
programmes in . the revised ·document ·are 'listed , in 
Col. 3 · 'df 'Annex. 'fhe topics listed ··include 
"recommended" topics and , ·~other useful" ; topics'.' 
For ·convenience :'they. are ·grouped .into topics· con
cerned . with ',( 1) . the 'building , in rwhich . 'living 
quatters' are 'located ·(2) living •!quarters ··and·· 
( 3) ·the oc·cupants of. living .quarters. ffhe ~recom
mended ·topics·· are ·those. required for ·measure- • 
ment. and evaluation of -housing conditions and for 
the formulation of housing programmes. ·'Other 
topics', it is indicated, . are :those which are also 
important -for formulation of housing programmes 
but comparatively their need is .less pressing. 

* Brunei, Japan, the Republic of Korea, North Borneo, the Philippines, Sarawak and Thailand conducted the census 
in 1960; Hongkong, India; Indonesia, Nepal and Pakistan conducted It in 1961 and Cambodia in 196~. · 
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; 3.4 iThe ·U.N.-·Working Group on •census of 
Population 1 and .Housing' in its 1 meeting • held · in 
.Bangkok .in December. 1964 also.J..examined · the 
u.peri~nc:;es r of, the; different countries, ;with . · regard 
to,, the. inclusion or exclusion of various ,topics on 
which data were ~ected ·in: ;ot around:1960 in 
various countries at the time of housing census. 
For. example, the. reactions of . the respondents and 
the ~bitity shown by them . in, giving. accurate infor
mation, the d~culties encountered in the c~llection 
apd, , use!ulneslt of· the id.ata, etc, were; compiled .and \ 
eJ~:aJllined. • . .t\.SJ~,,a· .r~sult ,.the:.,, .Working L.Gr.oup 
r~commended .a list l of. topics . for. . 19.70 !.housing 
cen~us:; iq A$ian _countries •. : . These. ;.recommenda .. 
tiop~, are listed . in.: columu ; 2 of~;· the · Annexure. • 
A, .Aeco.nd ll)eeting:of:ihis; Working OI'.OUPJ waS: held. 
in:,Marcp, 19()6, to·~decide mainly:.. ;the ?. tabulation 
programme: of ! 1970 q:nsuses, and :;.. some · ... revised 
re(1ommendations have, emerged~ l It~ will be noticed 
that~ sine~ the publicatiO.IlJ!of. the 'General Principles' 
irhJ9~.8, tb~r~. has.been a•consi.derable'Jnshift .on 
the emphasis of the items recommended' for<~('a 
'H~using Census' and., many of the items relating 
tO. j (a}. ·characteristics· of ·l;ruilding · in ·which' housing 
unit ts located; such· as the· material' of.' building 
Construction~ year or'· period . of: l ;'construction' and 
·(b) · charact~ristics ·and· facilities I bf :·housing · UQ.it, 
e.g. electricityj .. has~ _mo\re.4 'intd gr~ater; impo~artce 
from . the gr~mp ofii,addibonal· items to· the .: · gr~mp 
Of, •basiC itemS and·L demographic''''1 and'':!economi({ 
characte·ristics 'l()f• r occ;:lipalits:. ~nd :fiovseholds have' 
been' detailed ·om ·furth~r.: ~ · Tlifs)·tnakes an· advance 
~te~ to~ards' Jsat~sfyi_ng: it;J. ~r ~arger, ~af.'.: ith~. ·) pb-: 
JeCtlves .. ()f1, a:-~~housmg census'.:;.'\ · .. ~ .-1:; .: • 

1 
. 

· ; . ~ ·:; n · .. j .. ' . i .': ·. · t. • : "'" r .. 1 
. 1 . 

• . 1 -

4.!·•TOPICSJ·TiJAT.COULD BE ncOVEREti rll~ AN 
;tiJNDJAN. 1HOUSINGrCENSUS; \ :· .-!Jdi. 

·,tl ·l,a"):{l ~.,)-.;~j;].~•JI··'·: .~t' ·.; J,·~·---~,_, :)f!L 

; 4.1· 'Housing !Ce'nsus";''is n a costly 111 :~peration. 
· Th~r.efore: . in. 1 sele.eting ·,topics . for .• inclusion t ' ·in a 

Hou,sit;tg 1 Census.r .the 1 utility.; aspect· of .. ,.data collect
eda~.houl4.:·al~ays be-.b.ome iin.mind.!, ·.·.The fore
most use of 'housing :.censUS.'; is to • provide basic 
data .. to .~nab,le, p;r~p~rati'!n .~~_.housipg programmes 
in wbjc~ the,.fir~t requi~ty; 1s· to ~~~,,or estimate 
the. present · housmg .stock .~d . cofldltiqns and to 
der~v~ out ... P~, it ~ ·th.e .. futl!re.: l:"e:qu~e.rpen~s; ·and the 
future, n~eds af!ex ~Sllfll!;~g .~~~~_.!Values of some 
releva9-t dynamic ,factors. 0 .! : ':•: .. , • , 

, 4.2c,ln_. Jhis.;COnttectiOD. it. ;Would •,J.be !•USeful to 
rec~I~ ,!the r~coJllme.ndations of; .a: Joint ' Committee 
of . -;E;p,ertSr sponsored 1; , by ·; 1 the 1 United . Nations, 
I.J,..O., UNESCO, ,WHO; and F.A.O.t. that housing 
be taken into consideration as .one· ot the: 12 com
POD:ents , i~ .. th~ mea~ur~ment o~ lev~ls , of , ,Iiying. 
.The. question l.of the 'coil)ponents of the .. measure
ment of ;levels 1 of living' lwas.l further' cohsidered .in 1 

variou~;ccimmissioris~·Jworki'ng parties~\. etc.· of. the 
United· Nations ~nd their 1views arid _crirttp1ents have, 
been· suitably .incorporated .'in the . .' United . Nations· 
Statistical· Papers;; Sedes ,..': 37, ( 196Z) ; . · Statjst~caC 
Indicator~ lt).f '~Housing Level . o~ · · Liying~ · This · docu
ment .lists indicators"in. two ·categories; basic indica- J 

torstmeant fori general. ·applicability_ and .supplemen-.. 
tary indicators,·. for limited. use,. ·on a country or 
re,!!_ional. basi~~~ ·~ith. the. modi~c~t~~ns ·or: additions., 
It 1&. pomted• .. out· that .. _tmterpre.tahon a,nd under-

' l ' : I ) • 0 , • : : ~ , l ) , ' f! (. i J t · ' t l ' t ,- ' ' .. ' 'i 
! • • , , •1 ~ ' , , I t t t 

,standing of these 'indicators have· to be based on 
other , pertinent . information on climate, , culture, 
.degree·! of. urb'ahization, • . demographic . structure, 
economic: ·Structure, social structure and rates · · of 
~change. in. housing .situation over.time.: :The docu
ment' also r~commends that these indicators -should 
be applied separately to rural and urban areas. The 
joitf..basicJindicators (B.:l.throtigh B-4) (i) propor
tion -of ·population· living in permanent dwelling; (ii) 
per~ cent bf dwellings , with :density of. three o.r. more 
persons. per room •. (iii) occupied dwellings senred 
by piped.water,.supply .. and (iv) rr.provision; of 
essential facilities of toilets are designed to reflect 

' the . basic requirements of adequate. shelter,, privacy. 
protected . water supply and sanitation facilities, 
and·the. five supplementt;zry indicators- (S.l· through 
s-s~.:l.e!; (i} ·per cent of,,; the~ population· living 
iii ·-rustic' or:·'improvised' houses,· or·· those· 'Dot 
intendeq for habitatiotJ•, ·or .without shelter ;of any 
kind~ '·(ii) :·average :nUm.ber •of persons per· room 
for occupied,.'dwellings.: only; . (iii) :per. cent -of 
occUpied · dwellings With·· flush'' toilets (in urban 
areas)·;·· Ov) per cent of. occupied. dwellings with 
tiolets· 'other than flush ~and· (v) dwelling 'construc
tion in. relation · to ·· estimated · • requirements · are 
designed ~ lo ' indicate housing· deficiencies and to 
distinguish . countries with ' low· . leyels of hous
ing.· -from ;: those··; with'. high ; l~vels, '.rather·, than 
between ; 'cotirttries: ·.·which .. have :' already attain
ed· high r ·satisfact¢ry' lev~ls: i The 'data· required for: 
the . corilpilation I bfd' theJ :_. indicatqrs' have to } be 
0btained 1 through ·housing· · ·censuses ·. · and "·sample 
surveys a~d, therefore any programme of housing 
censusr and :sample surveys neects: to be organised 
in such a way as to · make· available the necessary 
statistics which would enable measuring the quali
ffl!iv~ )~.~d·,.quaQtative.levels •of. housing. conditions. 
... l~,·iq ,,.,.,l,t :;.l_j;r:: i:t·· •. ! .. ~J.r·:/ 

·14~3-.However, :on ail' examination-·of: the indica· 
tors:suggested:by· the; abdve: doc~nient'of ~he-U.N .• 
it-is. felt.thatj in the,ECAFE -Regi~n. :...certain modi
fications are called for. in the methOds -laid down in· 
the; <;Jqq.eral .. ~~~r.,~ipl_es, ... in 1 th~~ light. r ofr: the; expe
rie,nce,.and -cove{ag<; of last censuses. and.·.that the 
foJlowirig· ani' of·.,Significance to .the.: .countries: .. of 
tpe,.E~Afp regio~Aforr~hat ,·roatter··to::lndia i· as· 
w,elnr~aS:l regards coverage of items,, necessary: to 
meas~re and judge the. housing. conditions~ riThese 
could be measures for (a) numbe~_of rooms. and 
floor space (b) water supply (and its source rather 
than-!tinformation_,.on piped water supply with tap 
inside) the ·housing: unit) .·:.distinguishing_ between· 
drin_king wate:, .and gener~ water supply. (c) infor
mation 1on.todet (by ,vanous_ eype~ £ather_:than by 
ftusb,,_only) ·preferably ~s to ·wh~ther latrine exists, · 
( d)l bathing .• facilities:. (presence or ) absence ,.and 
whethet:,shared .with other households) (e) cooking 
facility: (separate~ kitchen and with sink or drailJ.age 
facilityt), 'and: (f) drai!lage system: for clearance· 
o' filth and ~used water· (whether exists and . is 
provided by .local government as a part of broad 
drainage syst~m) . · • . . · · 

4.4. lt is in this context that the· scope·. for a 
hou~ing .. census.. in India during 1970 l should . be 
examined, keeping in : view .data collected in il960 
at houslisting stage prior. to 1961 census. and .the 
experiences rgathered ther~at. · .The Indian Census 

.,· 
'!' 

* The Annex presents a consolidated comparative!picture oft he U.N. recornmendat_ions.on.the Inclusion or excJusion 
of various topics in a 'Housing Census· and can~t:.erveras u handy guide. . 

f • • ' -. l ' 
f ~ • I ' • ' • 

· tModern kitchen r~nges with gas or .eJectricaJ instaH~;~.tiops,~re a luxury in rr.ost of Asian houses at present. 
• . • j 



of March, 1961 listed in the first instance all 
buildings and, within ·each building, what were 
called 'census hmmes', a term wider in concept 
than the housing unit. Census houses included 
besides residential houses, buildings or parts there
of used as factories, workshops, or other esta
blishments but they were distinguished on the basis 
of information on use to which the house was put. 
For the census t>ouses used for residential pur· 
poses information was collected on materials used 
in walls and roof, number of rooms, tenure, num
ber of households living and the number of per
sons who were members of the households. Demo
graphic and economic particulars of occupants are 
otherwise available from the census schedule. 
Classification of housing units of the type suggested 
in the Ge11eral Principles has not been attempted. 
Information is not available on water supply and 
toilet facilities as per the basic list. The census, 
however, provides for data on materials used in 
construction, an item considered important in many 
other censuses of ECAFE region. An examination 
of the items covered by India therefore reveals 
that data collected were deficient in respect of 
( 1) basic facilities available in housin2 units, e.g. 
water supply, toilet, bath room, electricity (2) year 
or period of construction of the building of which 
housing unit forms a part (3) Demographic and 
economic characteristics of the household. 

4.5 In view of what has been stated in the fore· 
going paragraphs it is suggested that in addition to 
the items canvasc;e ·1 in 1960·61 house·listing, the 
following additional items should be canvassed in 
1970-71 programmes because of their impor
tance:-

(i) Water supplv: Availability of safe, i.e., 
clear water is the :first requisite of any 
programme meant for the health of the 
community. As such it is also engrained 
in the Plan Schemes. Therefore, it is 
of crucial value to know the type and 
nature of water supply to the community. 
In this connection, proximity or distance 
of the source of water supply to the 
household has an important bearing. All 
these facts warrant that this item may be 
elevated in the group of basic list. 

(ii) Electricity: There is still a vast leeway to 
be made up in India in the matter of 
providing electricity to the people for 
lighting purposes and its provision is a 
measure of the levels of living of the 
people and the progress achieved through 
the processes of planning. Housing 
Census could conveniently help us in 
studyin~ the detailed distribution of need 
and help in formulating the programmes 
for eJectri:fic~tion, etc. 

(iii) Floor space : Density of occupation has 
been measured generally by the number 
of persons per room. However, because 
of the wide variation in the size of rooms, 
it could be a misleading indicator. It 
would be desirable to build up 
another indicator. i.e. availability of floor 
space per person/household which is 
more meaningful for regional, national 
and international comparisons. There
fore, information on floor space in hous
ing units should be collected in a housing 
census. 

24-3 N.B.0./69 
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(iv) During the era of planning as well as for 
the sttategy of planning, technique of 
capital toefficient is often used for making 
future investment estimates and pro
grammes. Use of this technique has been 
made while preparing the four quinquen·· 
nial plans of economic development of 
India. It is a little odd that this 
technique was employed in the absence of 
any knowledge about the existing capital 
stock in the country. It does not require 
any arguing that in the early stages of 
development the capital stock usually 
consists in a major proportion in the form 
of 'houses and buildings' rather than in 
'machines and plants' or even on 'roads, 
dams and other construction works'. It 
can be broadly stated 1hat 'housing and 
buildings' represent about 35·40% of the 
capital stock in a country. Therefore, it 
is necessary that while conducting the 
Housing Censuses one item on which 
information should be collected in tho 
·~ouse·listing schedule' could be "Appro
XImate market value of the Census 
Houses". Collection of this information 
would yield the overall ''value of the capi
tal stock in housing and buildings" as 
well as according to the value of capital 
stock according to types of census houses 
(such as dwellings, factory buildings, 
school buildings, hospital buildings, etc.). 
This information will relate to the year of 
census (or value in terms of current 
prices). By integratin~ the information of 
item (iv) regarding the year of construc
tion and of (iv) (a) regarding the 'value' 
and by using the building cost indices, it 
would be possible to arrive at some 
reliable estimate of the 'value of capital 
stock in constant prices'. Thereafter it 
would also be easy to derive the 'rate of 
depreciation' of different types of •census 
houses'. 

(v) Age of structure/year of construction: 
Information on this topic relating to a 
recent year could provide a useful guide 
for estimatin!! volume of construction in 
the absence of current construction statis
tics. It could also be used to compute 
the probable life expectancy of the 
housing unit according to the type of 
materials. etc. and a·]so reflect on replace
ment needs. The information that could 
be revealed by this item has a hi~h poten
tial value. such as the using of these data 
in the estimation of national income and 
capital formation. 

(vi) There are three more items (i.e. ( 1) toilet 
facilities ; (2) bathing facilities; and 
(3) cooking facilities) on which the col· 
Iection of information could help towards 
determining the degree of privacy of a 
family in performing their daily routine 
and satifying the needs that arise out of 
such routines. However, considering the 
general housing situation in our country 
we might restrict ourselves to collecting 
information about existence and absence 
of these facilities as a first step rather 
than ~oing into niceties of details as 
regards type, size, etc. 



(vii) Drainage: It is an important item which 
seems to have been ignored generally in 
the housing censuses. It is necessary to 
know whether suitable arrangements exist 
for clearance of filth and used water 
which might otherwise form cess pools 
and create unhygienic conditions in the 

. neighbourhood. 
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(viii) RenA paid: The item is of an immense, 
· . socio-economic value in the formulation 

· of social and economic contents of a 
housing policy and also in the measure
ment · of national income generated from 
this sector. Information on this item can 

· be a useful tool and a medium for strati
fication purposes specially in respect of 

· post censal sampling in detailed enquiries. 

(ix) State of repair: Information on this item 
is important because even if_ a house is 

. having certain basic amenities, it may be 
.. in a bad condition unfit for ·. habitation 

in : the absence of suitable repairs. 
Knowledge about the state· of repair can 
be purposive indicator towards categori-

. r sing the · houses · either as dilapidated 
units or a 'good' ones. It is no denying 

· · · · that there is an element of subjective 
judgment in this process but that should 
not deflect from 'including9 this as an 
item of inquiry. For· example when one is 

. ·; .. .. ·studying the question of vacancy, one has 
, ·• 1 to study the various relevant cases under

lying the phenomenon. One cause might 
·, perhaps be the bad state of repairs and 

' , if this fact is not taken into account an 
inflated picture of 'vacancy ratio' would 
be ·available . leading to disputable 

· conclusions. · . 

. (x) Demographic and Economic Indicators: 
·.·Ultimately, it is the population which is 

. to be housed and its characteristics are 
to be judged ba5ed on a number of demo
graphic and economic factors. Such fac
tors to a great extent influence the bous-

' , ing requirements and effective volume of 
demand. Some such characteristics can 

, be (i} the number of married couples in 
, ·a housing unit ; (ii) the number of per-

. sons above and below the age of puberty.· 
· Informations on these elements not only 

· .. · indicate the degree of density Or. conges
tion but it also shows the prevailing 
condition or privacy ~btaining in such 
a house. It is often agreed that a housing 
census should not be loaded with 'Demo-

(xi) 

graphic and economic characteristics' and 
advantage should be taken of the availa
bility of such data from the population 
census. This in fact could be achieved 
by integration of the population census 
and Housing Census and this needs to be 
borne in mind. 

Apart from the very minimum of addi
tional items that should be canvassed in 
a Housing Census in 1970, there are 
other important details, e.g. mortgage 
status about housing units and building 
of which they are part, on which informa
tion should be collected in a housing 
census on a compulsory basis. Many 
of the countries have collected other ad
ditional data on fixtures of Telephones, 
Television, etc. through a housing census. 
But as India has not reached this stage 
of economic and social development at 
present to warrant collection of these 
data as a census basis, these may, there
fore, be left to 'Sample Surveys'. 

5. ORGANISATION OF HOUSING CENSUS L.~ 
INDIA AND MACHINERY 

5.1 Because of very close relationship between 
housing census and population it is but natural 
that the office of Registrar General of India may 
be responsible for conducting the housing census 
1970. It is desirable that action may be initiated 
urgently to draw out the detailed programmes. It 
would be necessary to set up a committee 
which may go into greater details about the finalis
ing of concepts and definitions indicated above for 
inclusion in the census. This committee may in
clude the representatives from the office of the 
Registrar General, National Buildings Organisation, 
Planning Commission, Central Statistical Organisa
tion and States so that there is a fair representation 
of statisticians, programmers and administrators and 
users of these statistics. Particular attention may 
be paid to the close integration and matching of 
'housing census' with 'population census'. 

5.2 The above suggestion for organisation and 
machinery for conducting housing census in India 
is more or less in conformity with the recommenda
tions of the ECAFE Second Working Group on 
'Census Population and Housing'. In its report 
the Working Group has referred to the proposal of 
a seminar on 'organisation and conduct of Popu-. 
lation and Housing Censuses' which is a welcome 
move. However, India can derive maximum bene
fit from the seminar, if the preparations are started 
right now for conducting a Housing Census in 
India during 1970-71 so that preliminary problems 
can be thrashed out well in advance. 



ANNEXURE 

tist:or Items Recommended for Inclusion in Housing Censuses 

(i) As given in "General Principles" 1 (ii) As re~mmended by the ECAFE .{\.s !ecommended by lJ.N. Document 
Working Group 1 Principles and Recommendations for 

(l) {2) 

I. BASIC ITEMS : I. BASIC ITEMS 

a Housing Census : Draft Recommenda• 
tion for the 1970 Census 
(E/CN.3j343) 

{3) 

A. Data to be obtained from each housing A. Data to be obtained from each housing Buildings in which living quarters are 
unit. unit. located-characteristics of: 

(i) Location (address). (i) Location (address). 
(i i) Cia>s or. type of hou5ing unit. (ii) Class or type of housing unit. 

(iii) Number of o~cupants. (iii) Number of occupants. 

*1. Building-type of. 
*2. Construction material of out 

walls. 
3. Year or period of construction. 

(ivJ 3-!lccted demographic and economic 
characteristics of occupants and 
household and family relationships. 

(iv) Water supply system (if state of 
safety, availability and distance 
from source). 

Lhing quarters--characteristics and 
facilities of. 

(v) Water supply system. (v) Electricity. 

B. Data to be obtained from each conven- B. Data to be obtained from each dwel· 
tional (permanent) dwelling and rustic ling and rustic housing unit :-
(Semi-permanent) housing unit :-

(a) Characteristics, 
facilities. 

installations and (a) Characteristics, installations and 
facilities.J 

(i) Type of dwelling or rustic housing 
unit. 

(ii) Number of rooms. 
(iii) Toilet installations. 

(b) Occupancy : 

(i) Occupied or vacant. 
(i i) Tenure (if occupied only). 

ll.ADDrnONALITEMS: 

A. Data for private housing units : 

(a) Installations : 

0) Type of dwelling or rustic housing 
unit. 

(ii) Number of rooms. 
(iii) Floor space of dwelling. 
(iv) Toilet installations. 
(v) Year of construction or substan

tial extension or reconstruction. 
(vi) Predominant{material of wall 

roof. 

(b) Occupancy : 

(i) Occupied or vacant 
(ii) Tenure (if occupied), with type 

of ownership. 

U. ADDITIONAL ITEMS ; 

A. Data for private housing units : 

(a) Installations : 

(i) Cooking facilities. (i) Cooking facilities-existence of 
(ii) Bathing facilities. room for preparing meals; kind 
(iii) Electricity. of equipment used; and cooking 
(iv) Gas installations. fuel. 
(v) Heating-Central heating system, (ii) Bathing facilities 

4. Bathing facilities. 
5. Bedrooms-number of. 
6. Cooking facilities. 

*7. Lighting-type of. 
*8. Living quarters-type of. 
*9. Location. 

*10. Occupancy status. 
11. Ownership-type of. 
12. Rooms-number of. 
* 13. Toilet facilities. 
* 14. Water supply system. 

Occupants of living quarters-number and 
characteristics of : 

*15. Conjugal Family nuclear.) 

16. Demographic and economic 
characteristics of household head 
*Age. 

Industry. 
Marital Status. 
National and/or ethmic group. 

*17. Household. 
*18. Occupants-number of. 

19. Rental. 
*20. Tenure. 

hot water, etc., other types; and (iii) Gas installations. 
source of energy (electricity, gas, oil, (iv) Heating. 
coal, etc.) (v) Installation for cottage industries. 

(vi) Installations for cottage industries. 

* Recommended Topics. With the exception of "Tenure" these Topicse are incl.uded as basic i~ t!te World recommenda
tions and in each of the regional programmes for 1970 housing census. "Tenure" mcluded as basic 1n all programmes ex
cept the regional programmes of Africa where it is included as an "Other useful to pic"· 
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(l} 

(b) Household conveniences : 

(i) Refrigeration. 
. lii) Telephone. • 1 : . 

• • • '• ' ~ • I l i i "> ; f 
. (m) Radto rece ver. 1 , 

, ; (iv) Television ~eceiver: · · ' 
(v) Washing machine., . 

. '\ 
· : (vi) Vacuum cleaner. ' · · 
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ANNEXURE-Contd. 

(2) 

(b) Household conveniences : 

(i) Radio receiver • 
(ii) Telephone 
(iii) Television receiver • 

1.' 

(C) Characteristics of building : (c) Characteristics of building : 

(i) Type of building in which dwelling (i) State of repair or dilapidation. 
located (residential, non-residential, (ii) Outdoor spaces. 
single or multi-dwelling, number of 
floors, etc.) .. , \ . 

·. (ii) Year of .construction, , , 
(iii) Materials of walls/roof/floors: ' 

:: (iv) State of repair or dilapidation.. 
· . (v) Floor space of the dwelling. 

(vi) Outdoor space-courtyards, gardens, 
· · terrances, platforms,' etc. · 

:i 
(d) Occupancy : 

. ' ' 

(i) Rentpaidinca~eofunits rented. 
(ii) Total tapacity of occupation. , 

' ' 

(e) Ownership 1: : ' 

' '' 
(i) Owner. ' .' :. i . . , : , . . . , 

(ii) Economic activity of cwnt;r i ' 
(if privately owned). 

. (d) Occupancy : 

, (i) Rentpaidincaseotunits rented. 

(e) Ownership : 

(\) Land tenure. 

(f) Selected Demographic and economic 
characteristicl of occupants and 

household and family relationships : 

(3) 

1 '"General Plinciples for a Housing Census" U. N. Statistical Papers, Series M, No. 28. 
• Report ·of t.he ECAFE Working Group on Censuses of Population and Housing (EJCN.ll/ASTAT/Conf. 6/L.lO). 
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Genesis, Characteristics and Importance of 
and Building Sector*** 

Construction 

By 

Dr. C. M. Palviat 

t. IMPORTANCE OF CONSTRUCTION IN~ 
DUSTRY 

1.1 Construction sector*--comprises of two broad 
categories, viz. (1) building. sector, and (2) non
building sector, i.e., roads, bndges, dams, ports, etc. 
This sector or industry, it can be said, represents 
an important branch of the national industrial sys
tem. Importance of construction industry is derived 
from its many-sided effects. both national and inter
national and from its indirect effects on consumer· 
spending and, tqere.fore, e!llploymen~ v~lume. . As 
regards its economic ramifications. It Is a truism 
that \\hen building industry flourishes, all goes well 
as this industry employs:!: an important proportion 
of nation's working population, contribute a major 
share in the value of goods produced and also 
absorbs a large proportion of public and private 
capital investment. It is natural, therefore, that 
rublic intervention, if any, in this sphere of eco
nomic activity may have an appreciable fruitful 
effect on stabilising or de-stabilising general eco
nomic conditions particularly as regards employ
ment, investment, savings and national income 
generation. 

1.2 Construction industry is not very much dis
similar to manufacturing industry. Besides its im
portance as regards investment and employment, 

it is as complex, or possibly more, as a manufactur
ing industry. It uses a large multiplicity of parts 
and it has been estimated that in developed econo
mies the number of parts going into an average sized 
detached house are about 30,000. By comparison, 
an automobile, with its 5,000 parts is a· simpler 
product; so also a military tank which can be pro· · 
duced from 17,000 parts (exclusive of rivets). These 
figures bear out the intimate relation of construction 
industry to the manufacturing industries. . 

1.3 Whether a country is agricultural or indus
trial, hardly without exception, the industrial sector 
to a considerable extent comprises of construction 
activity. Almost in all industrially advanced coun
tries, construction sector normally employs a labour 
force which is about 1/3 of the labour force em
ployed in the manufacturing industries; in the 
U.S.A., Germany and Czechoslovakia, the propor
tion is even larger. On the .other hand, the employ
ment in construction sector equals the employment 
in manufacturing ·sector or even moves upwards . 
specialJy in agricultural countries, .such as, Algeria, 
Tunisia, Kenya and French West1 Mrica. Table 1 
signifies the importance of employment pattern of 
the construction segment · within the Industrial 
sector. 

TABLE 1 

Ratios of the Working Force Employed in Construction Sector to the Working Force Employed in Manufacturing 
Sector for Various Countries 

0·2 and 0·3 0·3 to 0·5 Above 0·5 

Belgium 0·2 1 Denmark 0·31 1 Algeria • . 
2 Italy . 0·2 2 Ireland . 0·33 2. Tunisia • .. 

3. U.K .. 0·2 3. Newzealand 0·34 3. Kenya . 
4. Austria 0·2 4. Germany 0·36 

S. Switzerland 0·2 5. U.S.A. . 0·42 4. French West Africa 

6. Norway 0·2 .6. Czechoslovakia 0·42 

7. Netherlands 0·2 7. Brazil . 0·45 

8. Yugoslavia 0·3 

9. Finland . 0·3 

10. Sweden 0·3 

11. Canada 0·3 

* Also referred as "construction industry" or "building, civil engineering and public works industry". 
tJoint Director NBO, New Delhi. 
t'B_,ildinss' alone employ 75% of total construction employment in the U.K. 
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1.4 Though data about the employment volume of Bhilai Region, show that the ratio of capital in-
in construction sector are not available in India it vestment in land and buildings for small scale and 
will not be wrong if the ratio . of employment in cottage industries ranges between 38 per cent and 80 
construction sector in relation to manufacturing per cent; and on an average it is at about 56 per 
sector is assumed between 0.3 and 0.4 .. This may cent. Thus even in proverbially labour intensive 
tell us the magnitude of proportions as a cons\!· industries the share of total investment in 'land 
quence of providing more and more of infra and buildings' has a high proportion. 
structure under the initial Five-Year Plans arising 
out of the co{ollary embedded in the policy of eco- . · 1.8 The construction sector which envelops about 
nomic welfare airn_,ed at raising the standard of liv• 1/2 to 2/3 of the total fixed capital stock or invest-
ing of the masses. ment of .an economy, if divided into two parts, 

would asstgn nearly two or three parts of the invest-
1.5 In the less developed countries increasing the · ment to the 'buildings-residential and non-residen-

capacity of the building industry can be expected , tial'. Out of this, a sizable portion, it will be found, 
to go a long way relieving the general pattern of ~s C•1mprised of residential buildings. It is of prime 
unemployment or under-employment, specially Importance that while examining the building com-
through a housing programme emphasizing the use ponents of an industry, which i's important by it-
of locaHy available short-life building materials and self, an analyst has to keep himself alive about the 
·unskilled labour, production of building tools and 'iizable investment absorbed in residential buildings. 
equipment and training of skilled and unskilled It further enlivens interest because of large increases 
labour. An increase in building activity does not in world population and the mass movement of 
only augment secondary and tertiary effect on ein- people as a result of two world wars and growing 
ployment, but it has far-reaching other effects. For industri~lization. All this is making 'housing' a 
exa.mple, ratio* of off-site employment to on-site world-wide project and an essential industry in every 
employment is 1.6 in the U.S. and Canada. country. 

t .6 Besides the importance of employment poten- 1.9 In addition to the importance of the building 
tial . in the construction sector, by and large, this and construction sector as regards employment and 
sectot absorbs more than half of the fixed capital investment it also has a respectable place in the 
in afi economy. In Argentina, Austria, Belgium, pattern of consumption expenditure. The consump-
Ftance, . Germany, Luxemberg, Morocco, the tion expenditure of people in economically advanc-
Nethetlands, .Norway, the Philippines, the U.K. and ed countries, next in importance to food is on 
Yugoslavia the construction sector's share in fixed 'housing and housing services'. Again,. the size of 
capital is about half; .in Burma, Greece, Ireland, the .exp,e~diture incurred on 'h<?us~ng and housing 
Italy, Kenya, Nigeria, Puerto Rico, Sweden, Swit- services Is usually double the siZe of the expendi-
zerland, Union of South Africa, the fixed capital in ture incurred on 'clothing'. In some of the highly 
construction sector is about 0.6 of the total :fixed deveioped countries the size of the consumption ex-
capital or about one and a half times the size of penditure on 'housing and housing services' is even 
"the fixed capital in the plants and machinery. Pro- treble the size of the expenditure incurred on 'cloth-
bab1y, the latter proportionality or relationship may it~g'. The examples of the latter pattern are Bel-
hold good for India. In Canada, Ceylon, Uhantt, gmm. Denmark and the U.S.A. This picture about 
Panama, the U.S.A. the ratio of the fixed capital tht! pattern of consumption expenditure is available 
in construction sector is 0.75 of ·the total fixed from Table 2. According to NSS the proportion of 
capital or as much as 2 to 3 times of the fixed ~xpenditure ~n :'housing and housing services"** 

· capital in 'plants and machinery'. Thus, besides m urban India IS about 10% as against clothino 
employment potential, the degree of the fixed capital expenditure at about 8%. "' 
ab~orption in the construction: sector is of even · TABLE 2 
greater significance. The consideration of these Expenditure on housing (rent, water, fuel, light household) 
proportionalities in a co-related form is relevant and as a multiple of expenditure on clothing in some countries 
of vital importance for allocating the capital re-
sources in a balanced way, particularly, in planned % Housing Expen-
economies. · · diture 

_ 1.1 In the manufacturing sector as well; about 
l/3 (in some cases even 1/2) of the fixed capital 
is absorbed by 'land and· buildings'. In any pro
gramme of economic development, acceleration of 
the tempo of industrial development is an essential 
concomitant. Hence, there is and there will be a 
continuous rise in the level of investment in the 
manufacturing sector in India and to that extent 
a larger and Ia:rger absolute size of investment wiU 
be consequently put in 'land and buildings'. To 
evaluate investment in the latter segment of the 
manufacturing sector, a complete and detailed in
quiry of the components involved is essential, so 
that ways and means may be evolved for effecting 
economies to conserve capital expenditure for a 
directly productive investment, ultimately aimed at 
augmenting the capital productive efficiency in the 
manufacturing and construction sectors. Certain 
results culled out from the socio-economic survey 

Country 

Denmark-
France 
Jamaica 
Netht:rlands 
Australia 
Sweden 
Ireland 
U.K .• 
Puerto Rico 
U.S.A. 
Canada 
Belgium 
Panama 
Peru . 

% of Clothing Ex-
penditure 

1·58 
1·58 
1·67 
1·80 
1·83 
1"85. 
2·08 
2·27 
2·30 
2·80 
3·00 
3·10 
4·00 
5·00 

* Such ratios can also be arrived at for the lndian economy. An attempt in this direction has been made by the 
Labour & Employment Division of the Planning Commission, in its paper submitted to the Ninth Conference of Central 
and State Statisticians held at Jaipur in December,1960. 

** Including'fuelandlight', 'bedding', 'furniture' and 'utensils'. 



1.10 Notwithstanding the importance of employ
ment heavy capital formation, sizeable share in con
<;umption of the building se~tor~ its c~pital/ ?Utput 
ratio is high. The latter pomt Is explicable m the 
lon'Y-Iife that this type of capitalised stock has along 
with the low rate of depreciation and the low reni 
frum such stocks and the paying capacity of the 
tenants, in general, which is generally below the 
Jc·,el of economic rent. All this signifies that the 
productivity of capital in the building sector is low 
but it yields fruits over a long period. The rele
vant data !!iven in Table 3 shown the co-efficients 
between the percentage of the income generated to 
the percentage of the capital stock in the construe-

tion sector fu some. of the economies. In some 
economies, the income generated in the construc
tion sector is 10% of the national income generated 
by the manufacturing sector though by and large 
it is about 20% to 30%. In view of this and in 
the background of high share of construction and 
housing investments in total investment the capital/ 
output ratio is about double or even treble of what 
is iound in the manufacturing sector. The under
lying mechanics of this. low capital productivity in 
the construction sector Is also traceable to traditio
nally low productivity of labour in the construction 
sector. 

TABLE 3 

Co-efficient of Capital Income in Construction & Manufacture Sectors 

sr. 
No. 

Country 

(i) (i i) 

Percentage 
of fixed 

Capital in 
Bldg. Canst. 

Sedor 

(iii) 

1 Argentina tl958) 51 

2 Belgium 

3 Burma • • 
4 Canada • • 

5 Ceylon • • 

6 Denmark 

7 Germany • 

a Italy • • 

9 Kenya • • 

10 Luxemburg • 

11 New Zealand • 

12 Norway • 

13 Panama • • 

14 Philippins 

15 Puerto Rico • 

16 United Kingdom 

17 United States • 

18 Yugoslavia 

* Includes mining. 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• (1958) 

(1958) • 

• 

• 

• 

• 

• 

• 

• 

{1958) 

(1958) 

(1958) 

(1958) 

(1958) 

(1958) 

(1957) 

(1952) 

(1957) 

(1956) 

(1958) 

(195S) 

• (1958) 

(1958) 

(1958) 

53 

57 

70 

74 

42 

49 

60 

61 

51 

41 

46 

65 

49 

64 

47 

68 

45 

Percentage 
of Gross 

Domestic 
Product in 

Bldg. Const. 

(i v) 

6 

7 

7 

9 

7 

7 

4 

7 

7 
(1954) 

8 
(1,58) 

4 

3 

5 

6 

s 

s 

Percentage 
of fixed 

Capital in 
Transport 
& Manu-

facture 

(v) 

49 

47 

43 

30 

26 

58 

51 

40 

39 

49 

59 

54 

35 

51 

36 

53 

32 

55 

N.B.-Figures in brackets show the respective years of tl\e eoncer.fted data. 
(Sourc. : U. N. Statistical Year Book, 1959), 

25-~ N.B.0./69 

Percentage 
of Domes

tic Product 
in Manufac

ture 

(vi) 

21 

34 

11 

26 

75 

29 

41 

31 

10 

43 

22 
(1954) 

~ 
31 

(1958) 

8 

16 

21 

35 

29 

49* 

Co-efficient 
of Capital/ 
Income in 
Canst. Sec-
tor Col. 

iiitiv 

(vii) 

8·50 

7·57 

19·00 

10·00 

8·12 

6'00 

S·16 

8·57 

15'25 

7·28 

5·86 

5·15 

16·25 

16.33 

12·80 

7·83 

13·60 

9·00 

Co-efficient 
of Capital/ 
Income in 

Manufactu
re Col. 

v{vi 

(viii) 

2·33 

1·38 

3·99 

1·15 

1·20 

2"00 

1·24 

1·29 

3·90 

1·14 

2·68 

1·74 

4·37 

3·18 

1·71 

1·10 

1·12 



· 1.11 Construction sector in a planned economy 
signifies vital impo-tance as regards absorbing sub
stantial size of fore.6n exchange. The critical shor
tages of building materials which exist are of wide
spread occurrence in many countries and can be re
medied · only by concerted international action. It 
is of great significance to know the size of the build .. 
ing material~' imports. To illustrate, it may be 
stated that in Denmark, the foreign exchange com
ponent o.f the building sector ranges between 12 
and 18 p(\rcent for various houses, and in Argentina 
its composition is 28.6 percent. · 

1.12 From what has been stated so far it is
abundantly clear that the 'construction and building 
sector' is important in many ways as regards em-

. ployment, inve~tment, consumption, capital/ output 
ratio, foreign exchange .. absorption, productivity, 
sociological aspects, etc. · It enables the economy 
worth habitation, injecting with elements in activis
ing the ecqnomy. In an under-developed country, 
with vast unemployed and under-employed man
power. this sector can work as an employment multi-

/ plier, income generator and the elevator of the stan
dard of living. . · .. 

2.' CONSTRUCTION AND BUILDING 
;;:·STATISTICS .; ,, 

2.1 Continued ignorance about the size and vital 
characteristics . of this sector· and overlooking its 

. important potential contribution during planning 
pe~iod, is strewn with incalculable perils. We pay 
so much' attention to statistics of manufacturing sec
for . that 'our efforts look rather disjoined, so far as 
it relates to our supreme· ignorance' about statistics 

/of the construction and building sector. Further, in 
India, we have· an array. of statistical sources for 
agricultural as well as industrial sectors. In . addi- · 
tioti, our colossal machinery of N.S.S .• C.S.O. and 
State Statistical Bureaus is well-directed to collect, 
collate, disseminate and analyse the agricultural and 
industrial data. But the ·vital sector of 'construc
tion and building' has 1 so far gone unattended. 
Hence, there is need to rise and face the problem 
squarely, irrespective of, difficulties involved. 

2.2 Realizing this, the collection, compilation and 
collation of these statistics, have been recommended 
by various conferences and meeting of the I.L.o. 
·and· its various · conventions. India, as a member 
country, has to take appropriate action in this re
gard for their· implementation/ratifications. Some 
of these conventions and recommendations are 
listed below:- I) 

(a) Conventions No. 63 concerning Statistics; 
of Wages and Hours of Work, 1938. Con
ventions and recommendations, 1919-1949 
pp. 461-470. Under this the Governments 
ratifYing the conventions undertook to 
compile statistics relating to wages and 
hours of work,· inter alia, ·in building and 
construction as provided for in the text 
of the 1938-Convention to publish the 
data as promptly as possible, and to com
municate the data to the <international 
Labour Office at the earliest date. · · 

'lSG 

viting each country to furnish regular in
formation on average rents of the :pre
dominant types of working class dwelhm!s 
together with a description of the accom
modation provided and of the general cha
racter of dwellings covered. 

(c) Report II of the International Labour 
Organisation-Asian Regional Conference 
(Tokyo, Septr., 1953) realised that "Little 
detailed information is available concern
ing quantity and quality of existing hous
ing accommodation in most Asian Coun
tries." 

. (d) Report of the Second Five Year Plan 
emphasized that "The precise extent of 
the housing shortage in urban areas has 
not been determined. This is because 
systematic housing statistics do not exist 
and there are few reliable surveys of hous
ing conditions. Information in respect of 
the progress of private construction is 
also lacking. Special efforts should now 
be made to organise the flow of accurate 
statistics so that co-ordination in policy 
and assessment of progress are effectively 
ensured". 

(e) 

(f) 

Report of the Working Group of Housing 
& Urban Development in the Third Five 
Year ~Ian emphasized ''There is a woeful 
lack, at present, of statistical information 
in the field of hov,sing, and building mate
rials. For organizing housing programmes 
on any scale1 it is essential that accurate 
statistics should become available at regu
lar intervals. For this purpose, Housing 
Cells should be set up 'in the State Stati~ 
tical Bureaus, as recommended by the 
National Building-Council in their second 
and third meetings", (vide part IV page 
34). It further stressed that " .•••.••• 
in order to obtain more detailed statistics, 
it is suggested that the National Sample 
Survey should in one of their next rounds 
conduct intensive ,larg~ sca'le sample sur
veys on housing. A regular Housing 
Census in the urt>an {lreas. may also bl! 
undertaken at a later date towards the 
end of the ".Qlird .Plan". 

U.N. General Assembly, felt that ''Hous· 
ing -censuses: if taken tn accordance with 
principles which permit accurate measure
ment of housing supply in its qualitative 
as· well as quantitative aspects, can furnish 
the major and basic information required 
for the formulation and execution of the 
housing policies of national and local gov-
ernments".* · · - . 

2.3 Whatever be the imperfections. we should be 
prepared to realize the limitation& of our data but 
at the same time we should in no way blunt the 
edge of our attempts to collect the data in this 
field. In many of the Western European coun
tries "housing policy" has become the main plank 

(b) General Resolution, Fourth International of 'election manifestoes' many political parties have 
Conferen_ce of Labour Statisticians ·1931. lost or gained the majority in the Parliament on 
The conference suggested the desirability this issue. In democratic set-ups ignorance or know-
of I.L.O. establishing one or more stan- ledge about housing may mar or improve chances 
dard units of housing for purposes of in- of success for progressive and radical policies. 

* "General Principles for a Housing Census" PageT (U.N. Statistical Office : ST/STAT{SER.M/28), 



2.4 As regards 1963 World Programme of Basic 
Industrial Enquiries, i~ which India is co-operating, 
it is desirable for India to prepare ground so that 
the construction and building sector may be in
cluded as a part of the enquiry. Also concerned 
cftorts should be made from now to prepare a 
proper machinery, well in advance. 

2.5 It may be repeated that the Manufacturing 
Sector in India (as elsewhere) also has a construe-
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tiou sector (essentially Building Sector) which 
covers about 1/4 to 1/3 of the fixed capital invest
ment of the industries concerned. In the Manufac
turing Sector the "Building Materials Indus
try"* also covers nearly 20 to 25 percent of the 
total as well as fixed capital employed. Those facts 
signify the importance of 'Building Sector' even in 
Manufacturing Sector, which in itself is a sufficient 
pointer regarding the vital and crucial character of 
the building and construction industry. 

* T:l! 'l):al p ·) Juc. i ve cwi tal in Paints & Varnishes, Cement, Glass & Glassware, Ceramics, Plywood, Iron & Steel 
Electric L<tmp. &.Fans is Rs. 205 crores out of the tot.al producthe capital of Rs. 1144 cr01es, and the fixed capital 
in the:;e industries Is Rs. 132 crores out oft he tot a! fixed capital of Rs. 544 crores. 



· · Problems of Housing Finance and Investment ,vlth 
· · Special ,Reference to India ** ·. 

By 
r 

J.P. Saht 

1. THE_ I'OUSING PROBLEM 
\ 

. 1.1 Housing as a problem is not unique to India. 
There is hardly any country-whether developed 

. or under-developed-in the · . world todoy ' 
which could justly claim to have 'solved' its hous-

' ing problem. The world as a whole is estimated to 
have a housing deficit of about 180 million dwelling 
units of which 150 million constitute the ihare ot 
the relatively under-developed countries. e} In our 
own country housing deficit in 1961 was estimated 
at about 7.8 million dwelling units. According to 
a rough estimate made by the Working Group on 
Housing Cooperatives a provision of at least 18.0 
million houses in the urban areas 'is necessary to 
meet the full housing deficit during 1961-76. In 
rural areas 22.0 million additional houses will be 
required during the same period, apart from the 
iubstantial improvements needed by the sub-stan
dard houses.f'). · 

1.2 It is true that the intensity of the housing 
problem varies from country to· country. It is 
quantitatively and. qualitatively much more intense 
in the under-developed countries than in those 
which have moved high up in the economic ladder. 
But the very fact that. housing persists as a major 
problem even in countries like U.S.A.. U.S.S.R. 
and Japan only goes to show how colossal, difficult 
and complex the problem really is. 

1.3 Housing cannot be conceived merely in terms 
of houses or dwellings. It has to be conceived to
gether with the physical and techno-economic en
vironment in which houses exist. It comprises 
roads, public utilities like water supply, drainage, 
sewerage, and community facilities like schools, 
parks, play-grounds and dispens~es etc. As such, 
iuvestment ~ housing in the sense of dwellings alone 
is incomplete. 

1.4 ·While a dwelling unit satisfies the needs of an 
individual and his family, the services and 
facilities-which create the proper environment for 
the house-satisfy the needs of the community as 
a whole. In other words, while a house is an item 
of private consumption. the environment satisfies 

. social-consumption needs. It· is important to bear 
this distinction in mind as it has certain policy 
implications. · 

1.5 The problem of housing in the poor or eco
nomically · less developed countries. particularly 
those of Asia, Far East and Africa, assumes a more 
painful complexion because such countries do not 
only have serious housing shortages, growing addi
tional housing needs and poor housing stocks but 
are woefully deficient in essential services and com
munity facilities also. A large number out of over 

2690 urban, nothing to say of rural, areas do not 
even now have protected water supply services, 
drainage and sewerage and adequate roads. 

1.6 It has been estimated that in the capital COit 
of a township for 80,000 inhabitants, housing invest
ment represents only 45% of the total cost. Of 
the remaining, roads and public utilities alone re
present 20 per cent.e) According to estimates 
made in the Delhi Master Plan, expenditure on 
community facilities alone amounts to about 25 per 
cent of the cost of housing.(') Thus for every 
Rs. 1,000/- spent on houses, another Rs. 500/- or 
so are needed to make houses functionally and 
socially livable of which Rs. 250/- or so will be 
needed for community facilities alone. 

1. 7 Housing is not a static but a growing problem. 
Rapid urbanisation, particularly in those countries 
which have just begun to move or make efforts to 
move along the path of economic and industrial 
development, implies structural changes in the eco
nomy and a drift of population from the rural to 
the urban areas. As this urban-ward drift of popu
lation gets accelerated, it creates the immediate 
problem of housing the migrants in the receiving 
urban areas. These migrants come without any 
money or means in search of jobs which do not 
exist or exist for a minute fraction of the total 
number. They cannot afford any rent at all, at 
least in the initial stages of their settlement in the 
urban areas. Besides migration. the high natural 
growth of urban population (2% during 1951-61 
in India), the rate of family formation due to in
creased geographical and economic mobility and 
perhaps partly aue to gradual breaking up of the 
traditional joint family system add to the magnitude 
of the housing problem. Exorbitant rents, over
crowding, congestion, slums and squatting are the 
eloquent manifestation of the worsening housing 
situation. 

. 1.8 In the economically advanced countries like 
U.S.A., U.K. and Japan, the problem of housing 
does not emanate from explosive changes in the 
volume and structure of population, as is the case 
in developing countries; for them the problem 
mainly is one of keeping pace with replacement 
demands. Due to fast growth in per capita income 
stre&s is on better quality and modem style housing 
accommodation. In this sense the problem may 
be considered a growing one there too. 

2. INVESTMENT IN HOUSING 

2.1 Notwithstanding the complexities involved in 
its rational classification, housing may be said to fall, 
by and large, in the category of both 'consump
tion and 'investment'. This duality in its character 

. t Economic Planner, Town and Country Planning Organisation, New Delhi. 
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as ,,n economic category has an. element of inherent 
contradiction. As one of the Items of conliumers' 
expenditure it is governed by the levels of personal 
or household incomes, employment, and the pattern 
of i~come distribution and savings in a given eco
nomy. within the limited family budgets expendi
ture on housing for most of the families has to 
compete with more essential needs like food and 
clothing, childrens' educati~n and health. 

2.2 In the affluent countries, where peoples' 
pJirrht is not that miserable, expenditure on hous
iog0 has to compete with other durable 200ds the 
demand for which llieems to be rising fast. Housing 
designs to keep pace with changes in consumption 
pattern are tending to be costlier while the keen
ness of people in real estate seems ambivalent. 
The limitation of housing as an item of consump
ticn or consumer expenditure is thus quite obvious, 
mere liO in the case of persons in the middle ·and 
lowest income brackets especially in countries with 
luw per capita income. I 

2.3 Considering housing as an 'investment', two 
principal agencies making investments in housing 
may be distinguished, viz.; ( 1) private enterpre
neur/or private owner and (2) public authorities 
of all descriptions. Private investments, no doubt, 
contribute the major share of the total housing 
investment in all countries excepting in few cen
trally planned ones. In 1962 out of every 1000 
dwelling units, privately constructed units ranged 
from 540 in Austria to 98 in U.S.A. The corres
ponding figure was over 700 in Switzerland and 
West Germany and 580 to 690 in many others. 
In India also private constructions predominate. 

2.4 But as regards private investments, it is nor
mal to. expect that these investment decisions will 
be governed by the rate of return on the money 
invested. And this decision will be greatly in
fluenced by comparative rates of return in other 
in vestment channels in the different sectors of the 
economy like industrial, commercial, banking and 
financial. If, for example, industrial shares fetch 
13 to 17 per cent or more return as estimated by 
a foreign experte) on the basis of the Reserve 
Bank Survey of 1001 Indian Public Limited Com
panies, investment in rental housing will not be 
made unless income from rents compares favour
ably with returns from other possible avenues of 
investment. 

2.5 Against the normal expectations of the ave
rage private investor may be set the rent paying 
capacity of the people. The rent paying capacity 
is determined by the level of personal/ family in
come in the case of individuals and by the pattern 
of income distribution in the community at large. 
These two aspects are like two sides of the same 
medal. Even in a country like U.S.A. having a 
per capita income of over $2286 the rent paying 
ab;lity of families with less than $3000 annual in
come is considered a 'serious problem'. Such fami
lies from over 28% of the total families in U.S.A. 
(6). 

2.6 India's per capita income for 1960 was esti
mated at $68 as against $1085 of U.K., $509 of 
Italy and $341 of Japan.(7) The range of variation 
in in~ome dist.ribution is not precisely known. From 
13 of the soc1o-economic surveys sponsored by the 
Research Programmes Committee in selected cities 
of India it is, however, found that about 80 to 96 
pzr cent of the families in these cities (with the 
exception of Bombay) had a monthly income: of 

less than Rs. 250/-. Families with less than· lh. 
100/- p.m.- were over 50 per ·'cent of the fariill.ies 
in most of the cities. Families with over Rs. 500/
p.m. income ranged from less than 0.5 to less than 
5.0 per cent except in Calcutta and Bombay where 
the respective percentage was 6.8 to ·~.6.(8) As
suming 10 to 15 _ per cent of income as the 
reasonable rent paying capacity, over .50 per cent 
of the families in India's cities and towns· caimot 
afford more than Rs. 10 to 15 per month .rent for 
their houses. For this mass of needy humamty 
even the economic .rent of a minimum one .room 
d\':e~ling, estimated at R~ 28 per month by the 
Mm1stry of Works, Housmg and Supply, is an· al
most impossible proposition. In as prosperQus a 
metropolis as Delhi households paying less than 
Rs. 10 per month rent account for 38% of aU-

· h0useholds.e) · · · 

.- 2~7 Under these .circumstances it i.~ .logical to 
mfer that no pnvate entrepreneur will. feel 
altruistic enough to sink money in rental housing 
for the people in the low and middle income groups 
who constitute the bulk of our population. This 
perhaps explains why luxurious fiats, apartments 
and bungalows which amortise from exorbitant 

- rental-incomes the total investment within 7 to 10 
y~~~s ru::e available in plenty in all big metropolitan 
c1t1e~ bke Bombay, Calcutta and Delhi whereas 
modest dwellings are nowhere. found constrUcted 
except by a few owner occupiers, public bodies 
and industrial concerns. It also follows that it will 
be futile and chimerical to look at private invest
ment in housing with· any measure of hope so far 
as the housing problem of the masses is concerned. 

2.8 Turning to the role of the public sector 
in the field of housing. the ability of the public 
authorities to make investment in housing, or for 
that matter any investment,· is in the ultimate ana
lysis dependent upon the level of a country's eco-

·.nomic development itself. In countries with low 
per capita incomes, low saving margins and low 
rates of growth the public revenues are grossly in
adequate in relation to the multifarious pressing 
needs awaiting fulfilment. The Working Group on· 

· Housing Cooperatives has estimated that Rs. 15,500 
crores are needed only to take care of the urban 
housing deficit of 180 lakh units. Against this not 
more than Rs. 3,000 crores is expected to be avail
able during 1966-76. This magnitude of financial 
requirement may be about three fourths of the total 
anticipated, fourth plan outlaY of about Rs. 20,000 
crores. 

2.9 On the meagre public revenues there are 
numerous competing demands which include 
defence, essential projects and programmes includ
ing developmental ones. In an anxiety to strengthen 
the economy at the grass roots allocations for 
huuses from within the limited public resources 
are bound not only to be small but also relegated 

· to a very low priority. This is more true of coun
tries which have adopted developmental planning 
as a means to tackle their diverse problems. In 
the case of India the outlay for housing in the 
three five year plans has increased from Rs. 33.5 
to Rs. 80.3 to Rs. 142.0 croresC0

) but. its .ratio to 
total Plan outlay has remained 1.7 in each of the 
three Plans. 

2.10 This happens because housing i.Iivestment is 
characterised by high capital-output ratio, lacks 
'spread effect' or growth potential in the sense of 

. its dir~ct contributio!l to furthet economic growth 



and !s unabie to contribute to foreign exchange 
earnings. • When the option is, say. between an 
investment of Rs. 5,000 for creating a job in a 
small scale industry or for constructing a house the 
choice of a country keen on increasing its national 
income is quite obvious. 

2.11. The limitations of the public sector thus 
rule out the only salvation of the problem for the 
teeming millions, namely, construction of millions 
of dwelling units within the short-term and subsi
dizing their\ cost of construction or rents to bring 
therh within the reach of the masses. Both these 

, propositions would, prima facie, appear somewhat 
fantastic because neither construction of houses on 
a scale commensurate with needs nor the amount 
of subsidies involved therein are in any way feasible. 
They are inadvisable too because they will be tenta- · 
mount to a misallocation of resources in the larger 
perspective. 

3. POLICIES AND. PRIORITIES 

' 3.1· The preceding points should have made it 
obvious that the problems of housing and housing 
finance and investment reflect the state of a country's 
economy and are inextricably bound up with 
deeper fundamental problems of capital formation 
·and economic development itself. By its nature 
housing investment is inconsistent with low . level 
of per capita income and its inequitable distribution. 
Any serious and substantial improvement in hous
ing investments will therefore be a realistic 
proposition only after the economy of the country 
has achieved a certairi. level and rate of economic 
·growth and a m~asure of equity in income distri
bution; Before that any formidable boost to hous
ing investments may be quite premature and create 
a rather anamolous situation. It will ·amount to 
buttressing artificially high standards of. private con
sumption which the individuals' and society's intrin
sic economic ability is unable to support. 

·, 

3.2 In this context the experience of the centrally 
plauned economies has some good lessons to tell. 
In the initial stages of planned development the 
accent in their Plans was on heavy industries and 
overheads to accelerate the rate of growth. Even 
the limited allocations made for housing were gear
ed to the objective of economic growth by directing 
them to areas and industrial units holding key posi
tion in the schemes of development. It was only 
in the latter Plans that housing along with other 
consumer good industries began to receive adequate 
attention. There certainly is good logic in this 

··arrangement of Plan-priorities. 

. · 3.3 Viewing the problem of housing finance and 
investment in the above perspective one is sorry to 
have to reconcile himself to the fact that housing 
finance will continue to suffer from inadequacy in 
a country like India for a long time to come. 
Finance for housing will begin to be available in 
the required measure only when India's economy 
has achieved a much better level of development 
than the one it has today. It will not,_ therefore, 
be useful now to lament that the outlays IOr housing 
are small. 

3.4 Even assuming that finances are available 
in plenty, these in themselves do no miracle. 

• Finance though an essential pre-requisite for hous
ing is not a sufficient condition for it. The 
f~asibility of constructing houses is seriously limited 
by the availability of building materials like cement, 

bricks, pipes and steel etc. A few figures to illus
trate this point may be found instructive .. A mate
rials budget drawn up by the Town & Country 
Planuing Organisation for the Delhi Master Plan 
estimates that for implementing the master plan 
programme for housing for the period 1961-66 
about 325 crores of bricks, 12.2 lakh M. tonne!t 
(12 lakh tons) of cement, 1.42 lakh M. tonnes (1.4 
lakh tons) of steel etc. will be required. C~) To 
manufacture this quantity of bricks about 7.1 lakh 
M. tonnes (7 lakh tons) of coal will be needed 
during the period for which (21.4 wagons per day 
will have to run from coal mines to Delhi. As against 
the requirement of 12.2 lakh M. tonnes (12 lakh 
tons) of cement and 1.42 lakh M. tonnes (1.4 lakh 
tons) of steel for housing alone, the total available 
supply of the same during 1961-66 for all purposes 
is expected to .be 8.12 lakh M. tonnes (8 lakh tons) 
and .406 lakh M. tonnes {0.4 lakh tons) respec
tively. There does not seem to be any immediate 
practical solution of this materials problem. The 
limitations in the matter of building materials them
selves reflect the backward state of the ~conomy 
characterised by insufficiency and low levels of pro-
duction. - • • t. . 

3.5 The more serious question, therefore, is : 
how to make the best of whatever limited resources 
exist for housing or can reasonably be expected. 
It is, perhaps, true that even within all our limita
tions we could do better in mobilizing resources for 
housing and making every rupee yield, in physical 
terms, more benefits to greater numbers than are 
available presently. It is this aspect of the problem 
on which some points are submitted below : 

3.6 Since the concept of 'housing' embraces. or 
should embrace, public utilities and community 
facilities, priority in investment should be given to 
these elements of the techno-economic environment 
rather than to 'dwellings'. This higher priority for 
the tormer is justified because the utility services 
and facilities do not only meet 'social consumption' 
needs but also constitute some of the 'economic 
overheads' whose existence is a sine qua non for 
ec\Jnomtc development of any particular area. In
vestment in these will thus satisfy the criterion of 
'the greatest good of the greatest number' and be 
fully consistent with economic development consi
derations. Carrying the argument to its logical con
clusion one could even hazard an unpleasant obser
vation that in the initial stages of economic deve
lopment public policy should concentrate on these 
overhtads rather than worry about the provision of 
houses which could be left to individuals to deal 
wrth subject, of course, to land use being determined 
by the Master Plans . 

3.7 Even by conservative standards the houses 
presently being provided either by private investors 
or by public authorities (including houses for Govt. 
servants. industrial labourers and slum dwellers) 
would seem to be somewhat extravagant in relation 
to our intrinsc economic capacity. It is, there
fore, necessary that housing standards are brought 
down to a scale consistent with what the people 
and country can really afford. This point would , 
suggest that the public authorities reconsider their 
present housing standards and policies especially in 
regard to slum clearance and low income group 
housing. The excessive emphasis on subsidised 
housing should be replaced by evolving composite 
public housing programmes where houses for diffe
rent income groups are so provided as to make the 
housing schemes not only self-financing but even 
yield some· surplus. 



3.8 The obligation to lower stand~rds has to be 
cast on the private investors also. P~v.c~te construc
tions should not as a .matter. of pnnc1ple be per
mitted to exceed certam maximum standard space 
~r dwelling. The tenden~y on the I?art of affluent 

p .crsons to construct dwellings on lavish sp~ce stan
~"rd~ must be cu_rb~d. Sue? constructiOns are 
wastdul of scare bwildmg ma.tenals a':ld have demon
stration effect. Perhaps b~ mtroducmg. a systet;n of 
r tionina of building matenals, at least m the b1~ger 
ci\ies a;d metropolitan areas, ~asteful constructiOns 
\\ culd be checked .. Intro~u.ctiOn of a steeply gra
duated slab system m mumc1pal property taxe~ may 
<Jbo be considered one of the measur~s to dls~ou
rage construction of space and capital wasting
dwelling units. 
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3.9 Lowering of the housin~ .standa~d~ would 
nc~e~~itate relaxation in the ex1stmg bml?mg .bye
Jaws of the local bodies. Since the housm_g Sltua
tiun and the quality of houses is bound to nnprove 
as economy grows from strength to stren.gth the 
present housing construction may,. be l?e~rmtte,d on 
the ba~is of what may be called mter.Im or tran
<;ition~tl standards'. Some properly delmeated areas 
within or contiouous to cities and towns may be 
zoned as 'areas 

0

0f transition' and especially relaxed 
building bve-laws may be permitted there for 15 to 
20 vrars. - At the end of this period of transition, 
nev.; constructions shculd adhere to the normal bye
laws prevailino at that time. It is important to 
caut1on that the proposed relaxation will be in re
g1rd to dwellino and not with reference to the use 
of land (e.g., s:.: backs, plot coverage, road-wi~ths 
and parks etc.) which will have ~o b~ as prescnbed 
in the Master Plans. No relaxation m these should 
he made though even these standards should be 
evolved realistically. 

3.10 Any solution of the problem of housing will 
be found extremely difficult and costly so long as 
the land values in the urban areas continue to be 
high and speculative. To the extent the high land 
values eat into the allocations for housing, to that 
extent the number of dwellings per unit of money 
will get reduced. It is, therefore, imperative that 
public authorities exercise sufficient control over 
land and its prices and have a proper land policy. 
l :-~r.!le scale advance acquisition of land by the 
puhlic authorities, a reasonable compensation for
mula which rules out speculative values and plays 
down the effect of past unearned increases in case 
of public acquisition of land, a good land disposal 
and discriminating price policy should be some of 
the important elements of the land policy to be 
pursued by the public authorities. Wherever any 
public authority enters into large scale land transac
tions, as is being done by Delhi Administration, 
the surpluses from land disposal could be ploughed 
back to further land transactions and diverted to 
financing of housing later on. 

3.11 Due to the operation of the social forces 
unearned increments have been accruing in the land 
and property values. By mopping up a significant 
part of the unearned increases and by ploughing 
them back into housing field may provide good 
source of finance for housing. Suitable taxation 
measures for mopping up unearned increases need 
serious consideration. 

3.12 To reduce the per unit cost of houses, the 
use of local materials must be encouraged. In those 
areas or regions where local building materials like, 

sav stone and laterite blocks. are easily available 
the' use of scarce building materials like cement 
should be discouraged. This would, of course, be 
subject to comparative cost considerations. This 
has· been suggested quite often by U.N. experts 
gt oups etc. but achievements are hardly significant. 
Standardisation and mass manufacture of building 
components should be undertaken as this will lead 
to reduction in the cost of building components 
through economies of scale. Besides these mea
sures the expansion of building material industries 
should be given priority in the Five Year Plans so 
also research in building designs. 

3.13 There is also need to mobilise to the maxi
mum extent possible the resources of the people 
so that savings begin to trickle in from right-now 
to form, over a reasonable period, a pool of investi
able surpluses which could be channelised in hous
ing. In a low income economy savings would en
tall some restrains on consumption on the part of 
the people. To the extent consumption is restrain
ed and savings are institutionalised, the mobilisa
tion of resources with the avowed intention of mak
ing houses available at some future date when con
ditions are propitious will relieve inflationary pres
sures during the period the savings stay-out in the 
financial institutions. The small bits of savings will, 
no doubt, make a large number of persons who 
would not otherwise have been able to possess a 
house, financially house worthy. 

3.14 For the people to save for housing a wide, 
variegated net-work of financial institutions is neces
sary. It is observed that the relatively under-deve
loped countries like those of Far and Middle East 
and Africa suffer from an absence or inadequacy 
of such institutions while the advanced countries 
like the U.S. abound in them. Even where a few 
institutions exist they lack strength and vitality. The 
cooperative housing societies in India are an illus
tration in point. Reviewing the progress of housing 

. cooperatives in India, the Working Group found 
that "it had not been encouraging. Housing co
operatives numbering 6458 formed less than 2% of 
the total number of cooperatives in India and their 
membership at 3.8 lakh-was just about 1% of the 
total membership of cooperative societies at the end 
of 1960-6l.C2

)" In our country we do not even 
have an organisation at apex which might have as
sumed leadership in the field. Only five of our 
States have State Housing Boards so far established. 
The fostering and strengthening of the institutional 
and organisational arrangements is necessary to pro
mote savings for housing investments. The Life 
Jn~urance Corporation could definitely play a very 
significant role in promoting housing investment. 
Linking up of life policies with housing investment 
may produce good results. It may, however, be 
submitted that the basic issue is not how to mobilise 
finances for housing but one of creating resources
financial and material for which there, unfortunate
ly, is no short-cut. 
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Role of Housing and Building Investment in the Present-~ 
Recession*** · ; :r 

By 
Dr. S. R. K. Raot 

1 The presence of recession in certain sectors 
of the economy, amidst general inflationary pres
sures adversely affecting the envisaged growth pat
tern 'is a common experience of many developing 
countries. In India, for instance, recession is wit
nessed for sometime past, in certain vital industries, 
f>UCh as cement, engineering and steel which have 
a direct bearing on housing and building activity. 
The objective of this paper is to point up the effec
tive role housing and building investment can play 
in combating recession if more prominence is as
signed to it in the strategy of overall economic 
development. 

2. It will be no euphemism if we say that in many 
developing countries housing and building activity 
is viewed more as a social welfare compulsion than 
as an economic activity by the Governments ; hous
ing finance is considered as an unavoidable social 
expenditure. Consequently, economic plans in these 
countries are content with mere allocation of re
sources, more in sympathy than on any scientific 
basis. for a targeted number of houses/buildings to 
be constructed in a planned period. Owing to lack 
of proper coordination between · the Central and 
federal units and due to the lack of any coordina
tion between investment in construction sector and 
investment in other mutually inter-related sectors, 
h0using and building activity plan remains mere a 
paper plan. 

3. Defective institutional frame-work for housing 
investment is, to a large extent responsible for 
not only the lop-sided development of construction 
activity as between urban and rural areas but also 
for aggravating the housing problem when once the 
constraints on building activity slacken in the eco
nomy. In many developing countries building acti
vity has been. by and large, the domain of the 
private enterprise. Compared to its role, measured 
both by the size of actual investment and number 
of units constructed the role of the State appears 
to be marginal if not symbolic. Large investments 
are made in urban areas, especially in metropolitan 
towns, with a view to earning substantial profits. 
\Vith the increasing rate of urbanization and rise 
in population, pressure on dwelling units increases 
while stimulus given to industrialization by econo
mic planning leads to greater demand for office and 
factory buildings. Besides, urban real estate has 
become a convenient venue in many developing 
countries to conceal, at least in part, ill-gotten money 
through speculation, hoarding, black marketing and 
ta~-dodging. Private enterprise being "profit
onented" naturally concentrates in urban areas ig
noring the rural needs. 

4. The role of the State in the developing coun· 
hies is not significant in this regard. The increased 
emphasis focussed on industrialization, exports an4 
to a lesser extent on agriculture has resulted in 
pushing the construction sector into the dark. It 
is not surprising that in a society where man is made 
subservient to machine, industrialization ·takes pre
cedence over the human aspect of life 1 ·For in· 
stance, in India, total number of housing units COIP 
structed and investment made during the three Plans 
were only 4lakhs and Rs. 262 crores respectively.(l) 
Though the Third Plan made a provision of Rs. 121 
crores for housing, actual expenditure on this aC
count amounted to Rs. 87 crores or 72 per cent 
only.CS) The main reason given for this short fall 
in utilization is that the State Governments did not 
give high priority to housing. Shortage of building 
materials, scarcity of land especially in urban areas, 
high wages and rising constructional costs also con· 
tributed to the slackness in building activity. . 

5. The difficulties in assessing and in solving the 
housing and building problems are manifold. There 
are no agencies or organisations which systematically 
collect reliable data in . this regard; we · have 
to depend on official estimates which are very-Jew 
and on "guesstimates" which being unreliable are 
in plenty ! Studies relating to the pattern and quan~ 
tum of investment in housing and building in urban 
and rural areas and the1r impact on mutually inter .. 
related sectors of the economy have not been made 
so far. For instance, the problem of housing in 
India staggers one's ,imagination. Even on the 
modest assumption that a housing unit in urban and 
rural areas will cost Rs. 10,000 and Rs. 3,000 res
pectively, it requires at least an investment of Rs. 
30,000 crores to wipe out the present shortage in 
housing which is estimated at 114 lakhs in urban 
areas and 627 lakhs in rural areas.(') With the 
rise in population at the rate of 5.4 per cent in 
urban areas and 2.5 per cent· in the country u a 
whole and fast spreading urbanisation. the demand 
for investment in housing units will be much larger 
than this estimated amount. What has been done 
so far in this regard has not touched even the fringe 
of the problem. During the last fifteen years (195J 
1966) both private and public sector agencies had 
constructed only 60 lakh housing units involvin~ 
an investment of Rs. 2,500 crores. During the 
Third Plan period alone we find that only 60-6S per 
cent of the amount provided in the Plan could be 
utilised; as against 4 lakh houses envisaged only 
2 lakh units were constructed. Though the alloca
tion of funds for housing in the Fourth Plan has 
not yet been finalised the original figure of Rs. 530 
crores suggested -is likely to be slashed; the latest 

--~~---~----------------~----------~ t Deputy Director, Reserve Bank of India, Bombay. 
(1) The Annual Report of the Ministry of Works, Housing and Supply; 1966-67, p. ,3. 
(2) Ibid,· p. S2. 

(3) Vide speech of Shri Jaganath Rao, Union Minister for Works, Housing and Supply at the State HQ-ustns Ministers 
Conference, Madras, November 8, 1967. ' 
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arinual report of the Ministry of Housing and Sup
ply refers to Rs. 313 crrires as the likely amount for 
housing in the Fourth Plan.(') From this it is evi
dent that housing and building activity has not been 
given sufficient economic significance in the Five 
Year Plans. Mere financial budgeting cannot be a 
substitute for physical planning of housing and 
building construction. ·· · 
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-r:~ ); ,. ·, . . . . . . . 

t~1~·~h~ i~1m~erative to' recognise ~at -h~using and 
oUilding investment should not be viewed in its iso
h\tion.' .. different from the strategy of overall 'eco
,Domic ·, development· but should be ·seen as an inte- · 
gral . part of . planning, affecting and being affected 
.by :a .,developments in other. sectors of the economy. 
.:tDe predicamen·~ · that ·developing .economies under 
J>la~JJ.Ht_g -~.fa_ce ·~~ring recessi?i:l is .. mainly due to 
1gnon,ng . this Simple economiC truism. ·, So long as 
ln~ '"demand-.· pull·. and ·cost push phenomenon . is 
jit.ev'ading·: all. the. sectors of the ·economy, .the State 
,couJa;~a.tro~d -~ io· have eomplacent attitude towards 
~Oristructi6n ·.,sector. . . But with the recession hitting 
"the ; . :vital sectors~ construction· . :activity compels 
'greal:ei attention, :' ' · 
o:•· •. .. ~ .· ' ' 
~i<,j] .t1 i:: • , 1 • 

·r 'Indndia, the present recessiop. is due to demand 
resistanee., .Costs have not deClined owing to .overall 

· inflationary pressures in the economy. Hence, the 
$6lutirin'is not that s'imple as to cut· the costs and 
~hereby:.. the ·prices·· to fight the recession .. Stocks 
··are piling . up. with rapidity. in many recession hit 
~.sectors~., i For. ip.stance; cement,· which . ranks . next 
'in'dmportance' to iron and steel· as ~ developmental . 
xammodity: ·has ·at ·present manufacturing capacity 
-of : about 12. million tonne·s. Vast expansion pro-
. gramme was recently undertaken ,after its_ decontrol 
--in~ Jamiary .1966 with· a· view to attaining capacity 
:of .20-: million tonnes for the industry as a· whole 
by ;J27D-71. · At this: juncture the industry i.s ·faced 
~with·_.yecession. The off-take .. ·has been very low. 
i:Stocks•l.of d:ement stood .at 208 thousand metric 
tonn:es ·:id May 1967 as compared with 142 thou

.sand .. ·metric tonnes in May 1966;. ·.Though cement 
:·ri:lan:ufactu.rers agreed to earmark 50 per cent. of 
:-their; pr'o<luction for the Government under a rate 
~-c(:mttatt~ the' ~off -take , on Government account has 
:gone . .dowq. ·substantially to about: 30-35 per cent 
.due to ~the slow-down in implementation of public 
fseetor .prOjects.· · Because of· recession,. construction 
·activttyjn .the private ·sector· has slacl<:ened. Similar 
·is the~ pOsition· in other ·sectors facing recession. 
Ste\ckS?.bf ·pig 1ron and finished steel ·(producers) 
were '21 0 . thousand · M: tonnes ( 207 thousand tons) 
~antl: 2:40 thousand M: tonne$ (237 ·thousand tons) 
:in .April 1967 as ·compared· with 179 thousand M. 
rtO.nne$" (176 thousand tons) and 171 thousand M. 
·t.onnes {168 · thousand tons) respectively in· the 
··cbrresponding period ·of last year. In the engineer
Ing. sector; the position ·is · equiall:Y bad. Stocks of 

. diesel engines and motor evehicles were· 4.885 and 
-3,854 in May 1967 a's compared with 3.834 and 
ft,943 ·in May 1966: While production showed 
·significant increase in coal (including lignite) from 
4,385 thousand metric tons in 1960 to 6,127 thou
sand metric tons in 1967 (May), huge stocks accu
mulated at pit heads; stocks"at· the ·pit 'heads were.- ~ 
6,156 thousand metric tons in May 1967 as com-

. p~u;ed .with . 5,000 thousand metric t"ns in . Mav 
1 ;last year: Consequently expansion plans have to 

be curtailed. This in turn feeds the intensity of 

recession. The present phenomenon cannot be 
combated with isolated measures in individual sect
ors which are experiencing recession. 

7. By a judicious choice of investment in housing 
and builping on a massive scale in urban and rural 
areas, we can achieve the twin objectives of accele
rating construction activity and also give fillip to 
sectors which are hit by recession. Private capital 
being profit-oriented is likely to show resistance 
during the recession period. Therefore . the Stat~ 
can neither remain a distant spectator nor a dor
mant partner in the construction sector. It has to 
intervene in building activity and it has to do so 
effectively both in terms of volume of investment 
and functional efficacy. ·While by offering incentives 
and concessions it can give stimulus to. private in
vestment in building activity, it should· provide 
leadership and direction by directly involving· itself 
in constructional activity. • . 

7.1 Measures for stepping-up Private Investment 
Rent control legislations, · soaring urban land 

prices, high cost of building materials and rising 
wages dampen the enthusiasm and initiative of the 
private entrepreneur. The tight money conditions 
in the money market and the high rates of interest 
for borrowing do not lure him into construction 
business, especially during recession period. The 
following suggestions are made ·with a view to sti
mulating demand for houses/buildings and facili
tating larger flow of private .investment into con
struction sector. · 

( 1) In developing economies. · owing to high 
degree of illiteracy, ignorance of even the meagre 
resources available for construction purposes is to 
a large extent responsible for low dema,nd espe
cially in rural areas. Therefore it is necessary to 
establish housing advisory boards or councils both 
in' urban and rural areas which will disseminate and 
furnish_ all information regarding facilities (such as 
finance, building material, etc.) made available by 
different agencies to individuals for housing and 
building purposes. These boards/ councils should 
also be able to advise on constructional procedure 
and provide information rt\garding architects/ con
tractors whom the prospective house builder can 
approach. · 

(2) Housing is an integral part of rural and agri
cultural development. Therefore housing finance 
8hould be integrated with co-operative finance. The 
co-operative banks in developing economies should 
consider housing finance as one of their· main func
tions. ·Further, at present fertiliz~rs, ploughs, im
plements, iron railings for cards, etc. are distributed 
through co-operatives for agricultural ·operations. 
Similarly. cement and bricks which are vital for 
construction can be channelled through these institu
tions at subsidised or cost-price for genuine con
structions in rural areas . 

( 3) · In urban areas, commercial banks can· break 
fresh grounds by extending credit for housing acti
vity. In almost all the developing countries banks 
find no inhibition in rolling over credit and .extend
·ing medium term, loans. 'With a littl~ liberalization 
of the 'definition of "medium-term loan" banks can 
extend credit to housing sector,- where· unlike in 
agricultural sector, cent-per cent security is offered 
against the loan extended. When once housing -is 
recognised as a "priority sector" on par with ex-

(4) According to the Reserve Bank oflndia's estimates the likely investment of private sector in housing and build
ing in the F.Jurth Plan will be Rs. 1,870 crores, of this Rs. 1,070 crores; and Rs. 800 crores will be in l,lrban and rural 
areas respectively. 



ports, all objections of central b~nks. in these coun
tries can be adjusted through legtslatlve amendments. 

( 4) Unlike in U.K. ~d .u.s.~., there 3!e specia
l bed private sector in~htuttons. m. devel~pmg coun
tries to finance housmg. Th1s ts mainly due to 
the absence of mortgage market for ~eal estate. 
Step:; may be taken, as. has been done m the case 
of bill market in Indta, to develop a mortgage 
market for real estate. 

( 5) The growing industri~ization ~d the con~e
qucnt rise in employme~t m devel?pmg countries 
a·re accentuating the grav~ty of housmg problem. If 
not by legislative compulsiOn at least through evolv
ing a code of c~nduct, em~loyers should be ~ade 
to provide housmg for ~hetr employees, especially 
in urban areas. A certam percentage of gross pro
fils ~hould be earmarked for this purpose every year 
tor a specified proportion of the permanent em
ployees. Thus over a few years, the employers 
will be able to' solve the housing problem of their 
employees. Afterall the houses so constructed being 
as much an asset as say the factory buildings of 
the employers, they cannot be considered as an un
productive expenditure. Cement, engineering struc
tures, and other constructional materials sold to and 
purchased by su~h employers, may be ~iven. tax 
concessions. Th!s suggestion not only will gtve a 
tillip to construction activity and solve the em
ployees' housing problem but also will increase 
lahour productivity and efficiency. 

(6) Provisions regarding the use of provident 
funds of employees may be liberalised so as to in
clude facilitating their investment in housing. 

(7) Tax concessions may be given to products of 
reeession hit industries which have gone into actual 
housing activity, such as cement, steel, etc. 

( 8) In some developing countries income-tax re
bates are given on commodities like motor vehicles, 
etc. Similar rebates may be extended to houses con-' 
structed during the recession period. This will be 
an incentive to attract private savings in construc
tion sector. 
8. MEASURES FOR STEPPING-UP PUBLIC 

INVFS'f.MENT 
Massive intervention by the State is imperative 

in developing countries if the staggering housing 
shortage is to be wiped-out within 5-10 years. The 
present attitude of leaving the lion's share to private 
enterprise, especially under recessionary conditions, 
needs a radical change. In addition to !.Ubstantial 
allocation of funds for housing and building con
struction, machinery should be set up by the State 
to evaluate the progress of the activity in this regard 
in different regions of the country. It is essential 
to identify the bottlenecks and the factors that 
hantper the progress from time to time. For in
stance, in India, the absence of such a machinery 
has led the centre to blame the States for not uti
lizing fully the resources allocated to them. Second
ly, housing and building should be an integral part 
of project-planning either in private or in public 
sector. This is however being done in India by 
some public sector projects like Hindustan Machine 
Tools. Thirdly, planning strategy in developing 
economies has to be shifted substantially from ur
ban to rural areas. Given the same economic ad
vantages in urban and rural areas, industrial units 
should be located in the latter. Concommitant to 
!his will be ~igher employment and increase in rural 
mcomes wh1~~ would ~elease greater purchasing 
power to facilitate hou:nng construction. Last but 
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not the least in importance is the effective role the 
financial institution'S in the public sector can play 
in giving a fillip to housing and building activity. 
and thereby in activising the sectors facing 'reces
sion. Construction industry -should be recognised 
as a priority sector by these institutions and ade:.. 
quate financial assistance at a relatively low rate of. 
interest should be made available for housing and 
buildin.,g purposes. In case of such borrowers, be.:. 
sides giving rebate on interest for prompt payment, 
rebate may be given also on the basis of number 
of housing units built and the magnitude of invest
ment involved. This will stimulate construction 
activity. _ --··~.:.:..· .• 

The need for increased participation of insurance 
companies. either private or nationalised, in housing 
and building activity is very great in developing 
countries. With initiative, imagination and dynam
ism, these institutions can play an effective role 
in construction sector. 

Housing is an effective medium for channelling 
savings into investment activity in many developed 
countries. In developing economies it appears that 
not much emphasis is laid on this aspect in mobilis
ing larger savings for attaining a higher growth 
rate. As compared with many developed countries, 
the proportion of investment in "dwellings" to gross 
domestic capital formation is very low in deve:
loping economies. For instance, in 1964, it was 
a~ high as 27 per cent in France, 26 per cent in 
U.~.A. and Belgium and about 20 per cent in U.K. 
and in Canada, whereas it was as low as 6 per cent 
in Thailand, about 10 per cent in Malay asia and 
a little less than 10 per cent in India. 

The absence of specialised institutional frame
work for financing housing and the indifference or 
"periphery" participation of existing financial insti
tutions in housing investment are largely responsible 
for the present state of affairs in these countries. 
If institutional investors like insurance companies 
enter construction sector by employing significant 
proportion of their investment in building activity 
(for dwelling and office purposes), the savings rate 
in the economy can be considerably raised. In 
India, the Life Insurance Corporation at present is 
participating in housing activity in a limited way 
by providing housing finance directly to policy hol
ders under its "Own Your House Scheme" and 
by lending funds to State Governments and to co
operative societies for housing and building pur
poses. However, the amounts so granted are very 
meagre as compared to the magnitude of the prob
lem. 

Rough estimates indicate how small is the role 
of insurance companies in the total savings mobilis
ed in the country. For instance, life funds in India 
constituted 5.6 per cent of total savings in the 
economy and 7.4 per cent of savings in the house
hold sector in 1965-66. This clearly indicates the 
need for insurance companies to widen their activi
ties with a view to mobilising larger savings of the 
community in developing economies. Construction 
sector offers great· scope for insurance companies 
for this purpose. With their greater access to indi
viduals through their large net work of agents, 
officers etc., the insurance companies can literally 
take h~uses to prospective buyers. The following 
scheme, which was successfully experimented in 
Madras by a life insurance company before natio
nalisation, is worthy of consideration in this con
nection. 



·· Insurance companies, whether nationalized or 
private, in developing countries should embark on 
bUilding housing units. especially for middle and 
lower middle income groups, in selected urban and 
rural centres which experience housing shortage. 
1fie. sellipg of these housing ·units in order to rea· 
lise the mvestment made should be coupled with 
tho sale o£ life ~licies. Thus1 they can launch a 
scheme of· 110wn Your House' by taking a policy 
under ~hiclt a person who takes a policy of a speci
fied minimum amount will be entitled to occupy im· 
mediately\ a housing unit The value of the house 
cail be amortized over a specified period of time 
by including it in the premium. The double attrac· 
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tion of immediately finding a roof over the head and 
coverage of risk of life would boost life insurance 
business and at the same time would contribute to 
the solution of housing problem, especially in urban 
areas. 

It is doubtful whether prize bonds, taffies, etc, for 
activizing constructional activity will be successful, 
especially in rural areas in developing countries. 
The not so successful prlze bond scheme witnessed 
a few years ago in India is a pointer to this. What 
is called for are concrete measures which pave way 
for realizing houses with bricks and concrete. 



Public Housing. as a Tool for Investment and 
Welfare* -

By 

L. R. Vagalet M.s. V. Raot and J. Agnihotrit 

1. WHAT IS PUBLIC HOUSING -

Broadly speaking, all housing is public housing in 
the sense that quantitative and qualitative aspects 
of the existing housing stock· a's well -as the new 
residential construction are matters of nation-wide 
concern. However, in specific 'terms, 'Public· 
Hou~ing' implies dwellings- that are owned by the 
Central. State and Loca~ Governments or a govern
mental agency or a public body. In common usage, 
the distinction between the public and private hous
ing is drawn on the basis of ownership. _ Public · 
housing has also been defined in terms· of the source : 
of finance. It will, therefore, consist ·of dwellmgs 
whose capital cost is financed by a governmental 
agency or a public body. ·It does not include. 
dwellings which are owned by private investors or 
private profit-making organisations. . r 

2. ROLE OF PUBLIC HOtJSING IN THE, 
NATIONAL ECONOMY ' _ , . _, 

2.1 Public Housing plays a very important and
multiple role in the economic and social growth of 
a nation. It is a very vital component of ·invest
ment in the national economy. ··Public housing is 
an industry which has very great employment poten
tials. Further, it is one of the important items that 
go to make up the 'Social Overheads',. necessacy. for-
economic growth. · 

2.2 The housing industry is so large that its cOn
dition substantially affects the level of employment 
and inco[lle in the whole economy. Therefore, 
action to stabilise public housing activity is vital 
to any policy directed towards the stabilising of the 
level of employment. It is a well known fact that 
housing standards are very ·tow in India and their 
improvement is essential. The allocation .of finances 
to housing is too great relatively to its output •. The: 
housing policy which succeeds in improving :. tbe · 
standards should secure the production of more 
dwellings with the same amount or of the same 
number of dwellings with a substantially smaller 
outlay. This will have its impact on the level of· 
employment also. 

3. HOUSING SHORTAGE 

. ~.1 Inv.estment in J:Iousing has' to be considered 
m tts vaned. aspects, m the context of the housing 
sh~rtage which prevails at present in India. In 
sp1te of th.e fact that housing plays such a domi
nant role m the field of social life and economic 
growth of a nation, it is sad to reflect that India 
today suffers _from an acute housing shortage. The 
pr~s.ent Hous~ng deficit is estimated at· about 21 
mllhon of w~1~h 1~.7 million is in the urban areas 
and 10.3 million m the rural areas. · · ·-
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3.2 In discussing the shortage of housing, we_ 
should consider quantitative as well as qualitative 
aspects of the problem. Perhaps~ the most impor
tant aspect of the housing shortage is that it re-:, 
la.tes, by and large, to the housing for the low·, 
income groups, who constitute the bulk of the 
population. In a way, the housing problem of India 
i:~ a problem of providing adequate residential 
accommodation to the masses, at a rent which they 
can afford. Because, the few people at the top 
of the income-ladder are in a position to provide 
themselves with housing and often have very luxu-; 
rious and spaceous dwellings, which symbolize their 
social status aud wealth, such dwellings are often. 
wasteful of land and building materials and are-. 
unwise as an item of investment from the point of 
vjew of the national .economy. On the other hand, 
there is a very large section of the· populatio~ 
both in urban as well as rural areas--which is 
under-privileged and which needs housing of a 
modest type with at least the minimum require
ments. Their per capita income is so low and 
en1ployment so inadequate and insecure that they 
cannot -pay the •economic rent'. The gap between 
the economic rent and -the social rent is so wide· 
that the only effective solution seems to be to bridge · 
the gap by governmental subsidies, either in the 
form of capital subsidy or rental subsidy. How
ever, neither the Central Government nor the State · 
Governments have adequate resources to subsidise 
housing on such a vast scale. It is, therefore, neces
sary to- explore other means of bridging the gap. -.. 
4. THE INVESTIBLE· RESOURCES 

4.1 The present, over-increasing shortage of· 
housing. in the face of the colossal need, is due to . 
the fact that the physical and financial resources 
which our country can afford to divert to invest
ment in housing is far too inadequate, compared 
with the magnitude and complexity of the problem.· 
In those countries which have advanced and highly 
developed economies, the high •capital-output 
ratio', which characterises the housing industry, sets· 
a discount on investment in housing. But m a· 
country like India. where economies are not fully 
developed1 investment in real estate is no doubt 
possible and attractive; in the absence of other 
forms of more remunerative investment. However, 
the quantum of total investment in housing-parti
cularly in the low-income group housing-is too 
meagre to have any significant impact on the natiO· 
nal housing stock. Further, whatever little invest• 
n1ent is made in housing, it is in the housing for 
h:gh-income groups. which pays rich dividends. 
Private enterprise is shy to investment in the low 
income·group housing as it is not as remunerative 
as high·income group housing. 
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4.2 in a cieveioping country like India, which is 
striving to break through the colonial pattern of 
economy and age-old inertia, there. is not only a 
chronic shortage of investible resources but also 
investment in housing has to compete with other 
fields of investment which are more remunerative 
and hence more attractive. In this competition, 
housing gets relegated to a low priority. Further, 
inv.estment on _ho"!lsing has a high. 'capital-output ... 
ratio'. Moreover, 1t does noC have much 'growth- ·· · 
potential'. No doubt, housing satisfies the ·basic 
human . need f9r shelter and indirectly affects ' the 
ciliciency ·of labour and reduces many social costs,· ... 
but· it will not· create further investible surplus •. It: 
will not 're-produce' or 'multiply' itself economically,~ 
in: _the .:sense tha,t a steel plant or _a. cement .factory 

economic plan. which stipulates the volume of house 
construction to be carried out by the State and 

· the -construction tasks to be performed by private 
indi~iduals using ·their own resources. A good 

: •. ~ ' cx":mple is found in the five year plans of India 
· ·· whtch lay down the Housing Policies. 

or a hydro-electric project may do. : . · 
' ;: ... ' ' : 

• ~ ' J: . 't I : 

: '4.3 To · overcome ·.these intrinsic. difficulties · in 
investment of capital, we have to devise short-tenn. 
a~ well . as long-term. methods. ·. The problem :of 
making · adequate provision for housing in urban 
areas is so stupendous in its magnitude .and complex 
in nature that .short-tenn_measures and. ~hort-range. 
policies alone cannot solve the problem entirely. and • 
satisfactorily. : The ~:eal solution lies. in. procuring 
adequat~ finances by·. long-range policies; and long..:. 
term ~ measures.: both in the urban . as: well as ·the 
rural areas, and also in the pu.blic as- well ·as the· 
private .. sectors. · · . : ,, . · : :: ~ ·. 

. ~ : . ~ 

5-•.. "PUBLIC CAPITAL. -'INVESTMENT .. ~: 
;, , , . ._. r • #; ; 1 •• 

.. .... ~ 

: . .,.· 

·,_ s~1 Public capit3.Ii:·investment · in· housing: 1s a. 
measure. in .the· firsf place, · of the e~tent to which · 
public bodies· . eonstruct qwellings. Public construe_,..· 
tioil is· undertaken· so as to ensure :that· the. blost 
~r~e~t ~oci'll needs are satis!J.e~ at ·a {>roper or~er ~ 
of pnonty~ and that. the public mterest .Is safeguard.,, 
ed · in the expenditure 'of·. capital and ~f subsidies.· 
Frequently, house construction ... is ·also'· a natural 

. corollary of the provision of other sem.ces by pub-
lic bodies; · · · · · · · ·· ' · · ' · · · · · 

5.2 Public investment in housing ·is :a. measure of 
the extent to which the volume of savings available 
for long-term lending is inadequate. ,and bas to 
be· supplemented by public borrowing . or· ,by . taxa-. 
tion. 'The ·encouragement of a higher leve1 ·of. sav-: · 
ing ·is ~·mainly a question of general .economic . 
policy, but · specific measure.s adopted in the hous
ing · sphere have included . the improvemeQ.t . of 
s~curity: pf private :mortgage loan~ by p~blic insu7' 
ranee or guarantees and the granting of mcome.;.tax 
concessions · on capital lent at long . terin for hous- · 
ing, whether directly ·or t? mortgage inst~tutions. 

6. MOBILISATION OF RESOURCES 

:-1 .'6 .. 1 It is evident that the key to· the problem of 
housing finance is to mobilise. to the maximum 
extent possible, the resources of the masses. so that 
the investible surpluses or savings may be diverted 
to · housing. This can be achieved by creating · a 
.s~itable 'environment'. The environment may be· 
created by providing a net work of housing finance · 
institutions, such as Housing Finance Corporations, 

, Hcusing Co-operative Societies Industrial Labour 
Housing, Savings Banks, Mortgage Banks, etc. ·1n 
other words, the Government cannot hope to solve 
this complex problem by its own efforts but has to 
set in motion a system of 'multiple-incentives', con- · 
ducive to the growth of housing finance. Thus in
stitutional finance have to be mobilized for hou~ing.-. . . . 

f . . .. 

6.2 .In India, we have very few institutions of the. 
t}rpe mentioned above, which continuously generate' 
capital for investment in housing. We have not. · 
established Housing Finance·Corporations even now·.· 
The few Co-operative Housing Societies which exist 
lack strength and vitality. It is true that thes~ finan
cial institutions do not create any surplus~ but their 
existence does provide an incentive to the commu
nity to save, whatever they can, and invest it in · 
llousiilg. ·Such institutions help to mobilize the re-: 
s~utcest; however. sm~ they may be, which. othe~-
WlSe. liught have remamed dormant. , 

i .. SOURCES OF 
INVESTMENT 

CAPITAL IN HOUSING· 

7.1 There are several sources of capital invest
ment in housing. The number and variety of finan
cial institutions. which often stand between the 1n.: · 
vestors and property owners is great. The various 
sources of capital investment in housing may be 
clas~ified into four ~road categories namely (a) . 
voluntary long-term mvestment (b) investment by~ 
ln~rance ~ompanie~ (c) Inves~ent by . Banks,. 
whrch receive deposits (d) Taxation and compul- .. 
sory savings (e) Contribution from the Bank. of 
Issue .• 

. · 7.2 In so far as the investment in public housing 
IS concerned, the last four sources play a significant . 
role in capital formation for house building. By 
investing their reserves in real estate, Insurance 
Companies have played a significant role in housino
in many countries, such as the U.S.A. Sweden and 
Swit~erland, where insurance (particularly life in-. 
surance) is highly developed. It is estimated that 
nearly one-quarter of the reserves of the Swedish 
Insurance Companies is invested in buildino- and' 
these companies are prominent among purchasers 
of · mortgage bonds. · , 

· 5.3. PubliC. investment in. hO\}Sulg . also. COnsistS; 
of· funds .borrowed ·by pqblic authorities ·from 
private credit. institutions; in this .case public ·.autho-·. 
rities are -not augmenting the supply .of capital al-,: 
ready ·available, but· merely redirecting it. ·This is. 
riot. only done ·by public, authorities themselves con
structing dwellings, but they· also · act as lending 
agencies. for private constructipn. The reason for 
the latter procedure is that, as a rule, the terms 
o.n, which. private credit is a~ailable are. such t~at: . 7.3 In. almost all countrie~ of. Europe and Arne-· 
a modern dwelling cannot, without pubhc financ1al nca, Savmgs Banks are active m financing public 
aid~ be provided within . th~ means of th: average as w~~ as private housing. However; the terms and_ 
working-class income, and m many countnes where --- -~ndit10ns yary from country. to country;. depend-
credit is particularly dear or earnings low. The mg' upon the structure of the banking system and 
volume of investment in· public housing is govern- the law of property, etc. in each country. By and 
ed by the national economic and social policies of t""·:. large. savings banks seem to supply the bulk of 
the Gwernment and is laid down in the national "'· · ' the capital required for housing. 
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7.4 The increasing intervention, in most coun- ~uhlic housing policies. depend· principally on finan-
trics, of the Central, State and Local Governments c1al support from pubhc authorities in the form of 
in the financing of public housing has resulted in subsidies and credit f<~:cili!ies. . In ~ecent years, there 
Taxation as one of the methods of raising finance. bas .been, a gradual shift m the at~Itude and thinking 
This method has been in practice in West Ger- ot the .· Gover~ment from one of indifferenct= 
many, France and Italy for several years now. In ahd inactivity to. one of .inithitive and· activity' in 
general, it may be said that in many countries th_e field of housmg. There is a general awareness · 
voluntary long-term investment in house building ~r the need for ~ sound housing policy.· Housing 
is decreasing whereas direct or indirect investment 1~ no longer con~Idered as a field to be left exclu-
in public housing by governmental or semi-govern- sively to the pnvate enterprise.· It is recognised 
mental organisation or public bodi'es is expanding. that housing must be first provided to the most 
The financing of housing by inustri~l undertakings·--- ·- needy. It is a matter of direct and active. interest 
as employers of labour has also been steadily to ~he Governme~t •. as it c~mstitutes an important 
increasing in many countries with highly developed _ . . s~Ial welfare activity. This has resulted in the 
economy. India also has initiated such a policy~··· fcrmulation of certain housing policies over the 
In many countries, housing is largely financed by . ~ast -~ew years .. 
public funds, in which case, it is usually the general · 
reserve of the treasury (taxes, borrowings, 1oreign . . 
aids, etc.) which are used to cover loans, advances· 9,2· The first. Five Year Plan of. Ind1a accepted 
and capital subsidies. In such countries public . ··. _that ~he Centra! Governm~nt ~as directly concern
finance predominates over private finance in resi- · ·. . ~d With the su~Ject o~ ho~smg m. general, that hous
dcntial construction. · · · · 1~g was a social obhgat1on, which had to be. pro

'1 V1ded first to those who had the lowest income that 
8. INSTITUTIONAL FINANCFS FOR HOUS. 

· lNG 

8.1 It is difficult to conceive of the public sector,. 
in the present circumstances. financing in its en
tirety, the construction of dwellings needed to 
overcome the acute shortage of housing in India. 
It Is, therefore, necessary to consider ways and · 
means of mobilising, private capital for the purpose 
o( "bouse building. especially for the middle and 
higb income groups. , Even this mobilization will 
have its limitations, as the role which 'private sector · 
can play in various fields of development ·lias al· 
ready been taken into account in formulating our 
five year plans. The fact that the private capital 
h not unlimited and that there is a ceiling to· private ... 
savings automatically restricts the role that private ·· 
enterprise can play in relieving the housing distress; 
It is, therefore, necessary for the Government to 
promote public housing through institutional finan-

the private enterprise was not in a position to do 
the job, ,and th~refor~ the G~vemment had to inter
vene and provide smtable houses to the low-iricome 
group. , With · this object in view the industrial 
housing scheme and the slum· clearance scheme. were 
evolved: . In t~e Second Five Year Plan the scope 
o.f _PUb~~c hou~mg was. enlarged by undertaking sub
Sidised mdustnal housmg scheme, low-income group 
~ousing scheme, slum clearance and sweepers hous
mg ·schemes and the ~iddle income 'group housing 
scheJ?e, .etc. 111 the Third Plan the scope . of public 
housmg has further been enlarged by increasing the 

'- · outlay ·and also : by taking. up housing· schemes 
which will essentially cater to the needs of the 
lowest income groups, viz .. , low-income. group hous

f: i!lg dock-laboJJr housing, ~!urn clearance, planta-
tion labour housing, ett. · · ' · 

' ., 

ces. For instance. in U.S.A. various institution~. 
suth as Savings Banks, Federal· Savings and Loan~ · ~: 

10. SUGGFSTION 
"". (! .. . . ' - 1 ·.' #: 
10.1 From. the. for~going discu.ssion it.· is e~ident 

that ·there is need at present for public housing to 
be undertaken on a large scale by the Central . State 

Associations. Insurance Companies, . Buildin,g and 
Loan Associations, Mortgage Associations, etc. in:. 
vest in Housing. The main purpose of these insti
tutions is to protect the house builders. The Fede
ral Government of U.S.A. assists these institutions 
through a system of Chartered Federal Savings and 
Loan Associations. Federal Savings and Loan Insu
rance Corporations, etc. 

8.2 The basic principles involved in financing 
public housing through institutional finances is to 
under-write private risk. public credit by means of 
insurance, setting up credit and market reserves 
and indemnifying lending institutions in case of 
mortgage loss or default. It is only then that it 
will be possible to attract capital which is other
wise shy of entering housing finance. 

9. NEED FOR A PUBLIC HOUSING POLICY 

9.1 Public housing as a state policy has develop
ed very well in Europe, United States. Canada, 
Australia and many other countries. In these 
countries public housing policy has been responsible 
for a substantial proportion of house building acti
vity for the past few decades. In fact Public Autho
rities who own and build dwellings have become 
an important source of supply of housing. Empha
sis is however, placed on the provision of dwellings 
for the low-income groups whose needs bad hither
to been inadequately met by private enterprise. 

· a~d _Local Govern.ments, .. semi-governmental' orga
msatJOns and public bodtes, to relieve the acute 
housing shortage. One of the first moves in this 
direction should be to establish 'Housing Finance -
Corporations' in all the States and also in the Iarae 
citi~s and towns. with a vie~ to mobilising funds by 
van~us means and from vanous sources, for public 
housmg. 

10.2 It has already been stated that a vast majo
rity of the households in India are able to pay only 
the social rent and not the economic rent and that 
the gap between the two can be bridged only by a 
subsidy. The quantum of subsidy which the Gov
ernment can afford to pay being limited, other ave
nues have to be explored. One of the methods 
suggested is that the Housing Finance Corporation 
may invest a portion of its funds in housing meant 
for the high-income group· and the upper middle 
income group and charge them commercial rent 
and the excess profit derived may be ploughed back 
into housing meant for the low-income groups to 
serve as a rental subsidy. This will not put undue 
strain on the high-income and upper middle income 
groups; at the same time, it· will enable the housina 
authorities to charge 'Social rent' to the low-income 
groups. 

l ... 



_ J 0.3 A scrutiny of the sample studies of invest
ment in and return from housing in the private 
sector, included in the Appendix shows that private 
investment . in housing for the higd income groups 
is very remunerativ~ in Delhi. The return is as 
high as 15% to 20% on the capital invested. Jn 
most of our large cities and metropolitan areas, 
there is considerable demand for housing for the 

\ ·-· \ 

higher-income groups. Provision of such dwellings 
by a Public Housing Authority will, therefore, serve 
a dual purpose; it relieves the housing shortage to 
some extent and at the same time enables the 
Housing Authority to subsidise the low-income 
group housing. Though, this method has certain 
political and economic implications, it is well worth 
exploring. _ _ • · 

-~ 

APPENDIX 
. r 

Comparative Statement of Investment and Return on Housing in Private Sector in New Delhi . .. . . . -

Locllity Area· of Cost or Floor: Cost of. Rent per Expenditure Annual Remarks 
-, the plot the land ': area or .. - the build-· month on tax and net re-.... 
. - ' in sq. m. In Rs. the build-· ingin Rs .. . U! Rs. maintenance tum 

.ing in sq. · per annum 
m. inRs. 

" 

Golf Link • 313:54 12000 ·, ! •• 63000 1100 1100 13% • • 

Golf Link. 313·54 12000 
....... 

78000 1500 lSOO 14·5% . . . ' . •• 
Golf Link 313·54 12000 ' 68000 . 100() 1000 11·25% . , • fflr. • • 
JorBagh .. . . 313·54 14000. .~ - 64000" > 1050- .JOCO 14% .. 
: : ' 

. 
pereitce Colony 271·73 toooo·. ' ~.sooo 

. 1050 1000 14·5% . . , •• ' .. • > r·· 3600o.: ·tooo · ~iplomat~~ Enclave: 313•54 r4000 950 17% . .. 
-KarotBas~t . - 344·44 8000. 297·28. . 51200 - · .. 850 ,: 900 16% Rent fixed 

. ' in theyear 
1953 . 

. . 

~241·,4. 19~5% Karol Bagh • • .. 183·94 6600 .4SQOO 900 900-- • • -·?'- .. 

East Patel Nagar . 142·14 3400 167·32 . '-28800. 500 soo 17·6% Rent fixed .. - ., in the year . -
. . . " 1959 '· 

EastPatelNagar .• 142·14 2050 176·59. • > 27000 520 500 19% •• 

East Patel Nagar .. 142·14 3400 -·- 83·6~ ·, . .1.4000 280- 300 17·6% •• 

--· 
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l\'1 ortgage Finance and Mortgage Insurance_ of· Housing** 
By i } 

Dr. s~ K. R. Blzandarit. 
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1. CLASSIFICATIO~ OF FUNDS 

1.1 If we wish to approach the task of raising 
funds for housing in a sound way, then the first 
thing is to know something about the supply of 
funds; the factors affecting the flow of fundS for 
homing have to be properly understood. 

Funds may be basically classified as External and 
Internal depending on the source from which they 
are generated; the former coming from companies, 
financial institutions, governmental agencies, etc., 
that i~ from outside that particular enterprise
whether an individual one or group effort. while 
the ir>ternal funds represent the resources of the 
indi,·idu3l or group itself. We are not at the mo
ment concerned so much with the internal funds 
(though they are an important and basic socrce of 
housing finance). The basic factors affecting the 
supply of external funds may be grouped as (i) 
Sa\·ings (li) Interest rates (iii) Price levels and 
(iv) Taxation. \\'ithout going into the details of 
the bearing of these factors on the supply of exter· 
nal funds, let us examine the sources of funds and 
the different types of funds. 

1.~ The major sources of funds are : (i) Savings 
of private indi\•iduals (ii) Savings of individual 
businesses which cannot be employed profitably in 
tl1dr own business and (iii) Savings of the public 
which have been ch:mnelised through institutions 
like insurance companies, banks, investment com-
panics, etc. {iv) Funds from governmental agen
cies. 

1.3 The next thing to consider is the different 
types of funds and the methods of raising them. 
They may be considered separately for sole-owners 
and partnerships on the one hand and for corpo-
rate bodies on the other. , 

(a) Types of Funds for Sole-owners and Part4 
.~Urships : 

(i) Proprietors' Capital; 
(ii) 'Mortg:1ges'-a legal conveyance of the 

property to the mortgagee (or the lender); 
(iii) ·Loans on Bills of Exchange and Promis· 

sory Notes'-which provides an accep
table evi~ence of debt though it provides· 
no secunty. 

(iv) 'Guarantees'-an undertaking given by a 
person to pay a debt due by another in 
the event of his default. 

(v) 'Hire-purchase'-\\1lerein the property 
purchased does not pass to the buyer till 
the fulf payment has been made to the 
seller. 

(\i) Bank finance (includina financing by other 
financial institutions}. o 

2. 

. . 
(b) Type of Funds speciaJJy available to Corpo. 

rate bodies (including joint Stock companies 
and Coooperative Societies): · • · 

(i) 'Shares'-(equity, preference and. others~ 
representing proprietors' capital. , . . , 

(ii) 'Deben~·-. (including'moftc.aa&e deben~ 
tures) mterest on ~ese fundS being a tax 
deductible expense, -~ they gi~e a . c;ertain 
amount . of ta.~ advantage. , . : ~ ~ ; . : ... : . ;; 

CHARACIERISIICS OF HOUSING FI· 
NANCE , • :i .: : ··n 

~ . . ~ "' ... ~ f t l 

2.1 Investment in hoUsing, like most- follDS. of 
investment, has been financed by a combination of 
internal and external funds. However,· the capital 
funds that enter the residential sector differ subsfan.. 
tially in character from the funds which ·finance 
other capital sectors. Firstly, the bulk of housing 
investment (excluding direct investment by Govem· 
ment) represents the purchase of a consumer 
durable, . with the. closest approximation to intemal 
funds represented by llown payments. and· extemat 
funds for the most. part supplied bj oorrowing. on 
mortgages. Decisions as to the type of funds or 
more likely, as to the relative proportions of . both 
type of funds (internal and external) that are to 
be used, are not based on the same . determinants 
as are business decisions. In the acquisition of new 
houses, the choice is. largely determined by the 
liquid assets (or other holdings convertible to liquid 
assets) of home purchasers and by the maximum 
amount obtainable from mortgage lenders. The 
relative costs of different types of funds compared 
with aniticipated net yields, which are 's0 very 
important in business financing. are of 'less impor~ 
tance · in the choice· between internal and· external 
financing for acquisition of ·new housing facilities. 
Income ~ considerations, which enter signifiCantly 
into business decisions on the type of funds used, 
also have less influence in determining the proper .. 
tion of borrowed· funds in the financing of new 
houSing construction. · · 

2.2 A more important difference is that the in
ternal funds used for the acquisition of new resi· 
dential real estate are almost entirely derived from 
the personal savings of individuals or groups of 
investors and almost never (even in the case. of 
large rental properties). from depreciation reserves 
accumulated in the operating of existing {'roperty. 
\\''hile all residential structures are depreciable as· 
sets and while depreciation is an important tax 
consideration for the owners of income property, 
from an investment point of view depreciation funds 
are intentionally accumulated by the owners of 
residential houses with the object of providing for 
the replacement of worn. out or obsolete assets. 
Demolished or deteriorated structures are replaced 
generally not by the current owners but by other 
inYestors. · . , . . . 

'' . 
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2.3 Any analysis of internal sources of capital 
funds in housing investment would require an ana
lysis of the use of personal savings and personal 
holdings of liquid assets; this is subject outside 
the scope of present discussion. The sources of 
external funds. on the other hand, are limited chiefly 
to the mortgage market (including . the Govern
ment). Unlike customary practice in most of the 
other industries, external funds for residential real 
estate are 'pbtained only in the rarest· instances 
throu~h public share issues (though co-operative 
societies do raise some funds-a very small part of 
course-through ownership capital-share capital and 
deposits from members) and only somewhat less 
rarely· through non-mortgage borrowing. No data 
is available even in the advanced countries to indi
cate the-· amount· of the latter and even in those 
cases where it is. there it is of a temporary charac
ter. 
. ' 

Thus it is clear that mortgage financing is one 
of the most important sources of housing finance. 
We can now examine the various types of mort
gage financing, the tei'Il)s on which they are taken, 
the agencies participating in mortgage financing and 
the part they play in housing finance. 
. 
3i MOllTGAGE FINANCING 

·. 3.1 As. stated earlier, mortgage Is a legal tech
nique whereby the borrower transfers possession 
(and/or hire) in his property (which may be land, 

·buildings, plant and . machinery, shares and secu
rities, gold and jewellery or any other property) to 
the lend.er as a security against the loan agreed to 
be taken by him. Loans taken for the purpose of 
buying or. building a house are generally secured 
through a mortgage on the land and house to be 
bought~ or built. The idea is that if the borrower 
ddaults the lender gets a right to dispose of the 
property and realise.· the amount of principal and 
interest. ~ Since the lender does not have to run 
the risk of losing· the money lent by him he will 
be prepared to grant the loan at' a lower rate of 
interest than what he would like to charge if the 
loan was unsecured or which he would. not have 
granted at · all. Thus mortgage is a financing tech
nique which safeguards the interests of the lender 
on- the one hand and on the other hand it makes 
it easier for the borrower to raise funds and re
duces the cost of raising them. 

. -

· 3.2 Mortgages may be first mortgages or junior 
mortgages. A first mortgage involves a prior charge 
on the property, i.e., if the mortgager defaults the 
first.mortgagee ·straight off gets a right to the pro
perty mortgaged. In a junior mortgage, the mort
gagee does not· have the first right. he has to wait 
for the settlement of his claim till the prior mort
gagee/ s has secured his payment in full. Thus it 
necessarily implies that the property has been mort
gaged to two or more parties each having a 
right · before . other. Junior mortgages will arise 
only when more than one loan has been raised on 
the- security of the same property. But the total 
value of all the loans raised will still be less than 
the value of the property mortgaged. Since the 
junior mortgagee runs a greater risk than the first 
mortgagee, he will invariably charge a higher rate 
of interest than the first. A large bulk of mortgage 
debt is represented everywhere by first mortgages. 

But when property values rise faster and rental in
comes increase (as it happens in large and develop
ing cities) there is a tendency to raise further funds 
through junior mortgages. For instance, during the 
twenties there was a large increase in junior mort
gages in the United States, which resulted in 
over-financing and led to speculation in real estate. 
Instances could be found where housing corpora
tion~ raised almost 100% of the value of the houses 
through mortgage loans. As a matter of public 
policy Government should discourage much junior 
financing. · In order to make housing operations 
unspeculative it is absolutely necessary that the 
owner puts a part of the cost of the house out of 
his own funds, before he becomes entitled to a 
mortgage loan. 

3.3 A leading authority on corporate finance has 
observed that "all things considered, there has been 
no field of promotion. encouraging ostensibly legi
timate enterprise, so riddled with graft, deception 
and duplicity as the promotion of real estate cor
porations. C) This has happened to· a limited ex
tent in India also. The case of Delhi is very perti
nent. Many real estate companies have been floated 
on such bases. Mortgage loans, whether first or 
junior, may further be guaranteed or insured or just 
clean mortgages. In order to encourage housing 
operations Governments have started insurance and 
guarantee schemes under which the security of the 
lender is further increased. In accepting housing 
property as mortgage security the lender runs a lot 
of legal hazard due to likely defects in the title of 
the borrower. Banks, life insurance companies, co
operative societies, savings and loan associations and 
other agencies are not prepared to assume the legal 
hazards involved in real-estate mortgage financing. 
But if some Governmental agency or an insurance 
company guarantees the repayment of loan by the 
borrower the hazards disappear. A guarantee and 
an insurance scheme are not very much different 
except in form. An insurance would enable the 
borrower to get payment immediately he gives notice 
to the insurer of default on the part of the borrower. 
'whereas under guarantee schemes there are 
some more formalities. In the United States insu
rance and guarantee schemes were sponsored by 
the Federal Government during the thirties as a 
part of the 'Rooseveltian New Deal Programme'. 
Special agencies have been set up for the purpose 
and the Federal Housing Administration ensures 
that the loans granted by financial institutions were 
repaid to them on time. The veterans Administra
tion also guarantees the loans granted to Veterans. 
This has resulted in increasing mortgage financing 
appreciably. The total mortgage debt in the United 
States, which stood at little over one billion dollars 
in 1890, went up to 6 billion dollars in 1920, in
creasing at an annual rate of $165 million. But 
from 1920 to 1940 the period during which insu
rance and guarantee schemes were introduced, the 
growth was much faster, viz. $250 million a year, 
the outstanding debt having gone up to about $11 
biJlion. It should also not be forgotten that during 
this period property values had been very low, the 
total market value of mortgaged properties had gone 
up by 50% only, i.e. an annual growth rate of 2.5%, 
compared to a growth rate of more than 4% in the 
case of mortgage debt 

The figures presented by a survey of residential 
finance conducted in the United States by the 

1. ArthurS. Deuring, 'Corporate Financial Policy', Vol.l, p. 502. 



National Bureau of Economic Research in 1950, C), 
revealed the part mortgages are playing in the 
financing of housing projects in that country. The 

Total No. of Properties • 

Number Reporting • 

Total Value-mil. • • • • • 

Total Debt. mil. • • • 

Average Value 

Average Debt • • 

% Total Debt to Total Value 

We find that even in 1890, when the number of 
small houses was about 8 lakhs, 39.8% of their 
total value was represented by mortgages debt. 
During the next six decades there was a substantial 
increase in housing activity. The growth in the 
number of houses was no doubt due to the increase 
in the national income of the country and the gene
ral increase in economic prosperity, but the fact that 
the debt-value ratio went up to 52.3% in 1940, 
dearly reveals the increase in the importance of 
mortgages as a method of financing. The figure 
of 1950 (42.1%) is really not comparable because 
during this period there was an abnormal increase 
in property values (10.6% annually over 10 years). 
The average mortgage debt per unit has been con
stantly increasing-it has outstripped the increase 
in property values in the U.S.-whereas there was 
an increase of 214% (1890 to 1950) in average 
debt; the average value per unit has increased by 
197% only. 

The survey also revealed that the loans granted 
by the Governmental agencies bore a much higher 
percentage of the purchase price of the property 
than those granted by financial institutions or indi-

. viduals. Similarly, the loans which were subject 
to federal insurance, or guarantee were larger than 
the clean lo~ns. Not only has average size of mort
gage increased, but it now bears a larger pro
portion of the value of the property, because 
the risks have been considerably reduced. 

3.4 Classification of Mortgages.-There are 
different ways of distinguishing mortgage debts, de
pending upon the tenure of loan, the rate of 
interest it carries, the debt-value ratio, its 
amortisation and other practices. 

3.4.1 Term of Loan-Mortgages may be for 
small periods of 1 to 5 years, or they may be 
medium-term !~ans of 5 to 15 years or long-term 
loans. The trend has been to shift gradually from 

2. Ratcliffe and others, "Residential Finance, 1950." 
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following table gives the market value of property 
and outstanding mortgage debt from 1890 to 1950 
in. respect of one to four dwelling properties : . 1 . . ~ 

1950 1940 1920. 1890~ 
. ' 

• 8,287,999 4,804,778 . 2,855,117 807,93 

8,251,815 4,474,361 2,735,668 N.A 

• 80,185 21,043 14,099 . 2,63~ 

I . 

i•. 

• 33,754 10,999 6,000 -. ~' 1,040 

9,675 4,703 4,938 3,250 

• 4,073 . 2A58 2,103 11,281 . 

42·1 52·3 42·6· 39 .. 
j 

smaller to longer term loans.· The tenure under 
government programmes is invariably longer than 
in others. In 1950, 1 average term for all mortgage 
loans in the United States was about 12 ·years, 
whereas that under federal programmes was 20-25 
years. The commercial banks (which it would be 
observed later have become an important source 
of mortgage finance under the impact of Govern
ment guarantee schemes), lend for smaller terms, 
and so do individuals. The Life Insurance Com
panies also lend for fair & long terms. The medium 
term of mortgage loans in 1934 was S to 14 years, 
which went up by 7 years by 1950. In the U.K. 
too, because Governmental ·agencies ·grant long
terms mortgages the average tenure has gone up. In 
India, the average tenure of mortgages has· gone up. 
It varies from 20 to 30 years under Government 
schemes and in most cases it is · 25 years. The 
Life Insurance Corporation ·of India, which has 
entered this field recently, grants loans for 25 to 
30 years. There is no data available to show the 
average tenure of other mortgages. It has ·also been 
found that the tenure of loans on rental properties 
is longer than on owner-occupied properties. · 

3.4.2 Rate of Interest-Then mortgages may be 
high interest mortgages or low interest mortgages. 
In Germany the rates on mortgag~ loans ~e us
ually high, wh,ereas they are fatrly low m the 
United States. The National Bureau Survey of 
residential finance in U.S.A. revealed that the rate 
of interest has displayed a well-defined downward 
trend. Whereas in 1890, 41% of the debts carried 
more than 6% interest, it was 20% in 1920 and in 
1950 only 3% of the debts carried an interest of 
6% ~r more. In ·1890, only 1.7% of the loans had 
less than 5% interest, in 1950 over 45% of all 
mortgages carried less than 5% interest (more than 
25% were taken at less than 4% 1nterest. Then 
again, for obvi.ous reasons the rate of inte~est on 
rental housing ts usually lower than on housmg for 
owner occupation. 
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3.4.3 Amortisation-Mortgage · loans may either 
be. repaid in one instalment at the end of a fixed 
period; when it is termed as a straight or unamor
tised mortgage, of periodic re-payments may be 
made by the mortgager. The periodic payments 
may, either be made regularly over the period of 
the· loan. say monthly, quarterly. half-y·early or an-

_nually .. or they may be made at the sweet will of the 
mortgager. Mortgage loans may be fully amortised 
or partially amortised. It is common experience 
that the mortgages generally :prefer regular pay
ments of \miform amounts. The Governmental 
agencies and institutional lenders usually insist on 

I regular re-payments arid • ihese amortisation termS • 
arc a regular feature of loan agreements. Non- ' 
payment of t~e .instalment ,due may, .3f1d u~ually it 
does, involve payment' of 'penal rates c;>f mterest. • 
The inclusion of. amortisation terms makes the loan 
ntor~ attractive t~ the, mortgagee ;and it im~ses . 
lesser burden of mterest charges on ·the mortgager 
because the interest is generally charged only on 
~he balance due. In. those places where house .{ents . 
are high, the. instalment (which includes repayment 
of interest and part of the principal) may be equal 
to·~r even less than the ~{ent that :m:ay be pay.able • 
for the house if it was not owned. This results in 
the building up of property at the end of the loan 

: ~period, without much burden on the owner. · The
realisation of the advantages of fully amortised 
loans has led to an increase in the proportion of 

·, amortised loans. . In the United States, for instance, 
1 in. 1950, 85%. of· the loans were fully amortised. 
: 8%: partially amortised and . only 7% unamortised, 
, whereas in: 1940. the unamortised loans were about 
d 8%. . Special surveys carri~d out in different cities 

··in; the. U.S. revealed that in 1934 the unamortised 
loans were a niinim.um of 20% in Providence and 

. as high as 41% in Minneapolis. By 1950 in most of 
, the large cities ,the percentage had dropped below 
.. 5%) (being as low· as 0.2% in Seattle). This move 
; away from straight . mortgages got underway in the 

1930's :on. tbe initiative ·Of Governmental agencies. 
· For· iD.stance, the House. Owners' Loan Corporation 
· converted all delinquent mortgages into fully amor
. ti~ed ones and in ·1934 the .Federal Housing Admi-

nistration· made· full amortisation compulsory. In 
j ,India, . all the housing loans granted by the Central 
·and State Governments~ the L.I.C.--and the Co-ope
rative institutions are fully amortised and usually 

~ .~arry ~penal. rates of ·interest for delinquents. The 
administrative arrangements for · the collection of 
instalments · on .loans granted to Government em
ployees are very simple, viz. monthly deduction from 
salary in India~ But those for others are not so 

. satisfactory. The loanees have to undergo consi
, derable, trouble and harassment in depositing the 
instalments due from them. The procedure for the 

· collection of instalments could be very much simpli
.. fi¢d if the receiving agencies open special bank ac
·: counts , and· accept cheques or drafts from the 
· loailees, instead of insisting on cash deposits in 
~_.Treasuries through. the inconvenient method of pre
' authenticated treasury-challans. 
.... '.;; . . \. 

· . '"lbe . chief advantage in having fully amortised 
. loans lies in the fact that they pro~ide a revolving 
fund in the hands of lending agencxes so that they 
can continuously increase lending operation~ with
out putting in addition.al capital .funds, wl¥ch are 
in any case so scarce tn developmg countnes. In 
course of time the schemes can become self-financ
ing because the entire reve!lue. capital repay~~nts 
and interest, can after meetmg expenses, be utilised 
for granting more loans. 

3.4.4 Debt-Value Ratio-There is no unifonn 
practice as far as the proportion of the loan to the 
value . of the house is concerned. There may be 
very large variations in such debt-value ratio~ 
ranging from 20%, in the case of several large 
rental buildings constructed in large cities to 40% 
in the case of loans granted by some individuals. 

· The ratio is directly related to the amount of risk 
the lender has to take. Generally, high debt-value 
ratio loans will be those which are (a) fully amor-

• tised (b) guaranteed or insured and (c) which carry 
a higher rate of interest. Then again, it will depend 
upon the agency or institution granting it. Since 
Governmental ·agencies grant such loans for en
couraging house building an_d they also have im
mense powers of recovering their dues, they grant 
11 faitly hJgh portion of the cost of construction as 
loans. In India, the ratio on Governmental and 
povernm~nt-sppnsox:;ed lpans is 80%, though in 
actual practice it may only be 60 to 70% because 
cost of construction usually increases after the grant 
.of loans. . Since real estate .values are subject to 
large fluctuations, it would not be a very sound 
policy to have · a very high debt-value ratio. The 
.present ratio of 80% should be considered to be 
the maximum. This is also necessary to ensure 
the maximum amount of house-building. Public 

· funds should not be a substitute for private funds 
but they must be a method of drawing out private 
funds for productive purposes. In no other field 
of private activity, can public funds play a more 
important role in attracting private investment than 
in house-building. The Government funds should 
not be utilised for loan operations only but also 
for guaranteeing loans that may be granted by 
other agencies. 

3.5 Sources of l\lortgage Finance-Broadly 
. speaking the sources of mortgage finance for house
buHding may be classified into individual, institu
tional and Governmental sources. Till the begin
ning of the present century the major source of 
housing finance all over the world was that of 

· individuals· only, though some institutions like in
surance companies and mortgage banks were some
times lending small amounts for the purchase . or 
construction of houses. The real impact of institu
tional sources was felt after the first world war 
when certain new types of financial institutions came 
into being and the existing institutions also felt 
the need of diversifying their activities. The estab-

. lishment of a Communist Government in Russia 
and other totalitarian regimes elsewl;tere in Europe. 
also led to the stepping in of Government as an 
agency of housing finance. But the major impact 
on housing . mortgages was made by the policies 
adopted by the U.S. and other Governments during 
the 1920's and 1930's to meet the situation created 
by economic depression. Many Governmental 
agencies were specially set up for grant of direct 
mortgage loans and also for guaranteeing loans 
granted by financial institutions. Mutual savings 

• banks. commercial banks, and trust companies, in
surance companies, savings and loan associations 
and mortgage companies emerged in the United 
States as the principal institutional agencies, spurred 
by the Government guarantee and insurance 
schemes. As more and more institutional finance 
started flowing into this field. the Governmental 
agencies started concentrating their ·efforts on gua
rantee and insurance only. The following table 
indicates the degree to which commercial banks, 
insurance companies and savings and loan associa
tions have become important mortgage holders in: 
the United States and how lit.tle have Governmental 
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)gencies been lending in 1950, as compared to 1940 : 
Table showing types of ·Mortgage Holders of 1 to 4 Dwelling Units 

• $ ' ~ 

(Percentage D_istribution) 

1. Savings and Loan Associations 
2. Commercial Banks and Trust Companies .. 
3. Mutal Sayings Banks • 
4. Life Insurance Companies 
5. Mortgage Companies • • 
6. Individuals • 
1. Others : 

(a) Federal National Mortgage Association 
(b) Home Owners' Loan Corporation 
(c) Miscellaneous • 

ToTAL 

The institutional agencies operating in this field 
in India are, however, very few. In fact the Insu
rance Companies (now the L.I.C.) and Cooperative . 
Housing Societies are the only agencies operating 
in the field of housing finance. Governmental 
agencies have become quite important of late and 
their activities may be classified as follows :-

(i) Mortgage or non-mortgage loans to Govt. 
employees. 

( ii) Industrial housing schemes. 
(iii) Middle-income group -Low-income 

group, refugees and backward classes 
housing schemes. 

(iv) The Rehabilitation Finance Corporation. 

1he loan programmes for Government employees 
are not mortgage loans in all cases. But now many 
of them are fully amortised, low-interest bearing 
( 4% or so), thirty year loans, the repayment of 
which is by way of deductions from monthly salary. 

The industrial housing schemes will not strictly 
fall under mortgage financing because these loans 
arc granted to factory owners to encourage them 
to build houses for workers. . 

The schemes under the third and fourth cate
gories are really the schemes of mortgage-financing. 
These loans are fully amortised; the rates of inte
re:st vary from 4!% to 5 t% ; there are penal inte
rest clauses for delinquents; period of payment 
varies from monthly to yearly; the tenure of loans 
is 25 to 30 years; the debt-value ratio is 75 to 
80. Generally they can be obtained only after 
a good deal of waiting and running about, obser
vance of a number of administrative and legal for
malities and in some cases there are even com
plaints of bribery and corruption. They are 
advanced and collected directly by Government 
housing departments in some States, whereas in 
others they are ·channelled through co-operative 
banks. In general, the process of payment of ·loan 
instalments and collection of re-payments and inte- _ . 
rest are cumbersome and archaic. 

4. CONCLUSION 
4.1 Mortgage financing and mortgage insurance 

•. 
• 

• 

1950 . 1940 
~--~--~ ~·------~ 

Number of Amount of Number of Amount of 
· Mortagages loan , Mor~gages · Loan 

,, 
28 27 ' 
22 21 
9 10 

12 18~ ., 
1 1 

22 ·n 

·2 . ~- ., ' 

4 3 , ~ . 

100 100 

20 I 

11'. 
. ·13 

4 
5 

25 . 
14 
8 

100 

16' 
1,3, 
16 

6'. i 

20 

14 ' 
8 

100 

have been responsible for a substantial. increase in 
residential house-building in most ·countries. There , 
have' been large refinements in fin~cing :practices 
and the trend is towards more amortisation, lowe~ 
rates of interest, longer-period loans, higher debt· 
value ratio, predominance of first mortgages and 
so on. The whole process has ·.been considerably 
activated by the interest taken by Governmental 
agencies. · The guarantee of private or· institutional 
l0ans by public agencies has helped · to bring ·in 
more funds into this field. In India, the : use of 
mortgage-financing for house-buil<ling ·is very limit-· · 
ed. The role of financial institutions has been prac .. 
tically nil (till very recently) and Government inte.:. 
rest is also very recent. There have been practically 
no Government guaranteed or Government insu· 
ranee schemes. ' 

> ,, • ( 

4.2 The success of Government 'guarantee and 
insurance schemes in other countries has established 
the · usefulness of· such schemes in' encouraging · 
house-building. In India, we have not yet realised 
their benefit. If such schemes are -introduced they 
will reduce the total burden . of housing finance 
which the Government now shoulders and enable 
the Government to tap othe.r sources-financial 
institutions, charitable trusts, etc. which would 
otherwise not be forthcoming. There is need for 
liberal first mortgage arrangements at low rates of 
interest duly guaranteed or insured by public · agen· 
cies. But it should be clearly understood that they 

·should ·not become substitutes for · mortgagers' 
equity. The owners should be made to invest 30 
to 40% of the cost from out of their own funds, 
else the whole project may become speculative. 
This would also help in bringing out lot of hoarded 
or unproductively used wealth (such as that in 
ornaments): The Government . has been sponsoring 
a number of rental housing schemes-both for its 
own employees and for industrial and local body 
employees. · T)lese schemes involve a ·far greater 
investment of funds on the part of Government 

.. than would be the case with . Government. guaran· 
teed or Government refinanced non-governmental 
mortgage financing. So the latter should be en· 
couraged rather than the former. 



Role of L.I.C. in Financing Housing Industry in India** 
By 

Dt. Mohd. Mohsin t 
l. Life Insurance Corporation of India mobilises 

individual savings· under a contract whereby it 
agrees to pay a stipulated amount to a beneficiary 
upon the de~th of an i.Qsured person or on (com
pletio~ of a certain period to the insured) in con
sideration of certain periodic payment. In the pro
cess of accumulating life fund under level premium 
L.I.C .. has emerged as an important financial institu
tion. 

The investment · policy of L.I.C. is, therefore, 
conditioned by : 

(a) Character of its liability (terms and condi
tions of its contrac~s) ; 

(b) legal framework; and 
(c) · socio-economic environment.· 

Its investment in different assets or in any parti
cular type of asset will depend upon factors (a), 

· (b) and (c); and also upon (d) the ability of that 
asset ·to meet the above stated investment require
ments of L.I.C. Let us consider each of these 
factors~ 1 

2. LEGAL FRAMEWORK ·, 

2.1 Legal provisions have been drawn to main
tain · the solvency of the Corporation · in its own 
interest; in the interest. of its policy-holders and ·in 
the larger socio-economic interests of the country. 
It gives due recognition to the nature of insurance 
business . and fixes the limit in each investment ac
cording to its suitability to L.I.C. The taw insists 
that L.I.C. should invest the. major portion of its 
fund in Govel"Jlment securities not simply because 
the Government requires these funds for the . ~x
pending public sector, but, on a~ount of the ab~1ty 
of "gilt-edged" to meet bare mvestment requue
·ments of L.I.C. 

2.2 The investments of L.I.C. are divided into 
three categories : 

(a) Government and approved securities-:It 
·must invest at least 50 per cent of Its 
funds under this head .. 

(b) Investment approved under Section 27 
(A) and (C)-permitted to the extent 
of 35 per cent. The list, b~sides corporate 
securities includes investment in mortgages; 
land and building. · 

(c) 'Other Investment'-permissible limit is 
'15 per cent. 

Besides the above legal requirements, the valua
tion requirements under Sec.tion 26 of !he L.I.C. 
Act the requirements regarding presentation of ac
cou~ts under Section 27 and the method of valua
tion of assets required under First Schedule of 
the Insurance Act, 1938, also influef!Ce L.I.C's 
investment policy in different forms of mvestments. 

t Aligarh Muslim University, Aligrah. 
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3. NATURE AND CHARACTERISTICS OF 
L.I.C.'s LIABILITIES 

3.1 L.I.C. underwrites the life insurance under 
level premium method where it accumulates a life 
fund. 

· 3.2 The ·accumulation of life fund at a stipulated 
rate is an essential and integral part of life insurance 
busine~s. 

3.3 Life Insurance being a long-term contract 
and under agreement, L.I.C. must accumulate suffi
cient fund to discharge its liability. 

3.4 The .accumulation of the fund depends upon: 
(a) Mortality rate; 
(b) Expenses incurred; and 
(c) Rate of interest earned. 

The surplus on these accounts result in the ac
cumulation of fund. The corporation has very 
little control over : (a) expenses that can be con
trolled but under inflationary conditions the corpo
ration loses its hold. The great pressure shall, there
fore, be on (c). return on investment. In case of 
profit. the corporation assumes additional responsi
bility of accumulating fund at a relatively faster 
rate. 

3.5 Corporation's main liability is towards its 
policy-holders as the life fund constitutes its main 
liability-about 90 per cent. 

3.6 It has a very small capital cushion-less than 
one per cent. 

From this it follows that : 
(a) L.I.C. has very limited ability to absorb 

loss of principal. 
(b) It must at the same time aim at earning 

the maximum possible return. 
(c) A small proportion of the total fund should 

be held in readily convertible securities 
for the payment of current claims, and 
for such loan transaction as may be 
considered desirable. 

1 and 2 seem to clash with each other as yield 
varies with risk~ Higher the risk, higher the return. 
The purpose of an investment policy is to draw a 
fine balance between the two. 

4. INTERNAL AND EXTERNAL RESTRAINTS 
IN L.I.C.'s INVESTMENT POLICY 

4.1 Apart from safety, yield and liquidity as 
stated in the previous section, there are a number of 
other objectives of the investment policy of L.I.C. 
which have assumed importance in view of its 
nationalised status. They are : 

(a) The element of trusteeship and the expec
tations of policy-holders; 



(b) the responsibilities of Broader Trustee
ship due to the socio-economic status of 
L.I.C. 

(c) the impact of the planned economy on 
the portfolio structure of L.I.C. 

(d) the autonomy of L.I.C. 

(e) the quality of investment management of 
L.I.C. 
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(f) th~. infi~en~ of 'Monopoly' of under
wntmg life msurance business on the in
vestment policy of L.I.C. 

These factqrs have positive an,d negative effects 
on the investment policy of L.I.C. 

4.2 The TQ.ble shows how under its existing in
vestment framework L.I.C. has invested in various 
categories to . achieve- its investment objectives. 

(Amount in Rs. Crores) 

Break-up of Investment 

Category of Investment 

1. Government Securities (Central, States & Municipals) 
2. Investment in Foreign Securities 
3. Shares & Debentures • 
4. Loans and Deposits in India . 
5. Loans on Mortgages of Property • 
6. Hous~ Property 

TOTAL • 

Source.-L.I.C. Annual Report & Accounts-1966 pp. 10. 

5. L.I.C.'s INVESTMENT IN HOUSING 
L.I.C. invests, as seen from the Table, compara

tively small amount in Housing. Its direct invest
ment in Housing (real estate) is quite insignificant; 
and that too in its own commercial establishment 
and staff residential quarters. Its indirect invest
ment includes : 

(a) Loans through State Governments; 
(b) Loans to Co-operative Societies; 

• 

As on 
"""'I 

As on Percen-
1-9•1956 31-3-1966 tage 

Increase 

220·48 573·57 160·0 
14·84 15·93 7·0 

• 71·32 183 ·19 157·0 
8·36 139·66 1571·0 

15·02 15·85 5·0 
19·27 32·84 70·0 

349·29 961·04 175·0 

(c) Loans to Companies; 
(d) Loans to Policy-holders; and 
(e) Loans against mortgages for the construc

tion of buildings. 

Indirect measures have their own limitations. 
Direct Investment in Housing is recommended for 
the following reasons. A simple Balance Sheet Ap
proach is sufficient to establish the above point of 
v~w. 

Balance Sheet of L. I. C.'s Direct Investment in Housing 

Case Against Direct Investment in Housing Case for Direct Investment in Housing 

1. Estate management involves several problems foreign to life insu- 1. Housing Is a Socio-Economic need of the country. 
ranee business. 

2. Lack of marketability in India. 2. Return is comparative high. 

3. Return uncertain. 3. Not influenced by market variations. 

4. Rent collection and eviction may dis-repute Le Corporation. 4. Full control over investment. 

s. Valuation Problem. 5. Provide employment opportunities in ancillary 
industries. 

Stup/us-beingtheexcess ofstrongpointsforinvestment against weak 6. Will be a J?OSitives~eptowards sociali5:ation of housing 
points. ownership, Quast Rent etc. 

7. Provide alternative investment opportunity in case 
of non-availability of corporate securities to suit the 
investment requirement and investment standards 
of L.I.C. 

8. L.I.C. Colonies will be additional source of adva
tisement and public. 

9. Investment in housi~ will contr!bute iJ? improving 
the saving margin of the community spectally middle 
class by arresting increase in house rent due to ur
banization and industrialisation of the country. 

10. Good Investment Management of L.I.C. can en
counter the various management problems. 

11. Need for liquidity of L.I.C. is more imaginary than 
real. 
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National Income Generation and Capital Formation 
in Housing Sector-Their Importance 

By 

Dr. S. G. Tiwarit 

1. It is proposed to discuss two aspects of Hous
ing Statistics, one relating to generation of national 
income and the other to capital formation. In this 
connection, it is desirable to consider the impor,. 
tance of both of them. National income gener~ted 
in the dwelling sector constitutes a small proportion 
of the total which ranged between 3 and 7 per cent 
in different countries in the world in 1963 whereas 
capital formation in dwelling varied between 40% 
and 65% of total building construction and 8% and 
25% of total fixed capital formation in the same 
year (.fee Tables 1 & 2}:- It may be mentioned in this 
connection that there are certain specific concep
tual aspects in this connection which should be 
borne in mind. 

2. While talking of housing it is necessary to be 
clear about the exact connotation of the word 
'house'. In 1961 population census the word 
'hou~e· was taken to mean a residential building 
or a non-residential building as residential building 
may be used eitiher wholly or partly for residential 
purposes. In the latter case it may be a workshop
cum-dwelling or a shop-cum-dwelling. In all the 
countries in the world residential houses have this 
character in common, although their extent may 
vary from country to country depending on the 
stage of economic development attained and nature 
of organisation in agriculture industry and services. 
It is a common feature in most of the developing 
countries that dwellings are used by and large by the 
farmers as .farm houses. Small businessmen and 
cottage workers do likewise. When the house is not\ 
only to provide shelter to the household but also 
serves as a place of operation of enterprise its im
portance increases enormously. 

3. A building under construction or a completed 
building is generally considered to form part of 
fixed capital formation. Residential buildings are 
defined as completed buildings consisting wholly or 
primarily of dwellings, excluding the value of land 
before improvement if this can be separately esti
mated. major alteration and improvements in resi
dential buildings; and transfers and similar costs in 
respect of purchase of existing residential buildings. 
It includes the cost of external and internal painting 
of new building and all permanent fixures, such as 
fixed stoves, central headings, air-conditioning and 
water supply installation and all equipment custo
marily installed before dwellings are occupied. 
Hotels and similar buildings operated on a purely 
tr:msient basis are not treated as residential. Un
completed buildings are defined as increases in 
inventories. 

.. TABLE 1 

Percentage Contribution of Dwellings to NatioD.al 
Income in Certain Countries of tbe World in 1963 

Name of country National Contribu· %of (2\ 
Income tion of .to (3) ' 

Dwellings . 

1 2 3 4· 

Ceylon . • • 6945·3 185•8 2·63 
(mil. Rs.). 

France . . ' .. 431·5 15•7 3•64 
(000' mi I. francs) 

India . . • • '175•6 5·1 l·t 
(000' 'mil. Rs.) · 

Japan . . 
(000' mil. yen). 

.. 20175 14890 7~38 . 

Mala:ysia . • 5902 277 4•69 
lmil. malayan$) 

U.A.R. . . • 1516·6 81•1·· ·5•35 
(mil. Egyptian £) 

U.K. • • 28505 1172 . 4•11 
(mil. £) 

U.S.A. • • 513·8 f3·4 2•61 
(000' mil. $) 

4. Prom the point· of view of analytical studies 
it will be desirable to make such a distinction or 

.., else resultant capital output ratio would be meaning
less. Facts . are p.ot uncommon that large multi· 
storied buildings have' taken . several years in 'com· 
pletion. To treat uncompleted building as a part 
of fixed capital formation is likely to inflate .the 
v <.~lue of such residential buildings which are sup· 
posed to provide living accommodation currently 
and generate rent also. However on practic.al ~~n
sideration and more so because of non-availability 
of separate data on completed construction in the 
hands of producers and the users . in most of .the 
countries of the world, it has neither been posstble 
so far nor is likely to be in the near future to 
make 'such clear distinction and as such the esti
mates of fixed capital formation in residential build
ing would include, as it has included in the past, 
work in progress also. · 

5. Ideal a'pproach for estimation of capital fo~· 
mation is to have a total stock of houses and esti
mate net change in them every y~ar. This approach 
would also permit doin.g a'!ay wtth sever!ll .assump
tions in respect of estimation of deprectahon, etc. 

t Joint Dire:tor (National Income) C-entral Statistical Organisation, New Delhi. 
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and would establish consistency between the gene· 
ration of income in the housing sector and capital 
formation therein. · · · 
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houses. Another basis for estimation of rental may -
be the estimates of stock of different types of 
houses, their values and the period of which they 
may last. On the basis of depreciated value of 
houses it is possible to work out imputed rental 
income on the basis of rate of return on invest
ment in houses. 

6. Total income generated in the housing sector 
is known as gross rentals. The house may be either 
occupied by the owner himself or it may be given 
on rent or a part may be occupied by the owner 
whereas the remaining part given on rent. But · 7. In this connection it is not out of place to 
the total rental income will cc>nstitute income from mention that a view is gaining momentum that such 
rented hou~es as well as imputed income from owner houses which are made of mud or straw or bamboo 
occupied houses. The most reliable sources on data whose cost is low, should not be included under 
from rented houses are the family budget surveys houses specially because they do not provide modem 
organised for different areas (urban, rural etc.) for , amenities and more so when it is becoming 

· ditrerent socio-economic groups. However, the diffi- avowed objective of state policy to provide healthy 
culty arises in the case of owner occupied and adequate living accommodation to all citizens. 
houses specially when the type of service provided'. In a country like India another important source 
by these houses· happens to vary very markedly. of information for estimation of contribution of 
The usual procedure recommended in these cases houses to national income is property tax levied 
is that the rentals for such houses may be imputed by civic authorities both in urban and rural areas. 
on the basis of rented houses. However, it is In fact the estimates of national income in the ur- · 
common experience that the rented houses in rural ban areas are based on information collected 
areas are generally much superior" to an average from municipalities and in rural areas from village 
house and hence even if some scanty data in res- panchayats which are duly adjusted for under-esti-
pect of them becomes· available this· would not pro- mation. Further while estimating rentals for resi-
vide satisfactory basis for estimation. Perhaps a dential houses it is necessary to take into account 
workable solution may be to make certain adjust- the dwelling accommodation provided with shopa 
menu to this type of average rental· figure for rural or workshops. 

~· .. ' " . :TABLE 2 
Investment in Housing in Various Countries of the World 1963 

; . 
- Name of Country 

. 1 

Fra.qce (000' mi). francs) 
Hungary (000' mil. points) 
Japan (000' mil. yen) 
Malaysia (miL malayan $) 
U.K. (mil.£) 
U.S.A. (000' mil. S) 
U.S.S.R. (000' mil. rubles) 

. ' 

• 

• 

• .. 
.. • 

• 
• 
• 

: . 8. Estimates of gross and net rental at constant 
prices are helpful in assessing the increase in the 
volume of living accommodation whereas the esti
mates at current as well as at constant prices taken 
together would indicate a change in the rental per 
unit of accommodation which has an important in
fluence on cost of living. In order to arrive at 
gross rental at constant prices one generally makes 
use of the base year average rental both in rural 
and urban areas. However, because of increasing 
changes in the character of houses over time and 
more so in the urban areas it would be desirable 
to prepare. an appropriate index of rentals for use 
in deflating the rentals at current prices in order 
to arrive at those at constant prices. 

9. We may now pass on to the estimates of total 
~apital formation which have generally been esti
mated in most of the countries by adopting 'com
modity flow approach' which involves collection of 
data in regard to domestic production, .imports . ex
ports and re-exports of construction material arid 
equipment, trade and transport charges. 

• 

Total 
fixed 

capital 
formation 

2 

83·4 
60·.5 
8143 
12.58 
5094 

104·4 
42·2 

Capital Capital 
formation formation 
in build- in dwell-

ing ings 

3 

•• 

332 
2486 

46·0 

4 

20·4 
8•4 

691 
130 
948 
28·2 
7•7 

Propor- Propor
tion of 4 tion of 
to 2 4 to 3 

s 

84·46 
13·28 

8•49 
10•33 
18·61 
27·01 
18·2.5 

6 

• • 
•• 

39"16 
3S·U 
61·30 

10. In several countries estimates of capital for
mation are generally- worked out on the basis of 
data relating to start and completion of buildings 
used for residential purposes by different agencies 
from the data collected by civil authorities. Wher
ever such data are not available investment on 
houses .is estimated on the basis of capitalised value 
of net change in annual rental. Other procedures 
adopted relate to collection of data on expendituro 
on building construction through sample enquiries. 

11. In spite of the fact that repeated . efforts have 
been made not only by the advanced countries but 
also by developing countries through various sur
veys and enquiries to collect statistics on construc
tion, still the data are far from satisfactory. As 
these statistics are extremely useful. not only for 
analytical purposes but also for several policy mea
sures, it is necessary that maximum attention is paid 
not only to have complete coverage in the collection. 
of such statistics. but also to improve their order of 
reliability and provide requisite information . to con
stm,·t various types· of norms which are so essen
tial for formulation of various types of projects. 



Investment in Dwelling Construction*** 
By 

Dr. C. M. Pa/viat 

1. INTRODUCTION 

1. 1 Housing can be regarded as a type of either 
·consumer goods' or 'capital .goods', consi~ting 
mainly of house and land. It Is marketable m a 
real estate market, but is an inflexible and localized 
commodity. The (fapital value of housing depre~ 
ciates through usage, but due to the speculative 
element it also appreciates. Calculation of return 
on housing investment may be based on the cost 
or the market value. The assesment of housing 
investment and its components is important in 
dealing with problems of investment allocations in 
relation to economic development planning. 

1 .2 The assessment of housing investment and 
it~ impact on the economy helps towards evaluating 
the economic feasibility of housing plans in the 
context of overall plans. Such an assessment de
pends on the availability of adequate statistics 
<.;orne of which are to be found in the national . . 
accounts. 

1.3 In the countries of the ECAFE region there 
ha~ been a growing interest in building up statistics 
for measuring residential construction activity. Both 
the private sector and public authority have sought, w 

to ensure a steady flow of data on housing, through 
housing and other socio-economic surveys for the • 
purpose of formulating housing policies. 

1.4 I!l spite of. gr.o:ving intere~t and improve
me~ts. m th~ av.a1lab1hty of housmg and building 
statistics, esh~at10n .of present housing stock and 
future needs m physical and financial terms has its 
inherent difficulties. owing to the relatively lower 
p nority accorded to "housing". · 

2. MACRO-ECONOMIC V ARIABI~ES IN R& 
LATION TO "HOUSING'' 

2.1 Gross capital formation in "construction" and 
its share in gross national product and in 
gross fixed capital formation 

2.1.1 The percentage shares of gross fixed capital 
formation in "dwellings" and in other "construc
tion" vary, although the broad pattern of past invest
ment in some developed economies can be a pur
posive guide. 

2.1.2 In developed and developing countrie!\, 
about 10 per cent of gross national product is us-
1.1ally absorbed in construction. In some countries 
such as, the Philippines, Chile, etc., the proportio~ 

'is lower. since both total capital formation as well 
as capital f~rmation in construction as proportions 
of gross national product are unusually low. It is 
Fiear from Table 1 that gross fixed capital forma
tion in "construction" is relatively higher in the 
ECAFE region than in the ECLA region or develop
ed countries . 

.. • TABLE 1 
Gro~~ Fi:v:ed Capital Formation in Construction as ~erce~tage of (1) Gro~s National Product and (2) Total 

Gross Fixed Capital Formation · · · 

ECAFB region % ECLA region % Developed % 
(1) (2) (1) (2) countries (1) (2) 

-- --------

Burma . 1960 11·9 70 Argentina 1958 10·5 50 Austria. 11·0 46 

Ceylon 1960 12·6 72 Britlllh Guiana 1958 11·5 51 Canada • 15.3 66 

China: Denmark . 8·4 44 

Taiwan 1960 11·5 64 Chile . 1959 4·6 41 France • • 9·4 52 

P'ederat ion of Malaya 1959 7·8 72 Ecuador . 1960 7·3 52 Greece • 12·6 52 

India 1955-56 7·0 71 Honduras . 1958 10·0 59 Ireland • • • 6·7 54 

1960-61 13 . 0 71 Panama 1958 8·4 66 Italy . . 12·6 57 

South J.:orea 8·0 65 Peru 1958 11· 5 51 Netherlaads . 11·9 49 

Philippines 1960 3·7 46 Puerto Rico . 1960 13·8 69 Norway . 12·8 44 

Trinidad & To- Sweden . 12·9 54 
bago . 1959 17·6 55 

Switzerland . 15·0 65 

United Kingdom 7·7 48 

United States . 18·6 67 

Yugoslavia 18·0 60 
Sourcto,.:-(1) UN, Stati.Jtical Y~ar Book, 1961. 

(:t) Por India, E.Jtimates of Capital Formation In India, 1961, page 18. 

tJoint Director, National Buildings Organisation, New Delhi. 
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2.2 Gross Fixed · Capital Formation in Dwellings, 
Its Share in Gross National Product, Total 
Gross Fixed Capital Formation and Gross 
Capital Formation in "Construction" 

2.2.1 As shown in .Table 2, in developed econo
mies as well in countries of the ECLA region, 
nearly 20 per cent of the gross fixed capital form::
tion in construction goes into dwellings; and some 
of them have higher proportions. By comparison, 
in most ECAFE countries not only does less than 
20 per cent \of gross capital formation in "construc
tion" go_ into "dwellings" but, in some cases, the 
proportions are nearer 10 per cent or less than 10 
per cent. It is obvious that the level of invest
ment in "dwellings" in countries of ECAFE region 
has .received lower priority as cotnpared to other 
components of investment in "construction". for 
achieving faster economic development in initial 
stages. , ~- i "''~l 
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. TABLB 2 

2.2.2 The percentage of gross national product 
absorbed by gross capital formation in "dwelling\'' 
in the countries of the ECAFE region is generally 
lower than in countries of the ECLA region and in 
the developed economies (see Table 3). The pro
portion . is 1 to 2 per cent of gross national pro
duct in countries of the ECAFE region. 2 to 4 
per cent in countries of the ECLA region, and about 
3 to 6 per cent in developed economies. Since 
national income levels and housing standards go 
hand in hand, it is possible that, in countries of 
the ECAFE region, the proportion of gross natio
nal product devoted to gross capital formation in 
"dwellings" may increase as development takes place 
and effectiv~ demand for "dwellings" increases as 
a result of improved income levels and of the eco
nomic and social welfare policies of the govern
ments. 

. Gross Capital Formation in Dwellings as Percentage of Total Gross Formation in Construction 

· 'ECAFB countries %" ECLA countries % 

China : Taiwan ... 1958 11 Argentina 1955 27·1 

1960 13 Chile J •·. • 1954 39·1 

Federation or Malaya. 19.5'5 17 Columbia1 • 19.53 ll•S 

1958 14 

1959 13 Ecuador • • 19.57-59 17·9 

India-~ , 
,. 

Honduras 1955-51 26·2 .. • 
· Second Plan • 19 

·Third Plan • .. 1.5 Mexico ... • 1955 17·1 

' •8' 1957-59 12·4 Japan • • .. 1953 Venezuela• • • 
1958 9 

1960 ' 7 British Guiana • 1954-56 17·7 

. 14 Puerto Rico• • 1951-59 22·6 
Korea, South 1958 

1960 19 .. 
Phllippi~s • • 1958 13 

1960 11 
Notes : 

• 1• Based on 1950 prices. 

• " 1• Based on market prices of 1957 

1• Fiscal year begins on 1 Ju.ly. 

. 

SourC6$ : Source : 
(1) UN, Statistical Year book, 1961 The Use of National Accounts Statistics 

(2) A R•view of Housing Situation in India to Assess th• Economic Significance 

Developed countries % 

Austria. 1960 19·1 

Belgium • • 1960 38·6 

Denmark 1960 15·6 

Finland • • 1960 19·7 

Greece .. ,_ ... • 1960 20·8 

Ireland • • 1960 13·1 

Italy ... .. . . . 1960 24·8 

Netherlands • 1960 18·2 

Norway • • 1960 14·0 

Sweden • • 1960 22·8 

Switzerland • 1960 28·4 

United Kingdom • 1960 18·6 

West Germany • 1960 22·4 

Yugoslavia • 1959 15·9 

United States • 1960 30·0 

Poland1 • • 1961 19·4 

U.S. S.R.1 1960 28·7 

1. Net invoctment. 
Source : 
1962-Anlfua/ Bulldin of Housinz and 

Buildinz .Statistics for E~trope. 
· of Housing. 

(Paper presented to the ECAFB Working (ST/ECLA/CONF. 9/L.ll) UN/ECOSOC 
Party on Housing and Building Mate-
rials, September 1962). 
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TABLE 3 
Gross Capital Formation in Dwellings as Percentage of Total Gros$ National Product 

ECAFE countries 

China : Taiwan 

Federation of Malaya 

India : 1st Plan 
2nd Plan 

3rd Plan 

Japan 

Korea, Soutb 

Philippines 

1958 
1960• 

1958 
1959 

1958 
1960 

1958 
1960 

1958 
1960 

% 

1·7 
2·3 

1·4 

2·4 
2·2 

1·8 
2·3 

1·0 
0·9 

ECLA countries 

Argentina 1955 

Chile • 1954 

Columbia• • 1953 

Ecuador .... • 1957-59 

Honduras • 1955-51 

Mexico • • 1955 

Venezuelab • 1951-59 
British Guiana: • 19.54-56 

Jamaica •.. •. 1951-59 

Puerto Ricoc . 1957-59 

NoTEs:-

% Developed Y. 
countries 

4·1 Austria .. .. '4·5 

3·3 Belgium .. .. 5·0 

2·7 Denmark 3·0 

2·2 Finland ,.7 

3·4 Franco .. -... · ...... • .•. 5·2 

2·4 Greece ... . .... .. ..... . . 5·3 

3·2 Italy • . 5·5 
3·5 Netherlands . ..... ... 4·1 

3·0 Norway . . .. 3·9 

5·0 Sweden • 'l .. 5·1 .. 
Switzerland .. ·-· 1:0 

a. based on 1950 prices. 
b. Based on market prices of 1957. 

United Kingdom ., .,. ' 3·0 

c. Fiscal year begins on ht July. West Germany . .. .. ., .. 
United States ...... 4·J 

Source: Source: Sourc11: 
U.N., SratiJtica/ Year Book, 1961. UN/ECOSOC, ST/ECLA/CONF. 9/L. 

11, The Use of national accounu sta
tistics to assess th11 t~conomic significan~ 
ce of housing. 

1962-A.nnual Bulleti• of Howiq tlll4 
~-Building Statistlc1 for Burop11. 
to.. - ' 

2.3 Whether the Gross Capital Formation In R~ 
a;idential Construction is Productive? 

2.3.1 Dwellings produce "housing services" which 
form a part of the national product. The role of 
fixed investment in influencing national output is a 
dual one, since such investment not only generates 
the flow of current income, but also raises the capa
city to produce goods and services over the· years 
to come. It is true that the immediate returns 
from residential capital formation are not . high. 
1here is, however, a growing acceptance of the 
fact that expenditure on housing .construction satis
fies a fundamental human need and is an infrastruc
ture for "investment in human resources" as. much 
u the investment in transport, irrigation, etc.; also 
that, without it, economic development is not po$
sible.C) In a recent ECE study it was established 
that, in post-war economic progress in western Euro- 1 

pean countries, intangible factors-whether regard~ 
ed u "techniques" or "organization" or the "human 
factor"-have played a more significant rote· than 
the input! of labour and capital. e>. 

2.3.2 In this connection it would be rewarding to 
look into the problem of capital/..output ratios. 
Generally, the capital/output· ratio in the manufac
turing ·,sector is lower {by almost half) than in the 
h"msing sector. Capital formation in dwellings does 
not produce the immedjate returns as high as capital 
formation in the manufacturing sector; but the long 
life of capitalized stock in dwellings and hence the 
low rate of depreciation. signifies that the produc
tivity of capital in this sector is low but that houses 
yield fruits over a long period.. .. 

2.3.3 The productivity of capital (or the income 
coefficient} is lower in the· case of housing than 
in other sectors of the. economy,. sucq. as manufac-. 
turing. An expansion of investment in housing· 
might bring down over all income coefficient, though 
only slightly C), because of the minor share of in
vestment in housing (at about 15 to 25 per cent) 
to total gross fixed capital formation. There may, 
however, be certain intangible beneficial effects of 
better housing on labour productivity in other sec
tors of the economy and it may very well tum out, 
hi the long-run, that the over all income coefficient 
becomes higher. 

t. "The requirements for investment in housing are one of the most important factors determinln~r how effrctive a na-
t ion·s savings can be in raising productivity ...... housing may have an important bearing on t~e attitude:~, health and emei(ncy 
of the lal;>our force and therefore its provision in a sense be regarded as a form. ofinves~ment ~~ t.he .huma:a resources o~ the 
commumty. Consequently, housing and similar investment occupy a hybnd or mtermed1ate pos1t1on 1n regard to econom1c de-
velopment •..•..... .if we include housing investment .......... in a broader category of developmental outl~y!l, Wf' mu!lt re-
cognize the fact that its direct effect in increasing output is very low per unit ofinvestmen!, and !flUSt re!ard a h1gh rate ~r h<?u
~ing oJtlay as a factor co'ltributing to a high overall capital/output ratio for the totality of' m':estment .. ·." ... housmg !n
v~<:tm'!nt competes with other forms of outlay which provide much more immediate and substanttal returns 1n the f~1m of m
crea'ied pro:iuctivity" (Coale and Hoover : Population Growth and Economic Developmt1ft i11 Low-inco11f• Cou•trres, pages 
190•91.) - · N. F'f . rrcoN 2. United Nations, ECE, "A Study of Determinants of Growth in Europe dunng the meteen- 1 t1es \L 0. Ad-
visersjConf./13, 2 March 1961). . . . . . 

3. An increa~e of investment in housing, say from 15 per cent to 25 per cent of gross fixed cap1tal formation, may brJng 
down the on(all income coefllcient (taken at 0·33} by about 10 per cent only (to about 0·3). 

1 
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·. 2.3.4 Illustrations about the distribution of 
ca~ital investment on housing as well as m;:inufac
tunng can be ··had from the ··United States, the 
Soviet Union. eastern European countries al'ld from 
several ECAFE countries. In the United States, 
in · tl~e ~ong period which has elapsed since 1890, 
housmg and manufacturing have · eacli accounted 
for about one-fourth of total investment. In . the . 
Soviet Union, during the 1930's, about 40 per cent 
of total investment was allocated to industry and • 
OJ?-1¥ 10 per \~ent. ~o housing, as the Soviet pattern 
ot mvestment durmg the 1'30's reflected a decision • 
to postpope spcial infra~structure investment includ
ing housing investment. Since the 1950's, however • 
honsin~ bas been getting. 20 per cent under the spu; • 
of the longer-run necesstty to allocate more invest
ment to ·housing and other social overheads, as in • 
other centrally planned economies. This idea is 
a15o gaining acceptance ·gradttally in some countries • 
of the ECAFE region for example~ I a pan and· 
Ceylon pJan to in~reas~ their investment allocations 
on housing. In Ceylon. under the 1959-68 ten-year • 
. I . • . 
plan •. it is proposed that 20 per cent of total invest-
ment would ~0 to housing. ' . ' .. ~ . 

t ••. : • 

2.4 Employment Potential in Construction and 
llou~e Building 

2.4.1 The male labour force. employed in con
struction in most countries varies from 20 to SO per 
cent of the male labour force employed in manu
facturing. In developing countries, in a number of 
.c.ases, the male labour force employed in construc.
ttcn more or less equals the sizt of the labour force 
employed in manufacturing. (see Table 4). This 
fact is sub~tantiated by the .comparatively larger 
~haxe that mvestment in construction has in total 
fixed investment in developing countries. House 
building probably accounts foP about half the on
site and off-site employment in· construction. These 
are ~he pointers. about t~e employment potentiality 
of ~nvestment m housmg through well-designed 
hom.mg programmes. Investment in' hou8ing has an 
.added significance in the densely populated coun
tries of the ECAFE region where vast reserves of 
unemployed and underemployed man-power exist. 
Investment by t~e publi~ aut~orities, accompanied 
by sound techrucal advice, nught attract the un
empl~yed and un~eremployed man-power towards 
housmg construction for which locally available 
building materials can be used. 

TABLE 4 
• • 

:! ·· Ratios of the Male ~ctife Populati?~ Employed in Construction Sector to the .Acti'e Male 
· · - · Population Employed m 1\Ianufacturing Sector in Some Countries · 

~.~:~~~--~~--~----~~--~----------~----------------
0·2_:_c}·3 

.l. ECAFB Countries 

• 

. ~·"China : Taiwan - • • 

:3. The Federation oC Malaya • 

4. Korea, South 

II. Others 

·1. Austria: . • .. 
' ,. 

.2· Belgium · 
' ., 

3. Italy 
> . 

. . 
4. The· Netherland!.. 

'I 

s~ NorwaY ·· •. ,: • 
' ... ' ~ .... 1 

6. Switzerla.nd · · • 

7. The United Kin.gdom 

• • 

• • 

• 

~. 

I. ECAFE Countries 

·o·2s · 1. Iapan • • 

0·23 IL Otl~rs 
. . 

0 · 30 1. Denmark • . 
0 · 30 1 2. France • 

3. Ireland· • 

0 · 20 · 4. New Zealand . . 
0·20 5. West Germany 

0·20 6. The United States 
... .. ~ r. 

,0·20, 7. Czfchoslovakia 

0 · 20 8. Brazil · 

·o·20 9. Chile: 
,.. ._. .. 
0·20 10. Columbia • 

... c •. 
( . 

'; Otnada_ 
' : , _' 

• 0·20 11. ·Venezuela • 1 • • • 

', .. ,. ' .. .. 
9. Fi.~arid .0·30 

.. , i 

10. Sweden • 0·30· 

11. Yugol~avia 0·30 
., ! . 

~ 

Above 0·5 

I. ECAFE Countri 

• • 0·, 1. Iran 

2. Philippines • 

• • 0·32 TI .. Others 

• 0·35 l. Puerto Rico 

0·33 2. Algeria 

• 0·34 S. Tunisia 

• • 0·36 4. Kenya 

. 0·42 5. Sudan 

.• 0·42 6. French W. Africa 

• • 0·45 7. Ghana 

• • 0·47 8. Panama • 

• • 0·43 

• .. 0·74 

.. l , So~ce :-u_.N. Com[lendiuni}Jf Social Statistics : 1963 (Stat i!!tical Papers, Series, K. No. 2). 

0·61 

0·76 

0·60 

0·35 

1·10 

1·20 

0·60 

2·10 

0·62 

0·38 



2.5 Valuation of Natioaal Product Gellenrted by 
the .. Ownenbip of Dwellings"--Grou Operat
ing Surplus ad Its Proportion in Gross Do
mestic .Product 

2.5.1 The contributi<?n of "ownership of dwell
ings" to gross domes.ttc product is estimated by 
finding gross op7ratmg surplus from the use of 
d~N"eUings. Countnes o~ the ECAFE region which 
estimate the gross nattonal product, in principle, 
adopt the United Nations definition for value added 
in the housing secto~, though in practice short-cut 
methods have often to be adopted to estimate the 
value because of the paucity of data and sometimes 
this value is included under the heading of "other 
services". For example, no estimate of the value 
added due to "ownership of dwellings" is made in 
China (Taiwan); whereas, in the Federation of 
Malaya, Japan, the Philippines and Thailand, esti
mates are made for inclusion, generally as part of 
"all others" comprised of banking, insurance, real 
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e.state. ownership of dwellings, public administra
tiOn and defence, . personal and other services. 
Burma, Ceyl.on, Indta, Ind~~es~a, the Republic ·of 
Korea, Paktstan, the Phthppmes and Thailand 
estimate and show the value added due to "owner
ship of dwellings" as a separate item in their natio
n~l accounts. For developing and developed coun
tnes, . the, P.ercentage share . of the "Ownership of 
dweJhngs lD gross domestic product is aiven in 
Table 5. 

~.5.2 The ~ata show that, by and large, in deve
lopn~g count~es, the s~ar~. of income generated by 
the o~nersh1p of ~ous.mg as a proportion of gross 
domes~tc pro~uct ts htgher than in the developed 
countnes. Thts needs some explanation. The level 
~f rents is relatively high in developing countries 
m the context of low per capita income as the 
supply of housing space is much less than the 
demand. 

TABLE~ 

Percentage Shares of Ownership of Dwellings in Gross Jlom.estic,Pro~uct i!l E~AFE~ ECLA and 
Other Countries - · 

ECAFE 
countries %of 

gross 
domestic 
product 

ECLA 
countries 

Deyeloped countries 
..1951-59 1957-59 

1. Burma 1951 
1959 

4·3 1. Argentina l1953-S5) 
3·9 

4·8 1. Denmark 4·1 

6·3 

2·4 
2·7 

2. Ceylon 

3. India • • • 

4. Indonesia!! • 

1950 
1959 
1950 
1959 

2. BrazilU956-58) 
1·4 
2·2 3. Chile 
-4·3 4. Columbia 
4·1 

• 

5•0 5. Costarica • 

4 · 3 2. Greece . . . 
7·7 3. Italy 

• • s · 3 4. N•thcrlands {1955-57) 

• • 4·1 S. Norway • 
S. ](orca, Soutll 

1955 
1953 
1960 

8·5 6. Ecuador(1956-5S) 
6·9 

1·6 ~. Unitod l'-ingdom 

1· 3 1. Uniled Slates · 

2·9 
3·6 

7. Honduras 2·4 

6. Paki~tan• • S·S 8. Panama • • . . 
7. Philippines~ • 
8. Thailanda 

1960 
1959 
1950 
1959 

8 • 5 9. Venezuela (1959-60) 
0·6 10. Jamaica 

11.-1 
12·5 
j.J 

2·9 

Q-As a pcrcentaae of net domestic product. 
s,utrc•:-BCAFS Economic Bulletin, Dec., 1961, pa&e 23. 

2.6 Consumption Expenditure oo "Holliing aad 
Household Services" 

2.6.1 The consumption expenditure incurred on 
"h_ousing and household services", which is com
pnsed of rent, water and light charges, expenses on 
fuel •. l<?Cal rate and taxes, expenses on furniture, 
fur~ushmgs and ~ousehold equipment and their ope
ration char~es. ts measurable as a proportion of 
the total pnvate consumption expenditure.e) Table 
6 sets out the data in respect of countries of 
the ECAFE and · ECLA regions as well as some 
o~ the developed c~ntries. In developina coun
tnes, and more so m countries of the ECAFE re
gion, by and large, houses for rent are unfurnished 
an~ .~ften de;> ~ot ~ave water supply, fuel and light 
facllJtles, . built-m kttchen equipment. etc. The rent 
charged ts usually for the physical cubicals of 

• .. Source-UN Document No. ST/ECLA/ 
CONF:9J4· tl (1%2) page 26. 

• • • • 0 ~ t 

rooms or a set of rooms (in which generally neither 
water, light or fuel charges rue illcluded). Rent is, 
therefore, lower. Nonetheless, it is to be expected 
that, as ·urbahizatfbn a'tld industrialization proceed, 
civic amenities and various conveniences, such as 
household equipment and services may be demand
ed .by tb.e pr,ospe~tive ,tenaqts even at higher re~ts 
which may be supported by some sort of recurnng 
rent subsidies. • • 

2.6.2 ·It wUI b~ seefl that "housing and house
hold services" claim a higher proportion than 
"clothing" in"' prifate ~onsdmptibn expenditure in 
allllost ~11 tQ.e e<Jonoxpies .whet~er devel~ped . or 
developing. Usually the expendtture on housmg 
and household services" is about double or even 
treble that on "clothing" in developed countries 
and also in some developing countries (see Table 6) 

~. Private cons!JDlpti~n expenditure is usuaiJy about two-thirds to four-fifths of the gr<?ss national product ·in .. differen 
~ountrie£. In countriel of the ECAFE region the proportion is about three-fourths, except m ,Japan where it Ia about two 

thuds. 
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• ' .. . I TABLE 6 
. Relative Proportion of Private Consomption Expenditure on Various Consumer Items in ECAFE and 

ECLA Countries, as well as Developed Countries 

\ 

(l) 

ECAFE .reri(}n 

1. Ceylon 

l. China : Taiwan 

3.,1apan · <.. ·• 

4. Korea, Sout!a 

· 5. Thailand 

ECLA reKion 

• 

1. British Guiana 

• 

• 

• .. 
• 

·2. Dominion Republic 

' . ~ . 

3. Ecuadot 

4. J{onduras 

S. Jamaica 

, 6. Panama· 

7. Peru • . . . 
8.· Puerto Rico 

• 

• • .. • 
• .. 
• • 

• 

g. Trinidad and Toba&o 

D•••lo,ld countri•l 

1. Australia 

l. Austria 

3. Belgium 

<4. DeDmark 

. 5. Finland. · 

6. France • 

1. Netherland• 

· ~.Norway 

. 9. South Africa 

JO. Sweden 

• • ,. 
• • 

• .... 
'. 

• • 

• 

• • 
...... 

• ..• 

• • • 

• • 

• • .. • • 
• .... -·. -~ -
• • i. ~·· ,t.J • • 

_:... ..... ···• ··• .a:e 

• • • • • 
• • • 
.• . :• 

'' . ' . • 
. ,.·. 
• • .. 
• • •• 

• • • 

• • .• 

• ... • 
• • • 
•• ~ .. ... 
. .. • .. 

.. • 

• • • 
• • 

.... .. . .. 
• • • 

• 

• 
• 
• • 

• . . 
• 

• 

• 
• 
... 
• 

• 

-· 
·-· 
• 

• 

• 
• 
• 

• a. 

• 
. . 
• 

• 

• 
• 
. . 
• 

. ... 

. .. 
• 

11. United. J{ingdom • . • . . . -. 
I 

12. u.s.A .. _, . . . 

• 

(1960) 

(1960) 

(1960) 

(1960) 

(1959) 

(1956) 

(1958) 

(1960). 

(1958) 

(1960) 

(1959) 

(1958) 

(1960) 

(1960) 

(1960) 

~(1959) 

(1960) 

(1960) 

(1960) 

(1960) 

(1960) 

(1960) 

(1959) 

(1960) 

. (1960) 

(1960) 

~on 
food to

bacco. be
verages 

(2) 

62 

S7 

46 

51 

55 

47 

52 

53 

57 

45 

45 
47 

36 

47 

35 

47 

35 

35 

47 

41 

38 

36 

40 

37 

43 

27 

~on 
rent wa
ter. fuel 
light and 

household 
services 

(3) 

19(3) 

15(7) a 

lS(-) 

17(7) 

16(4) 

21(7) 

28(18) b 

18(10) 

18(9) 

18.(5) 

• 25(14) 

28(18) 

21(11) 

17(5) 

20(9) b 

18(4) 

30(12) 

21(8) 

19(8) 

20(5) 

27(8) 

23(8) 

20(6) 

24(10) 

23(9) 

28(13) 

%on 
clothing 
and per

sonal eff
ects (incl. 
footwear 
precious 

atores) 

(4) 

9 

7 

s 
12 

7 

12 

' 
14 

13 

il 

13 . 
8 

10 

10 

12 

ll 

10 

10 

14 

12 

16 

16 

IS 

13 

l1 

9 

----------------~-----------------------------------------------------------------
Source.-U.N. Statistical Year Book 1961 . · 
NoTE.-Figures in brackets i.n Col. (3) show the percentage of expenditure spent on "rent" and water charges. 
a. Figures in bracket include fuel and light charges abo. 
IJ. · Does not include water charp. 



2.6.3 As shown in Table 6, .in the co!-mtries of 
the ECAFE region, the proportions of pnvate con
sumption expenditure on "housing and household 
services" and also on "rent and water charges, are 
generally lower than in the ECLA region and deve
loped countries; because of the lower per capita 
income levels (being about 1/4 to 1/3 of ECLA 
countries and about 1125 to 11 10 of developed coun
tries) hioher density of population(") and larger 
prop~rtio~s of rural population('). The lower pro
portion of "rent and water charges" and "housing 
and household services" in countries of the ECAFE 
region may also be due to rent control as well as 
to the fact that accommodation is usually un
furni~hed. 

3. NATIONAL ACCOUNTING CONCEPTS 
I~OR DWELLING CONSTRUCTION IN 
I~CAFE COUNTRIES 

3.1 In this section. some national accounts con
cepts, connected with the statistics required for ana
lysing the economic significance of residential con
struction with particular reference to· the ECAFE 
region, are discussed: 
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complete the accounts to employ the system as well 
as the tables with suitable modification. · · 

\ , • r· 

. 3.4 For understanding relations and thei~ rami· 
fications in respect of investment in dwellings in 
ECA_FE countries, ~lassification of total capital ~x
pen<hture on dwellmg construction by (i) urban 
and rural areas, (ii) public and private · sectors 
(iii) new construction and major alterations, (iv) 
dwelling and essential facilities,· and (v) monetized 
and non-monetized forms, would be desirable.;·: : 

3.4.1 Capital Expenditure ~by U;ban and R~ral 
Areas-About 10 to 25 per cent of the populations 
in the countries of the ECAFE region live in urban 
areas and about 40 to 80 per cent of the urban 
populat~ons live in capital towns and' cities )Vith a 
population of 100,000 or more. Following. the 
emphasis placed on, programmes of industrialization 
as a part of economic development plans, the degree 
and volume of urbanization, particularly in bigger 
towns, would lead to an accelerated demand for 
urb3n housing both in volume and in value, absorb· 
if!g b~ilding . materials largely produced by orga· 
mzed mdustnes. Therefore, breakdowns of capital · 
formation in dwellings according to urban and rural 
areas would show the importance of the trend in 
residential construction and might also ·convey soine 
idea of the tempo of urbanization. The surveys 
conducted by the Reserve Bank of India for Bom· 
bay, Mad~as ,or. C~cutta. throw some light ori in
vestment m. dwelhngs' m urban areas; anq the 
Rural Cred1~ Survey and follow-up survevs offer 
some ide::t .of. investment in 'dwellings' . In· rural 
areas.. Similar surveys may· be· undertaken with 
greater frequency in countries of the region for 

3.2 "A System of National Accounts and Sup
porting Tables" (Studies in Methods, Series F, No. 
2 Rev. 1 'Unit. Nations', 1960), while explaining 
the problem of gross domestic capital formation and · 
gross fixed capital formation (land, construction, 
machinery and equipment), suggests that gross fixed 
cajJital formation in 'dwellings' be shown as a- sepa
rate item. Fixed capital formation in dwellings, 
according to this document, represents 'all expen
diture on new construction and major alteration to 
residential buildings including , the value of the 
change in work in progress', but excludes the value 
of the land before improvement. The expenditure 
includes 'the cost of external and internal painting 
and all permanent fixtures, such as furnaces, fixed 
Etovcs, central heating and water supply installation 
and all equipment customarily installed before 
renting'. So legal charges are also included. But 
the value of furniture and household equipment is 
excluded from this item and is regarded as a con
sumption expenditure C). However, as regards 
transactions in existing buildings, the document rea
lizes that, if it is impossible to separate the value 
of the land from that of the building, the total value 
of Ian~ and building should be included as capital 
expenditure or fixed capital formation in 'dwel
lings'e). 

· which regular statistics on dwelling· construction 
are available. · · · · 

3.3 The system suggested in the United Nations 
document is intended to apply to the developing 
as well as developed countries, as it is recognised 
that any system should take account of the needs 
of the developing countries for current economic 
information and make due allowance for the im· 
~ort limitations imp9se~ by the available statis
ttcal resources and mshtutional factors. The fact 
!hat the sys!em may. be simplified without impair
mg the baste defimhon and concepts on which it 
rests, enables countries not yet in a position to 

3.4.2 Capital Expenditu;e by· Public andPrivate 
Sector-The role of public and· private sectors in 
providing housing depends on the various ~onomic 
and social policies followed and the resources 
available. However, in developing countries, · the 
public sector is likely to play a major rol~ in help· 
ing to provide housing for the low-income sections 
of the community, largely by establishing (or by 
mobilizing the - resources of) financial institutions 
or specialized housing finance corporations. While 
a small proportion of the urban population in 
developing countries :will be in a position to provide 
housing, a major proportion will have to· depend 
on 'state-aid' in one form or 'another. . Hence 
breakdowns of residential capital , formation . into 

. public and private sectors would be good indica .. 
tors of-the role which these sectors will respectively 
play in providing dwellings.. · 

3.4.3 Capital Expenditure by New Construction 
and Major Alterations-The share Of new dwelling 
construction is about 90 per cent(') of residential 
capital formation in the United States. The share 
cf capital formation on account of 'additions and 
alterations' is thus around 10 per cent. The in· 
creases or decreases in capital formation on account 
of additions and alterations are associated with 
trends in conversions; aeging of the housing stock 

5. The avcr~ge density of population per sq. km. in' Asia was 62 in mid-1960;•r9 and~ 8 reF.rectively in north America 
and south Amenca. ~ · · · · · 
. . 6. Rural/urban ratio in respect of "average rental per person" for houses is roughly 1 :4 in Jndi2 (National Tncorr.e Sta-

ttshcs-1961-CSO. Page 166). · ' 
. 1. "Durable goods other than construction acquired by households are excluded from fixed capital fOJmation .. (Op. 

Cit. page 9, para 63). · - · · · · ' 
8. Op. cit. page 28. . - · · 

N 
9: Pro

1 
bllems of Capital Formation : Concepts, Measurement, and Controlling Factors, page 16, Vol. XIX, 1957 (ConffTCJlC'e 

on ahona ncome and Wealth). · 
~6-3 N.B.0./69 
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and the, size of the housing stock in relation to the 
volume of new dwelling construction. At present, 
because of the limited resources for dwelling con
struction, . it is more justifiable to invest in "addi
tions and alterations". Such a policy would meet 
-the ll'ising housing demand generated by increasing 
rates. of rise in urbanization, industrialization and 
population growth. In addition, it would facilitate 
timely replacement of some of the fast aeging pre
ponderant\)' rustic housing stock. There is possibly 
a more urgent need to spend more on 'additions 
.and alterations' to housing in the densely populated 
countries of the ECAFE region, because' of much 
larger absolute increases in total as well as urban, 
population than are found in the sparsely populated 
developing countries of ECLA, Africa or the Middle 
East regions or· in the developed countries of Ame:. 
rica, Europe and Oceania. In this context, division 
of capital formation in housing into 'new construc
tion' .and 'additions and alterations' would be help
ful in understanding the investment ·aspects of the 
housing problem. . 

According to "A System of National Accounts 
·and Supporting Tables" it is necessary to make pro-
1vi~ion fo~ 'depreciation' (or capital consumption) -
:~lth a VIew to ensuring that the value of :fixed 
; capital used up during the current period is charged 
_as a cost against the current or operating revenue 
_of that period; the provisions are designed to cover 
'wear and tear' and unforeseen 'obsolescence' of all 

. :fixed capital as well as accidental damage wherein 
obsolescence is regarded as a capital loss. Usually 
substantial price .variations (particularly in the 
dire-Ction of appreciation of houses in urban areas) 
, are common. It may be therefore meaningful to 
·make adjustments ·for capital value on account of 
price changes while estimating the depreciation of 
the housing stock. 

3.4.4 Capital Expenditure on 'Dwellings' and 'Es
sential F aciUties' .-In most urban areas of the 
. .ECAFE countries, only a limited amount of commu
nity services exist as yet; and lhe situation in rural 
areas is much worse. For example, in India, 
"household facilities, such as, tap-water are largely 
unknown in rural areas; households depend mostly 
on ponds and tanks for drinking water. In urban 
.areas nearly 47 per cent of the households do not 
·have tap-water, and 31 per cent depend on tanks 
,and ponds. Built-up latrines ·are almost non
,existent in rural areas; in urban areas, 44 per cent 
.of the households do not have these sanitary faci
Jities for private use but have to share them with 
others. The position as regards bath-rooms is 
scarcely better either in rural or urban areas than 
.what it is for 'built-up latrines', but it does remain 
most unsatisfactory".C0

) There are, as exemplified 
.by the Indian situation, a large number of areas 
in the _ECAFE region where even essential facili
ties. re~uired for ~inimum housing, namely, water, 
samtahon and dramage, are not yet available. In 
·programmes of industrialization and housing in 
industrial- towns for the employees, provision of 
_essential facilities has necessarily to be included. 
The ratio which provision of essential facilities 
would bear to total house building cost is, there-

, fore. an important element in the total value of 
:fixed capital formation in housing. Knowledge of 
this is a pre-requisite for estimating correctly the 

amount of capital formation in housing. The ratio 
of expenditure on essential facilities to total housing 
cost ranges between 2.7 per cent and 31.5 per cent 
for some of the countries of ECAFE region, de
pending on the content of the facilities· (25.1 per 
cent in India for industrial housing at Sindri; 19.1 
per cent in Japan for Macbara Estate five, four and 
two-storeyed fiats; 18.6 per cent to 31.5 per cent 
in the Federation of Malaya on various housing 
projects; 207 per . cent to 22.2 per cent in the 
Philippines; and 28 per cent on double storeyed 
detached houses in Thailand.) 

3.4.5 Capital Expenditure in Monetized and Non
monetized Forms.-Jn almost all qountries of the 
ECAFE region, the rural economy has a size
able non-monetized segment. Capital forma
tion in 'construction' is also brought about through 
non-monetized efforts and activities. For instance, 
material inputs in construction may be self-produc
ed or obtained in kind or produced by a mutual 
self-help process. Such activities may be in relation 
to land reclamation or acquisition and development, 
digging wells and canals, building approach roads, 
cattle-sheds, manufacturing . simple construction 
equipment and tools and building houses. The 
dimension of capital assets acquired through the 
non-monetized activity is substantial in developing 
countries of the ECAFE region and it may distort 
the total oicture if non-monetized activities, in 
spite of their substantial size, are not properly ac
counted for. Hence, close attention should be 
given to measuring non-monetized construction. It 
would be required to evaluate the construction 
investment at the real cost incurred, e.g. including 
the value of unpaid labour-input at the prevalent 
rate and imputing the values of all materials used, 
over the monetary cost. Existing statistical mate
rial on non-monetized capital formation is meagre 
and. due to its paucity, very few attempts have been 
made to estimate the magnitude of non-monetized 
capital formation. Preliminary attempts have been 
made in this direction by the National Sample Sur
vey and Rural Credit Survey (conducted by the 
Reserve Bank of India) and _by surveys carried out 
by the National Buildings Organisation in India, 
and by the National Sample Surveys in Pakistan 
and the Philippines. 
4. AN APPRAISAL OF THE :METHODS EM· 

PLOYED BY ECAFE COUNTRIES FOR 
ESTIMATING CAPITAL FOIL"ATION IN 
RESIDENTIAL CONSTRUCTION 

4.1 A~ stated earlier, fixed capital formation in 
construction constitutes about half or more than 
half cf the total :fixed capital formation in ECAFE 
countries. But it is often difficult to assess the 
reliability of data. as short-cut methods are generally 
employed to arrive at some estimates of capital 
formation. The methods of estimating capital for
mation in construction vary considerably from coun
try to country. Broadly, two estimation methods 
are used : (A) based on data compiled from build
ing permits and (B) based on the value of produc
tion of building materials, i.e. on commodity flow 
basis. In addition, there are special methods dis
cussed under (C) and (D) below. 

4.1.1 Building permit method 

4.1.1.1 The building permits method is widely 
used in the United States and quite a number of 

. 10. PAL VIA, C. M. : Socio-Econcmic Asrects of Public Reusing in India, pa~e 2 (PaJ:er di~cussed by the United Na-
~~9£s)_Meedng of the Expert Group on Housing Mana~err.ent and Tenant J:ducation-Wellington (New ZeaJand), March~ 



V.·estern European countries. However, it is not suit
able for developing countries. With this metliod, 
data are often collected or compiled from building 
permits issued by the local authorities. Generally 
these local bodies have. bre-laws which require every 
builder to seek permissiOn of the local body to 
construct a building. The applicant has often to 
give details about the design of the house, the 
quantum and value of the materials to be used, 
area of the rooms, labour-input, etc. Some coun
tries have machinery to compile and co-ordinate 
these statistics. But there are certain difficulties 
involved. Some countries attempt to remedy the 
defects in estimates by conducting follow-up studies· 
on under-coverage, under-valuation and the time
Jag factor (i.e., the time .. gap between the issue of 
the permit and the actual construction). 
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4.1.1.2 In this connection, it would be useful to 
recall the recommendation made by the ECAFE 
Working Group of Experts on Capital FormationC1

) 

that the system of reporting commencement and 
completion of buildings with an indication of the 
value of such construction should be instituted, or, 
if already in existence, implemented by municipa
lities and other similar local bodies in urban areas. 
The Group felt that permit data normally relate to 
limited areas, and that some way would have to 
be found to cover the rest of the building and 
construction activity, particularly in rural areas 
and in the non-monetized sector, which in the 
aggregate is likely to be of considerable magnitude 
in the countries of the ECAFE region. It suggest- · 
ed that, for this, well-designed sample surveys 
might well be the answer. 

4.1.1.3 The building permit method is followed 
in <;hina (Taiwan), Japan, the Philippines and 
Thailand. It has certain serious limitations name
ly, (a) lack of correspondence between actual cost 
and the cost i_ndicated in the permits, (b) time lag 
between_the 1ssue of the permit and actual con
st~t!ction, (c) likelihood of permits remaining un
utihzed and (d) non-inclusion of 'construction 
areas' . for which permits are not issued. Some 
countn~s. m~ke attempts to effect adjustments for 
these hmitatwns by means of follow-up studies. 

4.1.2 Commodity Flow Method 

dwellings about i95 ~L Tonnes- (192 tons) ot 
cement and 42.7 M. Tonnes ( 42 tons) of steel. 
For a financial investment of Rs. 100,000 the con
sumption of cement for three types of buildings is 
respectively 109.7 M. tonnes (108 tons) 117.8· M. 
tonnes (116 tons) and 142.2 M. tonnes (140 tons);1 

and for steel 12.19 M. tonnes (12 tons), 17.7 M. 
tonnes (17 tons) and 31.44 M. tonnes (31 tons). 
From these, it is possible to estimate the require. 
ments for key building materials if enough is known' 
about the complex of buildings. These can alsO' 
be used to estimate the needed investment· in · a 
housing programme. . · · · · 

4.1.2.2 The commodity flow method is followed 
in Burma, India, Pakistan and the Repu'f?Iic of Viet
Nam. It also has its limitations and the reliabi
lity of the estimates depends on the· care taken to 
account for all the elements of cost: and determin• 
ing. t~e mark~up factors. ~s ~e coverages of the. 
statistics ~elating to the availability of various types .. 
of .matenals and labour inpu~s are different, it is 
desuable to apply the appropnate mark-up for ea<:h 
item rat.her than to apply an aggregate mark-up for 
all the mputs. If the data on ·capital formation in 
co~struction through the public sector or. organized 
pnvate sect<;>r could be presented in such a way 
that the ratio of labour costs or material cost . to· 
total costs could be established, such coefficients 
would be useful. Estimates of the value of the 
total building construction could then be based on. 
net iJ.?ports . and producti_on of building materials, 
combmed. With technological ratios determined by 
such studies. It would be essential to adjust pro .. 
d.uction and net import data for use of the mate· 
nals for purposes other than construction. It would 
also be necessary to make adjustment for. time-lag: 
between production or import of materials and 
actual construction. · 

4.1.2.3 Countries following the 'commodity :flow'· 
method rarely employ census data on the construe,.; 
tion industry or sample returns from building con·! 
tractors, for estimating investment in construe· 
tion(12

) either because the industrial census pro
grammes do not extend to this industry or because 
the data collected are not suited to the . purpose. 

4.1.3 Use of technical coefficients concerning im .. " 
ports of materials 

1.1.2,.1 The 'commodity :flow' method consists of 
est1matmg t~e value of basic materials and services 4.1.3.1 A variant of the commodity. flow · ap., 
that ent~r .mto the construction of dwellings and proach for measuring investment in construction is 
other bmld_mgs. The important materials generally fol.!nd in some countrie~. This consists of tying the1 
u.sed are. uon an~ steel, cement, bricks, timber, estimates for construction to the value of imports· 
tiles, sanitary eqmp~nt, electricity installations, of some building materials. This · has obvious 
etc.. I!l. order to arnve at total consumption (or attractions for under-developed countries which im-. 
~v:.ulabiiity) of the materials, data of production, ~ort most of their building materials. In the applica-... 
Import, .export, et~ .• are compiled (partly or wholly) twn of the method, the value of a small number 
and. adJust.ment Is made for mark-ups, customs of imports of basic materials and supplies is multi· 
duties, .freight, _insurance and other charges. The plied by a certain factor to yield a rough estimate ·· 
proportion of either 'materials cost' or 'labour cost' of the total value of construction. ' In one case, 
t? total costs rna~ be used to arrive at the total for example, the estimate is based on imports of 
value of construction. According to an unpublish- cement alone on the assumption that cement ac-
ed study undertaken by the Regional Housing counts for one-sixth of the value of construction. 
Centre. a~ New Delhi f~r 920 sqm (10,000 sq ft) In another case, three times the value of imports 
?f CO\ cn:d area of a smgle-storeyed family dwell- of certain building materials is used. .· 
mgs, about 108 Iv1 Tonnes (106 tons) of cement 4.1.3.2 Reliability of the coefficients either in the 
and 12.2 M. Tonnes (12 tons) of steel are wanted· 'commodity flow' method or in •import' relation· 
for double-storeyed family dwellings about 118 M: method obviously depends on the care taken to 
Tonnes (116 tons) of cement and 19.3 M. Tonnes account for all the elements of cost entering into 
( 19 tons) of steel; and for multi-storeyed family the final value of construction and on the quality 

11 u . . .. . 
12: 19~~e~n~:~~s •. ECAFE document E/~N.l1/ASTAT/CoJ?.f.3/L.2, 1960.. . . . . . 

tion industry for some fatthionEsCPrAFogramme of_Bas1c Industrial Enquines may open VIstas m this direction as regards constrllc-
o e E countnes. 

I 



of the statistics available for measuring these cost 
elem!!nts. The simple procedure ~f ~I?-ulliplying 
material expenses by a single coefficient Is difficult 
tQ justify. . Even more doubtful may be the proce
dure of applying a coefficien~ · to one or a small 
number of imports since other imports and locally 
produced building materials and labour costs taken 
together, may form a large part of the tot_al build
ing cost. Further, many types of construction work 
in. under-d~veloped countries have no imported .or 
industrially produced material content, . or ~eqwre 
only simple indigeneous materials (such as m huts 
and farm structures of bamboo. or mu~). 

, 4.1.4 Capital formation on government sector: a 
' . . special case · · 

l \ · ' •' I ' 

· 4J..4.r Buildirig permits are required gener~lly 
for p~vate residenti~ construction and constructi_on 
by the government IS not account~d for by pe~~ts. 

·Most countries make separate esttmates of buildmg 
construction and other works in the public sector 
from information in the accounts· of government 
and public · enterprises. Often, the. sources of data 
for estimates of government . capital formation are 
the budgets and accounts of central, state and lo.cal 
gov~rnments; the accounts of· fiscal · monopolies, 
other ·: government-owned enterprises and joint 
government-private enterprises. ' · 

) . l . 

4. L4.2 The public accounts documents of capital 
expenditure often do no~ giv~ information. in con
struction,· by types-residential construction and 
non-residential construction. Special enquiries from 
contracting firms eQgaged in public construction 
can . be of assistance in making the estimates for 
investment . in governmental residential and non-
residential construction.· · 

, ; \ i , • ; ( ' I ~ ) .~ 

· 4; 1.4.3 For 'government construction, a difficulty 
often arises because expenditures on 'normal' main
tenance and 'major'. repairs .are mixed up and, in 
some cases, 1ipcluded. in Gov~rnment. capital for-
mation. ;.: 

' . . . 
4.1.4.4 Now that the types of methods used to ' 

estimate capital formation in construction and more 
particularly ih housing have been described, it will 
be · useful to study the practices a~opted in the 
various ~ountries. · · ,,,J .• 

4.1.4.5 In Burma, total availability of building 
materials is taken into account (i.e. building mate
rials imported plus' domestic production of building 
materials such as road metal, cement, lime, brick, 
tile, etc.) •. ~ The · total value of building and con
struction is estimated by taking 167 per cent of the 
c.i.f •. value of imported materials and of the ex
factory value ·of domestically produced materials. 
The. estimates include military construction. No 
adjustment is made for time-lag. Preparations are 
under way to verify the validity of the mark-up per
centages. . Breakdowns for residential and non-resi
dential construction are not available as yet. 

4.1.4.6 In Ceylon, the value of building construc
tion is estimated at 3.33 timesC3

) the value of 
imported building materials, such as non-metallic 

mineral manufactures, base metals, pre7fabricated 
materials, etc. Their retail value ~s estlmat~d by 
adding import duties and distrib~tlon mar&ms to 
the c.i.f. value. Distribution margms are estimate~ 
on the basis of the results of a sample survey con
ducted among the leading firms which deal in these 
commodities and they are added to the products 
value of locally produced goods as well as to the 
c.i.f. value of imports. No adjustment _is _made for 
the time lag between the supply of buil~mg mat~
rials and the completion of the construction. It .Is 
assumed that stocks of building materials remam 
constant from year to year. It is sometimes found 
-difficult to apportion a particular item between con-
struction and consumption and, in such cases, the 
total is considered to form· capital formation.C'). 

4.1.4.7 In China (Taiwan), building permits are 
the most important source for estimates of private 
non-farm residential construction. In general, the 
permits cover about 85 per cent of residential con
struction in urban areas. For correcting under
estimates of building costs a 10 per cent blow-up 
adjustment is made. 

4.1.4.8 In Hong Kong, the estimates of capital 
formation in buildings are derived from the statis
tics supplied by the Rating and Valuation Depart
ment and are classified into governmental and non
governmental buildings. 

4.1.4.9 In India, data on utilization of materials 
such as iron and steel, cement, bricks, etc. have 
been used in conjunction with technological ratios 
(worked out on the' basis of data on residential and 
non-residential construction undertaken by public 
works departments over different parts of the 
country), which connect the cost of individual 
items to the total cost, to obtain the level of 
investment in permanent ('pucca') construction. 
These are, however, only very rough estimates. 
Data on utilization are being derived from imports, 
exports and indigenous production of various 
building materials. For 'technological ratios', infor
mation is collected about the percentage distribution 
of costs between building materials and wages for 
various types of constructions in the public and 
private sectors. Estimates of rustic ('kutcha') 
construction are based on the data collected in the 
various sample surveys about expenditure incurred 
on the construction of residential houses, farm 
houses, cattle-sheds, wells, tanks, bunds, etc. and 
on improvement of land. Use has also been made 
of data available from the Rural Credit Survey 
conducted by the Reserve Bank of India and also 
from. the imputed value accorded to rural con
struction in estimating net output thus generated. 

4.1.4.10 In Japan, estimates of the value of con
struction of owner dwellings are based mainly on 
statistics compiled at the time when building com
mences. This method is employed both for the 
dwellings used exclusively as residences and also 
for those which are partially used for business 
purposes, excluding_ dwellings used partially for 
agnculture and fishmg. Small-sized dwellings with 
less than 10 square metres of floor area are not 

· covered in these estimates. Due to the foregoing 

13. A ratio arrived between the final value of buildings put up and the retai1 value of building materials in the rriYate 
sector. · · 

14. "Survey of CoD:Sumer Fin_ance" (1953) and "A Survey of Consume~ l~come and Outlay" .0%3) ccnducted by the 
Central Bank of Ceylon wtth the asststance of Department of Census and Stat1sttcs may be of value 1n this regard. Also the 
• •Survey on Family Budget of Urban Households" (1958) and "Survey of Private Investment" (1954) conducted by Department 
o{ Census and Statistics. ml'ly be useful. 
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factors and also because of the fact that the cost 
of construction may be underestimated when the 
work starts, the total estimates of expected cost of 
construction are raised by 30 per cent. A special 
feature in Japan is an annual sample survey cover
ing construction of wooden houses in the urban 
areas for finding out the extent of under-valuation 
in the estimates of building costs, which has been 
estimated as 10 per cent. One reason why the 
underestimate may not- be very large is that most 
houses in Japan are made of wood, and usually • 
the period of construction is at the most two 
months, so that the time-lag between eommence
ment and completion is very small. 

4.1.4.11 In Pakistan, the 'input' approach, both 
in respect of the 'materials' and 'labour', was fol
lowed in estimating figures of capital formation. It 
was discovered that, in respect of the 'materials' 
approach, the figures were lower and, in respect 
of the 'labour' approach, higher. Ratios of mate
rial costs to total construction costs were obtained 
from construction engineers. Total value of 
materials employed in construction activity was 
obtained by combining the value of domestic 
production (from census of manufacturing indus
tries) and value of imported materials raised 
further by 10 per cent for transport costs. Previ
ously this was done by the Central Statistical 
Office for two years; now it is handled by the 
Planning Commission, which has introduced certain 
refinements in 'materials' approach by making 
deductions for materials : (a) used in the produc
tion of machinery and equipment, and (b) exports. 

4.1.4.12 In the Federation of Malaya, annual 
returns submitted by architects on construction 
undertaken under their guidance are used for 
estimating the value of new buildings constructed 
by the private sector. In addition to this method, 
data from a quarterly survey of starls and com
pletions of residential and non-residential buildings 
are also used. 

4.1.4.13 In the Philippiags, the Bureau of the 
Census and Statistics derives data from the record 
of building permits issued and estimates the value 
of private construction in Manila. For the whole 
country the value of private construction is arrived 
by assuming that private construction in Manila 
represents 30 per cent of the total.C:;) This ratio 
now seems to be out of date in view of the rapid 
growth of construction activity in the Phillippines 
in recent years. No adjustment is made for actual 
construction falling short of permits issued or for 
time lag between the issue of permit and actual 
construction. The Statistical Survey of House
holds includes surveys of construction activity by 
household to improve over the limitations inherent 
in the statistics of private construction. 

rials per square metre are imputed on the basis of 
an inquiry referred to a selected number of con
struction experts. The physical quantities of con
struction materials used are then evaluated at 
current prices in order to arrive at the total cost 
of construction materials. Value added in con
struction activity and adjustments for permanent 
fixures and fittings are added to the total cost of 
construction materials so as to obtain the total 
value of buildings. However, no allowance is made 
for. time-lag and no adjustments are made for 
private building activity other than that covered 
by permits, though its volume may be quite 
sizeable. 

4.1.4.15 In South Viet-Nam, information on the 
issue of building permits was collected for Saigaon
Cholon in 1956, and was extended to other 
provinces also with effect from 1957. Because of 
insufficient coverage of the information and igno
rance about the cost of construction of roads 
bridges and different types of residential houses: 
the data were not utilized for estimating capital 
formation. The estimates, are, however, built up 
from information on materials and finished products 
utilized, supplemented by inquiries and fragmen
tary surveys('0

) of construction costs. 

4.1.4.16 As stated in para 2.11, the non
monetized forms of construction in rural areas 
pose serious problems for estimating capital forma
tion. Some attempts have been made in this 
direction. For -example, in the Federation of 
Malaya, substantial imputed addition to the esti
mated value of capital formation was made on 
account of the cost of cottages and other rural 
dwellings omitted from the architects returns. In 
China (Taiwan), the value of residential construe~ 
tion for farmers and fishermen was calculated 
according to the results of the 1955 agricultural 
survey and 1955 survey on the economic condition 
of fishermen respectively. In Japan, for farmer's 
residential construction, basic information is 
derived from a farm-household economic survey 
conducted on a national sample basis both monthly 
and annually. Dwellings used partially for pur
poses of fishing and forestry are not included in 
the estimates. In the Philippines, on the basis 
of a study made by the Central Bank, based on 
the agricultural census of 1948, a flat rate of 
P$ 10 million was allowed for own-account cons
truction in the farms from 1946-1947. In India, 
some estimates are made on the basis of the results 
of Rural Credit Survey and various socio-economic 
surveys as well as National Sample Surveys and 
surveys conducted under grants given by the 
Research Programme Committee of Planning Com
mission. In South Viet-Nam, since most of the 
houses in rural areas have been built from local 
inflammable materials which do not last very long, 
they are generally excluded from capital formation; 
only substantial buildings, public as well as private, 
built from imported or local materials are included. 

5. FLUCTUATION IN THE LEVEL OF IN-
VESTMENT IN HOUSING 

4.1.4.14 In Thailand, building activity forms 
about 35 per cent of gross fixed capital formation 
!lfld the esti~at~ is based on data on permits 
Issued for buildmg construction in urban areas 
only .. However, the· issue of building permits is 
p~escnbed only for urban areas. The permits 
gt~e ?ata on type, . floor space and value of 5.1 To neutralize the effect of 'depreciation' of 
butldmgs calssi:fied mto five categories. Where dwellings capital formation in dwellings equivalent 
value figures are not available, technological data to about 2 per cent of gross national product is 
on the various components of construction mate- necessary. Another addition to the capital stock in 

15. Based on a survey of construction distribution in the Philippines, conducted by the Central Bank in 1949 (E/C.N .11 
ESTAT/Conf.2/L.t, page 11). · · · 

.16. Accor~ to these surveys materials cost works out to about 60 per cent of total construction ~ost. The remammg 
40pereent are divided roughly betw~n wages (29 per cent), profits and taxes (tOper cent) and cost ofserv1ces (1 per cent). 



housing is required to match the growth rates in 
population which may be about 2 to 3 J?e! cent 
in developing countries. Hence, at the rnlilliD~, 
roughly 4 to 5 per cent of gross. natior:tal o~tput IS 
necessary for capital formation m res1d~ntt~l con· 
struction in developing countries to mamtam the 
present level of housing standards.C1 

5.2 The present level of investment in dwellings 
in developing countries is less than or about 2 per 
cent of the grqss national product, as against about 
4 to 5 per cent in developed countries-where ' 
population growth rate is around 1 to !.5 per ce~t 
and the condition of the present housmg stock IS 
comparatively of a very high standard. 

5. 3 In developing countries, a higher . r~te of 
capital formation in residen~ial const~ctlon is 
"therefore necessary.('"8

) In this context It may be 
observed that housing encourages and st~engthens 
savings. People who w':mld not .athex:wise make 
savings available for capital-formation like. t~ sav:e 
for housing and, to this extent, ~ouse bu~dmg IS 
a healthy lever ·for capital formation. In Its turn 
it determines the level of certain other forms of 
investment such as public utilities, consumer dura· 
bles in the form of fittings and furnishings, etc. 
An augmented rate of investment in hou~ii}g might 
generate inflationary pressures and condttlons of 
boom or economic growth. If such a process sets 
in the economies of developing countries might be 
su'sceptible to economic tluctuat~ons in · the . early. 
stages of developmet;tt foll?wmg changes In t?e 
volume of investment m housu:rg. When economies 
reach the ·take-off stage and a slump occurs, inten~i
fying house-building activity would dampen Its 
consequences. Whe~eas if t~ere are si~s of. boom 
conditions approachmg, a timely lowermg m the 
tempo of house-building activity . would put off the 
possible generation <?f intlat!onary pressure~. Hence 
bunching of or drymg of mvestments mtght be 

· avoided .in various periods by adopting policy 
measures in which housing as an important invest
ment sector plays an active part. 

5.4 In determining the level of a long-term 
investment in dwellings, depreciation and interest 
rate plays a crucial role. For example, the capital 
costs of housing may be too high, and as a conse
quence, mortgage interest rates and terms of 
amortization may be affected. On the other hand, 
lowering the interest rates or raising of amortiza
tion terms may make it easier to acquire a house 
at a lower capital cost; but recurring expenses may 
perhaps be higher. The complex process of price 
formation in the housing market is largely deter
mined by interest rate, amortization terms and 
depreciation rate. Price formation also depends on 
the ability or inability of consumers to postpone 
purchases of house builders to estimate · future 
demand. Failure to adjust the volume of house· 
building to these factors causes a recurring pheno
menon of imbalance between supply and demand 
involving fluctuations in building activity. Changes 

in the price of 'houses' and 'housing service• and 
and the purchasing power of the people lead to 
doubling-up or vacancies in houses. When !he 
prices rise, people cling to their existing housmg 
standards or double up or accept fewer ro?ms and 
dilapidated housing thus causing_ vacan~t~s. On 
the other hand, when prices declm~, familte~ seek 
better and more commodious dwellmgs and m the 
process even absorb the vacancies. ~urin& a boom 
period, larger incomes and past savmgs mduce a 

·large number of marginal buyers (and re!lters) to 
buy houses at favourable prices as credtt . terms 
become favourable, and so the volume of mvest· 

· ment in dwellings increases fast. During de pres· 
sion depletion in savings reduces the number of 
those able to make down payments and thus effec
tive demand shrinks, prices decline and at the 
same time the demand for lower priced rental 
housing increases. 

5.5 For lower income groups whose proportion 
is large ia developing countries, the income to be 
spent for shelter is fixed· and their demand for 
housing is sensitive to small price changes. Hence, 
in developing countries, the low priced houses are 
more sharply affected by depression and prosperity. 
However, for the low-income group of people, the 
demand factor is not crucial, and it is the supply 
which is imoortant; this should be securedC0

) by 
some exogenous agencies which might effectively 
neutralize market forces. It is also obvious that 
urgency for the establishment of such agencies is 
greater in developing countries. They can be 
agencies of the state itself, or sponsored and 
guaranteed by the state and enjoined to copstruct 
houses at reasonably low costs to ensure larger 
supplies for low income groups. 

5.6 Suitable credit and fiscal policies can greatly 
facilitate the availability of housing finance or 
housing services by creating housing stock. Such 
policies have had beneficial effects in the United 
S~Jes and other developed countries; they not only 
helped to stop foreclosures but promoted recovery 
from the economic stagnation and depression of 
1930's and halted decline of property values. The 
success of these emergency measures indicates that 
government has a vital role to play in urban 
housing by arresting depressions and by taking far· 
reaching measures to hasten recovery. 

5.7 The demand for additional housing does not 
taper off fast after biological needs are satisfied 
as happens in the case of food or clothing. The 
effective demand emerging into 'purchases' (or 
'renting' o~ houses at higher rents) is low when 
poverty prevails but rises rapidly when incomes 
increase and prosperity is in sight. Houses cost 
very much-some of them absorb the life's (or 
more than the life's) savings of an individual in 
the form of 'down payments' and loans. This 
factor creates difficulty, as private individuals are 
left to cope, unaided, with fluctuation in housincr 
supply and demand. The state has to intervene by 

17. These figures do not take into account provision of housing on account of'additions and alterations', 'obsole~cence' 
and •vacancy ratio'. 

18 ............. about ten new dwellings per 1,000 inhabitants are required annually in the less industrialized areas of 
the world to meet requirements existing an~ growing ...... ~ut ~otal investment r~tes in less developed countries are usually 
of the order of 10 to 15 percent of gross national product. It Is evtdent that to susta1na rate of adequate housing construction 
would absorb practically the entire investment resources of the developing countries". (Para 23 of the United Nations Ad hoc 
Group of Experts on Housing and Urban Development, 1962 E/CN.5/367). · 

19. For example, in USA, urban houses added by new construction and conversion in the decade of the thirties consti
tuted 0· 3 per cent of the housing stock for the rental group under $ 30 per month; 0·9 percent for the rentalgorup $3o-$50; 
and 4· 8 per cent for the rental group over $50. 



aking high-level decisions for the community. 
rhe post-war period has proyi?ed ample .Proof of 
this uelld in gove~ent po~Icies, both m deve
loped and developmg countnes. 

5.8 Not all the causes of periodic fiuc~ations 
in bouse-building are easy to locate, as the mdustry 
is complex and un~rganised. Also . new . factors 
enter into the situations, . sue~ as ~e mcre~smg role 
of government intervention. m this field smce .the 
thirties and particul~ly dunng the .post-war penod. 
But, as brought ~ut. m the foregom~ paragraph~, 
the cost factor IS Important; and m the credit 
market the change in the inter~st rate h~s a great 
significance as a factor of pnce-~o~abon. On 
the demand side, the level ~f family mc~~es both 
for purchasing (through savmgs) and hmng the 
houses (through current expenditure) play a d~ci
sive role in addition to factors, such as population 
changes,' rural-urban . migration. and ~eneral e~on<?
mic condition. Cyclical behaviour m housmg IS 
the outcome of a combination of these forces 
operating with varying strengths at different times. 
Therefore besides governmental intervention, deve
lopment df a well-organized house-building industry 
is equally essential especially for providing a large 
quantum of low-cost housing. The government has 
also to play an increasingly active advisory role 
in this direction ; it has to break the rigidity of 
the supply side of the market and remove the 
obstacles on the demand side by giving equitable 
'subsidies' (in the form of capital-grant, low 
interest rate, tax rebate, etc.) to the economically 
weaker sections of the community. 

6. CONCLUSION 
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6.1 Proper allocation of investment in residential 
construction in relation to total investment, helps 
to provide some of the important elements of 
economic and social welfare. In countries of 
ECAFE region, its importance requires further 
recognition so that housing programmes find a 
suitable place in the formulation of social and 
economic development plans and in the balanced 
allocation of sectoral investments. 

6.2 National accounting concepts-such as gross 
or not national product, gross or not capital forma
tion (fixed and working), distribution, redistribu
tion and employment of manpower in various 
economic activities, personal consumption expendi
ture, etc.- are also applicable to the housing or 
residential sector. In the ECAFE region, data on 
the proportion of construction in total gross fixed 
capital formation are available in seven countries, 
with breakdowns for 'dwellings' in six countries. 
Distribution of manpower employed in 
'construction' is given by seven countries and the 
share of 'housing and household services' expendi
ture in private consumption expenditure by six 
countries. For eight countries data are available 
separately in respect of income · generated by 
'ownership of dwellings'. 

formation, a very high proportion is not found in 
other regions. Possibly re-allocation of capital 
funds between 'dwelling' and 'non--dwelling' com
ponents of investment in 'construction' is called for; 
because capital formation in the residential sector 
is also productive (though spread over a long 
period of time); and in this sector, the capital/ 
output ratio in the long-run may tum out to be 
more favourable than in the manufacturing sector. 
The employment volume-direct and indirect
generated (or employment-multiplier) by the resi
dential sector is also high. The proportion of 
national consumption expenditure in countries of 
ECAFE region on 'housing and household 
services', though lesser than in the ECLA or 
developed countries, is also quite large. Moreover, 
the net national product generated by the "owner
ship of dwellings" is perhaps more significant in 
countries of ECAFE region than in developed 
countries. 

6.4 Arising out of the national accounting 
variables, their magnitudes and relationships, 
certain factors emerge which are of use in valuing 
and expressing breakdowns of investment data, 
particularly in countries of ECAFE region. Such 
breakdowns might usefully be expressed in respect 
of; (i) urban and rural areas; (ii) public and 
private sectors ; (iii) new construction and 'addi
tions and alterations' ; (iv) depreciation and replace
ment; (v) land and building; (vi) dwellings and 
essential services; and (vii) monetized and non
monetized sectors. 

6.5 The four methods presently followed for 
valuing investment in 'dwellings' in countries of 
ECAFE region-'building permit', 'commodity 
flow', valuation through government accounting, 
and use of various technical coefficients-or 
reviewed and evaluated with a view to enabling 
these countires to consider specific improvements. 

6.6 The changes in the quantum of capital 
investment, particularly in durable goods ('.Und 
therefore in 'dwellings') have long been subjects 
of intense study in regard to their effects on the 
behaviour of the economy. Free play of eco
nomic forces in the field of housing has brought 
about booms and depressions or cyclical fluctuations 
and attempts have been made to control or correct 
them through government policy measures. There 
are studiese'()> to show that accelerated or decele
rated residential construction has some times been 
both a cause and a consequence of business cycles, 
particularly because residential gross fixed capital 
formation forms a substantial part of total gross 
fixed capital formation. In developing countries, 
with increasing desire to set the developmental 
process at work-the percentage of capital forma
tion in residential construction may be raised over 
future years-probably to about or more than 4 
or 5 per cent of the gross national product. This 
may make the economies susceptible to alteration 
of peaks and troughs in activity, though there 
would exist _ a reasonably effective safety-valve, 
for governmental residential construc~ion is !ncreas
ing as a part of development plannmg whtch has 
grown in post-war years. Economic planners in 
countries of the ECAFE region could help to 
bring about proper allocation of investment 
resources among various sectors for achieving 
balanced economic and social growth. 

6.3 A correct grasp of the relationships existing 
between different economic magnitudes helps to 
focus attention on certain significant points. For 
example, in countries of ECAFE region, less than 
2 per cent of gross national product is devoted 
to housing, and about 10 to 20 per cent of gross 
fixed capital formation goes into residential cons
truction; whereas construction as a whole takes up 
about 70 per cent of total gross fixed capital 

------~~---------~--~~~~~~~-~~ 
20. Tmportant studies ate : (l) Capital Formation in Residential Real Fstate; Trt;nds rnd Pre ~r~ctr- t y I fO C~el-Jtr 

and others (NatibnaJBureau ofEconornic Research, USA). (2) G.F. Warre!l and F. A. Pea~wn :World Pm-rs and tl-.e Em}dr.ng 
Industry(l937). (3)J.B.D. Derksen: Long cycles in ResidentialConstruct!Cn(fc~ncn.etJicil, 1S'40). (4) C.f.V. Lw:r : ftn'd1r.g 
Activity and Ho~g Demand (1951). 



National Income Generation and Capital Formation in* 
the Housing Sector-Their Importance 

By 
Dr. D. N. Saxena 

1. INTRODbCTION 

1.1 "Capital formation" and "income generation" 
are quite simple and commonplace concepts and 
Yet they appear to be high-sounding in the same 
sense in which our every day speech may sound if 
.it were called by . the more sophisticated term of 
'prose'. Whenever we talk of saving a little money 
out of our current incomes for putting a roof over 
our head, we are referring to nothing else but 
'capital formation' in the housing sector. Similarly 
the rent that· we pay to our landlord or what we 
would have paid to him if we did not have a 
house· of our own- is nothing else but the income 
generated in that sphere ·of activity which goes by 
the name of 'housmg'. · 

A 'house' is a place where one spends. from one
half to two-thirds of one's life. It is, therefore, one 
of the most important material things that con
cern us. The dependeqce of human welfare and 
happiness on an abode is next only to food. In 
the . words of Professor Mackintosh, "housing is 
one of the four pillars of Social Medicine. . . • It 
(housing) takes a central place in the background 
of health because it is the material representation of 
the home ·and family. The pillars on which Social 
Medicine. stands are 'family', the house in which 

' it lives,. the food it eats, and the occupation of its 
members". · It occupies such a pivotal role in our 
everyday. life that a peep into the economic aspects 
of this problem cannot be · regarded as abstract, 
burdensome. or unnecessary. , 

1.2 Some special characteristics of the bouse 
building industry-Before going into the problems 
related to the measurement of 'caoital formation' 
and 'income generation',- it would- be useful to 
dilate on certain special characteristics of the 

. house-building industry. Although ordinarily consi
dered a branch of the construction industry, housing 

the . building operations,. purchase of materials and 
eqmpment, employment of labour, etc. A house 
is merely the end-product of all. these q1ultifarious 
activities. These special characteristics of the 
housing industry have to be borne in mind while 
assessing the contribution of this sector to national 
income, as also the extent of capital formation 
through this field of activity. 

2 .. INCOME GENERATION IN TilE HOUSING 
SECTOR 

2.1 The importance of an industry can be 
measured in several ways; by the value of its 
prodl;lct--or better the value added by the industry's 
processes; by the quantity produced; by the num• 
ber of workers employed; amount of wages paid; 
or by the industry's contribution to the 
national income. Continuing to the question of 
the net product generated in the housing sector, it 
would be appropriate to define what one means by 
net income generated, and to draw clear cut . a 
distinction between house-building industry and 
housing sector. House-building industry refers to 
the construction of houses whereas housing sector 
refers to the ownership of property in the shape 

. of residential houses. The discussion here is con· 
fined to the income generated out of the housing 
sector and not the income generated in the house
building industry as such, i.e. income flowing out of 
that capital asset known as a 'residential building'. 

2.2 Having defined what we mean by housing 
sector. let us now go on to the concept of net 
income • In simple commonsense language, net 
income generated out of a particular branch of 
economic activity refers to the surplus of receipts 
by way of sale proceeds of products of that 
industry over the expenditure incurred for produc• 
ing those products, excepting the expenditure by 
way of wages and salaries. In the case of houses, the 
income accrues to the owner because of the posses
sion of the property. The income takes the shape 
of rent. It is immaterial if the owner gets the 
rent from a tenant or if he himself lives in the 
house and thereby consumes the income generated 
out of the housing sector. Out of the gross income 
by way of rent, has to be deducted such current 
expenditure as is required to keep the capital in 
tact and to earn the income by way of rent. 

· differs in many ways from other construction ope
·rations. It is mechanical only up to a point; personal 
preferences and likes and dislikes are all the same 
as important in the initiation of investment activity 
in this sector as indeed the availability or otherwise 
of essential building· material like sand and stone. 
Then, again it is not the architectural embellishment 
which is always the deciding factor in the designing 
of a house .. When Bacon said 'Houses are built to 2.3 It may be asked if for estimating the income 
Jive in and not to look on', he was trying to bring generated in the housing sector one should not 
in not merely the language of a man of letters but confine oneself to the rents of such houses only 
he was also stating a fundamental truth. House- as are actually let out to tenants. In other words, 
building connotes a series of activities, such as the question may be asked ; is it necessary to 
acquisition of land, planning and levelling of land impute rents to houses which are owner-occupied ? 
to accommodate the housing operations, financing Following the general practice of excluding from 

*This lecture was delivered by Dr. D. N. Saxena. at the Second short term Training Co~rse en "Scciolcgical and Ecc
nomic Problems in the Field of Housing" for 'in-service' officials held at Bangalore frcm Apnl-Jt1ne, 19(4, 
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estimates of national income such income as ac
crues from one's own activities leading to simulta
neous consumption, it might appear to be logical to 
exclude rents of owner-occupied houses from 
estimates of national income. For example if 
one drives one's own car, we do not include in 
national income estimates imputed value of the 
service rendered by a person to himself by way of 
the car driver. On this basis one could well 
argue that rents in respect of owner-occupied 
houses need not be included in national income 
estimates. Is not the example of a person marry
ing his own cook and thereby bringing about a 
diminution in national income well known in 
national income literature? There is, however, a 
fundamental difference between the services of a 
cook getting transformed in the services of a 
housewife and the services of a house being paid 
for in the form of rent or being enjoyed in the 
form of actual occupation of the house itself. In 
the case of houses, an owner who himself lives 
in the house does not perform any service to him
'>clf. The service is performed not by the man 
himself but by the capital which he owns. It is, 
therefore, only logical to include in national income 
estimates the income generated by way of rent in 
rc.~>pcct of owner-occupied houses. 

24 Method of Estimation 

2.4.1 In all national income work, the method of 
estimation is greatly influenced by the availability 
of data. The same is the case with the estimation 
of income generated in the housing sector. The 
ideal method of estimation would be one by which 
one could get for each residential unit on the one 
hand the rent realised or imputed rent and on the 
other the expenditure incurred on repairs, mainte
nance and depreciation of that unit. In other words 
1f one had the annual census of houses which could 
~ive relevant information in regard to rents and 
mcomes the task of building up a reliable series of 
"value added in the housing sector" would be ren
dered easy. This is well-nigh impossible. In fact 
even in the most statistically advanced countries 
data do not exist in this ideal form. One has to 
make do with such information as becomes availa
ble as a by-product of administrative activities 
connected with municipal affairs and the like. 
Then ag~in, the quality of the data depends upon 
the location of the houses. For residential houses 
falling ~ithin. the jur!sdiction of municipal bodies 
th~ avatlable mformatlon is usually much more de
tatled than for houses in the rural areas. 

2.4.2 First of all one has to know about the 
number of houses and their distribution between 
rur~l a!ld urban areas. The census of population, 
wh1ch IS usually, a decennial event, gives the basic 
~ata al_lout the number of houses. This informa
tion will naturally relate to a particular point of 
time. This has to be kept to date. In other 
words one has to know the number of houses that 
are .added an!lually ~r that get out of use over a 
part1cular .J?enod of time. How does one estimate 
these. addttlons. or s~btractions is a matter which 
we Will deal w1th a httle later, but having assumed 
th~t one some how or other knows the number of 
~mts the next problem is to estimate the rental 
mcome of these units. 

2.~.3 Generally municipal administrations keep 
a frurly good account of the residential bu.Udings 
3e-3N. B. 0.(69 
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within their jurisdiction. This is because in most 
cases municipal boards impose taxes on residential 
houses. For purposes of tax administration, in
formation in regard to rental value, total value 
of the property, size of the building, etc. is collected. 
In most cases an attempt is made to keep this 
information up to date. In fact in the case of 
houses which are rented out, it is not very difficult 
to keep this information up to date, provided the 
administration has the necessary staff and the 
willingness to do so. Whether in actual practice 
this is a separate matter ? In the case of owner
occupied houses, even if one wanted to keep the 
information up to date one would not succeed. 
For example the rent of an owner occupied house 
will at best be an imputed rent and will not in all 
cases reflect the prevailing market rates. In any 
case, the rental value assessed by the municipa
lities for the purpose of levying property tax is 
in most cases likely to be an under estimate. 

In the case of residential houses outside the 
jurisdiction of municipal boards, the problem of 
estimating correctly either the number of units or 
the rental value is rendered considerably more diffi
cult. It is quite common in rural areas for rents 
to be paid in forms other than cash. There are 
no records about the changes in rents nor is any 
information available about the maintenance expen
diture of houses. 

A possible method of estimating rental incomes 
could be a sample survey of consumer expenditure. 
On the basis of the sample one could find out 
what is the expenditure by way of rent. This 
could then be used as the starting point and for 
the country as a whole one could estimate the 
income generated in the housing sector. An 
important conceptual problem that one often 
comes across in estimating income generated in 
the housing sector is the treatment of house1 
which are used both for residential as well as busi
ness purposes. One has in such cases to make ad
hoc adjustments to come to the figure of income 
generated in residential houses. 

2.5 Estimation in India-In India, estimates of 
urban rents are worked out with the help of data 
relating to the amount of tax demand and the tax 
rate, i.e. percentage relationship between the tax 
and the assessed rental value of the houses; these 
data arc generally maintained on a regular basis 
by the municipalities/ corporations levying such 
taxes. The data collected are tabulated and 
analysed for the municipalities of varying popula
tion sizes. An overall correction is applied to 
these estimates so that under-estimation of the 
rental value in the municipal records may not 
vitiate results. In the case of rural areas, reliance 
has necessarily to be placed on such data as are 
available from the records maintained by village 
panchayats. 

2.6 Percentage share of income from housing 
Secror in gross domestic product-Having briefly 
discussed the general methodology involved in the 
process of estimating income from housing sector, 
we may not tum to an examination of the share 
that income in the housing sector bears to the total 
national product. In India, the estimates of 
national income refer to net national product and 
not to gross national product. Income generated 
in the housing property sector constitutes roughly 



3.5 per cent of the aggregate net national product. 
The corresponding percentages for some of the 
developed countries m~e U.S.A., Norway and 
Netherlands are indeed lower. Table 1 which is 
based on the material given by Dr. Palvia in one 
of the papers that he presented to the Seminar on 
Housing Statistics and Programmes for Asia and 
the Far East in September 1963, bears out this 
point: \ 

TABLE 1 
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Percentage Share of Income · from Ho•sinz , 
Sector in Gross Domestic Product • 

~~of gross 
domestic · 

product 

Ar&entina 

·Burma 

Ceylon 

4·8 

3·9 

2·2 

Denmark 

India· 

Indonesia 

4·1 

4·1 

~·0. 

Italy . 

Norway·· .. 
2·4 

2·9 

3"6 

' 

United Kingdom • 

U.S.A. 2•4 

·---------------___,------
It will be seen · that the · share of income gene

rated by the ownership of hou~ing i~ the gr~ss 
domestic product is generally htgher m developmg 
countries than in developed countries. The expla
nation for this phenomenon is to be found in the 
fact that because of shortage of houses in relation 
to the demand, the level of rents is comparatively 
higher in developing countries. This fact, coupled 
with rather low levels of incomes, raises the 
share of income generated in the housing sector in 
the gross national product. 

3. CAPITAL FORMATION IN TliE HOUSING 
SECI'OR 

· 3.1 In view of the complex nature of the 
industry imd the consequent difficulties involved in 
the collection of suitable data, it is often difficult 
to compute with any degree of accuracy estimates 
regarding capital formation in the housing sector. 
Under the circumstances, . short-cut methods are 
generally employed to amve at some estim.ates. of 
capital formation. The methods of estimatmg 
capital formation in residential construction also 
vary considerably from country to country. 
Broadly two estimational methods are commonly 
used: 

(a) based on data compiled from building 
pe_rmits; and 

(b) based on the value of production of 
building materials, i.e.. on commodity 
·flow basis. 

3.1.1 Building Permits Method-The bui.!ding 
. permits method is widely used in the United States 
and quite a ·pumber of oth~r aclvanced countries. 

However, it is not as much suitable for developin' 
countries. With this method, data ~e often col
lected and compiled from building permits issued 
by the local authorities~ This method is also used 
in Japan, the Philippines and Thailand. It has, 
however, certain serious limitations, namely (a) lack 
of correspondence between actual cost and the 
cost indicated in the permits (b) time lag between 
the issue of the permit and actual construction and 
(c) likelihood of permits remaining unutilised. Not
withstanding these, this method could be utilised 
in developing countries also by conducting ad hoc 
Sample Surveys based on suitable selection of 
samples . 

3.1.2 Commodity Flow Method-The commo
dity flow method consists of estimating the value 
of basic materials and services that enter into the 
construction of dwellings. The important materials 
generally used are iron and steel, cement bricks, 
timber, tiles, etc. In order to arrive at total con
sumption (or availability) of these materials data 
on production, imports, exports, etc. are compiled 

·and adjustment is made for mark-ups, customs 
duties, etc. The proportion of either 'material cost' 
or 'labour cost' to total costs may be used to arrive 
at the total value of the construction. This method 
is followed in Burma, Pakistan and India. 

This method has also its limitations and the 
reliability of the estimates depends on the care 
taken to account for all the elements of cost and 
determining the mark-up factors. It would also . 
be necessary to make adjustment for time lag 
between production or import of materials and 
actual construction. 

3.1.3 Other Methods--Then there are other 
methods, such as tying the estimates for construc
tion to the value of imports of some building 
materials, such as iron and steel, cement, etc. But 
such methods are not suitable for under-developed 
countries. since many types of construction work 
have no imported or industrially produced material 
content, or require only simple indigenous materials, 
such as the huts, farm structures, etc. 

3.2 Having dealt with some of the metho<b 
adopte~ in. vario11:s countries in estimating capital 
formation. m housmg se.ctor! we may briefly discuss 
the magmtudes of housmg mvestment and its share 
in total investment in construction and the propor
tion it bears to national income. 

3.2.1 Investment Magnitude~-In developed and 
developing countries, about 10 to 12 per cent of 
gross .nati<;>nal product is usually absorbed by con
structiOn m general. However, gross investment 
!n construct~on as .a prop?rtion of aggregate 2l"OSs 
mvestr::tent t.s relatively htgher in the developina 
c_ountnes bemg about 70 per cent, with the excep
tion of Canada and U.S.A. where the proportion 
of gross investment in construction to total gross 
~nvestment in the eco?omy is almost as high as 
m some of the developmg countries. 

3.2.2 Investment in Dwelling as a Proportion of 
Total /'!vestment. in ~onstruction-In developed 
econ~mtes, the ~roportzon <;f gross investment in 
dwellm~ to total mvestm.ent In construction is gene
rall_y htgher ~han . that m developing economies. 
Thts proportton · ts about 25 per cent in Italy 
23 per cent in Sweden, 19 per cent in the UK' 
23 per cent in West Germany and 30 per cent i~ 



the u.s.A. as compared with about 15 per cent in 
India, 11 per cent in the Philippin~s, . and 13 per 
cent in Malaya. In Japan, however, It 1s one of the 
lowest being abo~t 7 _per cen~. The low propo~
tion in Japan whtch IS so highly populated 1s 
perhaps due to cheapness of building material. 
Broadly speaking, ~he low leyel. of. investment in 
dwelling in developmg ~oun~nes mdicates the lower 
priority given to housmg mvestment, as com
pared to other co~po?ents of investme~t in "Con
struction", for ach1evmg faster economic develop-
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ment in initial stages. 

3.2.3 Investment in Dwellings as a Proportion of 
Grl?ss National Product-The percentage of gross 
~atiO':ial ,produ_ct ~~~rbed by gross capital forma
tion m dwelhngs m the developing countries is 
generally lower as compared with the advanced 
countries. This is borne out by Table 2 which has 
been c_ulled out from Dr. Palvia's paper referred 
to earher. 

TABLE 2 
Gross Capital Formation in Dwellings as Percentage of Total Gross National Product 

ECAFE Countries ECLA Countries Developed Countries % 

China : Taiwan 1958 1· 7 Argentina 
1960 2·3 

Chile 
Federation of Malaya 1958 1·4 

1959 Columbia 

Japan 1958 2·4 Ecuador 
1960 2·2 

Honduras • 
Korea. South 1958 1· 8 

1960 2·3 Mexico I 

Phi lippinei . 1958 1·0 Venezuela 
1960 0·9 

British Guiana 

Jamaica 

Puerto Rico 

1955 

1954 

1953 

1957-59 

1953-57 

1955 

1954-56 

1951-59 

t1957-59 

4·1 

3·3 

2·7 

2·2 

3·4 

2·4 

3·5 

3·0 

5·0 

Austria 

Belgium 

Denmark 

Finland 

France 

Greece 

Italy 

Netherland~ 

Norway 

Sweden 

Switzerland 

United Kingdom 

West Germany 

United States 

4"5 

5·o 

3•0 

5·7 

5"2 

s·3 

5·5 

4·3 

3·9 

5·1 

7•0 

3·0 

5·4 

4·5 

Non:-This Table has been taken from Dr. C. M. Pal via's paper entitled 'Investment in Dwelling Construction' presented 
at the Seminar on Housing Statistics and Programmes for Asia and the Far East held at Copenhagen. 

In developing countries the proportion varies 
between 1 and 2 per cent, while in the developed 
countries, this proportion varies between 3 and 6 
per cent. It is 4·5 per cent in U.S.A., 5·4 per cent 
in West Germany, 5 · 5 per cent in Italy and as high 
as 7 per cent in Switzerland. It is, however 
possible that with the progress of economic deve
lopment, and the consequent increase in national 
mcome levels and living standards, the demand for 
housing may increase substantially in many deve
loping countries which in turn might result in 
larger investment in houses. This would push up 
the proportion of gross national product devoted 
to gross capital formation in "dwelling". 

4. NATURE AND ROLE OF HOUSING IN
VESTMENT 

4.1. Productivity of investment in housing-As 
indicated in Table 2 the income generated in the 
house property sector is less than 6 per cent of 
the total national income of the countries· discussed 
here. However, investment (with the exception 
of Japan) claims as high a percentage as 20 to 30 
per cent of the aggregate investment in the eco
nomy. This would imply a very high capital 

output ratio in the housing sector as compared 
with the capital output ratio for the economy as a 
whole. Generally, the capital output ratio for 
the manufacturing sector is lower (by almost half) 
than in the housing sector. In other words, the 
productivity of capital (or the income co-efficient) 
is lower in the case of housing than of other 
sectors of the economy, such as manufacturing. 

4.2. Social infra-structur~However, investment 
in the housing sector has altogether to be viewed 
from a different angle. It is true that the imme
diate returns from residential capital formation are 
not high. But expenditure on housing construction 
satisfies a fundamental human need and is an 
infra-structure for 'investment in human resources' 
as much as the investment in transport, irrigation 
etc. '"The requirements for investment in housing 
are one of the ·most important factors determining 
how effective a nation's savings can be in raising 
productivity-housing may have an important 
bearing on the attitudes, health and efficiency of 
the labour force and therefore its provision in a 
sense may be regarded as a form of investment in 
the human resources of the Community. Conse
quently housing and iimilar investments occupy a 



hybrid or intermediate position in regard to eco~ 
nomic development". 
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4.3. \Vbat should be the minimum rate of capital 
formation in housing sector-As observed earlier, 
the present level of investment in dwellings in 
developing countries is less than or about 2 per 
cent of the gross national product, as against about 
4 to S per cent in developed countries where popu
lation growth rate is around 1 and 1~5 per cent 
and the condition of the present housing stock 
is compar~tively of a high standard. In develop
ing countries to neutralise the effect of depreciation 
of residential capital formation . and also to' 
provide for additional investment in housing to 
match the growth rates in population, a minimum ' 
4 to S per cent of gross national product is neces- · 
sary for capital formation in residential construction 
to maintain the. present level of housing standards. , . 

4.4 Role of housing investment in developed 
countries-In developed economies the role of 
investment in residential · construction is somewhat 
different from that in developing .countries. In the 
former, investment in housing is' often used as an 
economic lever to even out fluctuations of invest
ment in · the -economy. · This is particularly so~ in · 
countries like the f tnited States. . When the phase . 
of· depression'· sets ..4 the economy, an intensified 
house construction. programme dampens its conse
quences. Similarly, when there are signs of infla
tionary pressures getting the upper hand,. a timely 

lowering of the tempo of house-building activity 
would put off the possible intensification of infla
tionary pressures. 

4.5 Role of investment in housing in developing 
countries-In developing countries, housing acti
vity has to fit in the scheme of priorities that the 
stage of development of that particular . country 
justifies. On the one hand, one has no difficulty 
in agreeing with the view that augmentation of 
housing facilities is a very desirable objective in 
developing countries; on the other, one has also 
to consider the fact that investment in housing is 
of a low-productivity nautre. What does then 
one do ? . Does~ one give low priority to housing 
with all its consequences on the conditions of 
living, or does one give higher priority to housing 
which would mean that the income generated out 
of the investment would tum out to be somewhat 
lower than what it would have been if one had 
given lower priority to investment in housing. 
There is no clear cut or simple answer to these 

. .questions. These have to be decided keeping in 
mind the requirements of each economy. In a 

"' -way, the logic of development itself dictates the 
priorities. If one gives high priority to develop

: ·ment of industries, one is inevitably committing the 
economy to higher rate of urbanisation. This would 

"·also mean that in case the developme_nt is not to 
., create any distortions--social and economic--it will 
be incumbent on the planning authorities to 
undertake a fairly big housing programme. 



Urban Land Policy (with special reference to ECAFE 
Countries)*** 

By 

Shd J. P. Saht 

1. Land is a relatively scarce and inexpansible 
resource. It is capable of being put to a number 
of alternative uses but once it comes under a parti
cular use, the same perpetuates itself and becomes 
difficult to alter. Moreover an improper use of 
any piece of land affects the community at large. 
Unlike many assets which depreciate over time, 
land appreciates in value. And this appreciation in 
its value is largely due either to public improve
ments or the result of social growth and progress. 
In most cases the individual owner does not con
tribute anything to earn the enhancement in his 
land value. A number of controls and restrictions 
imposed by the public authorities either under land 
use plans or otherwise have the effect of re-distri
buting land values with the result that some 
pieces of land may gain in value while others may 
come to lose it. Because of scarcity of buildable 
land, land-speculation in and around cities and 
towns is rampant. When land prices are artificially 
boosted to high pitch, public or private construc
tion activity is seriously hampered and the middle 
and low income classes find themselves the worst 
sufferers. In view of these considerations a 
proper policy for urban land is imperative. 

2. In the Indian context the need for such a 
policy is all the more urgent because the country 
has. about 12 per cent of the world's population 
agamst 2 per cent of the world's land area and a 
colossol food problem in addition. Coming speci
fic~ly to the .urban areas, the existing physical 
e~vt~on~ent . ts . wot:fully deficient and its density 
distnbutton ts 1rrat10nal and inequitable. The 
new extensions of the cities and towns are nothing 
~ore th~n recklessly scattered housing construc
tiOns qmte often haphazard, premature and sub
standard. Both these call for proper planned 
development. or redevelopment. The required 
urban planrung cannot be undertaken without a 
compre~en~ive urban land policy. What is true 
of I ndta ts equally true of most developing 
countries of Asia. 

3. No p~licy ~an, however, be formulated un
less. there ts ~lartty about the broad objectives it 
desires to achteve. The objectives of an urban 
land po!icy ~ould .naturally depend on a number 
of constd~rat~ons like the man-land ratio, legal 
~d constitutional framework, political and ideolo
gical backgrounds, administrative and financial 
resources, etc. Since these would differ from 
country to country, place to place and time to 
time, the objectives cannot be expected to be 
the same everywhere. Nevertheless certain broad 
goals and objectives of urban land policy have been 

found acceptable by practically all the countries 
including those of the ECAFE Region. These 
objectives, as recommended by the U.N. Seminar 
on Planning for Urban and Regional Development 
held at Nogoya (Japan) in 1966 are :-

(1) 'Achieve a social optimum in the use of 
land and planned development of the 
physical environment to facilitate rapid 
economic growth and to promote a 
healthier and better life for the com
munity'; 

(2) 'Eliminate conditions of scarcity of land, 
particularly developed or serviced land, 
to facilitate quick execution of housing 
and other public and private works' ; 

(3) 'Create conditions in which the poorer and 
under-privileged classes of society get a 
fair deal in the matter of housing and 
enjoyment of the common physical en
vironment' ; 

( 4) 'Curb undue rises in land values and 
prevent land speculation'; 

( 5) 'Utilize the gains of socially generated 
suq>luses in real estate values for the 
common good'. 

4. For achieving these broad objectives the pub
lic authorities would have to decide certain strate
gies and techniques and formulate concrete 
measures and programmes. These techniques and 
measures may be considered as falling under three 
broad spheres of state powers, namely, police 
powers, revenue powers and the powers of eminent 
domain or compulsory acquisition of expropria
tion of private land and property. The most 
effective instrument of a land poficy, which derives 
its sanction from all the three spheres of state 
powers just mentioned, is land use planning or 
what is popularly known as town and country 
planning. It is the land use planning of our cities 
and towns which alone can give us scientifically 
the best possible ideas about the optimum use of 
urban land. In fact, master plans are being 
prepared by the State Town Planning Departments 
for a number of cities and towns in India. Those 
for Delhi, Calcutta and Bombay have already been 
completed. Since the Third Five Year Plan the 
Union Government has been providing to the 
State Governments some financial assistance to
wards the cost of preparing master plans for a 
number of cities and towns which have been 
considered as deserving of priority. 

5. The deficiencies of town planning in our 
cities and towns are : firstly, that in many States 
there being no town planning legislation, the 

tBeJnomic Planner, Town & Country Planning Organisation, New Delhi. 
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master plans cannot be enforced or implemented 
and as such they remain plans on paper only. In 
some other States the existing town planning law 
is rather obsolete and unaer the inadequate, 
obsolete law, town planning activity cannot .be 
undertaken as scientifically as It should be. Secondly, 
the enforcement and implementation· of urban 
plans has not yet been undertaken in the right 
earnest even in places where town planning law is 
adequate. Thirdly. the town planning activity 
which the master plans envisage is not well co
ordinated with the national economic planning and 
developmental activities of the State and National 
Five 'Year Plans. And lastly, the master plans 
are seldom prepared scientifically in the sense that 
·they are not always based on necessary physical, 
social, economic and other surveys nor do they 
contain any recommendations on the tools of plan
implementation like capital budgets, financial pro
grammes, zoning regulations, and administrative and 

. organisational arrangements. ' 

6. Besides planning, the other instruments ~or 
achieving the objectives of an urban land policy 
are the municipal building and health · bye-laws, 
~;ub-division regulations, zoning regulations and a 
variety of licenses important among which are 
industrial licenses: 1. hese measures can be used 
either as · a part of a master plan or even indepen
dently of it. When these form a part of the 
master plans they may prove more effective. Even 
though these are, generally speaking, negative 
measures, they can go a longway in helping the 
achievements of some aspects of urban land policy. 
The pity, however, is that the municipal govern
ment bodies and other public authorities have 
·seldom been able to make the best use of their 
bye-laws, regulations and licensing powers. Where 
the public authorities administering these measures 
are. more than one, coordination among them is 
quite often conspicuously absent. For instance, the 
licensing authority administering the Cinemato
graphy Act would hardly bother about the loca
tional aspect of ·a cinema hall on which the town 
-planning department may be better able to advise. 

1. A number ·of t~es affecting urban land exist 
in practically every country of the world. The 
number and relative importance of these taxes may 
differ from coimtcy to country. One particular 
.tax which is found everywhere is the Property Tax 
levied by the municipalities or urban local govern
ments. Besides the local bodies, the National ~r 
Central Government and State or Provincial Gov
ernment also, levy certain taxes which affect the 

· land and real estate. In India, for example, most 
municipalities levy property and service taxes. 
These taxes are based on the reasonable annual 
rental value of the assessed land and property. 
Some State Governments, e.g. Madras · levy an 
urban immovable property tax. The Stamp Duty 
charged on registration· of transfers of property is 
collected oy the State Governments though in
frequently a surcharge on Stamp Duties is leviable 
by some municipal corporations also as for example 
in Delhi. Certain Central Taxes like the Wealth 
Tax, Capital Gains Tax, Gift Tax and Death 
Duties levied in India also impinge on land 
property.~ 

Even though a .number of taxes are levied by 
governments at different levels there has not 10 far 
been any ~;ystematic attempt to use taxation 
measures in a manner that they encourage a 
desirable use of land or dtvelopment or dis-

courage the undesirable development. A flexible 
tax system which provides for differential rates, 
tax reliefs and exemptions and penal tax rates 
could help in reinforcing the recommendations of 
the land use plans and accelerate the pace of its 
implementation. Similarly there has not been any 
attempt at proper administrative and fiscal coordi
nation in the matter of urban land taxation. If 
such a coordination were achieved the various tax 
measures could have functioned as effective instru
ments of an urban land policy. Through these 
taxes not only could the public authorities mop 
up a sizeable part of the unearned increases in 
land and property values and gain resources for 
urban development but they could also have · 
curbed the prevailing widespread speculation in 
urban land. 

A number of suggestions have been made from 
time to time on the subject of using the tax 
measures specially to mop up unearned increases 
in land and property values. These suggestions 
include reforming the system of municipal property 
taxation by altering its basis from rental value to 
capital value, separate rating of site and deve
lopment, levy of a new tax on unearned in
crease, rationalising the system of capital gains 
and wealth taxes, the levy of development charge 
or betterment levy and enhancement of duty on 
transfers of property etc. Each of these sugges
tions has its merits and demerits. It would, how
ever, be very irrational to conceive of any parti
cular tax measure or measures in isolation. This 
caution is necessary because in ·a sellers' market 
the real incidence of any new tax or increased tax 
rate tends to fall on the buyer only. . In such an 
event, tax measures may have an effect contrary 
to what is expected of them. A better approach 
may be to consider the entire range of taxes on 
land and property as one integrated system and 
think of reforming any particular tax or taxes only 
in that overall frame and with due consideration of 
the total burden of all the relevant taxes. · 

8. Even on making most optimistic assumptions 
about the efficacy of measures covered by police 
and revenue powers of the State, these measures 
remain, by and large, negative or at best supple
mentary measures. A positive land policy, which 
wishes to make sure that the urban environment 
will be properly planned, speculative activity in 
land will not take place, land yalues will not un
duly rise and adequate quantity of land at the 
right time, place, and price would be available, 
cannot be thought of unless the State intervenes in 
the private land market in a big way and operates 
some sort of a Land Bank. The implication is that 
a public authority has to gain ownership of sizeable 
quantity of land, preferably in advance of the anti
cipated future development, either through pur
chase in the open market like any private person 
or by invoking the power of eminent domain or 
compulsory acquisition. To the extent the purchase 
of land in the open market is possible, the problem 
is settled rather amicably. It is doubtful, however, 
if all the land requirements of the public autho
rities could be met by open market purchases. In 
a country like India where the emotional and 
economic involvement of the people in land is too 
deep, the chances of success of open market pur
chases of land by public authorities are bleak. At 
any rate a recourse to the other alternative of 
invoking the right of compuliory public acquisi
tion is inevitable. 
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The greatest obstacle in the way of public autho
rities' gaining ownership of Ian~ through compul
sory acquisition is the law relatmg to compulso~ 
acquisition of land. The procedure prescnbed m 
the Land Acquisition Act of 1894, which is a 
Central Act and on which most of the State Land 
Acquisition Acts also are based, is quite long
drawn and dilatory. More crucial is the problem 
posed by the principle of compensation as laid 
down in the Act, namely, payment of compema
tion based on market value of land on the date of 
first notification under section 4. Incidently, in 
most countries of the ECAFE Region the compen
sation formula is quite identical. The difficulty 
about this compensation formula is that the market 
value of any piece of land, specially in an urban 
situation, is quite high and large scale acquisition 
of land at that high price is not possible for finan
cial reasons. The land value is high not because 
the present real worth of the land warrants that 
price but because market value conceals the un
earned increments which have accumulated over 
the past as well as the "potential development 
value" which pertains to the future. The potential 
development value is a speculative value. The 
point that strikes is that even presuming that the 
payment of compensation at market value is in 
the best interests of the land owner, it may not 
be so in the interest of the community which will 
have to bear the burden of heavy compensation 
cost in the form either of increased taxation or 
higher prices of land. Obviously, the present 
compensation formula does not seem to fit into the 
new social context where planned economic deve
lopment of the country and planned physical deve
lopment of the urban areas have been accepted 
as important parts of public policy of programmes. 
A rational principle of compensation needs, there
fore, to be evolved and accepted. This new 
principle should be one which balances the interest 
of an individual land owner against the interest of 
of the community at large. Only by having a 
reas~nable an~. social equitable principle will the 
publtc authonttes find themselves in a position to 
undertake the planned development of the urban 
areas on a sacle commensurate with the needs of 
the urban situation. 

. The acquisit~on. of land by' the public authorities 
1s not an end m Itself because after acquiring land 
the same mus~ be properly developed and serviced 
and made available for private and public housina 
and ot~er requirements. This means that a publi~ 
authonty should have policies and . programmes 

pertaining to the development and disposal of 
land. The crucial questions in the context of land 
disposal policy pertain firstly to the type of title 
which the public authorities would like to confer 
on any person who is given a plot out of the public 
Land Bank. In a way the controversy revolves 
round "free-hold" versus "lease-hold" basis. The 
consensus of opinion seems to prefer the lease-hold 
basis as it enables a public authority to retain the 
ownership of land and provides a good method of 
putting certain socially desirable conditions in the 
lease-deed as, for example a condition relating to 
the sharing of unearned increase in the land value 
at the time of transfer of the land and property. 

Secondly, there is the que~tion of a price policy. 
The land disposed of by the public authorities may 
be for different uses like industrial, commercial, 
residential, institutional and recreational. Even in 
the residential use a residential area may be design
ed for persons of high, middle or low income 
groups. Should a public authority charge the same 
price from every user or from everyone irrespective 
of the income group to which he belongs ? In 
any programme which is being operated in the 
larger social interest the answer to this question 
cannot be in the affirmative. Its answer lies in 
the public authority's evolving a discriminating 
price policy-a policy which discriminates as bet
ween the uses and also as between persons of diffe
rent standing in the economic or income scale. In 
fact, such a discriminating price policy is being 
purs~ed in .t~eir l_and disposal programmes by the 
Delhi ~dmmistratwn and the Delhi Development 
Auth~nty. Even where such a price policy is pur
sued It must be ensured that the total transactions 
would not end up in deficits but result in a reasona
ble surplus or a reasonable rate of return on the 
capital invested. 

9. Before concluding this paper it needs to be 
stressed that an urban land policy can only be 
achieved through a wide range of measures and 
programmes. None of these measures should, 
however, be taken on implemented in isolation but 
only in an integrated manner and as organic parts 
and parcels of a well considered, consistent and 
integrated design. In other words, the success of an 
urban l_and. _POlicy would depend as much upon 
the availability of an adequate organisation admini
stration and legislation as it would on the measure 
in which inter-agency coordination can be achieved 
in practice. 



House Building Loans Granted to Government Employees 
in India 

By 
Late Shri G. s. Bhasint 

1. · House ~uilding loans granted to government 
employees out of Government funds are based ort 
mortgage financing system. The. facilities for the 
grant of loans is almost available in all the deve
loped countries of the world out of Government 
funds. The principles and practices followed for 
house building loans granted to Government em
ployees are based on certain financial techniqu~s 
which derive their strength on social and economic 
policy to which these governments are wedded. 

2. SOME PRINCIPLES AND CHARAcrERIS
TICS OF MORTGAGE FINAN:CING 

2.1 Amongst the money and capital markets, by 
any test, the mortgage market is the. largest and 
most important segment of the capital . markets. 
Many mortgages are retired earlier than th;eir 
maturity, frequently as a part of re~ancmg 
technique for Real Estate property at the tlme of 
sale; this usually brings about the gr~ss volume of 
new· mortgages with a lesser economic stock. 

· 2.2 Mortgages in real estate market differ from 
capital market instruments in .one important respect; 
mortgage owners put more reliance on the value 
of the property on which the mortgage lien is 
placed for security than on the debates. Some 
corporate bonds involve mortgage security but 
most realistic security analysts count on the mcome 
producing ability of the borrowers far more than 
on the liquidating value of the underlying property. 
The great many real estate mortgage investors, how
ever, continue to depend more on the value of the 

· property than on the borrower. In this respect 
mortgage credit for housing has many points of 

. semblance with loans of automobile and other 
consumer durables, where lenders try to assure 
themselves that the car or home borrower is 
primarily not a flagrant 'debtor; except this en
sured inquiry, the creditors do not go very far in 
credit checking. · 

· 2.3 Mortgages also have one other characteristic 
in common with consumer credit arising out of the 
purchase of consumer durable goods, here the 
'down pa:yment' and 'maturity terms' are often 
critical factors in the process of transacting. 
Mortgage markets look for accommodation of 
marginal borrowers who are in a position to put up 
a small down payment either on home or auto
mobiles; owner's equity thus tends to be modest. 
The maturity of such loans also has been an impor
tant determinant to fix size of their monthly instal
ments. For example, before the Great Depression 
most mortgages in the United States were written 
with lump-sum maturities; in fact they were seldom 

paid at maturity and had to be renewed often. 
The monthly payment of amortised loan has thus 
made the final maturity a more critical factor in 
finding qualifying buyers. 

2.4 Strictly speaking, a mortgage is a legal 
technique of providing security against a loan. It 
is a way of creating a 'lien' on real estate which 
becomes effective. The comer-stone as well as tha 
critical segment of the mortgage market is the 
part that finances play in residential real estate and 
is of two kinds; owner occupied dwellings and 
rental dwellings. The residential mortgages market 
is further divisible into; (i) ordinary and conven
tional mortgages; and (ii) insured or guaranteed 
mortgages. The former has existed in every com
munity for centuries but the latter is a new 
device-it is a child of the inter-war period; after 
the World War II it has come to adulthood in 
some of the advanced countries. 

2.5 The guaranteed mortgage loans belonging to 
the second variety are made for amounts almost 
equivalent to the full appraised value of the 
properties: further, with the lower price range of 
the property mortgaged, the allowable debUvalue 
ratio is larger. Such a mortgage is regularly 
retired by making regular instalment repayments. 
Thus they stand in complete contrast to the first 
variety of mortgages which were lump sum obliga
tions payable or repayable in one (and often the 
only one) instalment of the 'principal plus interest'. 
During the thirties this system as initiated in the 
United States, restored order in the demoralised 
mortgage market created by the Great Depression 
and later it has come to be regarded as an impor
tant welfare measure as greater benefits for low
income buyers are inherent and implicit in the 
longer debts permissible for lower-valued houses. 
In some countries, where the loan to assessed value 
is not large, the second and third mortgages prevail, 
but in the U.S.A. when large ratio is permissible, 
the scope for the second and latter mortgages is 
automatically eliminated as a part of welfare func
tion. In conventional mortages, however, ratio 
of loan to assessed value being conservative and 
low, the -second and later mortgages were 
necessitated. 

2.6 Spec~al features of ·.mortgage financing of 
rental housmg need a mentiOn. Often the investors 
in real property desire to maximise their income as 
well as the flow of liquid funds and this may en
sure the use of borrowed funds, when the borrowed 
funds may cost less than the yield of income 
available on rental housing. Due to the large 
average size of rental properties, the borrowed 

t Ex-Asstt. Financial Adviser, Ministry of Works, Housing and Supply, New Delhi. 
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funds are available ~t lower r~tes than is possible 
in the case of smgle family owner-occupied 
houses. 

3. PRACTICE OF MORTGAGE FINANCING 

3 1 It will now be useful to familiarize with 
exa~ples the. accepte_d terms and instru~ent.s, 
practices and conventions, etc., that prevail m 
mortgage markets as these h3:ve been used in tJ:le 
foreO'oing paragraphs and wlll also be used m 
later" paragraphs as well. These relate to ( 1) term 
of loan; (2) rate of inte_rest; (3) amortisa'ion; 
( 4) debt appraised value ratio. 
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3.1.1 Term of Loan-Mortgages may be for 
short periods of 1 to 5 years, they may be median
term for 5 to 15 years, or long term loans for 
periods of 25 to 100 years. The trend for the last 
three decades has been to shift generally from 
shorter or median loans to long term loans ; and 
the tenure of the loans und~r public sector housing 
schemes have invariably been of longer period 
than in others. In 1950, in the U.S.A. average term 
for all mortgage loans in the United States was 
about 12 years, but now under federal programmes 
it is 20-25 years. Life Insurance Companies have 
also now been lending for fairly long terms. In 
Austria, the loans guaranteed by the Federal 
Housing and Settlement Fund and Housing Recon
struction Fund are granted for 100 years. In 
Denmark, the range is between 40 and 60 years; 
in Finland, up to 45 years; in France 75 years; in 
Norway 75 to 100 years; in Switzerland 25-50 
years; in the United Kingdom 60 years; and in 
Yugoslavia 50 years, whereas, in the developing 
countries, the tenure of the loan is of median range 
of 10-30 years. In India, the period ranges from 
10-30 years under different social housing schemes; 
in Indonesia 20-25 years; in Jamaica 20 years. 
What is, therefore, called for is a direction of the 
mortgage financing schemes to longer duration, or 
at least to match these with the average life of the 
houses in the economy. 

3.1.2 Rate of Interest-The mortgages may bear 
high or low interest charges. In Germany the 
interest rates are usually high; whereas they are 
fairly low in the United States and other Western 
European countries as well as in the centrally 
planned economies. In Australia, the interest rate 
is 4 per cent and in case of loans, from Federal 
Housing and Settlement Fund the interest is only 
1 per cent; in Denmar~ usually 2 per cent though 
the rll!lge ~ay sometimes be between 3 and 5 per 
cent; m Fmland for ARA VA loans the rate has 
fluctuated from 1 to 3 per cent but since 1955 it 
is at 1. per cent; in the Netherlands, 3 to 3.5 per 
cent; m Norway, 3.5 per cent and sometimes even 
without interest; in Sweden, 4 per cent; in Switzer
land, 3.5 per cent; in Bulgaria and Czechoslovakia 
~ per cent; in East Germany, from nil for coopera
tives to 4.5 per cent for private houses; in Hungary 
and Poland from 0.2 per cent to 2 per cent; in 
the U.S.S.R. 2 per cent; and in Yugoslavia between 
1 and. 2 per cent. In some of the developing 
countnes also f!le rate of interest is 2 per cent 
only, s?ch as, m Ceylon, Indonesia and Jamaica. 
In India, however, the interest rate for mortgaO'e 
houses ranges from 4t per cent to 6! per cent. o 

?·1:3 Amo!tization-Mortgage loans can be re
p~td m one mstalment or periodic repayment may 
either be made regularly over the period of the 
31-3 N.B.O. /69 . . 

loan, say, monthly, quarterly, half-yearly or annu
ally. It is common experience that the mortgages 
generally prefer to make regular payments of uni- ' 
torm amounts. The governmental and institutional ' 
agencies prefer regular instalment payments and , 
may then even insist on this. The inclusion cf 
amortizatiQn terms make the loans more attractive 
to the mortgages and it imposes lesser burden. of 
interest charges on the mortgager because the 
interest is generally charged only on the · balance 
due. OftelL there are places where rents are high 
and Lhe instalment may be even cheaper than . the 
prevalent rents. in the market with the added advan
tage of owning, the house after all instalments are 
paid. Realisat1on of this has. led to an increase 
m the proportion of· amortized loans. In the 
United States, in 1940 unamortized loans were 18 
per cent and this came down to 7 per cent in 1950 
and the proportion of amortized loans increased 
to 85 per cent. In India, under all social housing 
schemes all the loans are repayable within · a 
prescribed period by regular payments. The chief 
advantages of having amortized loans, lies in the 
fact that they provide a ••revolving fund'~ in the · 
hands ?f lending a~encies ~o that they can inces
santly mcrease their lending operation without 
putting. in additiop.al funds,. which are in any case 
scarce m developmg countries. In course. of time, 
the sch~mes can beco~e self-financing .because 
the entue revenue, cap1tal payments, interest and 
ether expenses are realised. ' 

3.1.4 Debt/ Appraised Value Ratio-A uniform. 
practice prevails to have a security for the housing 
loans; but the ratio ranges from 20 per cent to 
40 per cent in the case of conventional mortgages; 
however, in the case of governmental. loans and 
guaranteed mortgages the high value has become 
the rule and these loans are fully amortized and 
as well may bear lower rates of interesl The · 
loans advanced have a proportion to total value 
(or cost of construction) up to 60 per cent in 
Austria; 7 5 per cent in Denmark and France : 
65-80 per cent in India (though for slum clearance 
it is l 00 per cent to local authorities) ; in Italy 
up to 100 per cent, in Netherlands and Norway up 
to 100 per cent; in Sweden 70 per cent to 85 per 
cent and 100 per cent for projects controlled. by 
municipalities; in Switzerland 60-65 per cent and 
in the United Kingdom ·from 90 to 95 per cent; 
in the U.S.A. from 50 to 90 per cent and up to 
98 per cent in some special cases. In centrally 
planned . economies, the range is up to '10 per cent 
in Bulgaria; in East Germany up to 80-85 per 
cent; in Hungary 70 per cent; in Poland between 
70 and 85 per cent; in U.S.S.R. between 15 and 
100 per ·cent; and Yugos1avia 75 per cent. In 
developing countries of Ceylon 75 per cent, Indo
nesia 80 per cent, and Jamaica 66.6 per cent. 
However, the down-payments pose a highly vexa
tious situation and it proves highly intractable in 
developing countries. In order to reduce the 
troubles and tribulations of the size of downpay
ments, it is essential to raise the debt-value ratio. 

3.2 Mortgage· financing in India is available also 
through semi-public, co-operative and private insti
tutions. These institutions· ·are Life Insurance 
Corporation of India, Employees' Provident Fund. 
Scheduled and Commercial Banks, Co-operative 

. Credit Finance Institutions and Co-operative HC'use 
Mortgage Banks. The Life Insurance Corporation 
had earmarked Rs. 60 crores for the Third Plan 
period to give long-term loans to the State Govern· 
. --·--



ments for funds to be employed in ~ocial housing 
;schemes. Life Insurance Corporation also grants 
-long~term loans to Apex-Co-operative Housing 
1 Finance Societies on the guarantee of the respective 
~State Governments. The Corporation als.~ provides 
1 loans on mortgages. It gives loans to policy holders 
~for, house construction under "Own Your Home" 
i Scheme. Perhaps, it may be prudent to persuade 
: the Corporation to channelise more and more funds 
~for' the long-term house buildbg·loans. The total 
1 investmen\· of L.I.C. is about Rs. 800 crores of 
~:which at present about 5 per cent has been 
·.provided for investment in homing. For the Fourth 
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~ Plan it is hoped that the L.I.C. funds for housing 
:;.would reach a high m«:k of over Rs. 150 crores · 
:! :or about 15 to 20 per cent of the then existing 
~; funds .of· the L.I.C. The Employees' Provident Fund 
t at 'present is over Rs. 400 crores, and it is expected 
i that by the end of the Fourth Plan. this would 
:~~reach· nearly Rs. 1,000 crores., If 10 per cent of 
. ~ the provident funds are allowed to be · invested in 
.Lhousin~f for the members account-holders as a 
~-:second .mortgage, this source will be able to 

• · ... provide roughly Rs. 100 crores during the Fourth 
.. , Plan. . .However, it would be necessary that provi
~ .·. dent . fund investments· in housing are guaranteed 
~;by the State Governments and towards the Em
,~ pltlyees'·. Provident Funds Acts may be advisedly 
·: .. amended. · 
I. ... . ., ~ .. 

'·3:3· It ·is significant that ·'loans' up to 80 per cent 
for house construction are advanced as first mort

! rgage. in India. by the Government; no private insti~ 
·• ·*tions . come in the picture. In . other countries, 
~ Jirst mortgage by the Government is usually lower-

. ~-between 15 and 40. per cent though higher percen
;: .tages. are available only after being supplemented 
~.by second .and third mortgages as is the case in 
~ 'inost of the Scandinavian countries. Thus, it ~ay 
, :_be ·eonsidered a matter of credit that Government . 

, ; alone pr~vides .80 per cent of the 'loans'; neverthe
:·Jess, they cover an insignificant portion of the 
: housing needs in the country; the interest charged 
: is . relatively higher and the amortization period is 
~~ al$0' riot'.~· long one. In one way, it , raise_s the 
;· question.~ about the advisability or inadvisability of 
.. making public fund as full substitutes for private 

·. funds. · . Generally · it is · the view that Government 
~, 1 ~u'nds should not be utilised for loan operati<;ms 
~.and. should better be employed for guaranteemg 
''.loans granted by. other agencies, because there is 
'.;no other field of private activity where private funds 
,' .. play a more important role than in house-building. 

I • 

:' 4.; ADVANCES FOR HOUSE BUILDING 

. l; ·' · 4.1 The gr~n.t ·. of advance to Central Govern
' · .ment servants in India for the building of houses 

, ~: ate .,based, on certain rules analogous to the princi
. · pies of unconventional Mortgage finances. These 
~1~ rules relate to : 
. . (1) ·. Eligibility, 

. (2) Conditions to be fulfilled, 

' .(3) 

(4) 

(5) 

Purposes for which 
gran~ed, 

Amount of Advance, 

advance~ 

Disbursement and security, 

may be 

(61 Conditions as regards construction, main-
tenance, etc. and 

1".''. 
,.. . ' (7) Repayment of advance. I . ... ,_,: 

4.1.1. Eligibility-(a) Permanent Central Gov
ernment servants; (b) Central Government ser
vaats who are not permanent and who have rendered 
at least 10 years continuous service provided they 
do not hold a permanent post in State Government 
and that the sanctioning authority is satisfied that 
they are likely to continue in the Central Govern
ment at least till the house in which the mortgage 
is sanctioned is built and/ or mortgaged to Gov
ernment; (c) Officers of All India Services, such 
as, I.C.S., P.C.S., etc. who are on deputation to the 
Central Govt. whether on deputation perma
nently or on deputation to Central Government 
continuously for 6 years-are entitled to the grant 
of house building loans. . 

However, when both the husband and wife are 
in the service of the Central Government the eligi
bility for the grant of loan is admissible to only one 
of them . 

4.1.2 Conditions to be fulfilled-The applica::1t 
for the grant of house building loan is required to 
fulfil the following conditions : 

(a) The cost of the house to be built/purchas
ed (including the cost of residential plot) 
should not exceed 60 times the pay of a 
Central Govt. servant or Rs. 75,000 
whichever is less and the applicant shou1d · 
not have availed any loan or advance for 
the execution of house from any other 
Government source ; 

(b) In cases where a Government servant 
makes a final withdrawal from provident 
fund from the construction/ acquisition of 
a house or residential plot, in addition 
to availing of house building loans, the 
total amount of the advance sanctioned 
under these rules together with the amount 
drawn from 'the provident fund should 
not exceed 60 times of monthly pay or 
Rs. 75,000 whichever is less; 

(c) Neither the applicant nor the applicant's 
wife/minor child should own a house. 
However, this condition is relaxable in 
exceptional cases, such as, when the 
applicant's wife/ minor child owns a 
house in a village and the applicant wants 
to settle down in a town or where an 
applicant, husband or wife, own a house 
jointly with other relations, e·c. and he 
d~sires to build a separate house for 
h1mse'lf; and 

(d) The floor area of the house to be cons
tructed or purchased should not be less 
than 380 sq. ft. The question about the 
floor area is now under the consideration 
of the Government because in case of 
!ow income Government emoloyees there 
may be difficulties in metropolitan towns 
to construct house of the prescribed area 
within the prescribed cost. 

4.1.3 Purpose for which Advances may be 
Granted-The house building advances are granted 
for: 

(a) Constructing-a new house including the 
acquisition of a suitable land for the pur-
pose--either at the place of duty or the 
places where the Government servant 
proposes to settle after retirement ;_ 



(c) 

(d) 

For purchasing a ready-made. house 
which bas not been lived in smce its
construction; again if the agency offering 
tor sale is Government or city Govern
ment authority and if the house has not 
been built under either the low or mid
dle income group housing sceme; 

Enlarging living accommodation in exist
ing house owned by the Government ser
vant concerned provided that the total 
cost of the existing structure and the 
proposed additions and expansions does 
not exceed 60 times his monthly pay or 
Rs. 75,000 whichever is less; 

Not more than one advance can be sanc
tioned under this rule to a Govern
ment servant during his/ her entire ser
vice. The advance cannot exceed any 
amount equal to the 36th monthly pay 
including officiating pay, dearness pay, 
personal pay and special pay subject to a 
maximum of Rs. 25,000 in case of con
~truction or purchase of a new house and 
Rs. 10,000 in case of enlarging the 
living accommodation in an existing 
house. The Government is considering to 
rai!)e the limit now to Rs. 35,000. Low 
paid employees, however, can be granted 
advance up to Rs. 4,800 irrespective of 
the pay actually drawn by them. 

The actual sanction of the advance is determined 
b·/ th~ Ministry of Works, Housing and Supply 
11·om the basis of the plans, details, specifications 
. •nd ,·~timate:. to be furnished by the applicants 
justifying the amount of advance applied and is 
r.:stricted to the estimated cost of construction/ 
purchase within the ceiling amount p:escribed 
above. The amount of advance is, however, restri
cted to the amount which a Central Government 
servant can repay partly from his gratuity or death
cum-retirement gratuity partly-conveniently 
through monthly deductions from his pay before 
the date of his superannuation. For the purposes 
of these calculations it is assumed that a Govern
ment servant can ordinarily start repaying the ad
vance one year of the date of approval of the 
advan-;e in instalments up to 33.3% of his pay 
which will be within his paying capacity. 

4.1.4 Disbursement and Security-The house 
building loan once sanctioned is not paid to the 
Gcn'rnment servant in one lump sum. It is dis
bur~·.:d in instalments, for example : 

( 1) In case of advance required partly for the 
purchase of land and partly for single storey new 
huuse or enlarging new accommodation; (a) An 
.1:~w:.mt not exceeding 20% of the sanctioned ad
vance will be payable to the applicant for purchas
ing a developed plot of land. The land purchased 
and the sale deeds in respect thereof is to be 
produced for the inspection of the department con
cerned within two months of the date on which 
the above amount is drawn failing which the appli
cant is liable to refund at once the entire amount 
to the Government together with interest; (b) An 
amount equal to 30% of the balance of the 
adavance is payable on mortgaging in favour of 
the Government-the land purchased by him 
a1ongwith the house to be built thereon ; (c) An 
amount equal to 40% of the remaining, after 
deducting from the sanctioned amount of advance, 
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the instalment given for the purchase of land; and 'J 

(d) the balance of the sanctioned advance will 
be payable when the construction of the house 
has reached roof level, provided that the Head of· 
the Department is satisfied that the development of 
the area in which the house is built is complete in · .. 
respect of amenities, such as, water supply, street 
lighting, roads, drainage and sewerage. . . 

(2) In case of advance given for constructing 
single storey new bouse or enlarging living accom
modation in existing house the instalments will be .. 
disbursed as follows : (a) 30% of the sanctioned ··· 
advance payable to the applicant on his mortgaging 
in favour of the Government the land purchased 
by him alongwith the house to be built thereon; 
(b) 40% of the sanctioned advance payable when 
the house reaches plinth-level, (c) the remaining 
30% of the sanctioned advance payable when the 
house reaches roof level subject to the Head of 
the Department's satisfaction that the development 
of the area in whtch the house is built is complete 
in respect of amenities, such as, water supply,· 
street lighting, roads, drainage and sewerage. 

( 3) Advance given partly for the purchase of 
land, partly for constructing a double storey new 
house or enlarging living accommodation in an 
existing house, the disbursement will be in follow
ing instalments; (a) 15% of the sanctioned ad
vance payable to the applicant for purchasing a 
developed plot of land on which the construction is 
to commence on his executing an agreement in 
the prescribed form for the repayment of the .. 
advance, (b) 25% of the balance of the advance .· 
payable to the applicant on his mortgaging in 
favour of the Government the land purchased by . 
him alongwith the house to be built thereon and: • 
(c) 30% of the remaining amount after deducting . 
from the sanctioned amount of the advance, the·: 
instalment given, for the purchase of land when 
the, construction of the house reaches plinth level, · 
(d) An amount not exceeding 20% of the remain
ing amount after deducting from the sanctioned · 
amount the instalment given for the purchase of . 
land, when the roof of the ground floor has been . 
laid, and (e) the balance payable when the roof. 
of the first floor has been laid subject to the Head 
of the Department's satisfaction that the develop- . 
ment of the area in which the house is built is ·. 
complete in respect of amenities, such as, water 
supply, street lighting, roads, drainage and sewerage. · 

( 4) In case of advance given for constructing a 
double storey new house or enlarging living accoin- ... 
modation in an existing living house the Disburse- .. 
ment of the instalments will be as follows: (a) 25% 
of the sanctioned advance is payable to the appli
cant on his mortgaging, in favour of the Govern
men~, the land purchased by him alongwith the 
house to be built thereon, (b) further amount not 
exceeding 30% of the sanctioned advance when·: 
the house reaches plinth level, (c) a further 
amount not exceeding 25% of the sanctioned 
advance when the roof of the ground floor has 
been ~aid, and (d) the remaining 20% of the san
ctioned advance when the roof of the first floor 
has been laid subject to the Head of the Depart~ 
ment's satisfaction in respect of the development of.·.; 
the area ; and 

(5) In case of an advance required for purchas
ing a ready-built. house, the disbursement is as 
follows: (a) payment of entire amount in one 
lump sum on the applicant executing an agreement 
in the prescribed form for the repayment of the 
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loan and mortgaging the house to the Government 
within the 3 months of the drawal of the advance, 
failing which the advance with interest is to be 
refunded to the Government forthwith unless an· 
extension of time limit is granted by the Head of 
the Department, (b) In respect of all Government 
servants who are not permanent Central Govern
ment servants and all Government servants who 
are to retire\from Government service within a 
period of 18 months. following the application for 
the grant of an advance and all applicants who 
arc permanent Central Government servants the 
surety shall have to be furnished of an approved 
permanent Central Government servant in the 
prescribed form before the sanctioned advance or 
any .pan thereof is disbursed. 

4.2 The advance carries a simple rate of interest 
from the date of the payment of advance-wherein .. 
the interest is calc1:11ated on the balance out
standi.Q.g on the last day of each month. Further, 
the ,rate of interest is 4!% per annum on all 
advance~ sanctioned up to 15th October, 1963 
and 5% per annum on all advances sanctioned 
from 16tb October 1963 to 22nd June, 1965 and 
5!% ·per annum on all advances sanctioned on or 
after 23rd June, 1965 •. 

4.3 Conditions as·· regards Construction, Mainten
. 'IOC'.e,., etc. 

43.1 The· construction is required to be carried 
out ·exactly in accordance with the approved plan 
and specification on the basis of which the amount 
of the advance· is computed and sanctioned. The 
plan and specification are not to be departed with
out seeking the · prior sanction of the · Ministry of 
Works and Housing. The Government servant is 
..required to certify when applying for the instal
ment ·of the advance admissible at the plinth/ roof 
level that construction is being carried out strictly 
in· accordance with the plan and estimates furni
shed by him to the Government and that the 
construction has reached actually plinth/ roof level 
and, that the amount already · drawn has actually 
been: used on the construction of house. Further 
the construction is required to be completed within 
IS months of the date on which the instalment of 
the advance is paid to the Government servant. 
Failure to do so renders the Government servant 
liable to retund the· entire amount advanced to 
him in one lump sum together with the interest. 
However~ an extension of the time limit may be 

· allowed up to one year by the Head of the Depart
ment and for . a. longer period by the Uovernment 
in those cases where the work is delayed due to 
circumstances beyond the control of the Govern-
:r»ent servant · 

4.3.2 The Government servant is also required to 
insure the ·house at ·his ·own cost with the Indian 
Insurance Companies Association Pool, Bombay for 
a sum not less than the amount of the advance and 
is required to keep it so insured against damage by 
fire;. flood and lightening, till the advance is fully · 
repaid to the Government and ~e poli~ is depo
sited witb the Government. He ts reqmred to pay 
premia regularly . and produce the r_eceipt for pay
ment for inspection to the appropnate authonty. 

4.3.3 The Government servant is required to 
maintain the house in good condition at his own 
cost. He is also required to keep the house free 
from all encumberances and is required to pay 
all the municipal and other local rates and taxes 
regularly till the advance is repaid in full to the 
Government. He is required to furnish the annual 
certificate to this effect to the Head of the 
Department. 

4.3.4 Following the completion of the house, 
annual inspection may be carried out by an autho
rised officer under instruction from the Head of 
the Department concerned to ensure that the house 
is maintained in good condition until the amount 
is paid in full and for that it is the duty of the 
Gove~nment. servant to afford necessary facility for 
such mspection. 

4.4 Repayment of Adnnce 

4.4.1 The advance together with interest thereon 
is required to be paid .. in full by monthly instal~ 
ments within a period not exceeding 20 years. 
Further the recovery of the advance is to be made 
first not more than 180 monthly instalments and 
thereafter interest is to be recovered in not more 
than 60 monthly instalments. All the same it 
is open to the Government servant to repay the 
amount in a shorter period if he so desires. In 
any case the entire advance together with interest 
is to be repaid before the date on which the 
Government servant retires from service to avoid 
any undue hardship to a Government servant who 
i~ to retire within 20 years of the date of applica
tion for grant of an advance and under the service 
rules applicable to him if he is eligible for the 
grant of a gratuity or death-cum-retirement gratuity • 
The Head of the Department may permit to repay 
!he advance with interest conveniently in monthly 
mstalments during the remaining period of service 
provided he agrees to incorporate a suitable clause 
in the prescribed agreement and mortgage deed 
to that effect. 

4.4.2 The method of recovery is to deduct the 
instalments through the monthly pay or leave salary 
bills of the Government servant concerned. If 
the Government servant for any reason other than 
the normal retirement ceases to be a Government 
servant, the entire outstanding amount becomes 
payable to the Government forthwith. However, 
the Government may consider deservina cases for 
extend_ing fa~ilities of repayment. Aftet the repay
ment IS received by the Government in full of all 
the advance as well as the interest thereon the 
Government has to reconvey the mortgaae property 
in favour of the Government servant co~cerned. 

. 4.4.3 The Stat~ or provincial Government grant
mg loans to their employees also prescribe more 
or less similar rules. 

4.4.4 Yearly limited budgetary provisions are 
made in the budgets of the Central Government as 
well as of the Srate Governments for earmarking 
funds towards the advancing of loans for house 
building purposes to the Government employees. 



L\1ulti-Family D\vellings Versus Single Family Dwellings
Economics of Multi-Storeyed Development* 

By 
Shri c. R. Desait 

1. At no time in the recorded history of building 
construction in the country and as a matter o~ f~ct 
all over the world has the manner of bmldmg 
houses and family dwellings undergone ~hanges 
as radical as those that have occurred dunng the 
past 100 years or so. 

2. A family dwelling is a basic human n.eed 
perhaps more important even than food & cloth~g, 
because the satisfaction that a proper dwellmg 
provides to the human being has for deeper si~i
ficance in the development of human personality. 
than e:ther food or clothing. 

It is the place for the birth and the rearing of 
children. It is a family nest and must, therefore, 
ensure the satisfaction of certain basic conditions. 

3. Prior to the ushering in of the industrial 
era people were working and living on land in · 
rural surroundings. They had their family dwel
lings located on their farms, of sizes 3!}d construc
tion according to their means. They were mostly 
ground floor structures and if the family was un
usually large, in that case, one storeyed structures 
constituted single family dwellings. 

There were very few conglomerations of large 
population called 'urban places' or 'towns' and even 
those were not very large indeed. Those urban 
places were either the storing and clearing houses 
of various kinds of commodities or were seats of 
Government. The houses in towns were also ground 
floor structures though they were located close 
together, adjacently situated with traffic lanes in 
between, to meet the needs for the movement of · 
goods and people. 

4. Industrialization took place, to begin with, in 
the existing urban places or towns and with the 
growth of industrialization large masses of popula
tion from rural areas migrated there for work, 
and more and more people required houses. They 
naturally desired to be as near as possi
ble to the place of work and the market 
place. The available land area being limi
ted, maximum use thereof could only be possi
ble by building vertically and that is how builders 
resorted to multi-storeyed construction of houses. 
The paucity of land and the limitation imposed on 
Society by the means of transportation, therefore •. 
made multi-storeyed construction of houses for ac~ 
commodating many families in one building 
inevitable. 

5. When land was in plenty people even in urban 
areas and towns used to build their houses in 
ground floor type of structures. These houses had 
large open spaces all around and were planned on 

a liberal scale as cost of land was not of material 
consideration. The technique of multi-storeyed 
construction was also not so well known then. 
Thus, to begin with, the urban _a_!~a developed 
horizontally with ground floor structures. 

6. If we review the history and · progress of 
building construction in important cities · in this 
country, like Bombay, Ahmedabad, Delhi, Madras 
etc#, it will be observed that an attempt was made 
for a long time to carry on horizontal develoP
ment as far as it was possible to do. With the 
growth of population the local authorities thought 
of town planning and took up suitable areas near 
about the periphery of the town for development 
and prepared town planning schemes for certain 
selecLed areas. Even these town plarining schemes 
envisaged horizontal development. The planned
areas were divided into suitable plots ranging from 
418 sq. m. (500 sq. Yds) to 4180 sq. m. (5000 
sq. yds.). In certain town planning schemes, such 
as Ellis Bridge Town Planning Scheme at 
Ahmedabad, selected areas along the river 
bank were constituted into plots as big as 
half· an acre or one acre, not permitting· further 
sub-division of the plots. · Even in Bombay the 
town planning schemes in the suburbs mostly en
visaged horizontal development. In Delhi also the 
Government developed New Delhi in the same 
manner and large areas were developed horizontally 
with ground floor bungalows in individual plots.. 
The town planning schemes laid ·down densities 
generally of 124. persons per hectare (50 persons 
per acre) . This will show that planners thought 
only of the present requirements and had no idea · 
of the rapid development that was to take place 
in those places a few decades hence, In India, 
as the world over, industrial towns· got congested 
so badly that possibilities of horizontal develop
ment in most cases did not exist due to physical 
and geographical barriers. It also became un
economical for the provision of essential' services 
by the local authorities. Slums grew due to 
congestion which presented problems of health and 
social disorders. In the meantime industrial deve
lopment continued unabated attracting more and 
more people from the rural areas to the towns. 

7. In the case of London City they thought at 
the close of the last century of establishing garden 
cities outside London limits and two such garden 
cities were created. But these garden cities func
tioned only as night dormitories which did not 
ease the situ~tion of industrial congestion in the 
city proper. Recently they thought in terms of 
removing the industries and population to new 
towns from the congested cities like London & 
Glasgow. The British Government set up Deve
lopment Corporations for this purpose. Fifteen 
new towns have so far been establis!J.ed in U.K. 

--------------------------------------------------~--
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But the trend of development even in these new 
towns is horizontal and not vertical. Most of. the 
people· who come .to a new town want to live in 
a house with a garden and therefor~ . although tall 
blocks of fiats have occasionally been built to give 
point and emphasis to a particular neighbourhood 
design, the small house with a garden predominates 
in all towns. The popular distaste for living in 
fiats has. created a problem for architects and it 
has not been ~sy to avoid a sense of endless 
repetition when the demand is ·for little houses on 
a large scale. · 

8. In India which· is a tropical country and 
where climatic conditions are more 'trying than ·in' 
Europe or America, the habits cultivated by the 
people are such · that" living in fiats or apartments 
in multistoreyed buildings is very irksome. · 

' : . 
But the economic forces which have begun to 

operate in India since the advent of · the British 
and the grad_u~ · industrialization of the · country . 
combined · wi~h the over:-increasing population 
growth have. resulted in growing urbanisation. 
Large masses· of people migrate to and concentrate ·. 
in towns in search of employment and for educa- .· 
tional· facilities which are only available in towns. 
Available housing accommodation · ·being limited, : 
more' than one family began : to live in a single ~ 
dwelling ; ·and with increasing pressure on the 
available accommodatio~ property 'owners- who· 
considered it profitable to ·invest in providing resi- · · 
dential buildings commenced ·building :vertically. 
This phenomenon grew in such proportions . that 
in the original :Jimits" of: cities like Calcutta and 
Bombay tali residential buildings· were' erected in , 
large numbers· and people· who wanted . to be near . 
the place of ·work, the shopping centre ' and the 
school began to live· therein. Even iri places like 
A~~dabad,: Delhi ' and Madras mufti-storeyed 
buildmgs .·are now a common feature. · .. 

! . 

· The main factors, therefore, 
construction of multi-storeyed 
f~llows :-

which' necessitated 
dwellings are ,as 

. ( 1 ) Growth of popul~tion in the existing · 
urban area due to location of. mdustries. . 

(2) 

(3) 

(4) 

. (5) 

(6) 

Growth of population in the urbair · area : 
due to. expansion of Governmental . acti~ :. 
vities, as in Delhi.. . · . 
Increasing growth · of population resulting · 
in congestion of available residential · 
accommodation. 
Impossibility of further expansion of the 
town limits on its peripher:es . due to 
natural barriers and limiting physical 
conditions. 
Pau~ity of · vacant space resulting in ever 
increasing land values to offset which 
tendencies grew tq · "uil4 as much verti-
cally as possible. · 
The growing consciousness amongst the . 
town people for better living conditions · 
and demand for open space for· recrea
tional purposes and social services and 
amenities in the already congested town 
area, which made it inevitable for the · 
local authorities · to · revise and adopt 
building regulations accordingly and faci
litating vertical construction. In New 
York the residential buildings are so tall 
that they have as many as 102 storeys. 

9. The Industrial revoiution has made far reach
ing impacts on civilization throughout the world. 

. While man by natural· in:;tinct wants to live and 
breathe in free atmosphere, untramelled by restric
tion~ ~ the modem civilization has tended to make 
him subject to all sorts of laws and regulations 

· · and he is forced to mould his living habits accord
io:g tq tpe demands of the social and economic 
. ~rde!_ _ope~_ating on him at every moment of his 
hfe. . Jhe concept of civilization has made him 
accept civic and State regula~tions in the conduct 
of his life. The State in its tum has been forced 
to think ·about the welfare of its citizens. The 
State ·has not only to enact laws for the orderly 
conduct ·of the society but has also to cater to the 
needs of the society. Whether it is a democratic 

· State, a dictatorial State or a Kingly State, the 
ruling authority would be stable only so long as 
it reasonably caters to the needs of the society. 
Under the circumstances provision of residentirJ 
accommodation for those who cannot afford to 
build their houses and are also unable to pay the 
rents for accommodation put up by private inves
tors~ is being accepted as a State responsibility all 
over the world. The Governments of Western 
Countries and the U.S.A. have invested and are 
investing large amounts of money in providing 
residential accommodation to the needy. Even the 
U.S.S.RJ has now undertaken a large programme 
of.· Jtouse . building. Their building activities are for 
the n:J.OSt pan confined to urban centres and as the 
effon has to be on a mass scale with the provision 
of essential amenities like water supply, drainage, 
electricity & roads, ~the construction is in multi·· 
storeyed . buildings wherein numerous families live. 
Horizontal construction, therefore, is neither practi
cable, physically nor economically. 

. 10. 'I~ our country too the State is now required 
to. build houses for industrial workers and others 
belonging to iow income group. 

How far multi-storeyed family dwellings are 
economical in· absolute terms vis-a-vis single family 
dwellings is a matter of ·great complexity. From 
what~ has been stated in the foregoing it will be 
seen that far from purely· economic considerations, 
quite different considerations have compelled the 
private investors and the State authorities in resort
ing. to vertical . construction. Since we are concern
ed with multi-family dwellings versus single-family 
dwellings, . an attempt to examine relative econo
mies will be made. The first impression to a layman 
is . always that it is more economical to construct 
storeyed buildings on a given piece of land than 
ground floor structures for providing the same 
type of accommodation because many more units 
can be provided in the former. This impression is 
not wrong considering pure economics where land 
is costly and scarce. If,_ however, there is no 
scarcity of land and land values are not high the 
iJ?:tpression woul~ prove t<? be misleading or falla
Cious. The fact 1s that With land values within 
reasonable limits ground floor construction of one 
'!-~nit for the same ac~ommodation is cheaper than 
m storeye~ . construction. The Works, Housing & 
Supply Mtmstrr. has ~xed therefore ceiling cost of 
tenements for:. mdustrial workers under Subsidised 
Industrial Housing Scheme and for slum dwellers 
under the Slum Clearance Scheme accordingly. For 
ground floor structures the ceilin~ cost of a tene
ment in Bombay & Calcutta for Industrial Workers 
is fixed at Rs. 5100 including cost of land & ser
vices and at Rs. 6400 for a tenement in multi-storey-



ed structures. The ruling densities have been fixed 
for both type of deveJopments ; and taking into 
<:;;count all costs involved and providing for . the 
nJ!ing densities, ground floor construction works 
out c:1eaper than storeyed construction because the 
extu co~t involved in providing staircases, com
mon corridors, stronger foundations,· etc. in multi
storeyed construction is not offse,t by· the economy 
in land cost and the cost of ~:.erv1ces. · 

11. In Bombay the comparative costs have been 
studied and it bas been observed that with normal 
foundation conditions ground floor construction 
pre~ently becomes cheaper t~an storey_ed ~onstruc
tio:1 so long as land value With the filhng mvolved, 
if anv, is not higher than about Rs. 14.35 per 
~q. m·. t Rs. 12 per sq. yd.). Normally, the cost of 
land and its filling should not exceed 20 per cent 
of ~h; total cost of construction including cost of 
land, and if the cost of land is to be so restricted 
the limiting value of land for ground floor construc
ii')n would work out as under:-

Taking a concrete example of certain construction 
in Bombay where the total cost of construction 
works out to about Rs. 215.28 per sq. m. (Rs. 20 
per sq. ft.) of plinth area of the unit accommoda
ti ... "n. the cost of land works out to Rs. 14.35 per 
sq. m. keeping it within 20 per cent of cost of 
con:)truction as can be seen from the following 
empirical formula. 

A = Area of plot in sq. rn. 

P = Ar.;a of plinth allowed w:1ich is 1/3 of the land 
area, i.e. A/3 sq. rn. 

C. A. = Cost of land per sq. rn. 
C. P. = Cost of construction per :q. m. of plinth area 

which is Rc;. 2i5.28 per sq. m. 

X ~ P !r:; ~ 1~ag! of C-l ;t of I an 1 against the total cost 
of structure which is 20 per cent. 

Cost of plot = A x C-A. 

Cost of Structure= A/3 xC.P. 

X A 
No-N A x C.A.= --- x -- x C.P. 

too 3 

I 
C. A. = -X x C.P. 

300 

1 
C. A. = -X 20 X 215.28 

300 
215.28 = Rs. 14.35 per sq.m. 

The above illustration is for construction of 
structures providing minimum living accommoda
tion with independent sanitary conveniences in a 
dwelling unit as per Municipal building regulations 
in Greatu Bombay. 

We should however consider the matter in its 
general aspect for all types of accommodation. 
The question has been posed because in urban 
areas land is becoming scarce and pressure on land 
is increasing because of growth in population and 
industrial expansion and land values are therefore 
increasing sharply. Viewing the matter in that 
light it would be apparent that available land should 
be put to maximum .·use consistent with healthy 
living conditions which can be done Only by 
resorting to vertical construction, providing there
(>n multi-family dwellin~ which would ultimately 

make for economy. Conversely it would be quite 
uneconomical in every respect to resort to single~ 
family dwellings in ground i1oor structures in areas 
which are developing industrially. commercially 
and as cultural centres. 

12. When we consider economics of construction 
we should take into consideration its implications 
to the local authority of the area which has to 
provide essential civic services and amenities to 
the community, the burden of cost whereof has 
ultimately to be borne by the common tax payer. 
\Ve should also take into consideration the day 
to day cost the common man will be called upon 
to bear in meeting the cost of transport from 
resident to work place, the cost involved in send
ing children to far off schools or colleges and in 
obtaining medical facilities. 

13. If the development of an area is of horizon
tal type it would result in sprawling and the kind of 
featureless suburban development that has taken 
place till now in and round about almost all the 
big cities in this country. Such kind of develop
ment brings about deterioration in all civic facili
t~es and services aJ?d at a certain stage their provi
sion and even satisfactory maintenance become a 
difficult proposition. On purely economic · consi
deration development with vertical construction, as 
is taking place in the cities of U.S.A. and Europe 
may be desirable but in this country that cannot 
be the only consideration. For affluent commu
nities the capacity of the local authority to provide 
civic ~ervices may be the only Iimjting factor for 
the vertical construction but for the common man 
who represents more than 90 per cent of the 
population in urban areas, consideration of health 
must weigh in determining the height of construc
tion. The common man cannot afford the operat
ing cost of lifts and has therefore to climb stairs. 
Ordinarily, therefore, storeyed con~truction in this 
poor country should not comprise of more than 
ground and 3 upper storeys which would not be 
very difficult to climb or would impair the health 
of normal human beings. 

14. It has been stated in the foregoing that the 
necessity to resort to multi-family dwellings has 
arisen in congested towns which are industrially 
developed and where population is growing. WJ;ille 
the growth has taken place the authorities have 
remained inactive with the result that the town 
has developed in an unplanned, haphazard and 
sprawling manner, creating difficult conditions for 
living and for flow of traffic and causing slums 
throughout the town area. 

15. Our cities and towns present the above 
picture. What is, therefore, necessary is that all 
authorities should be quite alive to the problem 
and take effective steps to halt and tackle the evil 
vigorously and to regulate the future growth 
accor~ing to a plan. The authorities should get 
Master Plan prepared for the towns. The planners 
should take into account the possibilities of ex
pansion of the town limits and determine land use 
by zoning regulations. For residential zones maxi
mum permissible densities should be :fixea and 
also the maximum height to which buildings may 
be constructed. Provision for open spaces for 
recreational facilities and social amenities should 
be made in the plan. Such plans have been 
prepared for Bombay & Delhi. If future develop
ment of the cities and towns is strictly regulated 



and controlled according to the provisions of 
the Master Plan;· the towns will in course of time 
be amenable to orderly growth; fit for . healthy 
·living. 

In the case of London City a Development 
Plan was prepared in 1951 for the Administrative 
County of London wherein one of the · main 
.objectives laid down was to achieve plot densities 
'(decreasing ftom the centre outwards, generally 
.averaging 496.248 and 173 (200, 100 and 70 

. _persons per acre)]; · 

16. In any case with the increasing urbanization 
1hat is taking place in this country, it becomes 
·imperative to make the most ·economical use of 
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land in the urban areas so that the population 
residing therein may have in their neighbourhood at 
least just enough open space for recreational faci
lities and for provision of social services and 
amenities for healthy and purposeful living. This 
is possible if available land is built upon verti
cally consistent with the ruling density in the area. 
Multi·famlly dwellings are hence obviously more 
economical than single-family dwellings. It is, 
however, not possible to work out concretely the 
economics effected in multi-family dwellings as the 
extent of such economy is governed by various 
factors mainly (i) the cost of developed land, 
(ii) cost of external essential civic services, (iii) cost 
of construction including internal services, an_d 
(iv) cost of common amenities, which operate 
differently in different situations. 
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Place of Housing in Social and Economic Plans** 
By 

Prof. V. L. D'souza 

I. HOUSING SHORTAGE 
PHENOMENON 

A UNIVERSAL 

1.1 By and large the place of housing in social 
and economic plans depends on : 

(i) the nature and intensity of the housing 
problem in a particular country, 

(ii) basic premises of social and economic 
policies pursued, and 

(iii) availability of resources. 

1.2 The problem of housing-which came into 
the forefront after the Second World War
though varying in extent and nature from country 
to country, has one characteristic feature univer
sal in its incidence, viz., serious shortage. While 
the housing shortage in a physical sense is to be 
met with in all the countries in a greater or lesser 
degree, in economically advanced countries (parti
cularly in Europe and America) as a result of 
incrc:1se in per capita income and changes in the 
social values there has emerged a 'qualitative 
shortage'. Generally speaking, acuteness of the 
housing problem is correlated with the stage of 
economic development of a country. Under-deve
loped countries with comparatively very low per 
capita incomes along with other socio-economic 
problems have to contend with a housing problem 
much larger in magnitude and more acute in nature 
than is generally the lot of economically advanced 
countries. 

1.2.1 Housing in Socialist Economies-In view 
of the great differences in economic systems 
and policies, the approach to housing differs in 
planned and non-planned economies. In planned 
socialist economies, for example, the State has 
taken upon itself the responsibility of providing 
housing facilities at nominal rates consistent with 
the needs of development in other sectors. 

In Russia where housing forms about 4 to 5% of 
the total wages of an average family (as against 
20 to 30% in capitalist countries), the State aims 
at providing free accommodation to improve the 
standard of living of the masses. Thus, so far as 
low-cost housing construction is concerned, all 
apartments in U.S.S.R. may be said to be low
cost and the problem of building 'low-cost housing' 
as such is non-existent. According to the decisions 
of the Twenty Second Congress of the Communist 
~arty, "an end will be put to the housing shortage 
m the country by 1970". The aforesaid goal is 
proposed to be achieved by stepping up the rate 
of construction, which stood at 13.6 per 1,000 
inhabitants in 1960. Under the Seven-Year Plan 
of U.S.S.R. 1959-65 it is envisaged to put up 15 
million apartments, excluding 7 million rural houses. 
As regards the total value of funds invested in the 
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construction of housing, cultural services and 
communal facilities by the State Cooperative Orga
nisations, collective firms and the public it account
ed for 35.4% of all capital investments in the 
economy since the Soviet rule began. 

In Yugoslavia, the total output of housing rose 
from about 30,000 units in 1955 to over 80,000 
in 1961. It is expected that by the realisation of 
the current Five Year Plan 1961-65 (which 
provides for a home building programme 80% 
above the output achieved in 1959-60) and the 
progress in the next decade they will eliminate the 
housing shortage. The main element in housing 
investment is municipal funds for house construc
tion which are obtained from a special 4% levy 
on all wages and salaries. Municipal funds 
provide about 1/2 of the investment in housing. 
As such, municipalities and numerou§ self-managed 
bodies (economic enterprises, social institutions) 
play a very important role in housing and urban 
development programme. In the first post-war 
decade only 10% of total investment was devoted 
to housing and urban development. In the later 
years, however, more capital has been utilized for 
social development so that housing and urban 
facilities now account for 16% of total investments. 

1.2.2 Housing in Capitalist Economies-In non
planned economies, particularly those which are 
economically advanced, the importance of housing 
in their socio-economic structure has been steadily 
increasing. To begin with, there were sporadic 
measures, including legislation to improve the 
housing conditions in sectors where the problem 
became particularly acute, e.g., housing for indus
trial workers. These were followed by the evolu
tion of definite policies and active assistance by 
the State to meet the situation as it assumed 
staggering proportions after Second World War. 
State participation in this field was extended 
beyond the limited objective of providing credit to 
improvement in research facilities and initiation 
of public housing. Growth of the idea of a Wel
fare State gave further impetus to the development 
of institutions like public housing. In fact public 
housing bears testimony to the increasing impor
tance of the provision of adequate accommodation 
as an item in the socio-economic advancement of a 
country. 

Moreover, as a part of social security measures 
underway in these countries special housing 
programmes have been started to take care of the 
economically depressed classes, e.g., housing for 
the aged, low income groups, slum dwellers, etc. 

In U.S.A. "a decent home and a suitable living 
environment for every American family" is one of 
the nation's goals expressed in its housing legisla
tion. Housing stock of the country in 1961 
totalled 58.3 million units for an estimated 52.6 
million families, and about 62% of American 
families owned their own homes as against 55% 
in 1950. Further, home building has become a 
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leading American industry ranking second only to 
food in dollar volume of production annually. 
Total residential (non.:farm) construction in 1959 
represented 6.8% of the gross national product 
and was 34% of the gross private product in that 
year. There is no overall quantitative shortage 
although there are still local shortages and some 
housing stringency for 'tow income families. Fede
ral aid is focussed mainly on assisting low and 
moderate in1om~. groups to own or rent homes. 

In Japan, during 1960 housing shortage stood at 
3 million units. Investment in housing in that 
year was $ 1300 million of which Government 
investment accounted for $300 million and private 
investment $1000 million. Government proposes 
to construct 10 million units in the next ten years. 
In the first five years the emphasis will be placed 
on ensuring one dwelling for each household and 
on radical improvement of poor dwelling condi
tions. · The required funds for carrying out the 
5-year programme are : 

Govt. housing . . - S5000 million 
. Private financed housing . · $6700 million 

Total $11,700 millio 

As for Government aided housing~ the ratio of 
rent to family income is 10% to 15% and for 
public operated housing about 18%. 

~Country 

India 

Pakistan . 

Mataya 

Ceylon . 

·Israe• 

·-.- -· -·-

2. HOUSING IN UNDER-DEVELOPED COUN· 
TRIES 

Relatively a lower state of economic develop
ment and a peculiar s~t of socio-:economic forces 
characterising these economies impart to housing 
a significance of its own. The relevant facts 
are:-

Beset with almost poorest conditions of housing 
and the immense magnitude of the problem on the 
one hand and the lowest per capita incomes and 
scant resources on the. other, under-developed 

, countries face an intractable situation of teconcil
irig what is socially desirable with what is feasible 
in practice. Shortage of resources with competino~: 
demands from a number of sectors act as the 
greatest limitation on the status of housing in the 
scale of socio-economic priorities. 

Passing as these countries are through a stage 
of transition with vast potentialities of urbanisation 
and vast social changes still lying in a dormant 
state the future portends heavier odds in the sphere 
of housing. Despite these limitations, housing in 
all such countries has come to occupy a place of 
its own in · the socio-economic programmes of 
development as is borne out by the following 
table: 

Period Unit Investment · Total 
in Public 

Housing Invest-
(public ment 
sector) 

. 1951-52 Rs. Crores 33·5 1960·0 
1955-56 

(actual outlays) 

1956-57 .. 39·8 4600·0 
1960-61 

(estimated outlaYs) 

1961-bZ , 142·0 8098·5 
1965-66 

(estimated cost of 
programmes) 

1955-60 Million S61 9352 
19t>1-65 rupees 895 9750 

1955-60 Million 65·2 971·7 
(Approx. actual) of 

dollars 

1961-65 , 80·0 2090·0 
(Target) 

1959-68 Rs. 2,725 13,600 
Million 

1960-61 Million 78·9 394·0 
(Actual) of 

Israel 
Pounds 

1961-62 , 157·6 511·0 
(Budget) 

1962-63 .. 193·5 522·5 
(Budget) 



India represents a typical ~ of th~ countries 
engaged in a struggle for soc1o-econo~1c adv3,Jlce
ment through planned economy. Till rec~ntly 
housing was ma.in:lY a ~onopoly of the pnvate 
sector. With the mception ot plano~ devel<;»p~ent 
of the economy, however,_ appropnate obJectives 
and goals have been laid dow~ to meet ~e 
housing situation both through pnvate and public 
agencies. 

3. THE PLACE OF HOUSING IN THE NA
TIONAL ECONOMY 
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India is faced with an acute housing shortage, 
particularly in her cities and towns. fhe consu
mers need houses badly, but the builders who are 
producers of the much-n~ded ~ous~s find more 
attractive avenues for therr capital m commerce, 
trade and industry. Such is the colossal poverty 
of the people that in urban ar_eas only .. about 15 
to 20% ot the residents are m a positiOn to pay 
the economic rent of a standard one-roo~ tene
ment. The majority of the cityfolk are dnven to 
seek sub-standard accommodation at low rents: 
There is severe congestion in the built-in areas of 
our cities creating social evils, insanitation, illit~ 
racy, traffic hazards and so ~orth. A low-cost 
dwelling unit entails an expenditure o~ as much as 
tive or six times the average annual mcome of an 
.1dult worker, assuming his wage to be about 
Rs. 650 per annum. The saving element in his 
wage does not justify his launching on house con
struction, though it be of modest dimensions. 

The National Sample Survey (Twelfth Round, 
1957) has shown that nearly one-fourth of the 
urban population lived in "katcha" houses. In urban 
India nearly 76% of the families lived -in two 
rooms or less. In the big cities about 90% of 
the population had to be content with scantly ac
commodation. In Delhi, Bombay, Calcutta and 
Madras, 67 families out of 100 lived in on~room 
households. During 1951-61, the estimate for 
additional urban dwellings was put at 2.5 million, 
leaving aside those that have outlived their use
fulness. 

The housing pattern of India is anything but 
sallsfactory. The National Sample Survey (Twelfth 
Round 1957) showed that about 44 per cent of 
rural households and 76 per cent of the house
holds in big cities and 54 per cent of the house
holds in towns lived in one room. In Bombay, 
Calcutta, Delhi ahd Madras, about 21 per cent of 
the households had to accommodate four or more 
persons per room. In both rural and urban areas, 
about half of the households occupied floor space 
between 101 and 300 square feet. 

According to the 1951 ~sus, there were 
6,43,61,676 occupied houses 1n the country-
5,40,56,388 in rural areas and 1,03,05,288 in urban 
areas. During the decade 1951-61 housing demand 
in urban areas called for the construction of about 
80 lakh dwelling units both to make up for arrears 
and for obsolescence and to provide for an increase 
in urban population. The deficit under all heads 
at the end of 1961 has been estimated at about 55 
lakh~ in urban areas. 

The housing problem in India has been growing 
like a snowball owing to the fast increase in popu
lation since 1921, the heavy shift of population 
from the rural to urban areas, the haphazard 

growth of towns for lack of State and Municipal 
control over building activity and the inability of 
private enterprise to keep pace with the staggering 
demand. The problem calls for concerted action 
on the part of individuals, co-operatives, State ":fld 
Union Governments to plan and execute a housmg 
programme on an immense scale. There is not 
only acute shortage but also much of the available 
accommodation is of sub-standard variety. 

1952 constitutes an important date in our hous
ing history. In that year a separ~te portfolio for 
Housing was created m the Umon Government. 
Thereafter organised etforts were started at a 
government level . to step up h~using activities ~d 
to provide financial assistance tor the construcbon 
of houses to individuals, cooperatives, local bodies, 
industrial employees and plantation workers. 
Annual conferences of State Ministers and occa
sional seminars and exhibitions have helped to 
create a keen sense of awareness of the housing 
problems and their consequences. The State 
Governments have also started Housing Depart
ments and Housing Boards for promoting building 
activities. To ensure a rational approach to the 
multi-phased problem of housing and particularly 
to achieve reduction in building costs through the 
development of techniques, materials and designs, 
the National Buildings Organisation was set up in 
1954. The Organisation also promotes research 
in the utilisation of local building materials for 
village houses. 

Our investment on housing is as yet not impres
sive considering the magnitude of the problem. The 
investment in private and public sectors during 
the Second Plan period has been of the order of 
Rs. 1000 crores and Rs. 250 crores, respectively. 
The corresponding figures for the Third Plan are 
Rs. 1,125 crores and Rs. 400 crores. These sums 
do not go for in meeting the problem created 
partly by the additional demands from increasing 
population and partly by the huge backlogs. We 
need about 10 million urban dwellings of the 
modem type, and the cost would be about five to 
six thousand crores which works out to an outlay 
three to four times what has been proposed in the 
Third Plan. 

4. PROGRESS UNDER THE FIVE YEAR 
PLANS 

The First Five Year Plan was concerned chiefly 
with the evolution of a national housing pro
gramme. Even so two urban Housing Schemes 
involving an expenditure of Rs. 38.5 crores were 
launched for the construction of 1 ,20,000 dwel
ling units. There were also housing programmes 
for specific groups, such as Governme~t servan~s 
and displaced persons. In all, the pubbc anthon
ties provided about 7,00,000 houses or tenements 
during the First Plan period. 

During the Second Five Year Plan, six more 
schemes were launched. Funds for these from 
Government sources amounted to Rs. 84 crores 
and from the Life Insurance Corporation to 
Rs. 17.2 crores. The State Governments and local 
bodies were also active in the field though as yet 
to a moderate extent. The total outlay on public 
housing was of the order of Rs. 250 crores and 
5 00 000 houses were constructed. Public autho
n'tie~ also paid some attention to improving housing 
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conditions in rural areas. In the private sector, 
an investment of the order of about Rs. 1,000 
crores has gone into the construction of dwellings. ' . 

The Third Five Year Plan has provided a sum 
of Rs. 142 crores for town planning, urban deve
lopment and the ·public housing schemes of the 
Union and State Governments. The Life Insurance 
Corporation is expected to make a contribution of 
Rs. 60 crore~ There are housing programmes for 
industrial workers, ·. slum dwellers and low-income 
groups on a fairly considerable scale. 

. A brief account is given below of the progress 
made under the public housing schemes : 

• 
(1) Subsidized Industrial Housing Scheme 

· This scheme came into .operation in 1952. It 
provides for the grant of long-term interest-bear
ing loans· to approved agencies, such as Housing 
Boards,· Industrial Employers and Cooperative 
Societies of Industrial workers. · The. assistance is 
for the construction of houses for workers. Funds 
sanctioned under the scheme till the end of the 
year 1962 amounts to Rs. 52.76 crores and the 

· number of houses approved is, 1,55,521. 

(2) ·Low Income Group Housing Scheme 

. .Under the scheme which came into operation in 
1954, long-term interest-bearing loans are given 
to State Governments f<>r the purpose of housing 
persons having an · annual income not exceed
ing Rs. 6,000. , The· total loan admissible · is 
80% of the cost subject to a maximum of Rs. 8,000 
per house. · There is also provision for acquisition 
and d.'!velopment of land and for the subsequent 
sale of the developed land on . a no-profit-no-loss 
basis. PP to the end of 1962, 1,06,000 houses were 
sanctioned and 75,000 houses were completed. 
There is a provision in the scheme to enable public 
authorities to let out houses to economically weaker · 
sections of the community on subsidised rents. 
There. is also a Plantation Labour Housing Scheme 
which enables planters to fulfil their obligations to 
provide housing · accommodation for all resident 
workers under the Plantation Labour Act, 1951. 

(3) _:Middle Income Group Housing Scheme 

This scheme envisages grant of house-building 
loans to individuals or cooperative societies of per-

. sons whose income ranges between. Rs. 6,001 and 
Rs. 15,000· per annum. The total loan admissible 
is 80% of the cost subject to a maximum of 
Rs. 20,000 per annum. By the end of January 
1963 loan assistance was sanctioned to the extent 
of Rs. 16.33 crores for the construction of 9,940 
houses. A similar scheme is the one for Rental 
Housing for State Government Employees under 
which 8,895 houses have been constructed till the 
end of January, 1963. 

(4) Slum Clearance Scheme 

The scheme came into operation in 1956. Under 
the scheme, financial assistance for slum clearance 
is given to the State Governments. Intensive work 
for the rehousing of families residing in slums is 
carried on in the five biggest cities where the 
problem has to be tackled without delay. Two 
hundred and twenty-nine slum clearance projects 

for construction of 60,714 housing units at an 
estimated cost of Rs. 18.62 crores were sanctioned 
till the end of 1962. 

(5) Land Acquisition and Development Scheme 

This Scheme introduced in October 1959 enables 
State Governments through loans to acquire and 
develop land on a large scale and make the plots 
available at reasonable prices to intending house
holders. The scheme is also intended to 
stabilise land prices and rationalise urban develop
ment. The Third Five Year Plan envisages an 

' overall provision of Rs. 26 crores for the scheme. 
The State Governments are expected to constitute 
a "Revolving Fund" out of the loan assistance 
released from time to time. Till the end of 
January, 1963 commitments to the extent of 
Rs. 10.59 crores were entered into and 1,966 acres 
were acquired. --

(6) Village Housing Projects &heme 

The Scheme was introduced in 1957. It is con
cerned with the establishment of housing projects 
in about 5000 villages. Loans tC) the extent of 
two-thirds of the construction cost or Rs. 2,000 
whichever is lesS', are given. Rural Housing Cells 
have been established in all the States. Loans 
amounting to Rs. 4.65 lakhs were sanctioned for 
the construction of 37,330 houses. 

(7) General Princi~es of Housing Economics in 
Social Planning 

The problem of catching up with the backlog of 
housing and with the growth of population presents 
serious difficulties. Between 1951 and 1961 there 
was an increase in population- of nearly 40% in 
towns having a population of 20,000 and more. The 
shortage of houses was reckoned at 2.5 million in 
1951 and 5.5 million 1961. 

In the set-up of socio-economic planning there 
are three general considerations which apply to 
housing programmes. Firstly, housing policies need 
to be set in the larger context of economic deve
lopment and industnalisation. For example, plans 
and proposals relating to location and disposal of 
industries cannot be considered apart from the 
workers and their welfare. Secondly, it ~ neces
sary to coordinate the efforts. of all agencies con
cerned whether public or private. The preparation 
of master plans is a means to bring together the 
different agencies in order to attain. well-defined 
common objectives pursued systematically over a 
long period. Thirdly the entire programme of 
house construction should be so oriented as to serve 
the interests of that very large body of low-income 
groups who are always on the verge of becoming 
slum-dwellers. · 

Urbanisation is an important aspect of the 
process of economic and social development. It 
gives rise to a host of problems, such as migration 
from village to town, levels of living in urban and 
urban areas,. relative costs of providing economic 
~nd socia~ .services ~ .t?wn~ and cities of varying 
slZ~, provlSlon of facilities like water supply, sani
tation, transport and power, pattern of economic 
development, location and dispersal of industries 
civic administration, fiscal policie&- and the planning 
of land. use. 



The3e aspects arc of special importance in 
the urban areas of India which are developing 
rapidly. The number of cities with a population 
of 1,00,000 or more has increased from 75 in 
19 51 to 115 in 1961 and their population now 
forms about 43 per cent of the total urban 
population. 

The main ingredients of development policy may 
be thus outlined : 

(i) As far as possible new industries should 
be established away from crowded and 
congested cities. 

(it) In the planning of large industries the 
concept of a region should be adopted, 
and in each case planning should extend 
beyond the immediate environs to a much 
larger area for whose development the 
new industry would serve as a centre of 
attraction. 

(iii) In community development projects the 
rural and urban components of growth 
should be knit into a coherent pattern, 
thus strengthening the economic inter
dependence between towns and the sur
rounding areas. 

(iv) Within each rural area the effort should 
be to secure a diversified occupational 
pattern in place of present extreme 
dependence on agriculture. 

{ v) There should be control of urban land 
values through public acquisition of land 
and appropriate fiscal policies, such as 
the setting of a ceiling on the size of 
individual plots, taxation of vacant plots, 
betterment levies, allotment of land on a 
lease-hold basis, freezing of land values 
with a view to early acquiring of land 
by public authorities. 

From the socio-economic surveys conducted by 
the Research Programme Committee it is seen that 
about 78% of the urban households fall within an 
expenditure level of Rs. 100 per month. Assum
ing that 10% of the income can be set apart for 
rent, it transpires that nearly 80% of the families 
in urban areas will not be able to hire out a suita
ble dwelling unit. The rent paying capacity is low 
and the investment opportunities · in housing 
fetching a good return are also low. Private enter
prise is not drawn into this field. The brunt of the 
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housing therefore falls on the public sector. Hous
ing in any socio-economic planning should be given 
a high priority, for proper living conditions add to 
physical efficiency and economic growth. 

It is not merely a question of housing for the 
inadequately housed. Housing must be conceived 
as an item in a city or town development plan 
which determines the uses to which different parc~ls 
of land are to be put and the location and layout 
of community facilities, such as markets, shops, 
hospitals, roads and parks .. 

Resoruces for housing can be drawn to a large 
extent from land development itself. Land has 
scarcity value and over a period of time urban land 
values appreciate quickly. Land should be held 
under public ownership so that the community 
benefits from the surpluses in the form of capital 
receipts from lands disposed of, from ground 
rents, from unearned increments in site values 
and so on. These surpluses can be used for hous
ing in a self-financing scheme. 

A considerable volume of research in the field 
of housing and building construction has been 
undertaken at the Central Building Research Insti
tute and elsewhere. Investigations have been 
carried out in materia!s for waterproof renderings 
for mud walls, utilisation of low-grade gypsum for 
light weight partitions, masonry mortars, hollow 
bricks, utilisation of waste products like blast 
furnace slag and the influence of climatic factors 
on the design of houses. Research in these sub
jects is essential for reducing building costs and for 
improving the techniques of building instruction. 
These research-cum-training centres established for 
rural housing have far-re1:1ching interest. New 
designs for rural dwellings are being evolved. 

With the growth of population in towns, cities 
and villages and with the progress of the economy, 
problems of housing along with urban and regional 
development will come to occupy an increasingly 
critical place in the successive Five Year Plans. 
The right solutions to these problems are of great 
consequence for social stability, general welfare and 
industrial peace. Over the years a considerable 
body of knowledge has been built up by the United 
Nations and the ECAFE in housing matters and 
this is available for shaping the socio-economic 
programmes of the member countries. 



Cooperative Housing* 
By 

Berti/ Mathssont 

This paper will be divided into three broad 
parts.. The ~st part is an introduction to the 
history qj cooperative housing and its progress in 
di)Ierent parts of the world. The . second part 
presents the organization of cooperative housing 
in Sweden •... Finally, the third part is devoted to 
a discussion of the model rules for Cooperative 
Housi~g . Societies which have been drawn. up by 
the Auxiliary Committee on Cooperative Housing 
of the International Cooperative Alliance. 

1. INTRODUCTION 

c~bper~ti~e ho~sing experiments have been con
ducted in many parts of the world, but it is un
disputable that they have achieved their most sub
stantial .. prpgress in Europe. Even there, howe,ver, 
the relative importance of cooperative housing 

. varies·~ .greately from country . to country. 
Thus the success which cooperative housing has 
enjoyed,, i!l 'the Scandinavian countries has no paral
lel in ·some of Southern European countries. 

•. 1\ •' .J 

A number of factors have been responsible for 
the emergence of cooperative housing as well as 
for its relative successes or failures. It is im
portant_to study some of these factors if one wishes 
to gain an: understanding of the role which co
operative. housing could play as a means for 
providing suitable dwellings in a world of increas
ing populations. 

Like· so many other great popular movements 
cooperative. housing derives its origin from the 
conditions created by the emergence of industrial 
civilization. The industrial revolution occurred at 

· different times in different parts of Europe, but 
everywhere one of its effects was a hitherto un
known problem of how· to provide housing for 
millions of people in growing industrial towns and 
cities. For a long time society did little or nothing 
to attack the abnormal social problems created by 
the industrial revolution. . In addition, individuals 
were by and · large unable to see the urgent need 
for some · form of collective action to solve their 
.problems •.. On a modest scale employers provided 
housing .for the labour they employed, but, on the 
whole, such efforts were quite insufficient, quantita
tively as . well as qualitatively. 

: r 
Th~ ,.first organized attempt to find a cooperative 

solution to the housing problem came at the end 
of th~,.l8th· century in Great Britain. The build
ing societies which were then started, were, how
ever, conceived with very modest aims. The early 
British building societies introduced a scheme 
which was based on members' savings, the idea 
being that these savings would finance the house 
building of the members. In actual practice, how-

fDirector, ICA Education Centre, New Delhi. 
0) This problem is dealt with in Part II. 

ever; the building activities of these societies ceai
ed after some decades, and their impact was minor. 

One of the progressive political and social ideas 
born as a result of the industrial revolution was 
that housing was to be looked upon as a social 
problem. For a long time, however, the often 
abominable housing conditions were mainly the 
concern of various philanthropic associations and 
it was not until the middle of the 19th century 
that a purposeful search for a workable coopera
tive approach emerged on the continent. 
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During the last decades of the 19th century co
operative housing societies were started on a fairly 
widespread basis, mainly in Prussia and in 
Denmark. These early attempts however, sufiered 
from very serious defects. They were generally 
founded for. the execution of specific housing 
projects. Once these projects were completed, the 
societies had nothing more to do. They had no 
plan for continued activity and no ways of financ
ing such activity.C) Many of them were financially 
weak and went bankrupt, whereas others soon 
were converted into other forms of enterprise, such 
as limited liability companies. 

Nevertheless, the lessons learnt by the failures 
of the early housing societies were important in 
the sense that they gave rise to new ideas aiming 
at organising of housing cooperatives as continuing 
building organisations. 

By the turn of the century, housing cooperatives 
could be found in practically all Western and 
Central European countries but they accounted for 
only a very small proportion of the total amount 
of new construction. Nevertheless, in many cases, 
they acted as pioneers in improving housing 
standards, thus offering a challenge to the private 
speculators who dominated the housing market. 

In the period up to the first world war cooperative 
housing organisations catered mainly to members 
from middle income groups, such as craftsmen, 
lower grade civil servants and skilled labour. 
Recruitii;lent was only gradually broadened to 
include also lower income groups. 

The first world war meant almost complete 
stagnation to house building in Europe. At the 
same time migration. from the country side into 
the urban areas increased at a very rapid rate, and 
the housing problem became acute. The situation 
was of course very seriously aggravated by the 
devastation caused by the war in many European 
countries, and since the overwhelming proportion 
of housing was in the hands of private speculators, 
rents soared sky high. 



Inevitably, a demand for freezing of rents 
became one of the important points in the pro
grammes of organized labour in almost all of the 
countries which had participated in the war. Rent 
controls were also introduced in most of these 
countries. But of course, the controls did not solve 
the problem of housing shortage ; they could 
merely help to hide it. 
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The conditions described above set the stage for 
the emergence of a strong housing cooperative 
movement after the war. Cooperative housing 
began to gain support from many quarters and 
their credit facilities were improved. New forms 
of organizations were also found which would 
enable the societies to engage in continuous acti
vity thus avoiding the mistakes made by the 
earlier housing societies of last century.e) In 
several countries, closer collaboration between co
operative housing organisations and municipal and 
state governments became established. The crying 
need for increased production of housing also led · 
to the emergence of non-profit municipal housing 
directed mainly towards the lowest income groups 
in society. 

The advance of cooperative housing during the 
20s was impressive. As consumer organizations 
the housing cooperatives were naturally actively 
interested in the quality of the houses they built. 
They became pioneers in the improvement of 
housing standards. They introduced new concepts 
of town planning. They took the lead in the deve· 
lopment of collective facilities, such as laundries. 
The new cooperative housing projects in urban areas 
were in many cases reflection of the most advanced 
thinking on the problems of urban housing. 

\Vhen the depression of the 30s came, new 
problems and difficulties were created for the hous
ing cooperative movements in many of the 
European countries. The production of new hous
ing declined and many housing cooperative organi
zations found difficulties in recruiting new member
ship who could supply additional finances. In the 
countries which yielded to dictatorships, the· deve
lopment of independent cooperative activities was 
halted. In some such countries, all forms of co
operative organisations were completely suppressed 
and their properties confiscated. In some of the 
democratic countries, on the other hand, coopera
tive housing became one of the instruments for 
ameliorating the serious unemployment situation. 

On the whole, the decades between the two 
world wars was the period of consolidation for the 
cooperative housing organisations in the countries, 
where they were not suppressed by dictatorships. 
Cooperative housing performed the role of a 
pioneer introducing new ideas and trends m 
housing. 

World war II left millions homeless all over 
the ':"<;>rid. Whe~ .the _war ended, governments and 
mumc1pal authonties m Europe had to introduce 
extensive housing programmes. As was the case 
during the first world war, building activities had 
practi~aUy ceased. The crying demand for housing 
was difficult to meet. Shortages in building mate
rials and raw material were great, and extensive and 

severe rationing systems had ' to be applied for 
many years following the war. In this difficult 
reconstruction programme, those European hous
ing cooperative movements which had been left 
intact succeeded in playing an impressive role, both 
as regards the actual number of housing units 
built as well as the increase of their share of the 
total production of housing. .,.. 1 ., 

'. 
The increase which the cooperative housing has 

undergone is accounted for not only by a wider 
acceptance of the movement by Governments and 
local authorities but also by a district improvement 
of financing methods. This in tum has been possi
ble, not least be~ause of the record which ho.using 
cooperatives in many countries have ·built up for 
themselves as efficient providers of housing. 
Evidence of this recognition · of the housing co
operatives movement is perhaps also to· be found 
in the new interest shown in developing countries 
which are now faced with the need to solve· acute 
housing shortages. ,. ' · 

Cooperative housing is still more develQped in 
Western Europe than in any other part .. of ' the 
world. It has, however, also become increasingly 
important in a number of other countries~·e.g. the 
United States. The experience of the successful 
cooperative housing movement, is that · ~herever 
housing conditions are poor, cooperation among 
housing consumers provides the means to· ·a rapid 
improvement of the situation. This,J:.it should be 
noted, follows not only from the production. the 
housing cooperative societies themselves may · be 
able to undertake, but also from the impact of 
such production upon the practices of other· forms 
of enterprises. ·:.:':,' 

2. AN ORGANIZATIONAL MODEL 

As pointed out in the introduction, o~~ of the 
most troublc-'ome organisational probleQls t<>- over
come in Cooperative housing has been· to.,· ensure 
that the societies started can function as ,continuous 
building organizations. If not, they· .. tend , to 
become stagnant or dormant bodies after the initial 
housing construction has been completed .• 

( t I 

Many different models of organization exist in 
the v1rious successful cooperative housing move
ments. Needless to say, the particular--- solutions 
adopted are to quite some extent an outgrowth of 
special conditions in the different countries at the 
time when cooperative housing started to gain 
momentum.· 

It should be pointed out, therefore, that the 
following description of the organization adopted 
by the very successful cooperative housing nove
ment in Sweden is to be looked upon· merely as 
one possible way of solving the organisational 
problems of cooperative housing. Nevertheless, 
the Swedish model, having been evolved over a 
long period of time, does offer many worthwhile 
suggestions as to how to .cope with some of the 
difficulties, which cooperative housing movements 
anywhere are likely to encounter~ 

Although cooperative housing had its start 
through scattered efforts already at th~ beginning 
of this century, the emergence of a concerted 

(2) One such organizational model is presented in Part II. 



housing movement in Sweden did not come until 
1923. During the war, associations of tenants had 
been formed in a number of Swedish towns and 
cities as an attempt to provide an instrument for 
bargaining with private landlords. In 1923, the 
tenants' associations joined together in a National 
Tenants' Association which was to represent the 
interests of its members by way of negotiation 
with house-owners. The Association, however, 
also contemplated the possibilities of · entering 

· house-building and house administration on its own. 
A start in this direction came when the Tenants' 
Association in Stockholm took the initiative of 
establishing the Tenants' Savings and Building 
Society in · the capital: The idea behind this 
organisation was . to set up a "parent society" 
which could take the lead in developing 
cooperative housing. The parent society · was 
to be responsible for the. recruitment of mem
bers, for the promotion of savings, and for build
ing on a continuing basis. Once completed, the 
houses were to ·be owned by adjunct housing co
operatives whose members would be. the occupants 
of the units built. The Stockholm initiative had 
followers in sev~ral other towns, and in 1924 the 
local societies joined in a federation of tenants' 
savings and buildings societies, which soon came 
to be known. by . its initials : HSB. 

,." . 
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The national HSB federation was charged with 
the responsibility of providing technical and econo-

. mic assistance to its local member societies. The 
federation was also · to administer savings . and 
financial resources, and to formulate general 
building policy leading to concrete building plans 
and projects.. . · 

There are thus three separate organizational 
bodies involved in the HSB cooperative housing 
movement. The three bodies are :-

(1) The National Federation of HSB societies; 
(2) the local HSB societies (the "parent 

societies"), and 
(3) the housing cooperatives, i.e. the societies 

composed of members occupying HSB 
housing units. 

The HSB Society: A description of the organiza
tional model might for purposes of clarity start 
with the HSB society, the "parent society". A 
local HSB society is a cooperative society in the 
ordinary sense of the word, and it is with this 
society that individual new members first come into 
contact. Membership is acquired by payment of 
at least one share, the value of which is 50 Sw. 
Krs. In addition the member is required to pay 
an entrance fee of 10 Sw. Krs. to cover admi
nistrative costs. A further condition of member
ship is that the applicant belongs to the Local 
Tenants' Association. Membership in the local 
HSB society is of course open to anyone. 

The aim of the local HSB society is ·to promote 
the economic interest of its members by : ( 1) the 
collection of savings; (2) the raising of loans to 
be used for acquisition of housing and sites ; 
( 3) assistance in the administration of housing 
cooperatives and · ( 4) promotion of increased co
operative housing production. 

The savings aspect is essential in the work of 
the local HSB society. The initial capital which 

is needed to undertake the housing project is 
always derived from the members themselves. The 
amount of savings required from a member 
depends upon how much money the society will 
need to provide him with a housing unit. The 
HSB society ascertains . from the members what 
kind of accommodation he requires and informs 
him of amount of capital which will be needed. 
The society also tells him how soon he can expect 
to be accommodated and, in approximate terms, 
how much he will have to pay as annual rent. 
To facilitate for members to save the necessary 
amount, the local HSB society offers to draw up 
individual savings plans based on each member's 
income· and a reasonable appraisal of his capacity 
to save. 

In their building activities, the HSB societies 
utilize the services of private building contractors 
and do not engage in actual construction work on 
their own. The planning of building activities is 
to be done in accordance with the needs of the 
members. 

There is now a local HSB society in every town 
and practically all other larger urban communities. 
In 1959 there. were 190 such societies with a total 
membership of about 150,000. The societies vary 
considerably in size, but a great many of them 
have their own premises with a full time manager 
and office staff. 

The Housing Cooperatives: The local housing 
cooperatives are primarily concerned with admini .. 
stration of the completed housing estates. They are 
to be considered as adjuncts of the local HSB 
societies and are founded for the pl.lrpose of ad
ministering the projected housing estates of the 
HSB societies. The housing cooperative is, how
ever, legally founded before the completion of a 
housing estate. At this initial stage, the member
ship of a housing cooperative consists of members 
of the board of the local HSB society. When an 
estate is completed and occupied, the residents, who 
are of course already members of the HSB society, 
are admitted to the housing cooperative. The 
society's mortgages have then been placed and all 
economic plans have been drawn up. The resi
dents now elect their own boards to administer the 
housing state which they occupy. However, each 
board contains one representative of the local HSB 
society, and an agreement between the HSB society 
and the housing cooperative lays down that the 
accounts of the housing cooperative must be ad
ministered by the HSB society. 

The. members of the housing cooperative must 
retain their membership of the local HSB society 
even after completion of their housing units. This 
ensures continuity of membership in the HSB 
society. 

The special characteristics of the housing coope
ratives have led to the adoption of certain rules 
which do not normally apply to cooperative enter
prises in Sweden. The main difference is that the 
number of members in the housing cooperative is 
limited to the number of units owned by the co
operative. There are also rules worked out as regards 
the calculations to be made when and if a member 
wants to leave the housing cooperative. 

A rule of particular significance concerns the 
terms of a member's "occupancy right". The occu
pancy right is a form of permanent tenancy agree-



t the main characteristic of which is that it 
~en ' expiry limit. It also provides the tenant 
~~ n~early defined economic _rights. A member 

WI transfer his occupancy rtght to anyone he 
f~s and then recover both his initial capital outlay 
and his share of the repayments ~n the mortgages 
of the society. The occupancy nght extends even 
to the heirs of a mem!Jer. Upon the dea_th of a 
member his heirs acqUire the occupancy nght, and 
along with it the economic rights of the member. 
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The National HSB Federation: The memtx:rs of 
the national federation ar~ ~ legally constitu~ed 
bodies, i.e. local HSB societies. The federation 
serves as the policy-making body of the move~~nt 
and as the representativ~ of all. the l~al societies 
at the national level. In Its relations .with the loc~ 
societies the federation ac.ts ~ a servic~ organ. It IS 
en(Yaged in planning, designmg, tec~cal res.earch, 
et;. The representative~ o_f the . feder~tH~n assist the 
local societies in negouatmg With buildin~ contrac
tors. The federation is also the le~al ~.dviser to the 
affiliated societies, as ~ell as their management 
consultants". The savmgs .f~nds accumulated by 
the local societies are ad~miSter~d centr~y by 
the federation which IS eqwpped w1th the 
specialists to soive the financial problems connected 
with the construction underak.en by member 
societies The federation is responsible for the 
auditing· of the local HSB societies and all of the 
housing cooperatives. 

The federation is democratically controll~d ~y 
the affiliated HSB societies through a tnennial 
Congress a General Council elected by the Con
gress, and an Executive elected by the General 
Council. 

Over me years, the activities of the federation 
have of course expanded considerably. . The 
organization now employs som~ 500 architects, 
engineers and administration e~~loyees. . I! .engages 
in extensive education and trammg activities for 
members and employees. The research activities 
of HSB have led to a number of significant 
improvements in the standard of housing in the 
country. To safe-guard the economic interests of 
the member societies, the federation has also 
entered the field of industrial production, both on 
its own and in collaboration with the consumer 
cooperative movement. 

The most interesting aspect of the HSB set:UP 
is its built-in incentive for continuing construction 
of housing. In the HSB organization there is no 
risk that building activities would cease, because 
the members have ceased to be interested in conti
nued work. The major member influence always 
rests with those who have yet to be accommodated, 
and they have of course every reason to ensure 
that their organization does not become stagnant 
or dormant. Another important feature of HSB 
is that its organization ensures uniformity of 
management and administration in the many local 
societies. The close collaboration with and the 
supervision and assistance of the federation and its 
specialists have equipped the local HSB societies 
with the tools to make the cooperative housing 
movement a leading organization in Swedish 
housing. 
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3. MODEL RULES FOR ·COOPERATIVE HOUS-
ING SOCIETIES . . . · 

The International Cooperative Alliance, which 
is a world body composed of n~tional coopera~ve 
movements in more than 50. different ~oun,~n~s• 
has set up Auxiliary · Comrmttees dealmg ~~ 
different aspects of problems of the cooperative 
movement. One such committee. the . Auxiliary 
Committee on Housing, has drawn up . a ' set . of 

·model rules for cooperative housing · societies 
intended as guide lines to cooperative housing orga• 
nizations in different countries. The., last part of 
this paper will be devoted to a presentation· of 
these model rules which were drawn up and ac
cepted in the beginning of 1958. 

Before discussing the ICA Committee's · mod~ 
rules it is worthwhile to ·point out that it is only 
when one reaches a stage where model rules with 
a minimum of local varia,tions: are accepteq and 
adhered. to that the vari<;>us _sc.attered societies can 
begin to function in a concerted mannet as a co
operative movement in the. accepted sense ot that 
word. It is only then that decisions as to broad 
lines of policy can be taken with. a hope that 
they will lead to implementation within a reasona
ble period of time and in a majority of the indi
vidual societies. If each and every individual 
society tries to devise its own approach in dealing 
with economic matters no effective cooperation 
between the many individual units in the coopera
tive movement is possible, and thus no · effective 
realization of the basic aim of promoting and 
safeguarding the_ economic interest of the, .individual 
cooperative members can be achieved. · 

In this connectio~ it should be emphasisecl ··that 
merely an adherence in· a··:tegalistic sense to· the 
Rochdale principles does not solve the problem. 
This is. of course not to say that · the Rochdale 
principles would have lost theiF validity ·or' signi
ficance. It does mean that the- Rochdale principles 
have to be translated into operational rules, and 
interpreted perhaps more. according to their s_pirit 
than according to the letter. The. Rochdale princ~ 
pies provide the necessary. even inevitable, frame• 
work enabling cooperative organizations to ;· work 
out operational rules to guarantee the . efficient 
implementation of .their specific aims.. 

The model rules adopted by the ICA Auxiliary 
Committee on housing follow this line of reasonin& 
already in stating the -aims of a cooperative hou~ 
ing society. These aims are listed as ·follows :- · 

( 1) The aim of the society is to serve through 
its non-profit making activity the broad masses: of 
the population and to provide its members with 
good and healthy dwellings at moderate prices. 

(2) All business serving this end may be under• 
taken and participations entered into, in . parti-
cular:- · 

to purchase and sell landed property, 

to p::ovide dwellings to be let and to administer 
them, 

to build homes to be purchased, 
to raise loans of all kinds, 
to grant loans to members who have acq.uire<i 

one of the Society's dwellings, · · · · . . · 



: to. advise membera who intend to build their 
own homes, and 

·. to . provide communal amenities of all types in 
their housing estates, such as cultural centres, 
shops, workshops for small artisans central 
laundries, baths, sports fields, children's creches and 
kindergartens. · · · 

. 
Aga.iit, in the rules governing membership of the 

housing cooperative society, the ICA model rules 
prov~de sp~cific guidance : · . · 

· (1) Any physical person and any corporate 
association of persons may become a 

l... member. 
(2) Application for membership may be sub

mitted in writing. The prospective mem .. 
ber must declare himself in uncondi- · 

· '· · ·tiona! agreement with the rules and accept 
. , . . , them as legally pinding. 

(3) .The Chairman : of the Administrative 
·:. Council decides on admission. -u he 

· ; ·: rejects an application, the applicant may 
' · appeal to ·the Administrative Council 

' · whose decision shall be finat No 
· reasons need be given for a refusal. 

1 . ' 
( 4) Membership is acquired by registration in 

the. Members' Register which is kept by 
the· Administrative Council. Registr&tion 

' · · ' is effected after the new member has 
paid his: entrance fee (Rule 10) and bas 
paid up at least one share (Rule 11). 

' . 
: I (5) Members are informed of the registration 

in writing. 

Clearly this explicit definition, not only of the 
conditions and pre-requisites for acquiring member
ship, but also . of the procedures through which 
membership is to be granted a person helps to 
guarantee that all societies behave in an identical 
manrier, . and. also that ·. all prospective members aro 
guaranteed equal treatment. 

·; similarly, ~he model rules spell out the proce
dures to be observed by a member who wishes to 
withdraw from the society. This is · necessary in 
order to prevent a disruption of the activities of 
the society and is 'Particularly significant as regards 
cooperative housing . societies. The capital of a 
housing society represents longterm investments 
in . buildings. The period of notice before with
drawal must therefore . be as long as possible. The 
recommendation of the ICA Committee is that 

. withdrawal notice should never be fixed at less 
than· two years. · 

·;:Naturally no set of rules and bye-laws, however, 
skilfully drawn up, can by itself guarantee the suc
cessful operation of an enterprise--cooperative or 
private. Nl the same, the rules must provide, in 
explicit terms, for a machinery designed to reduce 
th~ possibilities of mis-management, unequal treat
ment of members, straying away from the aims of 
the society, and so on. 

One important consideration in this connection is 
the manner in which a member can be excluded 
from his society. .Obviously some machinery is 
necessary, through which a society can rid itself 
of persons working in contradiction to the aims of 
the society. On the other hand ~a~h member must 

-· 

be clearly informed of the grounds on which he 
can be excluded. On this subject the ICA rulea 
suggest the following :- · 

1. A member may .be excluded from the society 
at the end of a financial year : · 

(a) U he has committed a dishonourablo 
criminal offence punishable· by law ; · 

(b) if, after two warnings, he does not fulfil 
his obligations under these rules or other 
contracts with the society ; 

(c) if he harms the society economically ; 
(d) if, by his attitude, either by his carelesa

ness or intentionally, he harms the repu
tation of the society or its members ; 

(e) if he becomes bankrupt. 

2. Expulsion shall be decided by the Admini
strative Council on the proposal of one of its mem
bers. The expulsion shall be communicated to the 
excluded member in writing and noted on the 
Memberi Register. 

3. The excluded member may appeal against tho 
decision to the General Meeting. The decision of 
the latter is final. 

4. Persons who are memben of the Administra
tive Council may only be excluded by a deci~on 
of the General Meeting. 

5. From the day of the receipt of tbe deci&ion 
of exclusion by the member the latter may 110t 
take pan in the General Meeting. 

A related problem concerns the settlement of 
claims. Members leaving the society must have 
access to full information as to what claims. they 
may raise against the society, and the process of 
settling such claims. The rules suggested by the 
ICA Committee to govern the settlement of claims 
in the case of the society itself being dissolved 
are particularly important : 

( 1) A settlement as regards the shares of a 
person who has ceased to be a member 
shall be effected not later than six 
months after the conclusion. of the finau
cial year in which the ces:;ation of mem
bership became effective. 

(2) Except in cases of decisions taken under 
paragraph 4, a former member may not 
be paid back more than he has paid into 
his share account. · He shall · have .. no 
claim on the reserves of the society. 

· ( 3) U the financial year in which cessation 
of membership takes place closes with a 
loss the repayment of shares, irrespectivG 
of the decision to be taken by the Gene
ral Meeting concerning the covering of 
losses according to Rule 43, will be sub
ject to a reduction pro-rata of the loss to 
the share capital. · 

(4) On the proposal of the Administrative 
Council with a three-quarters' majority ot 
the members present, the General Meet
ing. may decide, contrary to paragraph 2, 
to mcrease the repay~ent of shares out 
of reserves. Such a decision may only 
be taken with regard to one particular 
financial year and only concerning shares 
of former members who left afteJ' 



gtvmg notice (Rule 5) by death or dis
solution (Rule 6). Such repayments 
shall be dealt with on a basis of equality. 

( 5) In the case of members who have been 
excluded from the society tRule 7) para
graph 4 shall not apply. 

(6) 

(7) 

Between members who have left as a 
result of a transfer of their shares (Rule 
8) and the society no further settlement 
shall take place. 

If within the time laid down in paragraph 
1 above, the society has been dissolved 
(Rule 49) a settlement concerning shares 
shall no longer take place. Claims of all 
former members and their heirs shall be 
in abeyance until the time of the final 
liquidation. The claims of the former 
members will then be met, according to 
Rule 51, out of the remaining funds to 
same extent and in the same way as the 
claims of those who had continued m 
membership until the liquidation. 

Rules as regards the shares and liabilities of 
members must be designed to ensure the realiza
tion of the economic aims of the society. The 
rules concerning members' shares are of special 
importance to cooperative housing organizations 
because of their large capital requirements. The 
basic premise of the ICA rules concerning shares 
is very simple. The amount of the share is to be 
determined in relation to the amount which a mem
ber will be required to pay for a simple dwelling. 
If, for instance, the construction of the simplest 
type of dwelling of the society costs 10,000. 
and if 9,500 of this amount can be covered bv 
funds from the capital market, state loans and such 
like, 500, i.e. 5% of the building costs must be 
covered by the member. The amount of the share 
should, therefore, be fixed at 500. In most 
instances, housing societies will, of course. engage 
!n construction of several types of dwellings.- -It 
1s then advantageous for the societies to adfust the 
shares to the types of dwellings which are con
structed by the society. If for instance, a coopera
tive housing societv builds the following 5 tvpes 
of dwellings : ' · 

Typ~ 

A 
B 
c 
D 
B 

Building CostJ 

10,000 
20,000 
30,000 
40,000 
50,000 

and if, as suggested above, the amount of the share 
for the simplest type will be 500, one would accor
dingly stipulate that for type B two shares i.e. 
1 ,000 for type C three shares etc. must be taken 
up by the members. The maximum to be taken up 
for example would be five shares at 500 i.e. a total 
of 2,500. 

Like all other cooperative societies the housing 
society must guard itself against the risks created 
by the fact that membership in the society can be 
terminated at any time. Owing to this, it is 
necessary to ensure that an individual member is 
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prevented from taking up an unlimited number of 
shares. On this point the ICA Committee sug
gests that nobody should be allowed to hold more 
than three times the number of shares required 
for. the best type of dwelling constructed by the 
SOCiety. 

. The size. of the share capital in a society operat
mg accordmg to the above rules becomes of 
course, simply the total of the subscribed sh~es. 

As to liability a me_mbe_r ~hould be guaranteed 
t~at. ~J?.ly the. share capital 1s hable for the society's 
habihties . . Th!~ mea_ns, in other words, that the 
personal liability . ot a. member with regard to the 
debts of th~ society Is. excluded even in the case 
of the society becommg insolvent. The society 
must, of course, also make detailed provisions 
regarding the .covering of losses, and rules must 
be framed statmg the obligations of members with 
respect to repayment of losses which have been 
covered out of the shares. 

In order to make sure that the democratic set
up of ~e ~pe!ative society does not make for 
economic mefficiency, or even worse, becomes an 
excuse for economic inefficiency, the functions and 
com~etence of. the various elected organs and 
appomted officials of the society must be spelled 
~ut. Much of the weakness of cooperative societies 
IS ~doubtedly due to the lack of a clear and 
ratiOnal .approach _to the division of responsibilities 
and decision making. The ICA Committee has 
therefo!e, taken s:pecial pains to work out detailed 
s.uggeshons on this subj~ct.. The overall guide 
hoes of the Rochdale pnnciples which provide for 
equal voting rights for all members must be inter
p_reted and r~fined according to the nature and 
SIZe of operations of a cooperative society. Where
as a small cooperative society of perhaps no more 
than 50 to ~00 members can easily function 
th~ough a srmple system of direct democracy, 
this. system ~comes ineffectual in cooperative 
societies havmg perhaps several thousands mem
bers. A system must then be found which 
guarantees that the democracy of the society is 
~ot rende~d. impotent in the name of democracy 
Itself. T?Is mvolyes •. as in all other forms of 
d~mocratlc organiZattons, the introduction of in
direct democracy through representation at various 
levels. !he cooperative society is an economic 
undertaku:~g, and the democratic machinery must 
be so designed as to enable the society to fulfil 
the economic aims of its members. 

4. The moJe~ rules briefly described above are 
~ased on expen.ences gained by cooperative hous
mg movements m a number of coontries. As said 
already in the beginning, no set of rules can by 
themselves guarantee the efficient working of a 
co~pera~ve society. Ultimately, the cooperative 
SOCiety hke ~ other democratic organizations 
depe?ds f?r Its .success on the interest, loyality, 
and m~egnty of Its members. No set of rules can 
~ designed to C?ver all special conditions and 
ctrc~stances which may exist in different social 
env1~onmen~s. Nevertheless, it is necessary to em
phasise a gam the . need ~or. uniform operational 
rules. for cooperah':e societies. Without :mch uni
formity, n_o sustamed cooperative development 
can be achieved. 



·. ·The Economics of Urban Renewal** 
By 

Alfred P. Van Huyck MRPt 
--~---------------------

I. :What is. the Urban Renewal? 
·~. · U~ban ·renewal in city rebUilding. 

1. ~ity _of Troy 
. 2. Delht 

;·. · · · 3. -Paris 
· ~~ . : ~ · 4. . Rockefeller Center & Lincoln Centre. 

B. . . All differ in scale, financing, and the extent 
. · : . ·:of government p~rticipation. 

·t ·. In. 1he United 'States urban ·. renewal is a 
1 

· ', program of government. 
• •. J .• 

1. Started in 1949. 
2. To· clear slums and redevelop areas into 

_! . ,_ good. places to live and work. 
·~3. So far Federal government has allocat

ed 3.5 billion dollars (Rs. 1,662 crores) 
: : ' u··· 'for urban renewal. . . . ' 4. Local cities have pledged another 

· 1 billion dollars. · · 
· S. ·.Over 700 different cities with some 

. · . ' 1,500 projects. . 

u: Why.· should there be a Government Urban 
, Renewal Program ?· 

.A.· ·City m~st compete with new .areas. 

~· 'Private enterprise cannot accomplish urban 
renewal unaided. 

·. · '1. His motives must necessarily be for 
profit. 

'' 

·-'-' 

"' 2. He can only control his site alone. 
(a) lots are too small, difficult to as

• 1 semble. 
(b) utilities often obsolete. 

. (c) neighbourhood not conducive to 
investment. 

C~ Public participation overcomes these disad.:. 
vantages. 

1. brings power of eminent domain to 
acquire large areas. 

2. provides the necessary public improve
ments. 

. 3: can absorb any unusual costs. 
·4. provides an overall plan for neighbour

hood. 

D. Advantages of urban renewal to the private 
sector. . ·~ 

1. Provides ample development sites in 
the center of the city. 

2. Provides protection from bad develop
ment encroaching. · 

E. Advantages to the public Sector. 
. 1. Increases tax revenues from the area. 
2. Reduces the cost of providing services . 
3. Slums will spread if not treated. 
4. Civic reputation hurt by slums and 

therefore climate for investment. 
S. Location of key public facilities may 

be essential stimulus to future city 
growth. 

6. Provides expansion room for existing 
industries and institutions. 

III. Selecting An Urban Renewal Project. 
A. Selection is always done by local city. 

1. Federal government provides criteria. 
2. Projects can be residential_ or non-resi

dential. 
(a) urban renewal is not essentially a 

housing program. 
(b) urban renewal is primarily under

taken for economic reasons. 
3. Projects should be dramatic. 

4. Projects should include a public im
provement. 

S. Projects should avoid special problems 
of relocation, engineering, etc. 

6. The total cost of the project should be 
within the governments capacity to 
pay. 

B. Projects should be related to the city through 
planning. 

IV. Financing an Urban Renewal Project. 

A. Inustration of Financing : 

Planning and Administration 
Cost of Acquiring Properties 
Demolition of Structures 
Instal1ation of Public Im
provementS 

. Gross Cost 

Subtract resale value of 
land 

Net Cost 

B. Costs are shared: 

Rs. 
75,000 

800,000 
50,000 

15,000 

1;000,000 

200,000 

800,000 

1. Cities under 50,000 on a 3 to 1 basis. 
2. Cities over 50,000 on a 2 to 1 basis. 

C. Part of the local cities share may be paid 
by the State Government in certain cases. 

D. The cities' share may be either in a direct 
cash payment or in a non-cash credit. 

tSenior Planner~ F~rd Foundation Planning Advisory Group, Calcutta. 
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v. conclusions Regarding US Urban Renewal. 

A. It is essentially an economic program. 

B. Private enterprise cannot do the job alone. 

c. Urban Renewal should be done in harmony 
with city planning. 

VI. Implications for India. 
A. Decentralization vs. Centralization of popu

lation critical question but : 
1. India's older cities will always have 

a dominant role. 
2. India has a great commitment in its 

existing cities. 

B. Therefore, there is a need for an oflndiahn 
urban renewal program regardless t e 
larger philosophy which is choosen. 

c. Frame of Reference of an Indian Urban 
Renewal Program. 
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1. The program should start modestly. 
2. The first projects should be thought of 

as demonstrations with no efforts to 
make Tecords, but dynamic impact 
instead. 

3. The program should be self "'Support
ing on a revolving fund basis. 

4. At first non-residential renewal should 
be stressed to reduce relocation 
problems. 

5. Urban renewal will differ from present 
slum clearance in that it will place the 
emphasis on economic redevelopment. 

6. The program, nonetheless, must be 
responsive to human needs. 

7. It must avoid the mistakes of the US 
program, especially the time factor. 
The guideline should be one year for 
planning at the maximum. 

D. The future is in your hands. 



. ' The Economics of Urban .Renewal-(contd.) 
1' .. Urban. renewal is city rebuilding. Through-

out history there is a record of significant urban 
renewal efforts. Archaeologists tell us that the 
ancient_ city of Troy· was 'rebuilt nine times on the 
same site:1 The continuing re-development of old 
Delhi ·from the time of Shah Jehan is renewal in 
itsJ btoadest senSe. .. The ·development· of Rocke
feller. Center and currently the Lincoln Centre in 
New York City are · also examples of urban -
renewal. While these examples differ in ~~ale, 
financing,. and · th.e extent of government participa
tion ·they . all represent urban renewal. . When a . 
few -old structures in your own city are tom down 
and a new building_ is erected this is also urban 
renewal~ . This process of the old giving way to 
the . new is going on all the time. 

,. . ,. ' ' , : . . . .. 

In the United States urban renewal has taken 
on 'another meaning also. Since 1949 the Federal 
goverpment in cooperation ~ith cities all over the 
countcy has been engaged 10 a . program called 
Urban Renewal. 1bis government program has 
been established to clear slums· and other bad 
areas to permit their rebuilding into good places 
to live or work. So far during the 14 years the 
program has been active the Federal government 
has allocated 3.5 billion dollars (some Rs. 1,662 
crores) · and the local cities have pledged another 
500· "crores to this massive effort. Over 700 diffe-

. rent cities are participating in the Urban Renewal 
Program. These cities are of all different sizes 
and.'population from very small to the very large. 
All ~qgether there are over 1,500 different projects 
underway across the country.· · 

. The reasons why the United States has placed 
increasing emphasis on a Government supported 
Urban, Renewal Program even though the process 
of urban , renewal has been going on at a rapid 
rate· .:through the effort of private enterprise leads 
us directly into our topic of discussion "The 
Economics of Urban Renewal." 

2:. 
1

why should there be a United States Govern
. ment Urban Renewal Program ? 

Almost every American city of any size has 
some . signs. of deterioration which can range from 
a small isolated area to many hundreds of acres of 
recognised slums. Homes and business structures 

· that have served so well for many decades are now 
obsolete because the repairs and remodelling neces
Sal'i- are too expensive to be worthwhile. The city 
is concerned with declining tax revenues at a time 
when the need for services is increasing. · Competi
tion in the form of new housing and new business 
is springing. up in the open suburban land .oustide 
the .. ~ity limits. The city with a future m the 
United States must meet these challenges and 
overcom~. them. 

Fortunately, the older city ha~ certain basic 
advantages.' Its location is usually good because 
city •·- growth followed important transportation 
routes or possessed other natural relationship~ with 
their &un·oundings. · Historically, the older city ha~ 
been ~\~e' centre. Often investors will be influenced 
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by the intangible qualities of past reputation and 
proximity to other centre city facilities. What is 
needed to restore the older city to its place of pre
eminence in the region is a renewal program that 
will let these advantages come into play once more. 

. In analysing the prospects for clearance and 
redevelopment of these areas, the private-investor 
developer can only be expected to undertake those 
projects that will offer a reasonable profit. His 
·motives cannot be solely city betterment or social 
concern. Furthermore, it is not just a matter of 
cle~ing individual blighted buildings to make way 
for new ones. The problem in most cases is that 
building lots are too small, and land must be assem
bled; the. basic layout is obsolete, the streets and 
utilities inadequate, and the neighbourhood in 
general is simply not conducive to private invest
ment. Since a developer can only deal with a 
building site that h~ owns, he cannot solve the 
greater neighbourhood problem and as a result, 
there is little opportunity for successful compre-
hen_sive ur~~ renew~ on a . completely private 
basts. This IS why m the Uruted States there is 
a need for a cooperative effort between the Federal 
and local governments and private enterprise. 

Government can provide the power of eminent 
domain so that an entire neighbourhood can be 
notified and purchased, cleared and redeveloped 
according to an overall plan. Government can 
provide the necessary public improvements, such as 
new streets, water and sewer lines, park and 
school sites. Government can provide the large 
sums of money necessary to finance urban renewal 
projects and can absorb any loss that may occur 
m the process. 

. The advantages of this program to private 
mvestors are numerous. These include purchasing 
of land parcels usually in the centre of the city 
large enough for modem construction at fair prices 
The sit~ ~ill be clea_red of old .structures and ready 
for buildmg. It will be serviced with adequate 
streets and public utilities. Furthermore it will be 
protected by means of a known overall develop
ment plan with carefully drawn controls so that 
~djac~nt site developments will enhance rather than 
Impair the value of the investment. 

The criticism that the Government Urban Re
!lewal Program is all to the benefit of the private 
m-yestor at. t~e expens~ of the public is sometimes 
ratsed. This Is not valtd as the public at large 
also stands to benefit greatly from the urban 
~enewal program. In the various cities there will be 
mcreased tax z:evenue, from the redeveloped area. 
Usu~y the~e 1s als~ a reduction in the cost of 
providmg City serv1ces, such as police and fire 
protection which were formerly required in the 
slum area. Furthermore, in America, slums- tend 
to Sf!read and gc;>od are!ls of the city will begin to 
physically detenorat<: If they are next to slum 
az:eas. l}le valu~ of Investment in private property 
W!-11 decl~ne causmg an ~conomic loss to the city. 
~It;tally, If part of the City is in slums all the 
Citizens muit share the blamo for lack of civic 



· d tho bad reputation that goes with it. 
W~de ':city in the United States acquires a gene
a:;en poor reputation, it hurts real estate values 

r l reduces the competitive position for induitry 
:d other forms of investment. 

Often the future development of an e~tire ~i~y 
can hinge on a few key . fathctors:-ha tty ti CIVIC 
centre sit.e being placed m e ng t . oc~ on, . a 
oad connection to complete an essential lmk .m 
~he traffic circulation plan, a ~ew commer~1al 
centre being established, or a nver bank bemg 
reclaimed for public use. These and other key 
developments may never happen unless urban 
renewal is used. Through this prog.ram the pro~erty 
can be acquired and the costs pa1d on . ~ suffi
cient scale to meet the need. The decision to 
utilize the urban renewal program may effect ~he 
entire development of the master plan by o~enmg 
new opportunities for sound development prevwusly 
closed to the city. 

The need for expan~g facilit~es, su~h as 
colleges, hospitals, ~dustnes and b~smesses IS w~ll 
recognised as a stunulus for contmued econom~c 
growth. . Yet, ~ese facilities are often located m 
deterioratmg neighbourhoods of congested urban 
areas and may be unable to expa_nd: .. Urban 
renewal is a program whereby these ta':il1t1es ~an 
have land made available to them at the1r location 
to permit this essential expansion. 

3. Selecting An Urban Renewal Project 

2SS 

In the United States ~lection of an urban 
renewal project is always done by the loc~ city and 
not the Federal government. The proJect must 
meet the Federal government's criteria, however, to 
ensure that only slums or other badly ~eteriorate~ 
areas are selected. Projects can be e1ther resi
dential, in that predominantly dwelling units are 
cleared, or non-residential, in that mostly co~
mercial and industrial areas are cleared. In th1s 
sense the urban renewal program differs in basic 
philosophy from housing projects schemes, such as 
our public housing program in the United ~tates 
and the similar schemes here in India. It Is a 
fundamental difference. Urban renewal projects 
are undertaken primarily for economic reasons and 
only incidentally to provide better housing for 
slum families. This important social need is taken 
care of through other housing programs. When 
families must be relocated from the urban renewal 
project however, there are very rigid rules for 
their protection as well as financial benefits. 

Since the purpose of an urban renewal project 
is essentially economic it is important that the 
project selected result in a significant redevelop
ment. It should be a dramatic and obvious im
provement over what existed before, and if possi
ble it should include a notable public facility. 
For example, the project might help solve some 
difficult traffic problem or provide a site for a 
needed public facility, such as a school. If such 
an improvement is created through 'urban renewal 
the impact of the project on the public will be 
greater. The purpose of urban renewal is to 
achieve city rebuilding · and poorly chosen projects 
can hold back a development for many years. 
Finally, the total costs of the project must be kept 
in mind so that the governments involved can meet 
the capital needs without hindering other desirable 
projects. 

It should be clear that to accompli~h this com· 
plex program called urban renewal within a given 
city requires a carefully worked out plan for the 
future of the total city. Though urban renewal 
may be a separate project it must be related to 
the whole city through the city plan. This is 
actually a Federal Government requirement in the 
United States. 

4. Financing An Urban Renewal Project 

So far we have been discussing the basic con
cepts of land economics which underlie the gov
ernment's urban renewal program. It is worth
while to digress a moment to look at the method 
of financing an urban renewal project itself. The 
public cost of carrying out an urban renewal 
project is the sum of the cost incurred in preparing 
the land for resale, less the resale value received. 
Let us illustrate this by considering a hypothetical 
example of a simple urban renewal project. The 
costs might be summarised as follows : 

Rs. 

Planning :md adt~inis1ration 75,(00 

Cost of acquiring propert ie~ SOO,COO 

Den,olition of Structures 50,000 

IRStallation of Public Improvements, 10m.'h as 
~Lreets and utilitie• 75,000 

Total Cost 

Subtract the resale vaiue or public re-use 
value of the land 

Net cost of Project. 

1,000,000 

600,000 

400,000 

The Net Project Cost of Rs. 400,000 is the true 
public cost of carrying out the public portion of 
the urban renewal project. It represents the 
"writedown" costs of making the land available to 
a private redeveloper. . For citie~ under 50,~00 in 
population the Net ProJect Cost IS shared With the 
Federal Government on a three to one basis with 
the Federal Government paying the larger share. 
All other cities share urban renewal costs on a 
two to one basis with the Federal Government. 
Assuming in this case our example is in a city 
under 50,000 population, then the net project cost 
would be shared as fullows : Federal-Rs. 300;000, 
Local-Rs. 100,000. Sometimes the state govern
ment will also contribute to the local share further 
reducing it. · 

The vast cost of executing an urban renewal 
program in the United States makes it necessary 
for Federal government participation. The indivi
dual city alone would not be able to absorb the 
costs ·involved and still meet the demands fOr ser ... 
vices and improvements. ·Since the entire country 
recognises the importance of th~ ~ity to. the over
all economic life of the people 1t 1s considered ap
propriate that all of t~e people through ~heir tax~s 
contribute to the rebulldmg effort. It 1s for th1s 
reason that the Federal government participates 
financially on so large a scale. 

The local city share may be provided as a simple 
cash payment. A city. may ~lso pay fC?r all or a 
part of its local share m cfedtt for certam typ~s Qf 



work it. performs. Creditable items include public 
improvements which benefit the project area. By 
paying for all or pan of the local share in credits 
of this type the city can often successfully relate 
urban renewal to capital improvements which it 
would have to make in any case. In this way, the 
city avoids an outlay of · extra cash for urban 
renewal. · 

S. Conclusions' Regarding the United States Urban 
. Renewf Progfam . . 

' In . this brief discussion of th~ urban renewal 
program in the United States several important 
points have been underscored. First,. urban renewal 
is not just·· a slum clearance and housing scheme, 
but has a major economic orientation. Secondly, 
private enterpris~ cannon do the job on a suffi
ciently comprehensive scale. ' and therefore it 
becomes a legitimate area of public participation. 
Third, to be of maximum benefit urban renewal 
should be used in harmony with city · planning to 
acco~plish dy~amic objectives. 

6:' Implications· of Urban Renewal in India 

· Up io this point I have spoken: with assurance 
and conviction on a program I know, but to trans .. 
late this experience into its implications on the 
Iridian scene pfaces 'me on risky ground. None
theless, in an effort to stimulate thought I would 
like to share some ideas regarding a possible urban 
renewal program in India. 

. . One of the foremost realities in India· today is 
the increasing population and with it the rapidly 
increasing pressures for urbanisation. The pattern 
which this urbanization takes across the face of 
India will- in the long run be the controlling factor 
in the development of the country for many decades 
to come. The major land use decisions that are 
made . now will still be with us in the year 2,000. 
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It is well, therefore, . that those concerned with 
India's urban future pause to reflect on the basic 
theories underlying their decision making. There 
appears to be, broadly speaking, two schools of 
thought. On the one- hand there are those who 
believe· that decentralization of the urban popula
tion is the only answer. They talk in terms of 
counter magnets, new towns, and limiting central / 
city growth. They are quick to point out the old 
cities of India today are pressed beyond capacity 
in terms of public facilities,. transportation, and 
ho-.Jsing and that to permit the new wave of urban 
development to wash over them would be to invite 
-chaos. The other group feels that the central 
city should be made ready to receive this urban 
growth and then point out the difficulties in en- · 
forcing a program of decentralization of urban 
development on the scale which is anticipated. It 
is not. my intention here to digress on this most 
interesting ppint more than to affirm its relevance 
to urban renewal planning. 

The existing major. cities of India today will 
always play a ·dominant role in the regions where 
they are located. \Vhether you support decentra
lization of the population or centralization it must 
be recognised that India has a great commitment 
in its existing cities .. We cannot tum our backs to 
their needs and just concentrate on the develop
ment of counter magnets. If this promise be true 
then it leads us to the conclusion that India, as the 
United States, is in need of an urban renewal 

program; a clearly defined method whereby ·govern
ment and the private sector can combine to stimu
late economic growth while at the same time elimi
nating slums and making necessary public 
improvements. -

What is the frame of reference which should be 
considered when ·developing an lnd1an Urban 
Renewal Program 'l It is premature to reach the 
level of specifics at this stage~ but a few guidelines 
seem to me to indicate a direction. 

1. The fact that urban renewal will have to 
compete for scarce money and manpower 
in the overall picture of India's develop
ment program suggests that the original 
approach to urban renewal be modest. 
There is need for a period of trial and 
error,. of developing techniques, and ac-

. quiring knowhow anyway and this valua
ble maturing process does not require 
large sums of money. In the United 
States it took ten years before the first 
substantial results from urban renewal 
were felt across the entire face of urban 
America. 

2. The first projects in the urban renewal 
program should be carefully chosen as 
demonstrations with little or no concern 
for trying to make records as to the 
amount of land to be cleared or the 
number of families relocated. This will 
all come later. The first steps will be to 
show that urban renewal can result in 
dramatic improvements in the heart of the 
city and thus stimulate economic growth. 

3. Because money will probably not be 
readily available for urban renewal acti
vities, the program should be set up on a 
revolving fund principle with initial grants 
to the various cities with the understand
ing that they must make the program pay 
for itself on a continuing basis. In the 
first years this should be possible without 
difficulty as most cities have many valua
ble land areas which are under used 
because of existing laws and settlement 
patterns. Through urban renewal these 
areas could be bought and sold at a 
profit. The money sa gained could then 
be used to expand the program and help 
sub~dize other needed but less profitable 
proJects. 

4. At. first. the emphasis should be on non
residential urban renewal which will not 
cause severe social dislocation or en-

. coun~er ~ajor. rel<?Cation problems.. The 
housmg Situation m India suaaests that 
very little public housing will==be availa
ble. for the very lowest economic level 
which presently make up the bulk of 
the slum dwellers. As a result urban 
renewal would be severely constrained if 
large numbers of families would need 
relocatioiL t _ _ l , ...... : 

5. Recognitio_n must be given that urban 
renewal differs from the presently practi
ced slum clearance schemes in that it 
stresses economic improvement over social 
betterment. I mean by that, urban re
~ewal, ~laces the emphasis on choosing 
sttes w~ch offer a high potential for 
economic~y so~nd redevelopment rather 
than selecting Sites because they contain 
the worse slums of the city. 



6. Naturally, urban renewal must be sensi
tive to the .human element of the program 
and provide the social services needed to 
assist in the relocation process. The 
extent of these services may well prove to 
be extensive and in any case will be 
essential to its success. 

7. Finally, urban renewal in India must 
avoid the mistakes of the experience in 
the United States. Most important of 
these is the great time involved in 
American urban renewal. It is not un
usual to see three or four years go by 
between the time on urban renewal project 
is conceived and the time clearance of 
the site takes place. Here, where the 
need is so great and time is so short, 
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urban renewal must be developed from 
the start as a fast, efficient, dynamic tool 
available to the cities of India. As a 
target guideline I would suggest one year 
be considered the maximum time for the 
planning of an urban renewal project 
area and the program be set forth 
accordingly. 

7. These ideas have been offered in the hope of 
stimulating others with greater insight into the 
needs of India's urban centres to move ahead with 
the development of an urban renewal program. The 
challenge is overwhelming. People from all over 
are looking to India to see how the greatest 
problem of urbanization the world has ever known 
will be handled. 
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.·,D,.ev,~Jop~,e~t, Pl~~~ng 
- -

and The Appraisal of· Investment 
Projects**: 

By 
Dr. A. N. Suylichemf · · i 

~-· .. l:l ,lDe~~~oprrieni'~l~mg','hr ilie· ~c~nomic sense 
;of ,~11lf.~prsl Js;'the 'conscious setting of the goal 
Jd1 IDHJeru,;,e ,;til~ ~eal~h ~.ot the country and of the 
w~~$ l:Jl:~WlJ.~ch l4,1~ has to-~~· reached. ·To measur(} 

1th~ .. 4¢vel~piD.ep,t' bf h cotinU:y . ate concept of per 
,capita'1·Jn.~o1he.'i~'',~s~'d; ·. ~.f .. 1the ·national'inco?le !n 
the· subsequebt1. yeats divided' bY' the population m 
the same years. National income in ·its 'tuni can, 
according to the broad definition of the famous 

· English economist Alfred Marshall be described as 
follows : ''The labour and capital of the country 
acting on . its natural resources produces annually 
a certain net aggregate of commodities-material 
and immaterial-including services of all kinds. 
This is the true net national income or product 
of the count!")' or the national dividend". 

2. If we compare per capita income in various 
parts of the world we find extraordinary differences. 
For the year 1957 we find, expressed in dollars, a 
per capita income of 1,870 in North America, 
790 in North West Europe, 300 in l:atin America, 
150 in the Near East, and 70 in South East Asia 
(all figures are nothing but first approximations). 

3. These huge · differences have· shown the ten
dency to increase over time: in 1913 the per capita 
income in North West Europe was 50% of that in 
North America, in 1953 about 40%, for South 
East Asia the figures are 7 and 3, 5 ·respectively. 
The cause of this increasing gap is the fact that 
national and per capita income increases faster in 
rich countries than in poor (where it remains more 
or less constant). 

4. In rich countries we find during the last 
century a shift from agricultural activities to indus
trial activities. In 1830 about 70% of the econo
mic active population in the U.S.A. found employ
ment in. agriculture, in 1950 about 10% for 
Sweden the figures are 60 and 20% respectively. 
Today about 70% of the economic active popula
tion in India is employed in agriculture. 

5. In order to increase the national product and 
employment we have to shift population from 
agriculture with its limited possibilities to industry. 
Therefore, we need capital formation (i.e. a stock 
of production goods), otherwise we cannot employ 
the labourers in industry. How much this capital 
formation can easily be worked out with the help 
of some symbols : 

K = capital stock 

4 K = I = net investment in a given period 

I == S =- sY, where S stands for net savings, Y for 
national income and s for the average 
rate of saving. 

K capital output ratio (i.t. net yearly result of 
y = a certain unity of capital) = c · . 

·u we' assume that the ratio between the economic 
population and total population (P) remains con

. stant, constant per capita income over time means : 
.... .'-,, .:~K ~ ~y 
t ;~;.• \ . p ·. y 

· Thi~ however '~ks for 
' " ~ \ ' 

Thus 

~K K 
~y = y 

~K .. 
~y 

= 

~K - I = 

sY - c~Y 

~y s 
y = -c 

c~Y 

Let the percentage increase in per capita income 
be y, and percentage increase in population p, 
then 

Thus 

y - ~ -p 
c 

y = s 0, when p = -c 

This seems to be the situation in the poor countries, 
where p is about 1.4, c about 3.5 and s about 5%. 
Increase in per capita income thus asks for an 
increase in s, or a decrease in p, or a decrease in 
c, or a combination of the three. 

6. In this relation some remarks about residential 
construction seem useful. In most of the poor 
countries those who save have a strong inclination 
to invest their money in residential construction. 
But the capital output ratio in home renting is 
high, certainly more than 6. If we assume the 
average capital-output ratio in a poor country to 
be about 3.5, and about 50% of net investment 
goes to residential construction, we find the follow
ing composition of the average of 3.5 : 

0.5 X 6.0 + 0.5 X 1.0 = 3.5 

If government would channel investment partly 
in a direction with a lower capital-output ratio the 
result would not only be a decrease in the average 
capital-output ratio but an increase in per capita 
income as well : . 

0.2 X 6.0 + 0.8 X 1.0 = 2.0 

But now instead of 

0 = 4.9 - 1 4 
3.5 . 

we would get 
4.9 

1= 2.0 

tFord Foundation Advisory Team, Calcutta Metropolitan Organisation, Calcutta. 
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7. In addition to the tend;ency of ~idential 

construction to make the . c~p1tal-output. ratio less 
favourable and thus t~ limit econormc. g~owth, 
there is as a second dtsad~antage that ~s kin4 ~f 
investment gives ~ar less nse. to fu!fh~r md~stnali
sation than e.g. mvestment m bas1c mdustnes. 

8. Since, however, for other than pure ~nom~c 
reasons a certain amount of house building IS 

necessary, it follows from t~e above that. we should 
try to reach our co~tructlon target wtth as low 
an investment as possible. 

9 It is often stated that developing countries 
sho~ld use the most advanced production techni
ques. On the other side the employment argument 
is frequently used. From what we have said before 
it will be clear that from the standpoint of national 
growth, the only realistic way to app~oa~h this 
problem is simply the way of cost-accduntmg. In 
every economy the economic principle demonstrates 
that we have to use the cheapest factor(s) of 
production as much as possible. In rich countries 
labour is relatively expensive as compared with 
capital, in poor countries the opposite holds true. 
With an increase in wages (or with a fall in the 
rate of interest) entrepreneurs try to use less labour 
and more capital. This tendency has gone on in 
rich countries in the last hundred years. Hence 
more and more capital intensive processes of 
production in those countries. These machineries 
are then also exported to the developing countries, 
where however the factor price ratio is the opposite 
from that in the rich countries.. In those production 
processes where substitution between labour and 
capital is possible it would be better, therefore, that 
special machineries would be designed for those 
countries where the factor price ratio is different 
from the rich countries. 

10. An example is given to show that the most 
advanced technical method need not necessarily 
be the most economic one. To be able to show 
this, the concepts isoquant and isocost need to be 
introduced. Isoquants are productio~ indifference 
curves, showing the different combinations of 
factors of production (e.g. of labour and capital 
which can produce given q-.antities of a special 
product. The slope of an isoquant thus expresses 
the rate at which one factor of production can be 
substituted for another without chavging output. 
(see Fig. 1). The isoquant to the right : of 
another shows thq combinations of ·two factors 
which give a greater quantity of the same product 
than the combinations which make up the isoqqant 
to its left. Given !the isocosts, i.e., price levels. ex
pressinR the variou~ combinaf!ions of the two factors 
of production whi4h can be 'bought at the same - .· 
costs, and given ~ production indifference curves, 
the entrepreneur will find the point where to maxi
mize his profits at a point of tangency between, an 
isoquant and an isocost, because it is at such 
points that a given isocost comes into ·contact with 
the highest isoquant (maximum output at given 
costs) and a given isoquant ·comes into contact With 
the lowest isocost (given output at minimum costs). 
The example we are going to deal with is taken 
from the book "Die technische Auswirkung 
progressiever Investierung an einem Element der 

Bauwirtschaft" in which the author Dr. F. Ritter 
investigates the various technical combinations 

' which were used in Germany by the building of 
an autostrada for transporting 3,000,000 m• sand 
over a distance of 600m. 

The following. processes of production were 
investigated : 

(I) digging with spades, transpon by narrow
guage dumpers, . mov'd by manpower; 

(II) di~ing with spades, transport via con
veyor to'. the dumper, moved by man-
power, ' 

(III) ~s (II) but manpower replaced by a loco-
.· motive; ·· 

(IV) grab-dredger with capacity of 0.35 m• 
(transport as Ill). 

(V) grab-dredger with capacity of 0.90 m• 
( transpon as III) . 

(VI) grab-dredger with capacity of 1.35 m• 
(transport as Ill). 

(VII) grab-dredger with capacity of 1.80 m• 
(transport as Ill). 

(VIII) 3 scrapers Lorain C 108, capacity 8, 4 m•. 
(IX) 3 scrapers Lorain Ts 300, capacity 13.4 

m'd. 

The different capital cost-labour cost relations are 
clearly shown in the following table : 

Production- Capital Labour Total 
method costs costs costs 

I 326 4·440 4·766 

II 422 3·895 4·317 

III • 542 2·485 3·027 
~ 

IVj~ 1·260 1·088 2·348 

v 1·099 896 1·995 

VI 1·022~ 799J 1·821 

-· VII r;33o 165 2·095J 

VIII· 1·635 400 2·0351 

IX 2·005 372 2·377 

1 It is evident that .,ith the existing factor price 
ratio, in o&ter words 'the prevailing ratio of the 
wage 1evel · (remuneration of labour) and the in
terest rate (remuneratipn of capital) process VI will 
give the minimum c0$t combination. The isoquant 
and the isocost for this are shown in Fig. 2. 

Of course, if we bring in the time element, the 
picture migh~ be different. If on the <?ther h~d, 
there is no ttme set for the task, the ptcture mtght 
be refined by bringing in the indirect costs resulting . 
from using a lower method. 
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Real Estate Values and Appraisal * 
By 

• R. M. Parikht 

1. INTRODUCTION 

1.1 The word "Estate" is derived from the La
tin word "Status" and in early times, a man's so
cial status depended upon the kind of estate which 
he held in land i.e., the interest one holds by 
some form of tenure. He was thus in possession 
of the estate and later used to be treated as the 
owner of the estate or the property in possession. 
Land is a kind of property in which the Law 
recognises that a man may have. an estate of in
heritance and a grant of land ts usually made 
to a man or I and his heirs, so that the estate would 
endure, not merely for the benefit of the grantee 
himself, but for the benefits of his heirs also, for 
successive generations. Land is by nature im
movable and indestructible and therefore if a 
tenant was wrongfully dispossessed of his land it 
was possible to restore it to him; but there are 
other types of properties-movable as they are, 
as for example goods. They are movable and 
capable of destruction and if a man's goods are 
stolen, it might not be possible to restore the 
specific goods (articles). In these two cases, the 
Jaw gives different kinds of remedies. For the 
wrongful dispossession of land the qction is in 
form of remedy to approach the courts to re
cover possession of the land. This is called a 
"real" action because the object of it is the specific 
restoration of the thing in dispute, i.e., in a real 
action-process of execution issued directly against 
the thing itself. A real action however never lay 
in respect of the wrongful deprivation of a man's 
goods, because there was no certainty that the 
thing was capable of specific restitution. Hence 
in case of goods, the law gave "personal" action, 
i.e., an action wherein process of law was directed 
-not against the thing itself but against the wrong
doer to comoel him to make comoensation for 
the wrong. This compensation usually takes the 
form of a sum of money called "damages". 

Upon this distinction between real and personal 
actions is based the main classification of property, 
i.e., into "real" property _on the one hand and 
"personal" property on the other. 

This distinction between Real Estate or Proper
ty and Personal Property can be summarised as 
below in brief :-

(1) Real property is the subject of tenure 
while personal one is the object of abso-
1ute ownership. 

(2) The ownership of land might be split 
into a number of estates for the benefits 
of persons in succession. The ownership 
of personal property (goods) is always 
absolute. 

(3) If the estate owner died, his property de
scended to his heirs, while goods, whe
ther bequeathed or not, went in the first 

instance to the deceased's personal repre
sentatives and available for payment of his 
debts. 

( 4) If an owner was wrongfully dispossessed 
of his land, he could recover it in real 
::tction. For th~ wrongful deprivation of 
go~ds, the law gave merely a persona'! 
actwn against the wrongdoer for the re
covery of damages. 

(5) The transfer of land ownership is made 
effective by a deed of grant, while goods 
are fre~ly transferable by mere delivery 
of possession. 

1.2 The above distinctions are mainly due to 
the difference in the nature between the two kinds 
of property. Land is a permanent thing-it is 
immovable and indestructible. Goods are of a 
transient nature-thev are movable and for the 
most oart, caoable of destruction. Therefore it 
mav be consid-ered as two divisions-'·Immovable" 
and "Movable". 

1.3 In early times, the real property was con
sidered the land free-hold only but now the lands 
of various tenures-la) free-hold, (b) copy-hold, 
are inc!uded. Sometimes the leaseholds, though 
interest in land, are at times classed as personal 
property, since it is treated as the personal right, 
arising out of the agreement or contract of 
tenancy. 

1.4 According to English law, in early days, the 
classification was (1) lands, tenements and heredi
taments on one hand and (2) goods and Chattels 
on the other hand. The word "tenement" means 
a holding of 'land, while ''hereditament" includes 
any property which descends to the heir on the 
death of owner. The classification of real property 
originally applied to land only, or rather to estates 
and interests capable of subsisting in land. An 
owner of land may be entitled to the present pos
session of it, or he may have interest in land, 
which will come into his possession at a future 
time, i.e., for example where land is granted to 
A after the death of B, who is a'live at the time of 
the grant. An owner entitled to the present pos
session of the property has a "corporeal" interest 
therein, i.e., he possesses a tangible and visible 
thing; whereas an owner who is not immediately 
entitled to the oresent oossession of it has an 
"incorporeal" interest, i.e:, a mere right unaccom
panied by possession of anything corporeal. Thus 
in the example above, A's estate (interest) in the 
land is "incorporeal" from the date of the grant 
until the date of B's death; when B dies, A's 
estate falls into possession and becomes "corpo
real". As a result of the above system in early 
days of conveyancing, the division of property into 

tR.etired Consulting Surveyor to the Govt. of Gujarat, Ahmedabad. 
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(l) Corporeat Property and (2) Incorporeal Pro· 
perty was applied to hereditaments principa.lly. 

1.5 The words "corporear• and "incorporeal" 
have in modem times, been applied to all kinds 
of property. Corporeal property includes all things 
which can be .touched and seen, i.e., land
immovable and movable goods in possession of 

·their owner. Incorporeal property incJudes mere 
rights, which, though valuable, are in themselves 
intangible \ and invisible, such as shares in a 
company, 1!1. debt, a patent or a copyright, a right 

. of way or right of light and ventilation over land 
:belonging to another, a right to possess land at some , 
future time, or a right to shoot or fish or take 
minerals from another's lands-all of them are 
mere rights unaccompanied with the possession of. 
anything corporeal. · 

1.6 Thus the present summary of classification 
of property under two chief heads "Real" and 
"Personal", is as under :-

A. REAL. PROPERTY which comprises of-
. 1. ·. 'Coi"J?oreal rights.-:.corporeal heredita-

ments, including freehold and copyhold 
land in possession. 

2. Incorporeal rights, which may be sub
divided into :-

. (a) Incorporeal hereditaments becoming 
. corporeal at a future land time, i.e., 
future estates in land, including rever
sions,. remainders and executory rights 

' (interests). · · 
( 

(b) Incorporeal hereditaments which are 
ever of an incorporeal nature, includ
ing lordship over 'land, rent charges, 
easements, etc. 

B .. PERSONAL PROPERTY which comprises 
of-. .. 1: Corporeal rights, such as leases and mort

gagees of land, goods and physical and 
movable objects in possession. · · 

· 2 ... Incorporeal rights, stocks and shares, 
patents and copyrights~ 

2. PROPRIETORY IDGHTS 

2.1 Next to the various classifications of estate 
in general and "real estates" in particular, comes 
the· nature of "Proprietary Rights", as it is the 
first 'thing to clearly visualise the nature of the 
.thing · to . be valued. · The proprietary rights of a 
land owner cannot however be defined in positive 
terms and it is impossible to enumerate all the varie
ties of legal rights and privileges which a person en
joys as owner in possession of land. In general 
it may . be stated · that the owner can do as he 
pleases on· his land-estate provided that he causes 
no harm to· others-A land owner must not do 
anything so as to infringe the legal rights and 
privileges of his neighbours, of persons having fu
ture interests in his land. or of the public in 
general, and above all he musf observe any rest
rictions imposed upon by his neighbour or imposed 
upon his user by statutory authority, e.g., bye
laws of a local authority. Within the limits. of 
this principle of law; a land-owner may do as he 
likes. He can construct, the buildings up to any 
height and upon any part of his land accordin! . _ 
to building bye-laws. He may erect a wall o:t: 1 _ 

permissible height around his land to ensure pri
vacy from his neighbours. He may plant and cut 
down tre~s. cause water to collect. arrange for 
water to fill up ponds or lakes in existence in his 
land, dig wells, extract minerals, without any in
fringement of ~ther rights. 

2.2 A person in possession of land for a limit
ed period, such as the duration of time or lives 
for a certain number of years, is under a legal 
duty bound not to despoil· or waste the land, trees 
or buildings to the detriment of the person entitled 
to the possession and enjoyment of the land at the 
end of the limited period. 

Thus in short, the material or physical objects 
are the proper subject matter of a right to owner
ship but in modem times, rights akin to ownership 
may be enjoyed in a variety of "things" which 
have no corporeal existence, such as easements, 
profits and rent charges, debts due · to a person, 
patents and copy-rights. Physical or material 
things comprise land on the one hand, and goods 
on the other, i.e., immovable and movable pro-

. perty. 
Ownership chiefly imparts a right to the exclu

sive enjoyment of some thing. An owner in pos
session of a thing has the right to exclude all 
others from the possession or enjoyment of. it and 
if he is in case wrongfully deprived of what be 
owns, he has the right to recover possession of 
the . thing from any person. This right to main
tain or recover possession of a thing as against 
all others is the essential feature of .ownership. 

2.3 I .have mentioned above the subject matter 
of 'possession but let one thing be made clear that 
possession in the legal sense is not restricted in 
its litera1 meaning to the actual possession of a 
thing-. The meaning of possession in law can be 
further explained by reference to fand and houses. 
The person deemed by law to be in possession of 
land or houses is the right person who has the 
actual or potential control over the premises 
coupled with the intention to exercise that con
trol to the exclusion of other persons. At times, 
·the person who in fact has control of the pre
mises may not have any title to the land, and 
he may have taken possession without having 
any right to do so, nevertheless the law wi11 
protect his possession (except against the claim of 
the true owner) and hence he has "legal posses
sion". The test of possession in law is the capa
city to sue in trespass. A person may be in legal 
possession of a house without in fact occupying it, 
provided he has the potential control of the pre
mises and the intention to maintain that control. 
Thus an owner who locks uo his house and leaves 
it empty is regarded by law as in possession. 

2.4 Thus in all democratic countries of the 
world, Real estates have always been considered as 
one of the prerogatives of which the owners are 
proud and jealous. At the same time they do not 
like their estates being kept idle, and would try 
to get the maximum income out of them. In India, 
the Valuers (styled as Surveyors in European 
countries) are now being recognised as the right 
type of advisers . on property rights. It has also 
been accepted by several States during the . last 
decade that the studies of a "Valuer and of real 
estate appraiser" are complex; in themselves, be· 



cause they possess more than mere civil engineer
ing or architectural knowledge and every Surveyor, 
(not the cadasta1 surveyor)_Valuer is expected to 
possess technical knowledge of real estate and 
building, coupled ~ith stu~y of lega~ rights of 
persons holding different mterests m property. 
These legal rights mainly comprise of :-

(a) The right to enjoy and dispose of things 
in the most absolute manner, provided 
that there is no infringement under the 
laws and regulations. 

(b) ·'Ownership of the ground" implies owner
ship of what is above the earth and what 
is under it. 
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(c) Owner may only be deprived of his right 
of ownership 101 puouc purposes in the 
circumstances and manner laid down by 
the law and in return for an equitable 
fair compensation (and I would add), to 
be paid in advance. 

With this specialised knowledge of rights and 
laws combined with technical study of estate 
development, the Surveyor-Valuer can ably advise 
the owner whether it would be worth a good 
speculation to buy land for development as a 
building site, whether it would be profitable lo 
develop land in his possession or sell it outright 
or to await for the future prospects, etc. 

2.5 With the freedom for India, and with the 
support of Central and State Governments the 
people have become "industry minded". India is 
such a vast country with several lakhs of villages 
distributed in rural areas and it would have been 
good economic policy from the viewpoint of 
proper and balanced development of the country as 
a whole, to encourage establishments of new large 
or small scale industries in rural areas so that with 
the growth of villages into ··satellite" towns, the 
present confused state of development seen in 
several parts of the country, creating daily prob
lems of Housing shortage, etc., would have been 
easily avoided from the beginning, with the intro
duction of "planned development" at State level. 
The absence of this policy has created centralisa
tion of industries in large towns and cities, with 
gradual disappearance of population from villages. 
The village folk leave their sweet homes-humble 
dwellings-in search of employment to towns. 
Housing problem of already congested towns and 
cities thus becomes more and more acute day by 
day. The land prices shoot up and the financial 
problems of Housing are upset. State Govern
ments then begin with introduction of legislative 
measures, such as Rent Restriction Act, Town 
Planning Act, Corporation Act. Land Acq~isition 
Act, etc. These measures have in fact failed to 
achieve their objects of national interest peacefully, 
as is seen from the vast increase of litigations in 
civil and criminal courts, nowadays, in connection 
with valuation disoutes for fixation of rental in
comes or compensci'tion. Look at the tremendous 
expenditure incurred in litigation and creation of 
additional courts. The various Acts do provide 
for fixation of fair and reasonable rentals and 
compensation, and here the responsibility of the 
Valuer_ specialised in this scientific approach of 
Valuation starts. There are various methods of 
V alaation of such real estates, depending upon the 
complicatioos . involved in them, and the Valuer i& 
apeded iO_.JO deep into the .matter -with his 

special study of the subject of "Valuation of Real 
Property". It is a vast and complicated subject, 
requiring deep study of two to three years. The 
main points of "Valuation of Real Estates and 
Appraisal" and its broad principles are briefly dis
cussed here. 

2.5.1 Broad Principles of Valuation-To start 
with, from a Valuer's point of view, there are two 
classes of people in the world, viz., 

(i) those who have money and are willing to 
place it at the disposal of others for their 
use for a consideration, and 

(ii) those who are willing to pay some sum 
periodically for the return of the money 
of others. 

First is called "Capital", while the second (i.e., 
the amount paid to the first for the use of the 
money) is called "Interest". 

The rate of interest which people demand de
pends mainly upon the "Security" for the repay
ment of the capital and the payment of interest 
upon the capital so advanced. Interest upon money 
invested in estates (land and houses) is called "Rent" 
which includes, besides interest on capital, a sum 
to cover any expenses which may be incurred by 
the owner of the property for management 
or repairs, to keep it in a fit state to command 
the rent. Thus the basis of valuations, from an 
investment point of view is "annual income". The 
normal usual procedure in valuing a property is 
to estimate the net annual income it is capable of 
producing and to multiply this income by a figure, 
known as "Year's purchase'' representing the capi
tal value for each one rupee of that income. This 
"Year's Purchase" varies according to the rate an 
investor in the particular type of property would 
expect interest on his investment. Thus we arrive 
at the real value (at the present time) of the right 
to receive the estimated annual income from the 
property so long as the property is capable of 
producing the income. Here comes the question 
of the duration of the period the income is conti
nued to be received. If a property continues to 
fetch an annual income-same amount for all 
times and for ever-the income is called "income 
in perpetuity", and the investment is called "secur
ed investment", since the income is not oniy 
paid to him or to his successor but for ever. 
Land and houses can be classed as good securities 
for the safe investment of the capital as there is 
nothing to disappear as in the case of investment 
in a commercial undertaking. For example, if a 
property is estimated to produce a . net ann~al 
income in perpetuity, of Rs. 200 an mvestor desir
ing to have 4% rate of interest on ~ capi~l 
would be willing to pay Rs. 5000, while an m
vestor desiring 5% interest on his capital would 
pay Rs. 4000 only. Thus with the lower ra~e of 
interest, the investor is willing to pay the higher 
amount and taking the other way; with the rate 
of interest higher, the price paid would be low. 

In short the value of the property based gene
rally on the net income (receivable or received 
from it) is equal to net income or Y.P., i.e.~ Year's 

100 
Purchase = --=:------Interest p. c. 



-As stated before the rate of interest depends upon 
the security of the income and the class of pro
perty, good tenants, etc.; the Year's Purchase would 
increase with the more secured investment with 
less rate of interest. and vice versa. 

2.5.2 Annual Income as Gross Rent Versus Net 
Rent-A periodic payment per month for the use 
of land. together with the capital invested in it 
or on it, whethe.f in form of drainage. roads, o.r 
manure as in case of farms, or other premises 
with extra c~mveniences of special gas and water 
(hot & cold)\ connections is termed or defined as 
the "Rent per month". The amounts of these 
monthly periodic payments vary with each class 
of property, its demand. and supply, location, ac
cessibility, surroundings and various other factors. 
If there is great demand for such a property and 
if such a property is not easily available, the party 
in search of it would naturally pay higher rent 
and in case of less demand the less rent will be 
offered, even at times. lesser than what is expect
ed of it to realise by way of interest in the open 
market. A valuer will thus consider the value of 
a given income as under :-

(i) The safer the income, the higher will be 
the capital value. 

(ii) The greater the amount of uninvested 
money in the . country the more will be 
demand for investment of all kinds. 
Higher prices will therefore be paid and 
the result is greater capital value-invest
ment available. at less rate of interest. 

(iii) The greater the demand "for particular 
kind of investment the larger will be 
the prices paid for such investments and 
hence the. greater the capital value. 

The above relation· of demand, supply and price 
or value is of great importance to the Valuer, in 
arriving at the correct figure of valuation of any 

· class of. property. For the present subject of Va
luation, I would consider two classes of pro
perty-· (1) Agricu"lture land and (2) Urban proper
ties. 

"! • • 

· 2.5.2.1 "Agricultural land"-lf an owner is 
occupying his own land and farming it, it is evi
dent that the amount of income he receives will 
be- the economic periodical rent for the year,
known as. "economic annual rent.s• If however the 
land is let. the' tenant would calculate the reason
able rent he can afford to pay, after ascertaining 
the probable "gross. income", annual cost of 
·management to derive the gross income, any cost 
of. imprO\'ements and such reasonable r~munera
tion for personal services, allowance for nsks, etc. 
Thus in short, after these deductions from the 
gross annual income, the balance surplus avail
able with the tenant would. be· the "annual rent" 
to-- be paid to· the landlord--agricultural own.er. In 
valuing the agricultural land. the exl>t:nenced 
Valuer does. riot go into detai'led calculations of 
the gross income, expenditure factors as stated 
above. His wide experience and knowledg~ . of 
rents actually paid . for other forms o~ suntlar 
type, should enable him to corfectly estunate ~e 
probable rental value. No doubt h~ has ~o ~~ve 
full consideration for fertility of soil.. availability 
and cheapness of agricu1tural labou:, easy cu~tl
vation, nearness frorn a Railway station, or a c1ty 
or a mnrket of agricultural produce etc. Agn
cultural land is always considered a very secure 
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investment, since its income is more or less assur
ed, except for the causes beyond human control 
and is more or less steady from year to year. 
The net i9come derivable from a good agricultural 
holding is usually taken. to be worth 20 to 25 
year's purchase, i.e .. , the investment in it is expect
ed to bring net interest of 5 to 4 per cent rate 
of interest. Although this is considered to be a 
very safe and secure investment for an investor, it 
is not so easily negotiable for cash transactions 
as in the case of bank deposits, etc. As a result, 
the investor in agricultural holdings would like to 
have his money at a slightly higher rate of interest 
i.e., by about one per cent above the bank rate. 

2.5.2.2 "Urban properties"-They include build
ing lands and house properties and other lands. 

. Under this Head, there are various types of pro
perties and for a Valuer these types create a 
great headache for valuation. often times. as a 

· result of various complicated interests involved 
therein. Just as for agricu1tliral holdings, it was 
necessary to deduce the fair and economic rent 
from the value of crops, etc., for arriving at their 
values, it is also necessary to arrive at the proper 
figures of rent'S,. for estimating their values. For 
all practical purposes of valuation, it is impossible 
to consider urban sites apart from the buildings 
(Houses, shops, factories, etc.) which cover them 
now or may come up in the near future. Suppose 
a person proposeS to take on lease a piece of land 
for erecting offices and godowns and thereafter 
he gives them on rent to various tenants. The 
first problem before him would be to determine the 
rent-"lease rent"-he could reasonably afford to 
pay for th.e 1and to the landow~er. I:Ie then ~e
gins to estunate the cost of erectmg suitable build
ings on the site, calculates the reasonable annual 
return on the cost of erection, plus some allowance 
for the risk involved in this enterprise and the 
trouble, expenses of managing the property after 
erection. This total figure of annual return plus 
allowance, etc., is known as "the annual rack rent" 
or the gross annua1 rent of the property as a 
whole. This term of "Rack rent" means the full 
rental value which the buildings together with 
lands are worth per annum. With the erection of 
buildino-s the whole estate becomes a different pro
perty ~d technically, the valuers style these. build
ings as ''marri~d" t~ land ~d no separation or 
divorce is possible tiTI t~e structures are . pulled 
down. It is thus very nnportant to dec1de or 
understand how the rents. of buildings and rent of 
the lands are to be apportioned. Once the rack 
rent is estimated, a fair precentage on the cost 
of construction in form of interest on capital and 
allowances. for risk and management are to be 
deducted from the rack rent and the result is the 
ground rent of the sit~. These are cases of perpe
tual leasehold properties. 

The second aspect of a building estate will clari
fy the problem to a grea~ exten~. If the l~nd 
owner himself wants to bwld on It .. the question 
of rent-"groun.d rent'• for the land alone does not 
arise· but if he were to sell the land, the prospe~
tive 'purchaser will consider whe~er the l~d IS 
ripe for buildings. or whether he will fi?d builders 
to build on the site or whether he will get the 
tenants in case he builds himself. since he knows 
that ti'll either event takes place. he cannot hope 
for any income. In this stage _of pre-development, 
the lease rental value of the site is unsecured and 



the rent received from the lease is known as the 
.. unsecured ground rent" but as soon as the build
ings are built over, the same ground rent is called 
.. secured ground rent", 3:3- the. payment of groU?-d 
rent is more assured or IS made more secure With 
the additional investment on the land. Purchasers 
of lands for erecting buildings on them on the 
basis of ground rents, giving. about 6% interest 
on their money will get the value of the land at 
17 year's purchase on ground rental value. For a 
well developed building estate, it is considered that 
its ground rental value should not exceed one fifth 
of the rack rental value. 

Sometimes a problem arises before a Valuer, as to 
the stage at which the ground rent of the land is 
to be usually considered as "well secured". Gene
rally speaking "a well secured" ground rent is 
considered as one in which the land for which the 
ground rent is paid is covered to the best advan
tage by buildings. The following instances show 
cases of well secured ground rents :-

(a) Residential properties & factories ~d 
warehouses, when the net rack rental 
value is five times the amount of ground 
rent. 

(b) Cases of shops in iinportant localities of 
towns & suburbs, when the net R.R. 
Value is about 3 times the amount of 
ground rent. · 

(c) Cases of retail shops in a new develop
ment where the net rack rental value is 
four times the amount of ground rent.. 
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(d) Cases of shops and other business· premi
ses in centrally situated busy localities
a freehold ground rent can be considered 
as well secured if it is less than the R.R. 
Value by about 6% per annum on the 
cost of the building proposed to be erect
ed on it. 

The above shows that landed investments are 
being judged side by side with other investments 
and are required to be valued according to the 
degree in which they possess the qualities consider
ed desirable in investments. Let us put ourselves in 
the ste~ of an ~vestor. We will consciously or 
unco_nsc10usly, begm to compare the property with 
the 1dea of the •'Ideal Security" and discuss the 
advantages from the points of-

(i) ~afety and liquidity of the capital to be 
mvested, 

(ii) Safety and regularity of the income, and 

(iii) Ease and absence of expenses in collec
tion of income, etc. 

Thus an investor in an ideally secured property 
as above would be content with somewhat low 
fate o~ interest lookin~ to these advantages. It is 
rmposstble to find an mvestment of the ideal type, 
but on the whole the Government Securities come 
nearest to it~ si~ce. the in~me is not only guaran
teed. but also It 1s received regularly without a 
r_em~nder and the capital is absolutely safe and 
liqwd. 

For ~ Val~r, the problem of security in invest
ments Is an rmportant factor as it affects the 
Y.P. (Year's Purc~ase) directly and on this Y.P. 
depends the valuation of the estate. As such · we 
3.5-3 N.B.0./69 ' 

should know bow the· ,:-ates. of in.t~re$ flom · apy .. 
ernment · Fllllds compare With 1Pe 4am~ jn, yiij:jpus 
cl~es of .other landed prop~rties, fl~ ~cpti.ty 
pomt of vtew. They can be classified according 
. to the rates of interests :-

Government Funds 3%~% ·are freehold 
ground rents half % higher. · · · 

LeasehoJd Groun~ Rents 4% to$% · 1~ .. , IJJ 
abou~ one pe,:- . ~ent J»gher.. · . 

Freehold rack a-ents, shops and· dwelling houses 
· 5% to 6% while, · . · . ~ . . 

Leasehold rack rents pnd shons and P.,+'i.ar ieSi-
den~es 6% to 8%. · ~. · · ·~· · · 

I • • ' ' ' • ' ~ .. • ' 

Tenement :bull~ vary lu rate of Jnterests from 
8% to 10%. . . . '· . . ;· . 

With the above general atudy, one can · get the 
ide.a of w!J.at is the Valuation ~f Real Property 
and how It can be roughly arr1ved at by· multi· 
plying the net annual rent with the Year's Pur· 
.chase. Gross and net rents, ground rents,· free
hold, leasehold types, .· ~ack · rents (gross and net) 
·have. ~ been look~ mto tor _the· present purpos¢ 
·of givmg you some Idea of the subject. • . · 

. ' 
·3. LEASMO~ PRQ~~'J(E$ , ·.·. 

3.1· Wa have so. far deal~ with the investments 
of freehold type and leased ones ·· of · permanent 
lease; but a Valuer more often than not is called 
npo}l to value _t~>p. properties with limited! life, 
shQrt lease terms~ z;epair liabilities, leasehold 
p-o~4 Jents, ~ of ~es to which the· property 
I.S put, etc., not ~~eluding even the Yarious types 
·of b?llding construction · and class of builrung 
1 matenal$. All these above , types no doubt give 
data for arriving at the :"gross annual rent" and 
.the valuer has to find out the . amount spent over 
jn coijection .of the income and cost of _ .. annuat . 
.repairs, etc.., to maintain the building in the ·fit 
state to command the same rent. .Deduct· this 
.estimated expenditure in terms of ... annual . "out
goings" from the gross rent. . Then he thinkS ·Of 
tbe Year's Pur.chase item.· For investmentS of free .. 
hold permanent type of .estates, the· Y.P .. · is ·the 
factor equivalent of 100 divided by the rate of 
interest to be decided according to. the secUrity' of 

..the estate; but in c.ases cf the estates of other than 
freehold and permanent properties, -the Y.P. · is 
4itferent from . .the above one ·for perpetual incomes .• 
The incomes being of short duration due -to· $hort 
.life of structures or short leases . o.bviously ·reduce 
.the value of the investment so far as the lease• 
}lolder's. rights are concerned. Generally the estate 
owners invest in estates for getting permanent and 
sound j.ncome and to. get this .. income. naturally 
Ul,ey have to lease the property on fixed lease 
rents or on monthly rents. To the owner, known 
as "lessor" when he leases the property, it· is still 
a freehold property to him, just as it was )?ef.ore 
the lease was granted; but to the Lessee.· to 
whom the p~operty is leased,. it is known as' Ule · 
"leasehold property" and it will_ remain so cluri.D.g 
.the period of lease. so long as he continues to 
respect the terms of lease. Taking the othe.r way, 
suppose a property produces a net annual J'er;pe
tual income .(>f Rs. 500 p.a. and at 5% rate of 
interest, it can be conveniently sold for Rs. 10,000 
at. 20 Y.P. but no body would be willing to. pay 
lbjs ampllJlt of B.s. 10~000 if the income wa8-. to 
b~ re~e.ived c;nlY ~~ ~ limited pericid say 7 0r 
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·to· -year~ It is therefore that for the limited 
;periods, the Year's Purchase factor should be less 
than for perpetuity. 

Suppose the lessee desires to purchase the lease
;hold property, he· thinks that the present income 
of the property ~ould be .no more available to him 
after t4e expiry of . the lease period, inspite of .his 
'incurring the repairing charges year to year to 
maintain the property in good condition, and the 
,only way to. get his capital back would be to set 
aside a certaq.. amount of annual· income as surplus 
in -form of a 'Sinking Fund" which with compound 
1nterest would accumulate to the capital invested, on 
the day of expiration of the lease period. These 
,payments of annual sinking fund are generally of 
small amounts, and cannot be invested obviously at 

· high rate of compound interest. · This is just like 
premiums paid fqr Insurance Policies and collect
ed by the Insurance Companies. Mathematically it 
.<:an be worked out that the amount of such annual 
payments in lorm of "anmial sinking fund" would 
~at some reasonable rate of (three and a half p.c.) 
compoimd interest accumulate after some definite 
period to some amount "X". Similarly taking the re
verse way,-~ne· can find the a.QIQunt of annual pay .. 
ment required to be made to accumulate the amount 
"X". No doubt this is a very tiresome job of mathe-

. matical calculations and to avoid it, special Tables 
.have ·been prepared for easy reference, . known 
~as "Valuation ·Tables" · · 
' ' ' ' i .;. • • '" ' • 

'. ' . ; ) 

, . 3~2 .Valuation Tabl~lt is in the beginning diffi .. 
. ~ult to follow these Tables but by practice, one 
would. be able to use them with ease.. Let us take 

. .up_ pne. example of the property :-

....• 1_\n; inv~tor d~ir~ to purchase the. building on 
leasehold. terms, for a .term of 34 years and assume 
·that the net rack .rental value is · Rs. 240. Allow
ing Rs. 40 as gz:ound rent, the .difference (known · 
as ~'Profit Rent") of Rs. 200 would .be the total 
·net· income (every~ year) for a period of the lease 
.(34 years). , Capitalising this amount at 5% and 
3!% for _34 years, .the. amount of. the capital 
:would be Rs. 3041.40 as . under :-Rs. 200X 
~ ,J.S.f.0.1. = Rs. 3041.40. i • . 

' ) . . . . . . :- . ' ' 

: - Taking .the 'reverse way, Rs. 3041.40 at 5% 
would. give Rs .. 152.07 by way of interest. De
puctj.ng this . amount frOD;J. the balance Profit Rent 
of Rs. 200, the amount left as ~Rs .. 47.93 would 
be the amount . required 1 to be paid. in the annual 
~ink)ng'-fund for ·34 years so that its amount in 
form_ of· ann~ deposits plus 3 and a half per cent 
.compound. interest, would amount to .Rs. 3041.40. 
'Thus the annual sinking fund factor by dividing 
47.93 .by 3041.40 for 34 year's lease at the rate 
:Of 3 and a half percent works out .. to 0.01576 
·which is the same one. gets on reference to Va-
luation ·Tables. · 

' . . ... . ... .. ~ 

_. 3.3~ ''Vi.rtWd" or· "Sitting ·Rent''-There .are 
:Other cases of investment in which the lessee is 
being_ asked to pay a certain am~unt as "premium" 
~ver and above the lease rent. The V ~uer .has 
to find out the rent-equjvalent of the prennum 
~and. the sum · total . of both ~~ . .figures would be. 
the correct rental figure,. t~chnically known . as 
••virtual" or "Sitting .Rent". 
\ .. .. . . .. 
'\ ol • I '- .< ., • 

, . 3.4 ."'Market Value':' of the Property-So far· we 
have lgoked into the valuation- from the point of 

the owner of the estate. Suppose an owner con~ 
tructs buildings in his land at a cost of Rs. one 
lakh after purchasing the 1and for Rs. 30,000. To 
him· the total cost is Rs. 1,30,000 but it is just 
possible he may ·get the offer of lesser amount 
or higher amount (if · he is out for sale) in the 
Open market, depending upon the demand and 
supply of the similar properties. · 

Thus the cost or price of the property is 
different from the Value, i.e., "Market Value of 
the property", since it is the value . fetched in 
the open market. Here the seller and the pur
chaser stand face to face or the deal is esta
-blished through the estate broker. The seller 
.might have spent away his sum lavishly in the 
property but the purchaser would not pay for 
it to the extent of his lavish expenditure. The 
.result is that the market value of his property 
would be low. If otherwise, the seller has built 
his building ~onomically and in a tactful .. way 
and if a buyer comes forward to pay higher value, 
the higher value would be the market value for 
his property. 

·. 3.5 Valuation for Different Purposes-There are 
various purposes for which the estates are re
·quired 'to be valued. A local board or a munici
pality may require the valuation for taxation pur
poses, or for acquisition under the Land Acquisi
tion Act, Town Planning Act or for fixation of 
betterment tax or the owner may require the va
luation for partition of the property, or for capi
_tal tax or for mortgage of his property,. etc. 
.Special factors have to be· looked into. in cer
tain cases of valuation, aild in some cases, only 
general valuation is sufficient. Under the Cor
·poration Acts, the land acquired for road widen
ing or for other public purpose to some extent, 

, the claimant owner · is paid th~ market value of 
the part acquired but at the same time he is 
called upon to contribute some amount for the 
future advantage his remaining property is likely 
~o get by the road widening proposal._ For Cases 
.of fixation of standard rates of Non-agricultural 
Assessment or for rating for municipal taxation; 
or valuations for advances of loans or for mort
gage, no detailed data is necessary . and land va
lues can be estimated by comparing a few sales in 
the neighbourhood during that re1evant period and 
by working out th~ cost of the building on "cubic 
-contents" method and. applying certain _factor for 
depreciation looking to the life'· of the building. 
In case of valuations . for fixation of "Standard 
·Rents'.' or "Fair Rents" under the Rent Restric
tion Act, · the Courts generally -fix them on the 
'basis of 6% on the land value and 8 1/3 % on 
the cost of the building ·or on carp-et area ra~ 
of similar properties in the vicinity. · In these 
cases the properties are not lost and hence the 
.rough . valuation would be sufficient for the pur-
pose. 

· 3.6 Compulsory Purchase-Valuation for_;_ 
This is not so in the cases of Compulsory Pur:. 
chase (Acquisition) of Land under the Land Acqui
sition Act, 1894. Generally the resort to acquisi
tion is . made under the Land Acquisition . Act, 
·according to the procedure laid down therein, by 
any public authority including a public organisa
tion, such as a semi-government institution and the 
object should be solely for public purposes. Under . .. 
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this Act, the ownership of the property as an 
owner is absolutely lost and in the legal sense 
of the term. it is the total sacrifice (not volun
tary surrend.er) . of 8: righ~ _of OWJ?ersh!P a!ld not 
1imited depnvation, mvolvmg modification m the 
right of the user. However particular cases of 
·acquisition, such as (a) acquisition of a portion 

· of the subsoil for drainage or water supply, (b) 
acquisition of the overhead space over the top 
of a building for carrying over head electric 
grid wires, etc., for public purpose or otherwise 
are decided by the Government. 

Under the Land Acquisition Act, the process of 
acquisition has to be started since no owner is 
willing to surrender his right of ownership vo
luntarily and under the Constitution of this 
country (and other countries as well) no owner : 
can be deprived of his rights to ownership, etc., • 
without payment of adequate compensation. Not· 
only he is to be paid for the loss adequately but 
also the law provides for payment of· 15% 
Solatium to compensate for the owner's sentimen- -
tal feelings for the loss and the inconveniences he ·, 
is put to by the acquisition. 

, 
The c1aimant-owner is to be paid the compen- · 

sation as provided under the Act, i.e., the market· 
value of the property on the date of declaration 
of intention by a notifkation under Section 4 
of the Act. The Question then arises what is this 
"Market Value" of the property and how it is to · 
be arrived at for awarding compensation as a 
price . for compulsory purchase? 

-3.6.1 "Market Value"-The property ·to be 
valued for acquisition is expressed under the Act, 
as "land" and it included benefits to arise out 
of the land, and things attached- to the earth or 
permanently fastened to anything attached to the 
earth. 

So far we have dealt with the subject ·matter 
of valuation and the method of valuing the pro- · 
perties in a very genera1 way. We have also seen 
that our· valuation was different from the amount·· 
of "cost" or "price" to the owner. Under the 
Land Acquisition Act, the compensation is to be 
awarded in form of "market value". This term 
"Market Value" is being interpreted 'in various · 
ways, in practice, by the claimant-owners, lead- . 
ing to Court References and we have before us • 
now several· rulings interpreting the term "Market J 

Value". All lead to the general meaning more or 
less of the term as "Market Value is the ·amount· 
what a willing purchaser would pay to a willin-g · 
seller in the open market, on the date of offer''. 
Some . have defined it by replacing the words 
"willing" by the word ''prudent" in the above :· 
definition. These words "willing" · or ''pruden~" ;. 
convey a good deal of sense. A · seller may be 
willing to strike the deal but the purchaSer may : 
not be willing to pay the · demanded value. A 
purchaser if he is not prudent enough, may be _ 
won over or persuaded to pay a higher {lum tha:t;1 . 
the reasonable amount a sensible person would 
like to pay fqr it. Thus the determination of the · 
"market value'" has become· a problem of great· 
controversy and these disputes have to be ulti
mately solved with the aid of Civil Courts. This 
provision of reference to Courts has therefore been 
made in the Land Acquisition Act. During all 
these stages, the advice of a Valuer specialised in 

this science of "Valuation" is being sought for· by;; 
both the parties, the acquiring body and the pro-: :· 
perty owner claiming compensation. The subject 
of "Valuation" is such a vast one and so compli
cated that no two expert valuers can independently 
come to one and the same result, and difference· of : 
opinion might occur as a result of different . me-·: 
thods of approach, at times. However the fol
lowing methods of valuations have been generally · 
accepted :- . . · . . __ · 

( 1) Comparing sales·. of bonafide instances, · 
i.e., of the same land or part of it ·during 

· the year of notification, 
(2) ·Comparing· instances' of. sates in .. the . 

nei~b.o:urhood . _of tqe . property under 
acqms1t1on, dunng past five years, . · i 

(3) Valuation on the income basis. or ·the. 
rent . producing capacity, i.e., .. the. 
"Rental Method", · · . . · . -~ 

(4) Hypothetical. developJ,Dent or building. 
Scheme, etc. · 

I '• 

.In resorting to any of these . methods, it is . im~-·· 
portant for the Valuer to note that he has. to:· 
value the property without showing any iDterest · 
in the buyer or' the seller but. at the. same.. time 
he is to think himself both a buyer and ·a seUer, .. 
to arrive at_ the fair market value of the property.:;; 
·Method No. 1-This method is appropriate .if 

the sale is a bonafide one: Detailed· investigation· ' 
by the valuer is necessary in the circumstances ·of . 
sale, relations between the seller and buyer, etc.' 
After finding ·out' these· details and if. he find~ that-~ 
the sale is between. non-parties or relatives or- the:'. 
circumstances showed forced sales or neeqy pur--~ 
chase, the sale instance cannot be relied and one 1 

has to follo'Y method No .. 2. · ! •·• 

Method No. 2-Thi.\ Is a proper 'methc)d . ~d . 
relied upon by all in cases- of landed· estates, i.e., , 
open lands. Valuers have to collect the data of 
sales of such estates in the neighbourhood, exe
cuted during . the past five to seven . years. Size, 
situation, evenness . or' unevenness, access, front- ' 
age for hoarding sites, demand and supply · ' of ' 
lands, rise and fall in prices during .. this period · 
'of sales, upward or downward trend of values, re- · 
lative advantage, etc: are all the points to be look- . 
ed into, for determining the market value. · · ' 

. In acquisition of rural areas, the acquisition· offi.-· 
c~r generally calls' some five persons Panches and •. 
takes their opinion, or in cases. of sale instances,_-. 
he collects them, calculates the rates of land . va- ·· 
lues per acre or bigha and takes the ''mean" · of . 
these rates as the 'land rate , for . compensation .... 
Non-fruit bearing trees are paid fuel value and 
fruit-beating · trees are· paid -somewhat higher : 
value but no scientific approach is made for - their · 
valuations. . · , · ~ , 

~ • • t • • • ~ 
In case of urgent acqms1tion, requmng rmme- • 

diate or. early possession of open sites, compen
sation has to be paid for standing. crops 'and here 
the Panches come. forward to assess the. compen-·· 
sation. Over· and above this -compensation, ·· the ~ 
owner· has to be paid interest . on the · amount of i 
total compensation for the .period of·. delay. ·.in~ 
compensation, i.e., for the period from the date of · 
handing over possession to the date of wyment of 

· ·· compensation. · · 

Method No. 3-This is the method most. fre
quently adopted for awardin~ comf'Cnsatioq ~ 



large area! are required to be acquired for urbaa 
development and here the lands are valuable as 
they· fetch good fucomes due to their location, in 
developed areas or in areas under development. 
Under this method, the purchaser in the market 
iS guided by the annual income he will derive from 
the property, at the time of offering the price .. 
It may be that the actual rental income that a 
px:Operty fetches is found td be. above or below 
normal . He will inquire into the fair annual 
rent it should. fetch. with the greatest degree of 
ae'c'IU'acy. · 

0 ' 41. .1\ . ' . 

' 3.6.2 Outgbing5'-*'Tb1S is another Important 
pi>it:tt a valuer or the buyer has to look into, as 
the va.tuation of the estate depends on the net 
income--rental income per annum-obtained by 
tbd. seller.·· :Various ¢lla.sses ·of properties . have 
dlff'4renr problems of expeiJ.diture· to gefl the in
come. This expenditure to recover the · income 
and·' to. tnaintain the property in the fit estate to 
COntinue the same income is classed as ''OUT
GOINGS" and these annual out-goings are to be 
deductM· : frbiil tlie total income · tb get the net 
income.. · 

·r . 

: 3.6.3 ·Year~ Purchas~-We have dealt with this 
subject in the previous discUSsions and only a few 
salient ·poitmt Wili be repeated as the Y.P, factor 

. plays . an important part in the valuation.· Year's 
Purehase is tO> be fixed on the basis of the rate 
of .interest expected reasonably from the propertY' 
investment.. If it is deriving perpetual income,. . 
Y.P •. beconie$ the factor, i.e., 100 divided by the 
rate of iriterest. H the property is not likely to 
fetch ~ mconie in peipetuity. the Y.P. will be 
reducedF depending Upon the length 'of the period 
of income. No doubt· the ·calculations of · its va
lue at various rates of interest and for various pe
riods, in--votve a good 'deal of labour and special 
tabl~ . have :been prepared for · retererlce .. · 

. . 
· When the htcomes- frop:J. propertieS are. ot limit• 

ed dtlration, the incdtne gets reduced at the end 
of .. that _ perl04 · and the proPertY ~e':erts to its 
otd state. Take· for example a building property 
With a life of structtire' 30 years to tun; the pre
sent annual. income . is also to. c·ontinue for 30 
year~ and ·thereafter, there is no building and the 
tncome is only from the open land· after 30 years. 
The value of the land after 3:0 years has to be 
eStimated and since the price so estimated is to be 
r~ali.Sed then, its pre5ent value has 'to be cal~ 
culated, I.e., the sum which ~he:t;t deposited in a 
Bank wou1d. accrue along With· mterest after 30 · 
years. This reduction factor is known ~ · the 
"Reversionary Value" of the property and tt re
quires . to . be added to the value. obtained from 
the short term income basis. · · 

Method ·No. 4-''Hypothetical development or 
building scheme" 

Many , . a .. tirile,' in cases of vaiua.tions of 
open lands~ or even fields, an o~ner clauns . ~e 
compensation on the basis of this method, clarm
ing his l~d to b~ . ~ot an agricultural. one. and 
valuing it , as a. buildin~ .land~ although m fact he 

may be using it for agricultural use only. Al
though this type of valuation is not accepted by 
the Courts but some cases of lands ripe of builcf .. 
ing!t and not built over due to shortage of funds 
with the owner. are allowed comoensation as 
building sites. • 

The va1uer prepares a development scheme. 
calculates the cost of construction of the build
ings,. and ~stimates the annual rent derivable from 
the built over properties. on the basis of fail' let
ting rates. He then with the fair Y.P.. of 17 
at 6% arrives at the value of the property as a 
whote. Since · the building~ are newly built. they 
are treated as good as perpetual for valuation and 
this cost of construction is deducted (together with 
the development charges or the sum spent in deve
lopment) from the total sum arrived at. The re
sult is taken to be the value of the land as open 
site. · 

In 8ome cases a Valuer comes across· cases of 
acquisition where the lands are partially acquired 
and the owners claim damages in various forms. 
such as (a) damages for severance, (b) damages 
for injurious affection, (c) cost of removal includ
ing breakages, or (d) loss of business or diminu
tion of _ _profits by the acquisition. These are 
all details to be investigated for various types 
of properties, such as residence,. shops, factories, 
cinema sites and so on. To go into these detailS 
would mean a pretty long time and think the 
present study of the subject is more than enough 
for knowing the importance of the subject, so 
valuable in the field of Housing and National 
Planning. Unfortunately, the advantage of the 
experts in valuation is not bein,2 taken by the 
Planner~ and the departments controlling the fin
ances of Planning Schemes, to the extent it 
should have been, on the lines of European coun
tries. On the contrary, the revenue officers of 
the grades of mam1atdars or deputy collectors have 
to carry out these responsible duties and the re
sult is more or less Panch Valuations with the re
sult that nearly 60 to 90 per cent of cases are 
being referred to Law Courts. In old days, the 
total quantum of acquisition work was several 
lakhs and the properties affected were practically 
agricultural lands,. while in these days of acquisi
tion cases of great projects involving crores of 
rupees, a saving of ten per cent by consulting a 
special valuer would mean a large saving of crore~ 
of rupees to the Government Treasury .. 

To sum up, I once again repeat that the sub
ject of "Valuation" is a technical study and its 
application in itself is a scientific art. requiring 
good deal of thought to arrive at sufficient con
clusion from at times insufficient data. V alua
tion in practice is often a matter of opinion based 
on experience; but this experience of a specialised 
vatue always leads to his considered opinion, even 
in court references. Even his advice in income 
tax appeal before the Appetlate Commissioner of 
Income Tax is found very valuable. The subject 
of "Valuation" plays a very important part in 
the financial aspects of all -projects small or big
whether in private or public sectors •. 



Real Estate Values and Appraisal· 
By 

Sbrl R. C. Jalnt 
------------------------------~-------------~----~--------~-----------.----1. INTRODUCfiON 

The valuation of Real Estate is governed by 
Economics, Engineering, Sociology and Law. It 
is not so much determined by the quantity of 
brick, mortar and other materials withln a struc
ture, as by the buying habits and social traits 
of peop1e. Value of a real estate can be defined 
as the present worth of all the right& to future 
benefits arising from the ownership of the pro-
perty, • 

z. NATIONAL & REGIONAL INFLUENCES ON 
VALUES 

2.1 Real estate represents the prll:lcipal source 
of our national wealth. The pnvate ownership 
of :property is an inherent right of free. demo
cratic government. The t<>talita.rian State is a 
definite threat to this idoology. Totalitarianism 
means the abolition of individual rights, and with 
it the right to own real estate. Private property 
is confiscated in those nations that have junked the 
democratic form of Government for one of the 
various nebulous forms of state capitalism. 

2.2 The price level of real estate in our 
country reflects not only what buyers are willing 
to pay, it reflects as well the history of a kind of 
Government that believes in individual enterprise, 
in the right of the private ownership of property, 
both real and personal, and in an expressed willing
ness by the Government to defend and perpetuate 
these rights. · • L i • 

2.3 The actions of the legislature with respect 
to the laws. it may enact. affecting ownership, 
attitude of the Administration~ which may influence 
the legislature towards the making or unmaking of 
laws that affect the ownership of real estate, tbe 
views of the Judiciary in its interpretation 
of the laws that affect the interest of the property 
owners all govern the value of real estate. The 
political or military environments also affect the 
value sometimes. -: • 1 : , •. • •• • i~iJ,J 

2.S ~gain, as cities gro~ in size, they become 
less. d~rrabte. as. a place ln. ~hich. to live. . Over· 
crowding ~f res1~~~tial areas. · over-loading · of 
tr8!lsportation ~acilittes. crowded schools ·and . the 
nOISeS and nmsances that characterise the tar 0 
commercial or industrial city urge the homt · 
owner to seek the peace and quiet ot the n~arby 
s?burb, where h~ and his family may pursue life, 
liberty and happmess far from the madding crowd. 
]bis urge on . the _part of the people has reflected 
m tho valuation of propertie$ in small suburbs 
that hang on the fririge of ~e large urban area.s. 
The dev~lop.ment of these competitive suburbs
decentralisation,· movement of urban population, 
retail trade and ~dustry-disturbs . real values in 
the nearby large c1ty. 

2;6 The. real estate business is an indigenous 
busmess; 1t cannot be transacted nationally boo 
cause the commodity 18 . not. transportable. ' Tho 
work of real estate appraisal 18 also. an indigenous 
one; the geographic scope of the real· estate and 
appraisal commerce is ·native to the area in which 
the commodity lies. · 

3. EFFECI' OF GOVERNMENT LAWS AND 
. REGULATIONS ON VALUATION · 

, 3.1 Rent Control-Rent control has exercised 
the grt:ate~t impact" on the .real estate industry. 
There IS tittle demand for mvestmeo.t in property 
on the ground that ascending construction COsts. 
combined with frozen rents has made it unprofit
able to build for investment. It has its effect on 
the maintenance of properties also as the land· 
lords having their income frozen under rent con .. 
trol, are reluctant to carry out proper mainten
an~e and tenants are left to ~arry out repairs. at 
theu own expense. 

3.2 Income-Tax-Income taxes have their effect 
on real estate purchasing power, both of the home 
owner and of the investor. The income taxes have 
acted as a deterrent to profit makina sales be. 
cause the profit might place the seller in a highet 
tax bracket. 

2.4 The last decade has seen a considerable In somo cases# the tenant finds .that .continued 
shift of people from the rural areas to the cities, leasing can be charged off as a business expense 
brought about by industrial expansion and high and may result in larger tax savings . to the lessee 
wages in the cities as well as by technological than the amount he cou1d charge off as deprecia .. 
advancement in agricultural devices. Less manual tion. where he is in ownership. It may be· said 
labour is required on the farm today than ever that high income taxes discourase real estato 
before. The surplus of farm labour has drifted purchase. 
into the cities, attracted by 'good pay'. More-
over, the opportunities for social and cultural ad· 3.3 Control of MateriaJs-The control of crltJ .. 
vantages-pnncipally in the field of education-- cal materials, such as steel, cement, bricks, has its 
.have lured thousands of rural inhabitants to the effect. The purchaser of a property. who is not 
city. The growth of the city presages a demand able to get ·materials with which to build a dup. 
for housing. These movements of population have licate may choose to pay a higher price above the 
a direct effect on the valuation of real estate in cost of construction of the property he wishes to 
urban towns as 'demand influences values". acquire at that particular moment In such a case. 

tTechnicallharniner, Ministry of Works, Housillg &; Rehabilitation, New Delhi. 
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the value depends upon the intensity of desire of will be well-protected. The percentage of owners in 
a prospective home owner for a particular· property ·'a given neighbourhood is an index to its economic 
at a particular time. · · · · stability. This is also an· index to its social sta-

. . bility. · It is generally conceded that the moment 
3.4 Labo•ll' Laws-In a democratic country, '·, the number of owners begin to decline in a pard

extremely favourable labour laws are made. · j Shch . •:' . : ctilar. J}eighbourhood, the renters who replace them 
laws. have-a discouraging. effect- upon· real-estate· ··· -have -lower income levels. antl consequently .. lower 
f~t~~~jse.... ·; . _ , ; ._. ~ . . ·~ . ~ , . . social standards. 

~· ·3.:5 Municipal Laws-Municip~al :building ·bye~ 
laws,'-· regulation, Zoning rules. Taxation rates; 
ay¥Ja~il.ity. of ~ervice~ and amenities, progressiv~ 
ctVlC'. ~pir~t. . and. the will to progress a!so a~ect tht; 
lacal rea1· estate market. · · ·: · 
' I • "} 

4.: ECONOMIC. BACKGROUND', •• 
: : 4j The. national econ~my has intimate' r~la~i~n 
to ·· the ·_valu~ . of real ·property.. It is t4e pnnctpal 
mortgage business of the. lending agencies of ~th¢ 
tountry. : The .availability. of .. every thing. neces:.. 
sary· to feed~ clothe. 8Ild house. the ,population-. 
raw'' materiali,. ·agriculttiral products,' textiles ·and 
minerals-and the nations ability. td ·be self
sufficient to procjuce what it needs from . within, 
give··-stabillty :to: the value of real· estate: 'It~ is 
cla~ed that the degree of independence inherent 
in . the eC9J10niic. structure of the nation plays aD: 
i~po~t · p~' i~ . its real estate economy. 

: ' ". ·~ . .. ~ 

;' . 4 . .2 The ·type of .. hou~e. th~t one can . afford to 
own and maintain is proportionate to his income. 
Value of Real Estate is affected by taxes-wlleJl 

. national . taies increase-housing standards must. 
decrease. . Most 'housing economists agree that 
one. can ·afford -to. pay 2.0 to. 25 per cent of his 
income· for shelter. It. -ba.s 'also been said · that 
purchase price. of a house should·, not _exceed 2f 
times the family annual means as. they affect,. the. 
financial abi.lity of the . people 'to own and main-: 
tain their homes. · . If the. taxes increase.; one would 
have·. to decrease ·his standard of living by· decreas..: 
ing ·the 'imoub.Cof' that share of his income which 
he spends on housin,2. · . . . · . 

. . I . ~ . 

:·c.:4:3· For 'the 'las( few years; the Goverrune~t 
· have entered the housing fields· in different ways 
and. in . various -Capacities including -~ancing ·new 
bousiP.i· on ;the basis· of 'mortgage _·payments .. e.x-_ 
tending O~f.Ji large. number ·o_f· years .. Today ,tts 
weight· and· influence ···are feJt ·IIi practically eve_ry. 
targe urb~ ·community through· th~ _i~strumentahty 
of' 'its· varioll's agencies· .. · The ·activities of thes~ 
agencies affect the valuation of all residential pro
perti~ . in. th~ . real esta~. market e~pecially _ in the 
tocalitie8. ·m: ·wbich. they operate .. · .. ,. .· 

•• # _..J __ ............ __ . • 

s: .,SoqAL-ASP]j:~ ~. _ - - · ·. 

: ~· S~l!' No- proper · appraisl;ll gf · .. re~idential . r7al 
eState> can ·be· made wiless· we ~know something 
about the inhabitants of the neighbourhood-who. 
ar(: . tqe peop17, y.rho live in this locality which 
the. property· 1Ies. ··where · do they· ~ork and how 
much ·money they· make per month, as valu7s are 
made ·by. people. Th~ can eas~¥ _be observed m any; 
~dgbtiorirbOOd ··by· s1mply -.crutsiD:g up and d_o~n 
the streets :in an automobile noting the conditio~ 
6f houseS ShrUbbery· and··plailtings. Th7. appear
ance·· of· 'the house ·itself-'is it well pat~t~d ~d 
well maintained-· 'if" the J:>eople have exhibited- a . 
standard of civic consciousness b~ · tb~ · · way they 
keep up their homes, the prospective purchaser 1s 
assured that his investment in this neighbourhood 

· :S.2 When. property' is used ; -unlawfully~r 
vice .arises .in ·some neighbourhood, the respectable 
and law abiding citizens start moving out and the 
desirability· of.·the neighbourhood as a place to 
live begins to . wane." Once the forces of social 
decay ·have begun in the neighbourhood~ the valu~ 
of the property begins to tumble, despite all intrin
sic. 5=onstructio~ quality and excellence of ,design~ 
This is the basis for the ola saying·· "More h,ouses 
are torn down than fall down". · · 

,. 
·-· -- .,. . 

6. VALUATION OF REAL ESTATE 

6.1 P~ of valuation-Appraisal. of. a 'pro
perty is done to advise on (i) probable market value, 
(ii) Fairpurchase price, (iii) Prospective selling 
price,. (iv) Assessment of Municipal income and 
wealth taxes, (v) Fair rental value and negotiation 
of leases~ (vi) Insurance coverage, (vii) Fair trad· 
ing value, (viii) Fair compensation for damages 
suffered, and (ix) Compulsory acquisitio~ probate 
and m·ortgage,. · etc. In each of these cases a 
different · result' -may be obtained. The appraisal 
of real estate is . a problem and is of daily con
cern tO the mortga~e leader. the real· estate. bro
ker, .'and the owner except the individual owner 
of . a single bouse for his own residence. 
' .. 

., 6.2 Valuation-The valuation is not an exact 
science and cannot be derived from set formulae. 
The principles· laid down for valuation are general, 
in their application and there are exceptions in 
different . c~. We should be mindful of the 
words ·of ·a: philosopher who · sa:id -:e•No general 
statement is ever completely true--not · even this 
Qne". Valuation is only an assessment and. is 
quite distinct-from the cost. Valuation in general 
can be described a8 a. fair ju<!gment of the market 
value. of the _ property . and tlius must necessarily 
yary ·according· to the . judgment . skill and ex~ 
rience · of the valuer and 1 according to the 'c data 
and time available for valuation. Thus, since the 
instrwrients employed for valuation", -lack in- preci
sion, the net product,_ i.e., the value proper must 
also lack precision. ~us rio value of the . pro
perty can be said to be exact . and precise. .The 
valuation by. one .or two recognised methods. is; 
therefore, an attempt .to arrive at .. the ·lower or 
upper .. 1imit of the values of the property. the 
real value lying somewhere _between the . zone of 
errors. Two appraisafs made by. two · Engineers of 
the same.· property on the same day, may pro
duce · varying results. _ The fundamental basis of 
valuation of a property for a would be purchaser 
is the assessment ; of probable future . b~ne:fits ex-' 
pec.ted from the property . during its probable . fu
ture productive life in service. 

. ' 

· ... 6.~--~ark~t Yalott":-The hull's eye of our assess
ment is the market value of the property. · It can 

·---be' oescnbed' as 'the •highest price' 'esfumited. in 
, ..... terms of money, which a property will bring if 

'. .: ~ ~exposed for sale in the open market at any given 



ti~e aitowing a" reasonable" time to find a "purcha
ser who buys with full knowledge of the rights to 
the future benefits that will arise from the owner
ship of the property. Such a sale should be bet
ween a · willing purchaser and a willing ,seller who 
are fully informed about the advantages and dis-

. advantages of the property and are not under 
abnormal pressure. It may also be defined as the 
_price which typical buyers would be warranted 
in paying for the property for long term use or 
investment, if they were well informed, acted 
voluntarily and without necessity. 

Market value is not fixed and may depend 
upon · various factors, chief of these being the 
desire to possess the property in the Jilind of the 
person and his ability, to pay for it 

6.4 1\fetho~The valua~ion of the property ·can 
be made by the use of one or more of the various 
methods: 

(i) By comparing with other similar ·proper..; 
ties which have been sold and for which 

·the details of the sale are available. It is 
necessary however to weigh very carefully 
all the respective advantages and disad
vantages of each property to arrive at a 
fair comparison. · 
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(ii) Principles of reproduction, i.e., by estimat
mating the cost of construction and depre
ciating it to account for its .age and 
adding outlay for land; the costs so ob-

. tained are related to the· value on1y in 
t~e. sense that they establish the upper 
hmit value. "The property under value 

· should serve the purpose aria functions 
for which it is being purchased. A ma
jestic building with marble flooring and 
Burmah Teak wood etc. , everywhere, 
richly decorated exterior, cannot· ··com
mand the same proportional value related 
to its cost like other buildings. Such 
utilities will orily have a direct bearing 
on cost and not · a remote effect on its 
valu~s. When. comparing cost· of repro
ductiOn the cost ·of exact duplication is 
not necessary and the ,-cost. of providing 
the same · accommodation iii substantially 
the same form omitting any unnecessary 
features which do not add to utility should 
be worked out. · . 

'f?e. m~ke~ value will also depend upon the si
tnation, size. shape. ·frontage; width -of roadways 
vistas, services etc. ' 

(iii) By capitalisation of the net rents derived 
from the pr.operty. It ·represents.,. the 
value from inv~stment pOint.of view.: · 

6.5 Cost Approach to Value 

6.5.1 The Gqve~ent enters th~ market f~r 
the purchase of a property mostly for its own' use 
.either as offices or otherwise. The cost- of cons
tructing a · similar building wil1, therefore influ
ence tpe valuation to a very great extent ~d. the 
yal~ati~n c;m th~ cost· aJ?pr<;>ach basis will be~ the 
ma~n c~nstderatton. Thts method -of. : valuation 
whtch IS called Land & Buildina Value Method 
depends on estim.ates at the cn~ent- prices : :Jor 
labour :and matenal of tlle propertY . _unger valu<!.-

tiori, i~e.,. the repro~uctio~ cost is to be worked out. 
From this . fig!ll'e.. ~s deducted compensation . for 
decreased .. des~abllity. · depreciation due to '. ·age 
·and detel!otation of the property. The \'a1ue of 
· th_e land Is :then added _to it. - The. value· of· land 
w1ll ~e ~ected by, t?e conditions ;whether- .. the 
!and Is a f!ee hold , lease hold' independent or 
m share . Wit~ others. ~ere ~eta!-led . drawings 
an4 . specific~t10ns are !lV~abl~. It Is_ possible to 
amve at an a~curate _cost of work but these· ."are 
often • no_t. av~llable·. and an approximate· estimale 
of qu~tihes Is prep~ed .on the basis of certaitr aS:. 
sumpbons and e~gmeermg . principles~- . This· ;is 
howeve.r, a. labonous-, process involving- time· and 
expenditure. : : _ . · . ; ; - ,~ - ·- · · . 

: -. 6.5.2 ~ : c~i_npa~abl~, -~sler- ~efu~d ~of. ~or~1 
out a fair . estimat.e of the cost of reproduction·. is 
_that_ pf .usmg cu~Ic conte~ts .as 'basis.,. The .cubic 
contents can be worked· out ·by includiDg the 
~hole of c~ntents within. the external surface leav
l~g . the -mu:ior ptojecticillS. · The cubical rate for 
stmi~ar; buildings · i~ available could ·be directly 
.applied. t~ the c~b.tc -contents of the- property un
.der appr3:f~al, or ~~ ~ould be determined by working 
.~ut_ ·a de~ailed,. estimate ·Of cost for one- representa
tive portiOn of ~e. property. and its ::cubic con-
tents. , · . 

f . r ,... • . - . . . 
6.5.3 The reproduction cost can also be work

;ed 9Ut- ·p.rr · plib.th. area basis.· The· plinth ·area rate 
should-~cilways :be ·accompanied by .the number-- of 
fioors and the average floor ·heights; · and :to simi• 
lar buildings. The plinth area rat~ should · be 
brought ~· t~ a· standard- ·height and 1, thd" tost 
,of extr3: height represented as a_. sel_)arate·; plinth 
area rate per foot height. The PI A should be· the 
area on different floors added together. The 
P( A rat~~ can- generally 'be fiXed in each'Jcicality 
:With ~, fa~r .degree. o~. accuracy' after· :mowing- the 
.cost ·of· similar, buildings. - The. cost. worked . out 
~n cu~ic or P_l A ~ates .nee& adjustment -_tor varia
:bons ~n spec~~cations; · .e~tra· .·· deep·· ·foundationS, 
b~corues,- chaJJas~ courtyar~ etc~ No ~o buildings 
_built by two separate. bodies can be alike. -: Thus 
devi~tion for' s~ch. oit~ms like- mosaic flooring -in 
place. of cement floonng, or· teak :W90d ·doors for 
soft wood: doors,. pr~vision of· wire_ guage ~ doOts 
.a~d so ~n _can ·I?e: made _by adding or-subtracting 
differential costs of such ttems. .: , :-. ' . . _,_ 

~ 6.5.4 These methods. ~k~ -o~y the ~~r~ -~~ 
into a~count · and ·exclude importarit ·adjuncts, ~sueh 
as . projecting balcony, pavements, courtyards, 
CO~pPund wall, ;well, sanitary, water supply;·. :and 
electric .installations, water 'pump,. etc., roads, paths, 
lawns, shrubbery. The cost of. these services can 
b~ ; estirp.ated separately , in det:aiJ. or 8JJowed OD. 
usual percentage basis on the cost of reproduction 
of _buildings-·_ adding cost 'of special and .superio~ 
fittmgs . separately. The cost of compound -: w~, 
·roads, drains can be worked. out on, lip.~ar b~is.; 

: . 6.$.s. on . all such ~ c6sts. ~f prlv~te ' b~icifu&~ 
·Architect's fees for. planning and supervising .. rons- · 
truction. of the "building, Municipal fees, . extern~ 
service conri.ection 'charges,· development of "site 
·if any, hire of special tools and plants, ·etc., ·should 
be adde-d. · · " · ·. __ - .· .: - · ::::.~:.; \ i 
7. PRICE INDEX . . . . . . ~ ... -:) . . -.- "'' '"\ ... 
'- 7~1 :use of standard cubical or· PI A :rates· or 
other: rated' CoSts• Will give the COSf oJi the basis 



s:>f certain basic rates. These rates varv ftom 
year to year and from place to place. Such costs 
sh.ou1d then be corrected for the cost index to be 
tound out from the prices of labour and materials 
~illed locally .and .their weightage in ·the compo
$it.e cost/ rate. 

I. DEPRECJ.AnON 

;8.1 .ln aU \used buildings, certain conditions 
make .for deet~ased desiral>J.lity. Age is fhe most 
im.P?rtant factor. The property is compared to \ 
.an Ideal new property of the Jame. type and the 
~t Dt: cvaJue ,of the .~ property is -.reduced. 
This discount factor 1s known as depreciation. 
Depreciatiof? ~, · therefore, loss in capital value. 
ne depreciation a>uld be ~:ega.r.®d u .Com.posed 
Df: · 

(a) Physical deterioration. .due. fD wear It 
.. .tear; . . . 

!J>) f).mct.ionaf obsolescence. due to antique 
d~i~ 'plan l()f unbalance<J JJ.tjijties; 

(c) Economic obsolescence, due 1:o. fluctuations 
.in market -conditions not directly ~ect
-ed to building-()ver -supply of properties 
.of .one type, a posh palacial building in 
a poorer locality-underdevelopmenf of 
the locality-change in the use of locatity. · 

lt2 Depreciation varies -with the locality-it is 
more opid ~ -plflCe& whe_re t:ainfall .is very heavy 
« plates JSUbJe.cted ~ .other .abnormal ·conditions. · 

'. !3.3 ·fn 6overnment valuations, it is generally 
~my the ·pteysical de~oration that .is taten into 
account. 

. B.4 ~ nd Life .of lluildings-Age. -can be 
~~ed .. fmm enquiries by reterence to the 
· mumctp.al .-records, ·lease documents ·of land/build· 
,ing or· by trisua1 inspection and comparison ·with 
buildings llllhoti~ .age is -definitely Jmown. It is 
howe.Yer very .difficult to assess 01" predict the Jifes 

. ~f .a· ~uilding in any degree of accuracy-as muc.b 
.de~ds .on .annua1· and special r~pairs and main-
1enam-:.e.. AlqT such estimate wiD be in the nature 
t.)J. .a. guess .:()D.ly.. It ..can only be :base<r'on sQme 
<tables s:YI cecords .of Naluation .of similar _properti~. 
However, no such .authQritative .tables ·appear to 
~ave been ~vailable as to give . the -lives _of bllild- · 
~ for·w;m~ c~ories with .s~veral permuta
tiQDS ,ap.d ,.combinatiottS ()f the ~pecdications. · 

JS.S ~ ~ ·various m~t!tods for working .out 
.deprectation but .the authonties differ .on .the sub
~ject. The most .commonly .applied method is .to 
.ealcu1.ate the depreciation in terms ,ot .totat' .re.-. 
<productiQn -c~ as new, jn proportion to the fatio 
that age bears to the ~tal span of life. This .bow• 
.ever p1eans .that the yalue of a buildin.IZ which 
has ·lived a total full span of 1ife is nil. This 
surely. is nQt correct as even .buildings w~ch ~e 
®out to be pulled _down :have some value. · Some
;times it is ,Pt?SSible to ·carry cut ,certain immediate 
:atld 11eglected repalr~ so ~as .to extend ,the life '.of 
~a ne;dect~d -~uUdin,g. ";[lle cos.t .of .$u,cb. repairs 
'Should 1then 'be deducted from the value found out 
by assuming longer span of life. · 

6.§ If any special .repairs ,have -been carried .out 
:re~~tly., an allo~an.C.e .should -be ,made by adding 

a suitable amount to the net cost .of lhe buildlng 
after the depr~ciation has been deducted.. 

9 •. RENTAL APPROACH TO VALUE 

9.1 The ability of a property is jl).dged by the 
return it produces on the-mvestment in the form 
o~ rent: Valuation from an investment point of 
v1ew will be governed by the net income from the 
property and . the expected percentage yield 
J:>y the prospective purchaser on the purchase pric~ 
aft_er account~g for outgoings, like taxe$ and re
parrs. The f81I' market rent of a property is the 
amount of money which at any given time can 
·"" ~ fat it from persons able or wjlling 
~ hi_ra it. lt depe~d$ upon their desire (0 uv~ 
,.n tWa property, 

~.2 Outgoings-Outgoings · in a property are 
"aned and ~y. The putgoings to be deducted 
nom gross rents will depend .dir~tly on the terms 
of tenancy. The main outgoings are- . 

!i) S~g Fund-sinking fund for recupera
tiOn of capital before the building ceases 
to Yield rental return on expiry of its 
.econ<XUic life. In the .sinking fund the 
def~ed val~.e .of land .and salvage value 
9f building .are taken in co~ideration. 

(ii) Repain-Annuai, perj.oQ.ic, ~peciat and 
general repairs are required to Jnaintain 

· the property it) a g~ condition, so that 
its ren~ yield capacity remai.Q. unimpaired. 

(ill) Municipal Taxes-Taxes form the largest 
deduction from the &fOS$ rent. Many 
times these ire charged as percentage of 
net rateable value whicli is about 10% 
less than the annual gross rent. Taxes 
paid by owners ~e only taken in consi· 

· deration for 'ialuation. 

(iv) Bad Debts, Vacancies & Management 
Charges--The managerial van~cies are also 
coJJ.Siderable. However, under charges de
pend upon the rent, conditions of lease and 
of tenants etc. Losses jn rent due to bad 
debts and present conditions of supply 
.and <1emand1 such deductions are not 
necessary .except in residential quarters 
.over the rent of Rs. 500 p.m. 

(v) General Insurance-It means generallnsn. 
raQ.c~ for lifts inc.luding employer liabi
lity, third party insurance and fire insu-

.· ranee. These are also generally paid by 
landlords. The total 90tgoin~ sometjme 
amou,nt to as m.ucb as SO% Qf the J:ent. 

9.3 Rate of Interest--The rate of interest is 
governed by many factors : (i) security of capital 
and . if it can I>!' readily realised {ii) if the in
come was safe and paid regularly, (iii) inconve-
nience and expense in collecting the income. AI 
a rule, all property investments are to SOO}.e extent 
more .difficult .of realisation than stocks, shares 
.and loan bonds e-tc. and there ts risk of loss Qf 
capital or depreciation of income. They a1so · in
"Volve expense and inconvenience in management 
and .collection of income. Thus the rate of interest 
sho'?d ~ more than the general level of _yield on 
an tdeal mvestment. -

· 9.4 In many cities the rent control act enfor,. 
-ces the stabilisation of rents of properties built 



upon a certain year and lays down the standard 
rent for buildings built thereafter. The value of 
a property on the basis of these low rents, could 
be compacted by redUcing the rate per cent used 
for capitalisation of the net income. The reason. is 
that tenants value the security of tenure afforded 
by the acts, rents are paid promptly, losses by 
vacancies and irrecoverable rents are reduced to 
minimum and net income though limited is regard~ 
ed by investors as more secure. 

9.5 The net income (annual gross rent less out 
goings) is ascertained. It is then capitalised frorr 
standard rate tables for all incomes in perpetuity 
from which sinking fund has been deducted as 
an outgoing for the recuperation of the capital. 
If the property has surplus land which can be 
developed immediately, without injurious affection 
to the rent yieilding portion of the property, the 
present market value of this portion of land should 
be added. The cost of immediate major repairs 
require should also be deducted. 

10. GENERAL 
As already explained, the principles of valuation 
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are of general nature. Two appraisals made by 
two engineers of the same property on the same 
day, may produce varying results. There are va
rious methods for the valuation of properties and 
different opinions on the net return ex~ted. 
There are numerous political, social and economi
cal factors which go'Vern the valuation. The loca
tion of the property, neighbourhood in which it 
is situated, communicational, recreational cultural 
and transportation facilities, competitive ' demand' 
type of soil, water, design of foundations architec~ 
ture, utility, use, specifications, climatic ~onditions 
annual rainfall, sub~oil water level amenitie~ 
and services available proximity to s~hools col
leges and hospitals, etc. have definite ~ffects 
on the valuation. The rents paid for other simi
lar properties and the rent if aiiy at which the 
property itself is let, the reasonability of this rent 
will also play an important part. Thus no set ru1es 
method or scientific principles can be laid down: 
This discussion is not to teach or force upon any 
one the pet dicta or dogmas of any author or 
Engineer but only explains methods which are 
generally followed. 



Prefabrication for Housing in Under-Developing 
Countries-A Measure for Cost Reduction** 

By 
R.P. Mhatre 

1. The term .. prefabrication" is often misunder
stood. The term connotes several ideas. It essen
tially aims to bnng the concepts of industri~ation , 
to Building Industry with a view to effectmg cost 
reduction. 

Prefabrication or Industrialisation of housing 
does not necessarily mean houses produced in 
factory. So long as heavy mater:ials, such as ce~~nt, 
aggregates, bricks etc~ predommate the Building 
Industry, use of complete prefabricated hous~. in 
factories may not prove a successful propos1tton 
unless casting yards are established on building sites 
itself. It is, however, necessary to examine how the 
concepts of Industri~sation .can .be. appli~ to the 
Building Industry, with a view to effectmg cost 
reduction, to achieve quality control, to cons~rve 
materials in short supply, to speed up. construction, 
to increase the productivity of the workers and to 
effect maximum rationalisation in the organisation 
of Building Industry. There is nothing new in 
the idea of prefabrication as such ; items like 
precast floor tiles, sanitary, plUIQ.bing & electric 
fittings, doors and windows and various other items 
in the building industry are produced oil mass 
scale to .satisfy the conditions of industrialisation. 

2. If we accept this ideology of industrialisation 
in housing, it follows that the following pre-requi
sites which cover the concept of industrialisation 
are satisfied ·in the Building Industry : 

1. continuity of production ensured by 
steady demand ; 

2: standardization of building products ; 
3. integration of various stages in the con

struction-from the design and manu
facture of building products. to the erec
tion of a complete building ; 

4. a rational organisation to effect such 
integration ; 

S. mechanisation to replace labour wherever 
possible; 

6. research and organised experimentation in 
new materials, new methods· of design 

/and planning, improvement of existing 
materials and methods of construction. 

3. We often associate ·building of houses as 
problem of investment rather than as an article of 
use. This is a natural consequence of traditional 
materials predominating in house . construction 
which accounts for a very long life for building. 
Any suggestion to accept a reasonable reduction in 
life to balance the "technical" life with the 
"functional" life of a building gives us a rude
shock. There is also a certain amount of appre· 
hension that such a policy of accepting a lesser 
life for the building may result in larger · propor
tion of recurring expenditure on maintenance and 
repairs even for . the reduced span of life of the 
building. 

With rapid· industrialisation and upward trend in 
prices of materials and labour, the concepts of 
industrialisation will steadily gain ground even in 
India as can be seen from the technological deve
lopment in other advance developed countries. 

4. Considering the technological developments, 
all the countries in the world can be divided into 
three groups : 

(a) Countries where national economy is 
highly developed and the major propor
tion of the cost is for finishing and equip
ment, as in U.S.A.; 

(b) Countries where the heavy demand in 
housing has led to prefabrication irrespec
tive of improvement in quality which will 
eventually be achieved as in U .S._S.R. ; 

(c) Countries where purely traditional mate
rials and skilled and semi-skilled labour 
is available in plenty inspite of high level 
of economic and technical development as 
in Italy. 

It is difficult to place India in any of this 
particular category. It is felt that in rural areas, 
traditional methods will prevail but in place of 
high industrialisation as in cities where there is 
concentration of building volume and there is 
availability of modem materials and skilled staff 
to undertake new concepts in construction, pre
fabrication will slowly get an upper hand as labour 
and material prices rise. Even where traditional 
materials are available at economic rates, it may 
be necessary to apply the new concepts with a view 
to speeding up the building programme to conserve 
materials apart from the consideration of economy 
in cost. 

· Let us now examine the factors which affect the 
technological development of housing. 

I. Nature of the Building as a Product 

The building is a heterogeneous product consist
ing of various trades. It is difficult if not impossi
ble to apply the methods of industrialisation for 
such a heterogeneous product. Another factor is 
the heavy weight of building materials which makes 
a building, a "fixed in position" product. As the 
labour wages increase, and the land prices shoot 
up necessitating multi-storey buildings, the future 
trend will be for machanisation and reducing the 
weight of the building. . This will eventually lead 
tQ striking a balance between the initial cost and 
recurring maintenance cost for buildings to last 
over a reasonable span of life. 

II. Fluctuation in Demand 
The demand for housing is subject to economic 

and seasonal variation which makes the industriali
sation difficult. With proper planning programme 
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to meet the very serious housing shortage, it 
would be possible to cover this factor and ensure 
a steady demand consistent with the available 
resources for each region. 

III. Traditional Character of Building Industry 
All the persons concerned at various stages in 

the Industry know how to. do the job with the 
traditional materials and methods of construction. 
This induces a vested interest in not accepting 
new concepts and materials which may replace the 
traditional methods. Modem transport facilities 
and multiplicity of service required in a . modem 
building also warrant a change in the traditional 
methods. It is realized that even for traditional 
type of construction, a considerable amount of 
planned effort is necessary for co-ordination of the 
Builder, Engineer, Architect and Technologist who 
advise on the design of services. . 

Where the labour wages are high or where the 
proportion of labour to the total cost of building 
ts on the large side, mass production will effect 
certain amount of economy in production. The 
evolution of industrialisation is taking place in the 
following directions :- . 

(a) Production of complete houses of light 
weight construction in factories. This has 
not yet proved economical even in deve
loped countries. 

(b) Evolution of a large proportion of build· 
ing components either in factory and at 
building sites. 

(c) Evolution of new materials for use which 
will effect economy and reduction in 
weight. 

(d) Rational organisation and mechanisation 
on site and site building work. 

IV. Standardisation-Typification-Simplification 
Manufacture of building components under 

Industrial condition is possible when the compo
nents are standardized to encourage mass produc
tion. In order to co-ordinate the relation of the 
various components required in Building, the 
modular co-ordination was introduced. The basic 
module is 4". The nominal, constructional and 
actual dimensions have to be carefully evolved con· 
sistent with the tolerance limits which in their tum 
depend on the efficiency of production of such 
elements, materials of construction and ease of 
erection. 

Considerable amount of work is required to 
standardize the products keeping these factors in 
view. Modular co-ordination will lead to ( 1) eco
nomy due to mass production (2) economy . in 
labour for handling and erection due to producti
vity of worker increasing due ~o repetitive use. 

There is an apprehension in the minds of the 
architects that standardization will lead to mono .. 
tony. With the principles of modular co-ordina
tion, it is possible to adopt standardization without 
losing the aesthetic appearance of the building and 
variety can be introduced avoiding monotony. 

V. Integration of Works Procedure 
So far as the manufacture of building materials 

is concerned, industrialisation has progressed 
· because of the nature of production of materials 
is allied to factory production. For example, 
production of steel and cement have reached a 
very high degree of efficiency in factory production. 
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Building construction consis~ · however, of 

diverse activities. It consists of four main stages-+ 
initiation of project, planning & designing, prepa• . 
ration and organization of production, and exe
cution or erection. If we have to industria• 
lise the building process, we must apply . our 
mind as to how best to integrate the four stages. 
Various solutions to achieve this aim can be .tried. 

In France, a building project is open for compe· 
tition in which the designer and the cpntractor are 
jointly responsible for ·the competitive design as 
well as the quality of the work and its final cost. 
This has achieved a close association of conception 
and erection of the building project without losing 
the benefit of competitive tenders. 

In U.S.S.R. due to heavy prefabrication, the 
manufacture of heavy components · and erection 
is done under one authority. and there is complete 
co-ordination between the design and execution 
authorities. This is possible because both the 
operations are controlled by the State. 

Another method tried in U.K. and some Eastern 
European countries is to select some well known 
firms of contractors, and associate them in the 
project right from the design stage. 

Another alternative would be to call tenders on 
the basis of traditional methods of construction 
and extend the same contract for the prefabricated 
structures. A proper control on cost is kept during 
the project on the basis of prefabrication and 
reduction on cost e~ected on the basis . of actual 
experience. 

It is necessary to · consider all these approaches 
for our conditions to evolve a suitable method to 
achieve this integration. , UsuaUy the ·small size 
contractors' firms would predominate in traditional 
type of construction and only big size firms or 
State-owned enterprises can venture in the new 
concepts of prefabricated structutes.. As condi
tions for industrialisation became more favourable, 
the specialised firms would more and more compete 
with the small firms to quote and ··successfully 
carry out project applying industrialisation. In 
East European countries, including U.S.S.R. the 
industrialisation in building. projects has been 
successfully achieved by State-owned . enterprises. 

On the basis of this experience, we . should also 
consider planning of our· housing projects on the 
basis of slowly converting our building operations 
from a purely traditional type of construction to 
a more rational and organized pattern of housing 
construction at the building sites or in factories 
suitably located. . This may be. done by encou~ag
ing large sized or create State-owned enterpnses 
to undertake such projects. This will ultimately 
effect a saving of 10% to 15% in cost apart from 
the other advantages of industrialisation, such as 
conservation of . materials and skilled labour and 
quality controL 
VI. Degree of Prefabrication and M ec~anisation 

The prefabrication has been evolved in two ways. 
In East Europe, where the building industry is 
controlled by the ·State, heavy prefabrication is 
developed due to ·planned availability of heavy 
machinery and equipment for handling and erec
tion. In mid European countries the trend is 
towards lighter prefahricatiot;t involving use. '!f 
lighter building components be10g used due to !mu
tation of handilng and erection equipment. India 
may have to adoPt the policy of mid European 
countries and adopt lighter prefabrication in view 



of the limitations oi equipment and machinery, in 
the initial stages. As prefabrication develol's . as 
an economic necessity, heavier. prefabnca~on 
can be adopted after the heavy equipment requrred 
is manufactured in India. 
VII. Research-Its Scope and Applications in 

Building Industry. 
(a)· Research in material technology: 

This research will ·be encouraged by 
manu~acturing firms as produc!ion .of 
buildirlg materials is more in keepmg With 
the concept of industrialisation. The 
future research in this hand will fall into 
following categories :-
(i) finding new materials to substitute 

traditional materials in short supply; 
(ii) to evolve improved methods of uti

lization of established materials to 
achieve control on 'quality, thus 
leading to conservation of these 
materials.· 
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The future trend is to make the building 
materials as light as possible with a view 
to reducing lead load so that economy can 
be effected in structural design ' and also 
handling and erection. 

·· . (b) Research in strength and stability of 
structUJTes : 
This brinch of research is not organised 
as at the present moment, the professional 
:bodies responsible for structural design 
are not organised to effect such research. 
The State will have to establish Research 
Organizations to carry out . research in 
this direction. The research has to· be 
co-ordinated with the material research 
and new concepts in structures have to 
be evolved for the various materials ac
cepted by the Building Industry. The 
trend will be to reduce the dead loads as 
far as possible and to see that the so 
called filler components like partition 
walls play a part structurally. 

.{c) Research in comforts of buildings: 
'This type of research devolves statutory 
obligations with regard to sanitation 

. and public health, comforts, fire protec
tion and noise prevention. This has to 
be carried 3out by State-owned· research 
organisations and the private industry will 
not be vitally interested in these aspects 
except manufacture of materials. 

(d) Research in user's requirements: 
· This research is again to be encouraged 

. by the State research organisation. Formu..; 
lation of requirements of the projeot, can 
effect maximum economy in the planning 
and designing stage. It is a. necessary to 
investigate the basic requrrements and 
evolve plans to get the maximum coeffi .. 
cient of utnity in our plans. 

(e) 0 perational research : 
This involves research in the methods of 
handling and erection in an organized 
manner in the production of a building. 
The productivity centres with the help of 
established contractors' firms should carry 
out research in this direction to improve 
the efficiency of ;1ctu~ bpildin~ op~ra.tions. 

....... -- 'i • 

VIII. Future Trends '.•:. . 
A study of· technological develop~ en~ in. other 

developed countries can give us an mdicatlon . of 
the possible trends in our country .. 

Materials: 
Bricks : Even bricks which is a basic building 

material where suitable clays and adequate 
fuel is available will be replaced by a 
superior quality. of machine-made bricks 
to give more efficient joints and smaller 
dimensions ('Syracuse' Bricks). Perf?ra
ted bricks will be more in demand specially 
for multi-storey buildings. (Ex- Italy). 

Cement : More emphasis will be on produc
tion of hydro phobic cement to effect 
economy in use and encourage longer 
storage without deterioration. 

Concrete : The emphasis of vibration will shift 
to use of surface active agents. 
There will be trend of using lighter ag ... 
gregates (bloated clay) to give concrete of 
normal strength for lomz span structurea; 
High grade concrete will be increasingly 
used in conjunction with hard steel of high. 

· tensiie strength. The technique ?f pr7-
stressing, ferro-cement and precastmg Will 
change the concepts of use of concrete in 
structures. 
1he use of polymers for giving surface 
finish to concrete will replace plasters. 

Timber: There will be more emphasis on stabi
lisation of timber by seasoning and treat
ment and use of timber species not com
monly used have to be encouraged. 
Laminated factory made products, such as 
flush doors will replace solid timber 
construction. Use of polymers for joinery 
and special metal connectors will be 
common. 

Steel :- The normal steel will be gradually 
replaced by high tensile steel. Use of 
deformed bars will be more popular. 

New materials like plastics specially 
for items of finishing and fixtures and 
fittings will be more and more popular. 

Structural design : The concept of 'skeleton' 
frame will give place to concePt of space 
frames in multi-storey buildings thus 
making full use structurally of partition. 
walls, suitably reinforced and suitably 
shaped to give structural rigidity. For 
buildings up to 3-4 storey, the brick 
masonry walls not exceeding 9" thick 
will be used without framed structure 
with proper jointing and placed to with
stand the wind pressure. (Syracuse 
Bricks Project IT, 99, Home & Housing 
Finance Agency). 
Use of composite construction with as 
light materials as possible will be used in 
multi-storey buildings to reduce dead 
weight. Use of precast products will be 
more popular. 

Planning : Labour saving devices and comfort 
producing equipment will predominate 
planning. Sizes of rooms will become less 
and less. Space utilisation vertically and 
horizontally will be basic concept in these 
dimensions. 
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COMMUNITY PLANNING 



Housing in Urban India For The Lo,vest.-Income Groups: 
The Environmental Approach*** · . 

By 
Dr. K. C. Rosert 

1. INTRODUCIION 
1.1 If a national policy for the orderly develop· 

rnent of Indian cities is to be more than a lo_fty 
irrelevance, three ~gredients. in . i~ formulation 
are essential : realism, bold Imagmat1on and th_e 
technical and administrative !'i}lingness to .e~pe~- · 
rnent and to improvise. India s urban cnsiS IS 
probably unparalleled in history. With ~carcely 
any exception, every single ~ban . .area m the 
country is presently faced w1th a dismal catalogue 
of deficit which extends over the whole gamut of 
urban living. And, if this is the present situation, 
the future prospect appears bleak in the extreme. 

1.2 The present urban population is likely to in·· 
crease by 50 per cent, or some 40 millions, in the 
next twenty years or so by natural increase in urban 
areas alone. To this immense figure must be added 
the necessary additional allowance for expected 
urban growth through rural/urban migration . oyer 
this period. The present figure of 80 milhon 
urban dwellers will therefore also certainly be 
doubled within the space of a single generation.-

1.3 The task of providing shelter, transportation, 
water, sewerage and drainage, education, health, 
and other essential urban services for urban popula· 
tions of this magnitude appears well-nigh insur .. 
mountable. In most of these fields there is an 
obvious need for fresh thinking, for new ideas, and 
for the intensive application both of a very high 
level of technical skill and also of· the maximum 
degree of human inventiveness and ingenuity. 
2. THE PROBLEM OF URBAN SHELTER 

2.1 The failure to provide adequate and sanitary 
housing on a scale which even remotely approaches 
the need is visible throughout 'the towns and cities 
of India. Everywhere the housing picture is one 
of deficit and deterioration. More than half of all 
urban households in India occupy only a single 
room (with an average occupancy per room of 
4.35 persons). "Nearly a fifth of all dwellings 
contained less than lOOs ft. (9.3 sq. m.) of living 
area. Well over half contained less than 200 sq. ft. 
(18.6 sq. m) and three-fourths contained less than 
300 sq. ft. (27.9 sq. m)."(l) 

2.2 Apart from their small size and high degree 
of overcrowding, over a third of all housing units 
in urban areas had their walls made of mud, 
bamboo~ or similar materials. E~erywhere there 
is congestion~ insanitation, inadequate water sup
ply, and extensive proliferation of squalid and 
cramped hutments. In most of the large cities 
there is a great deal of illegal occupation and 
squatting on private lands, on municipal garbage 
dumps. on any vacant building sites, or in misera
ble improvised shelters on public pavements. The 

urban environment in contemporary India is 
probably deteriorating faster through the sheer in
adequacy of housing, with its attendant evils, than 
through any other single cause. . . ' 

2.3 The scale of population groWth in India's 
towns and cities has long outstripped .the rate of 
development of a satisfactory urban environment. 
The growing crisis of urban India is nowhere more 
apparent than in the field .of housing; The housing 
shortage in urban areas has now reached staggering 
proportions and grows annually . worse as the rate 
of provision of new and satisfactory housing lags 
far behind the rate of population increase. . 

2.4 The community as a whole cannot allocate 
to housing the resources that would be required 
to develop a public housing programme on a scale 
commensurate with the need The great majority 
of families in the towns and cities of India are too 
poor to be able without public assistance, to owri 
or rent housing of even minimum standards ~ of 
habitability and sanitation. Traditional methods· of 
thinking about housing policies and housing pro
grammes in Indian urban areas have conspicuously 
failed to halt . the present trends of deterioration :in 
housing provision _let alone- to produce a marked 
improvement in this .critical situation. Therefore 
the need for .a radical re-appraisal of techniques 
and standards--and of present ideas and attitudes-:
in the field of urban housing in India is essential. ' 

2.5 · Analy~es and .discus~oos of the housin'g 
problem in urban India tend quickly to become 
dominated by architectural considerations of hous· 
ing types and of construction and financing techni-: 
ques in relation to .individual housing units. 
And quickly the. familiar -dichotomy emerges bet· · 
ween, on the one hand, those who argue the need 
for new construction techniques an'd new designs 
and standards-with emphasis on "core housing"• 
partial houses of varying stages of completion, 
prefabricated and mass~produced houses, sell-help, 
housing, and so forth, and those, on the other haild, 
who argue that "sub-standard· housing is but a step 
toward slums", and that public resources should 
only be expended on public housing which meets 
'basic standards' . of space, sanitation and construc
tion technique. 

The latter, dominant, school of thought in India 
is well illustrated by the following extract from 
editorial entitled "Economics vs. . Basic . Planning 
Standards" in the Journal of the Indian Institute 
of Town Planning : 

"The basic standards in housing and planning 
are arrived at not only from considerations of 
cost but from considerations of creating the 
desirable sociological and . physical environ-

t Consultant, Calcutta Metropolitan Planning Organisation. 
1. Report on India's Urban Housing, Government of India, Jub·, 1965) Partii, P. 30. 

279 



280 

ment necessary for the healthy growth of the 
individuals and· the community. Such standards 
have been established by various committees 

. and technical missions. The Environmental . 
Hygiene Committee recommended a t~o-room
ed house as the minimum for a family. The 
U.N. Tecb.ilical Mission on Housing, the later 
Seminar and Conference on Housing · and 
Town Planning and other reports published by 
national and international agencies all re-

. · commend the two-room house with. adequate 
' ·, . sanitary and other faciliti~ as the barest ~~i
. mum if tlte normal aspiration of healthy bvmg 

is to be achieved .. . • • - · · 
· "These standards cannot be lowered, what
. ever be the community, whatever, be its loca

tion and whatever be the economic situation in 
the country. . Sub-standard housing is but · a 
step towards slums. Deliberate sub-standard 
housing will defeat the very purpose of 
housing as it will lead to- the creation of future, 
sluins; the basic standards must be adhered to 

.all "(.) ' .. . at costs •. ' .. , · · ·· · · ·· ' 

· This rigidity ·of thought ·has frustrated· the deve-
1opment of the. practical; imaginative, relevent 
housing ·programmes required by the harsh reali
ties of the contemporary housing crisis in lndia'a 
towns and cities. . 

· :2.6 The basic argument here presented · is . that 
both the abov~ approaches are inadequate and un
realistic·· in. the face of the contemporary facts of 
the urban housing &ituation in. India. Fundamen• 
tally .the real problem is not the individual housing 
unit no matter . how bad, . but . the environmental 
context in which this housing occurs. The · only 
"basic , standards" which can' be . significantly and 
realistically sought . and maintained in Indian towns 
and cities are not those of the single house but 
those of public services and environmental sanita-

. tion. Jbough the search .for architectural- . and 
structural advances in' .. low-income housing must 
obviously continue,· . the fact remains . that the 
cheapest form of shelter at the minimum standards 
Of acceptability, has already been discovered · by 
the· slum dwellers themselves : the hut. · 

' 2. 7 The essential point is to recognise . that pub
lic attention must be directed in practice not at 
the· quality of · housing as such but at improving 
the· quality of the environment-the uncollected 
human wastes, the pestilential open drains and 
ponds, ·the inadequate and polluted water supply, 
the dark unlit lanes, the litter and filth, the absence 
bf essential community facilities in education and 
health·· and · recreation-and the resultant · wide 
spread prevalence of apathy, .hopelessness, and 
~espair. ~hich saps the will to develop and to 
participate in a vigorous, determined programme of 
~ommunity. effort. 

3. THE HOUSING GAP 
3.1 .The desirability of new and realistic ap

proaches in the field of urban housing is fully 
apparent from simple statistics indicating the im
mense gap that presently exists between need and 
provision. The recently-published Report on 

. India's Urban Housing, prepared at the request of 
·· the Government of India by a team of experts , 

sponsored by the Ford Foundation, estimated that 
12 ·million housing units would be needed to ac
commodate the population increase alone in urban 
areas 9ver the fifteen years from 1961 plus at l~ast 
that number again to reduce existing over-crowdmg, 
to replace existing makeshift and insanitary hut-

, ment .built . of temporary materials~ and to allow 
for the replacement of deteriorating materials, and 
to allow for t.be replacement of deteriorating dwel
lings. "All in all, it is estimated that something 
like 25 million new dwelling units should be 
provided during the period 1961-76, requiring 
an annual rate of production of 1. 7 million new 
dwellings. Against this, only 200,000 new dwel
lings are being added yearly." 

3."2 Of this far from adequat~ annual production 
of permanent housing units, only about 14 per cent 
over the last ten years has come within the cate
gory of 'social housing'-that is, Government
soponsored programmes . of subsidized housing 
intended for industrial workers, slum clearance, 
and the lowest income groups generally. By far 
the great majority of new housing - annually is 
built either by private enterprise for the middle 
and upper income groups, or by Government 
~irect1y for its own. employees--with again the 
predominant emphasis on the middle and upper 
grades of service. 

· 3.3 Three-quarters of all urban households have 
incomes below the stipulated limit for the Govern
ment subsidized slum clearance progra.m.qte and, in 
fact, 90 per cent of households are sufficiently 
poor to come within the limits of elegibility for 
the public social housing programmes designed 
specifically to benefit "the economically weaker sec
tions of the community". Yet in practice the output 
of public housing in ,this category is so small that 
few families in India's towns and cities actually 
receive this benefit. The resources, given the huge 
subsidies that are required, are simply not available 
to make any large-scale increase in public housing 
feasible withiri the immediate futtire. For the great 
bulk: of India's urban families there is no present 
alternative to the disease-ridden tenement slum or 
the shanty-towns of congested huts in enviro.nmen· 
tal conditions of appalling insanitation and scualor. 

3.4 Nowhere in India is this problem of housing 
p.J;"ovision inore strikingly illustrated than. in. the 
case of Calcutta. In 1961, the population of the 
Calcutta Metropolitan District (covering 1270 sq. 
km (490 square miles) and containing 35 separate 
municipal governments) . was 6. 7 million. Demo-

- 'Improvement and control of : the environmental graphic projections prepared by Calcutta Metro-
context can render tolerable types and standards of politan Planning Organisation ( CMPO) indicate 
housing that would otherwise be totally intolerable that this population will increase, through a combi-
in the densely-populated congested conditions of nation of natural increase and in-migration, to 
preSen.t day urban India .. It has to be recognised about 8·6 million by 1971, 10.9 million. by 1981, 

and well over 12 million by 1986. That is, in 
that this environmental regulation is the only feasi.. twenty-five years the net increase alone . will be 
ble method ·of securing a · significant improvement in the region of 5 million persons. 
in the standards of living of the great majority of ~ . . ·, . _. . · . · 
the present and future inhabitants (at least in the ., ·- · The present rate of population expansion 
'foreseeable future') of India's urban areas. 

1 
. . in the Metropolitan District is about 200,000 addi-

.... . 
· 2. 1ournal of the ln>titute of Town Planners, India, No.3. July, t9SS. 



tional inhabitants annually. At the existing average 
occupancy of 5.1 pe~ns pe~ housing unit, a total 
of some 40 000 housmg umts would be needed 
annually in the Calcutta ~etropolitan District just 
to keep pace with population growth. 

The reduction of overcrowding in Calcutta, the 
clearance and replacement of all existing huts with 
walls and roofs of mud, bamboo, and grass thatch
ing (.this type of housing accounted for 24 per cent 
ot the total housing in Calcutta City in 1961, and 
4U per cent of the total h~using ~ ~e other muni
cipalities of the Metropolit~ f?Istnct) and _ th_e 
replacement ot con~este~ rnsan1tary: and ~ilapt
dated structures built of ·permanent matenals
.Ul d~:)irabll;! replacement ot the existing housing 
stuck v.ould require at least another 750,000 hous
ing units over the twenty-five year period from 
1 ~bl. 

When these requirements are added together it 
can be seen that Metropolitan Calcutta alone 
require::. a total of 1,780,000 housing units by 
19~6-or well in excess of the total existing hous
ing sLOck in 1961. This would mean an addition 
ot over 80,000 houses annually from 1966 
onward~. 
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The current output of the building industry in 
the Calcutta Metropolitan District has been estima
ted at between 6000 and 9000 units annually. The 
State 0ovemment's estimate of the total of public 
housing units of all types that it hopes to complete 
during the whole period of the Fourth Five Year 
Plan commencing in 1966 is 27,000 over the full 
the-year period-that is, less than the number of 
dwelling units required for a single year to meet 
population increase alone. 

The families not now housed in these pucca (or 
permanent) housing units do not of course go 
homeless. They either have to accept increasingly 
worse conditions of overcrowding in existing houses, 
or they have to build or rent new kuchha huts 
(.that is, huts constructed of building materials, 
such as mud, grass, thatch, etc.) usually compact 
and congested slum settlements of one-storey huts 
known in Calcutta as 'bustees'. 

In Calcutta City alone more than 700,000 
people live in these bustees in conditions unfit for 
human habitation. The 1961 population of Cal
cutta City was 2.9 million, and hence the bustees 
of the city alone, apart from the many multi
storeyed tenement slums, account for no less than 
one-quarter of the total city population. Most bus
tees have no sewer connections and depend on the 
man~~ collection and disposal of night-soil by 
muruc1pally-employed sweepers. The drainage and 
water-supply is eve~here grossly inadequate, and 
most buste~ are ~tmuously flooded during heavy 
monsoon rams:-wtth conseque~t pollusion of ponds 
and open drams through floating faecal materials. 
All bustees have inadequate education and recrea
tion facilities. All are breeding grounds for 
cholera and other gastro-intestinal diseases and for 
smallpox and tuberculosis. Bustees occur' through
out the urban areas of the Metropolitan District. 

The ultimate aim, it is generally agreed, is total 
clearance of the bustees and the conversion of 
the land they occupy to hif1er economic uses. 
But to accomplish this requu-es the provision of 
alternative housing for this immense population of 
37-3 N.B.0.69 

bustee dwellers. In Calcutta City alone, an esti
mated 190,000 housing units would be required : 
and this alone would require a massive housing 
programme with an enormous investment in finan
cial subsidies to bridge the gap between the econo
mic rent of slum clearance housing and the rent 
that the bustee-dweller can afford out of his 
severely limited monthly income. The resources 
for such a programme are simply not available
apart altogether from the capability of construction 
industry. and of the administrativ-e system, to cop~ 
with such a major effon of public housing. 

During the first three Five-Year Plans (that is, 
over the fifteen years period to 1966) the total 

·number of rehousmg units constructed in Calcutta 
under the slum clearance programmes amounted to 
only 9000 units. It has been estimated that at this 
rate it would take approximately 100 years (or 
twenty more Five Year Plans) to clear the existing 
bustees of Calcutta City alone. Certainly slum 
clearance programmes can be substantially accele
rated with more modem techniques of construction 
and with a more efficient executive organisation. 
But the conclusion nevertheless is inescapable that 
no prospect presently exists for the developmenL 
of a clearance programme on a scale commensu
rate with the bustee problem. The great majority 
of bustee dwellers will spend the rest of their 
lives in the bustees in which they now live. 

-L THE ENVlRO.N.MENTAL APPROACH ·10 
LOW INCOME HOUSL.~G 

-+.1 These facts and conclusions are of course 
neither new or surprising to all who are iamilbr 
with the housing situation in India's cities. But 
all too often the next step that of developing 
realistic proposals to deal with this situation-is 
not made. Perhaps because these very proposals 
seem to imply a recognition of defeat and a failing 
of national purpose people are reluctant to admit 
what they know to be unquestionably true; that 
as always, statements of ideals must be tempered 
by a practical recognition of what is possible. 

4.2 It is not however so much a question of 
lowering housing standards as of raising the cur
rent environmental standards in terms of sanita
tion, public services, and community facilities. 

4.3 While continuing efforts must be made to 
develop housing policies and programmes related 
to the needs of the various income groups within 
the population, recognition must be given to a new 
and broader approach to housing for lowest 
income people in terms of the following series of 
policy statements : 

(i) Existing housing stock even in slums must 
be preserved wherever possible so that 
new housing results in the maximum net 
gain. 

(ii) Major and rapid improvements in the 
living conditions of slum dwellers can be 
achieved through well-organised pro
grammes of environmental improvements 
without replacing existing housing units. 

(iii) Programmes for the establishment of 
viable settlements housed in non-perma
nent, very cheaply-constructed shelter 
but with adequate environmental facilities 
must be undertaken on a sufficiently large 
scale to provide a real alternative to the 
proliferating shanty-slum in urban areas. 



(iv) The achievement of acceptable -environ
mental standards (to render even slum 
housing tolerable) depends ·essentially on 
the successful introduction of imaginative 
and efficient management services and on 
associated programmes of community 
development based ·on voluntary effort. 

4.4 The elaboration of this approach into full
scale programmes for implementation can ·be ·illus
trated by the ·brief description ·of two-programmes 
prepared bY\ 'the Calcutta Metropolitan ·Planning 
Organisation (CMPO). The first- a massive bustee 
'improvement ·programme ·covering over 500,000 

, bustee-dwellers within a 'five year ·period-is now 
· ·ready for implementation, subject to the enactment 

'by 'the West Bengal 'Legislative Assembly of the 
new Slum Improvement Bill '(already drafted and 

. introduced) ·providing the 1powers of land acquisi-
ition and :subsequent control 'that are Tequired. 
This programme is the ·first major step in the 

· introduction of ·this ·environmental approach to 
'housing 'for the lowest income groups in the Metro
-politan ·District. . The second programme is a 

· ·logical ·extension of the ·above bustee improvement 
•techniques into •the field of providing for the crea

. ·tion of ·new Jmodel bustees' or temporary housing 
'Settlements with ·environmental standards at least 

.; as •good as 'those ·designed and recommended for 
the. bustee improvement ·programme. 

The purpose of the first programme is to raise 
the environmental standards of existing slums and 

: thus to render life in bustees-which is inevitable
: tolerable to the individual and acceptable, in 
: ·terms of .public healtl:t, ·to the .community. The 

,purpose of the second programme.· is to prevent 
· "the sporadic ·haphazard, insanitary 4_evelopment of 
·. new slums and .bustees-which otherwise· is inevita
. 'ble---!-thtough the creation of a 'feasible alternative, 
·in ratiomil locations,. and with adequate prior 
:preparation in terms of sanitation, public utilities 

. :and social services. · 
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4.4.1 The Bustee Improvement Programme 

4.4~1.1 . Detailed engineering ·and sociological 
studies carried out by CMPO , in bus tees . selected 
as typical of varying, specified ~ondition.S in Cal
cutta clearly indicated the physical practicability 
of introducing into these areas basic amenities 
considered minimum for a healthy and habitable 
environment. Financing studies revealed .that, . at 
·the minimum standards recommended, . the . costs 
per capita were suprisingly low and that a very 
large-scale programme within the span -of five ·or 
six years ·was financially feasible. I:egal studies ·of 
the present complex structure of land ownership 

·and of tenancy and occupancy rights within bus tee 
•holdings ·concluded 'that the implementation of a 
-major programme ·of ·physical and social ·improve
ment was not practicable without the public 
. acquisition -of ·the lands ·on which ·the bustees 
stand; fragmented ·private ownership and conflicting 
interests were the main reasons why such a 
programme of environmental ·sanitation had not 
been implemented long -ago in these bustee areas. 
There were other powerful reasons to support this 
'bold and drastic decision to acquire the bustee 
lands; ·not the least being that it is the declared 
intention of Government ultimately to clear and 
redevelop these lands (in many cases to provide 
space ·for essential .community facilities, such as 

schools, 'hospitals, parks-all the subject of im
mense deficits in the present city) • 

4.4:1.2 Consequently a programme was -deve
loped with the following ·strategy: (1) survey 
and acquisition of all bustee lands according to a 
phased programme over a ten-year period; (2) im
mediate 'implementation of a massive bustee im
provement programme 'in selected locations in 
Calcutta and Howrah (the other major .city within 
the Metropolitan District}-and covering not less 
than 500,000, or ·over 50 per cent of the total 
bustee ·population in these two cities, within the 
first 'five years: (3) the concentration of ·existing 
and future slum clearance projects in the central 
.city areas where the effects will be most bene-
1icial economically, and the gradual but ~ystematic 
preparation of clearance and redevelopment 
programmes for all bustee land eventually, though 
the whole purpose of this specific approach is to 
·recognise that ·this latter objective will take many 
decades for complete achievement. 

4A.1.3 The 'basic amenities to be provided in 
the 'bustee improvement programme are as 
follows: 

(i) A Water System to provide an adequate 
supply of clean and safe water for the 
daily needs .of -bustee residents. It is 
,proposed that .tubewells be used to 
provide water. The typical system 
.includes tubewell(s); pump house with 
,pumping machinery; cholorination; reser
voirs; the necessary distribution .system 
and other appurtenances. 

(ii) -Community Water Taps and Baths. ·one 
water tap for every 100 persons and two 
baths for every 100 persons are proposed. 
They will be located in such a way as to 
be convenient to the residents. The 
'designs are simple, to minimise mainte
nance. Privacy in the community baths 
is afforded. It is expected that the bath 
taps will be· used also for water supply, 
.and thus ·the effective water tap standard 

. ·will be ·one water point per 33 persons 
(or approximately 7 families). 

(iii) Sanitary· Sewerage System. Perhaps the 
greatest difficulty in most bustees is the 
lack of sanitary facilities. A sanitary 
sewerage system, including necessary 
sewers and appurtenances, is proposed. 

(iv) Sanitary Latrines at a standard-of four per 
100 people, will provide approximately 
one sanitary latrine for ~ach hut. Two or 
four: latrines will be placed in appropriate 
structures so located .that maximum acces
sibility will be afforded.. All service 
privies will be demolished. 

(v) Storm _Drainage System. Inadequate or 
non-eXIstent . ·storm drainage facilities 
presently -result in washout of structures 
flooding, and generally unsafe and un: 
sanitary con~itions, especially during the 
monsoon penods. These deficiencies will 
be _corrected by ·the ·proposed storm 
dramage system, which will include 
necessary inlets. 

(vi) Pav_ements will supplement the storm 
dramage system . and provide safe and 
cl~an paths where they do not presently 
eXISt 



(vii) 

(viii) 

Lightin(f in the- crowded, ~ is, es&CII!
tial tor the safety ~d. COIJ:Ven1ence of the 
resideotB Stmet lighting IS proposed at 
regular ~ and at crucial locations 
where walkways cross or tum. 
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Treatment of Tanks. Tanks are found~· 
almost aft' bustees and at present consti
tute health hazard in nearly all ~- It 
is proposed that they be treated m a 
variety of ways, the ~od sel~ 
depending upon the conditions prevailing 
in individual bustees. 
Wherever possible tanks will be preserved 
and made sanitary to eHminate whatever 
health hazards remain after sewerage has 
been provided and sanitary privies have 
been removed. They will also be improv
ed by planting and o~her me~s to refresh 
and enliven the physical envuonment and 
add to their attractiveness as ce~tres . of 
community activity. In bustees m which 
additional land is needed urgently for 
community facilities tanks will be . clean
ed and improved over part of therr area 
and the remaining areas will be filled to 
provide the necessary space. These two 
alternative methods are the ones to be 
preferred since they preserve the useful
ness of the tanks for bathing, retain them 
as cool retreats against the summer heat, 
and enhance their aesthetic value. As a 
third alternative, where it is essential 
for health purposes or to provide addi
tional buildable space, tanks will be com
pletely filled. 

4.4.1.4 The estimated per capita cost of these 
public works is Rs. 187. The total cost . of the 
physical improvement programme covenng the 
population of 537,000 in the period 1966-71 has 
been calculated at Rs. 10 crores. This is the cost 
of the physical improvements alone. Additional 
costs include amortisation for land acquisition; 
payments for the few huts that have to be demo
Jished or moved to execute engineering works; the 
cost of the full and vital management programme 
in acquired and improved bustees. These would 
bring the total cost to Rs. 14.7 crores-well within 
the range Gf in.aBcial feasibility given both the 
present availability of resources and also the im
portance and urgency of this. programme designed 
to bring rapid relief fOr widespread human misery 
in the bus.tees--and fundamental benefit to the 
community as a wbele. 

4.4.1.5 It is one thing to achieve the instaUation 
in bustees of the basic pbysi.cal amenities for a 
civilised urban existeace; it is another to enure that 
tile new facilities provided ve- properly used· and 
properly maintained by the bustee dweller. The 
success of this programme depends to an important 
extent on the response and cooperation of indivi
dual bustee dweller-and particularly on the leaders 
of voluntary societies and associations within 
bustees. 

A..4.1.6 It seems reasonable to hope that this 
massive programme of en~nmental improvement 
in the slums of Calcutta will form one step in a 
total and sustained effort to transform the attitudes 
of the bustee dweller and to modernise his present 
habits of domestic hygiene and refuse disposal. 
This larger achievement is pouible b\lt it requires 

vigorous leadembip ~d. se~sible organisation. It 
requires volun~ partiCipation as much as governmental ioiUative. To _achievt: this and . thus to 
produce a. climate in which envrronmental unprove
ments can be fully effective in raising living 
standards will be the purpose of a complementary 
social action programme in the improved bustees. 

4.4.1. 1 The objectives of this community deve
lopment programme can be summarised as follows: 
( l) to secure the willing consent, cooperation, and 
active participation of the bustee-dwellers them
selves in the implementation of the environmental 
improvement programme; (2) tC? achieve, t~r~~gh 
individual response and collective responsibility, 
the most effective use and maintenance of the 
physical improvements i~stalled;. ( 3) . to associate 
physical improvements With an mtensive effort of 
health education (including a campaign for mas: 
immunisation); ( 4) to organise and encourage 
through voluntary leadership a concerted effort 
toward community welfare and development within 
the improved bustees. A detailed organisation to 
achieve these objectives-based on the establish
ment of community centres with community 
councils of voluntary leaders and small professional 
team or trained specialists-is an essential ingre
dient of the full programme of bustee improve
ment now about to be implemented in Calcutta 
on a massive scale. 

4.4.2 The Programme for Temporary Housing 
Settlements 

4.4.2.1 The improvement of the living conditions 
in existing slums is however only part of the 
problem. The rapid increase of the urban popula
tion year by year-without a corresponding increase 
in the stock of pucca housing means that new 
slums are continually being created, and old slums 
are continually expanding wherever any vacant 
space exists along their borders. Within the next 
twenty years, according to population, projections 
prepared by CMPO, the total population of the 
Calcutta Metropolitan District will expand by about 
5 million persons. Unless action is taken now, 
probably well over a million of these will have 1!0 
housing alternative but the bustee shanty-town m 
conditions of extreme environmental squalor. New 
proliferating bustees throughout the Metropolitan 
District cannot be prevented by "land-use controls" 
and similar negative action. It is clear that ade
quate pucca housing for the lowest income group 
on a sufficient scale is beyond the resources of the 
community. But it is also clear that positive deve
lopment action can be taken to avoid or ;educe ~he 
worst evils of haphazard bustee growth_ m unsmta
ble locations with inadequate public utilities and 
facilities, and with consequent insanitary condi
tions on a scale massive enough to threaten the 
health and well-being of the whole community. 

4.4.2.2 To understand this problem it is neces
sary to re-emphasise ~o points which are bo~h 
obvious but commonly Ignored : first, bustees exist 
because they provide housing and ful:fil a need 
created by the tremendous housing s~ortage and 
rapid population growth of Metropolitan Calcutta 
(as indeed o1 all other Indian towns and cities) ; 
secondly thi" 'housing gap' will continue into the 
foreseeable future and thus new slums and bustees 
will continue to be created to meet the need of 
the lowest income groups. The essence of the 
argument is that bustees as forms of unorganised 
self-help housing, are inevitable. · 



4.4.2.3 The · oniy practical solution to this 
problem appears to lie not in a public housing 
programme (of whatever nature of house type and 
construction) but rather in a planned environment 
programme to provide the basis for tolerable living 
standards (whatever the nature of the house or 
hut). Fundamentally this means the development 
of temporary housing settlements,. with the occu
pants or government in practice building minimal 
shelter units on lands developed by Government, 
on a scale never before considered in India. 

\ 
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This second programme, unlike that described 
above, is very much in the early stages of discus
sion and elaboration in Calcutta. The approach ' 
suggested is an extension into· the field of future 
urban growth of the ideas developed above to deal 
with the existing· conditions. This fundamentally 
is a 'bustee prevention' programme rather than a 
'bustee improvement' prograJll!lle· 

· 4.4.2.4 Open-plot deveiopment is of course not 
, new in India or elsewhere. It has not been popu

lar or strikingly successful in any Indian city. 
The reasons for this are many : the idea in most 
cases has , been even · among its supporters only 
half-heartedly pursued with a kind of unconscious 

· refusal . to accept that this metho4 can play a 
major part in the development of the modem 
Indian city ; there is the familiar obsession with the 
individual plot, the individual house, the individual 
family-and with interminable · discussions on 
building materials; there is a tendency to relegate 
this open-plot development to 'cheap' lands in 

· remote locations · on· ·the · fringe of urban areas, 
,. ignoring the . urgent employment . considerations 
which dictate the housing location decisions for 
the lowest income groups for which the open-plot 

: . de~elopment is mainly being · UJ?-dertaken. 

4.4.2.5 · If uncontrolled bustees are to be prevent
ed, alternative settlement arrangements must be 

· made for prospective bustee-dwellers in or near the 
. places where they must live to survive, with housing 
types and rents they can afford, with an environ
ment that forms a desirable-in realistic and not 

f. idealistic terms · alternative to present bustee 
: living conditions. 

. The experimental 'temporary housing settlement' 
now. being examined by . CMPO is an attempt to 
meet this need.: Analyses based on sociological 
studies. of existing bustees, and on studies of 
engineering costs for environmental sanitation at 
the . level of that proposed in the bustee improve-

, ment programme, suggest that the most efficient 
size for such a settlement is aroUnd 6000 persons 
on 8 to 10 hectares (20 to 25 acres). Trial deve
lopment plans for urban settlements in varying 
locations are now in process of preparation. These 

~-

plans include provision for community facilities (an 
essential ingredient in the environmental approach) 
and for a management and community develop
ment organisation-at a relevant and reproducible 
scale on each site. 

4.4.2.6 The actual methods of housing construc
tion are a relatively minor problem : the existing 
bustee hut already represents a son of acceptable 
minimum. · Equally the present bustee organisation 
of ownership and tenancy, with entrepreneur hut
owners constructing large huts divided into many 
rooms for rent to tenants, can be utilised and 
developed as the essential techniques of financing 
(through private investment in the huts) and of· 
management. The role of Government can be 
limited with advantage to site selection for the 
settlements, land acquisition, land planning and 
land development with basic utilities, the provision 
of community facilities, and to an estate manage
ment and community development programme. 
Clearly there is a rich field for imaginative discus
sion here, and a great need for precise, detailed, 
realistic thinking. 

4.4.2. 7 If this type of 'settlement housing' with 
emphasis on the environment and ·on- the commu
nity rather than on the individual housing unit, 
is to be of any real significance in Calcutta's 
immense housing problem, · it must be undertaken 
on a scale that is realistic in relation to need. This 
means no less than providing shelter in this man
ner for something like a million people in the 
Metropolitan District within the next ten years. 
At an approximate scale for each settlement of 
6000-8000 persons, the requirement would thus be 
for about 150 such temoprary housing settlements. 
Experiments, both on the drawing board and on 
the ground, with the design and organisation and 
financing of the single settlement ·must be under
taken with full recognition of this scale of need. 
The fundamental decision must be to design and 
organise complete settlements-even of temporary 
housing the controlled self-help type-rather than 
to continue the present obsession with the design 
and financing of the individual structure. 

5. There is a very clear need to match planning 
and architectural ingenuity with an accurate 
appraisal of the way of life of the lowest income 
groups in India's urban areas. It is perhaps worth 
pointing out, since this point is so often ignored 
by planners, that many of the apparent problems
in construction, financing, social arrangements
have of necessity been already solved by the slum 
dwellers themselves, with their backs to the wall 
of harsh economic reality. New solutions must 
have a similar relevance if they are to produce a 
significant improvement in living conditions. 



Neighbourhood Planning and Its Relation to Housing*** 
By 

Prof. L. R. Vagalet 

1. CONCEPTUAL BACKGROUND 
1.1 Neighbourhood Planning has been generally 

accepted as a basis for the development and re
development . of residenti_al areas i!l towns an~ 
cities. The tdea underlymg the neighbourhood IS 
to conceive the city as composed of a number of 
sizeable units, each unit being a comprehensible 
entity by itself, which will allow a full ~owth of 
community spirit fostered by sustain~d net&hbourly 
social interactions and at the same time will func
tion as a single part of a greater whole. Used in 
the physical sense,_ a neighbou~hood u_nit is ~he 
minimum geographiC and plannmg umt, whtch 
contains the basic utilities, services and community 
facilities, required in common by the residents, 
and which provides a physical form suitable for the 
full development of individual life, family life and 
community life. 

1.2 Thouah the neighbourhood unit has its 
genesis as a"" ph~sical con~ept, it has soc~al impli~a
tions also and ts recogmsed as a social entity, 
which aims at social stability and social cohesion 
amongst the residents, by promoting their conscious 
participation in community activities and aiso by 
their sharing community facilities and other forms 
of urban infra-structures. It is said that the ideal 
neighbourhood unit is one which is "socially 
balanced" and in which positive encouragement is 
given to the elimination of racial, religious occu
pational, and economic segregation. The neigh
bourhood unit is a community which has a certain 
degree of social heterogeneity. However,· the com
mon use of schools, shopping facilities, health 
centres, parks and play grounds, community cen
tres and the like brings about some social cohesion 
among the residents. At the same time, it is 
planned in a manner to be dependent of the larger 
urban centre for its major shopping requirements, 
High Schools and other higher educational institu
tions, major cultural facilities and so forth. In 
brief, each neighbourhood unit will be, in terms 
of socio-economic differentials, a microcosm of 
the city as a whole. 

2. GENESIS OF THE NEIGHBOURHOOD IDEA 

The principle of neighbourhood planning was 
developed originally by Clarence Arthur Perry, for 
the "Regional Plan of New York and its Environs" 
and published in 1939 in his book "Housing for 
the Machine Age". Perry visualised a residential 
neighbourhod as a unit area, limited in size and 
population, with a distinct physical boundary so 
that it could be served by an elementary school. 
It should also have shops for day-to-day shopping, 
parks and open spaces, institutional sites and a cir
culation system (traffic and transportation network 
for the movement of people and goods) which 

does not perJ:?it through _traffic to enter the neigh
bourhood umt. The neighbourhood unit theory 
thus puts fo!Ward six basic principles : (a) size, 
(_OJ boundanes, (c) open spac"~c;, (d) institutional 
sr.es, (e) local shops and (f) internal road system. 

:S. 3IZE OF THE NEICHBOURHOOD UNIT 

3.1 The size of a neighbourhood Un.it is govern
ed by (a) the area required for all its land use 
components;. (b) the population required to sup
port the ne1ghbo~rhood services· and facilities • 
( c ~ accessibilit~ to such .facilities and (d) th~ 
existence of sUitable physical boundaries. The 
neighbourhood unit must be large enough to sup
port the necessary community facilities like the 
primary school, the neighbourhood shopping cen
tre, the health centre, the park etc., and at the 
same time not so large as to lose the advantages 
of a compact and integrated community life. The 
area of the neighbourhood unit may,' there
fore, range from 50 to 250 acres and may accom
modate a population of 2000 to 10,000 with a 
desirable optimum population size of 5000. 

3.2 When Perry developed his ideas about the 
~e~ghbourhood as an appropriate form . for urban 
hvmg and as an elementary building block for the 
expansion of urban areas, he seized upon the Ele
mentary School as the key element in neighbour
h~d planning. Perry J:l~d to consider how large 
this elementary commumty, the neighbourhood,. 
should be and the public school determined for 
him the appropriate size of a neighbourhood. The 
area and population which can be served efficiently 
a!ld. economically by an elementary school, which is 
Situated so as not to be farther than a quarter .. to 
half a mile from the farthest dwelling formed a 
reasonable basis for determining the size of a 
neighbourhood unit. 

3.3 Perry visualised that the neighbourhood unit 
must have well defined and functional boundaries 
formed by a major road or a railway or a canal 
or by distinct topographic barriers like hills and 
dales, streams, etc, to give an identity to the 
neighbourhood unit. 

4. COMMUNITY FACILITIES IN A NEIGH· 
BOURHOOD 

4.1 The basic urban facilities which cannot be 
provided to individual families have to be provided 
in the neighbourhood, so that it may be self-con
tained. The following facilities are usually 
provided:-

(a) Education: Nursery schools, elementary 
• schools, adult education facilities. 
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(b) 

(c) 

(d) 

(e) 

Shopping: Convenience shops, neighbour
hood shops, food and provision stores, 
miscellaneous services like laundries, 
bakeries, etc. 
Health: Health Centres, clinics, child wel
fare and family planning centres. 
Outdoor recrea~ion : Neighbourhood 
parks, play grounds, open spaces, swim
ming pools, etc. 
Social tl(ld cultural: Community centres, 
clubs, libraries, places of worship, enter-
tainment facilities, etc. 
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4.2 In addition, certain )llajor urban facilities 
should·' be provided for a group of neighbourhoods 
with a view. to establishing an inter-relationship 
between the various neighbourhood units within the 
overall framework of the structure and form of the 
city. The provisions usually. made to achieve !his 
object are schools for secondary educa!ton, 
special or infrequent shopping, large. hosp.It~ls, 
city-parks, large play grounds and stadia trammg 
and employment centres and the like which will 
serve more than one neighbourhood unit. · 

5·. CIRCULATION 'PA'ITERN. 
5_.1 The circulation pattern of: a. neighbourhood 

unit must be designed so as to fit into the overall 
road pattern of the city and the region. The 
neighbourhood road system should be such . that 
no road within. the neighbourhood can be used as a 
short-cut between two points outside it. More
over, the circulation system should give safe- and 
easy access. to residences, shops, schools, public 
buildings~. and recreational · facilities. The peace 
and quiet of the. neighbourhood must be preserved 
by avoiding traffic hazards, noise glare, fumes etc. 

5.2 The following widths are recommended {or 
different types of roads- in a neighbourhood unit. 

Type of Road . Minimum paved width 

Residential service streets 2trafficlanesor7·92m(26- ft.) 

Neighbourhood feeder 
streets. · 

Minor traffic roads 

Major traffic arteries 

3 traffic lanes or 10·97 m 
(36 ft.). 

4 traffic lanes or 13•41 m (44 
ft.) 

Width varies. 

5.3, The- mass-transit system of the city should 
be so planned that the buses, str~et cars, subur~an 
trains and the like run on the maJor traffic artenes, 
minor traffic roads and if necessary on feeder 
streets but never on the residential access streets, 
as otherwise the peace in t~e neighbourhood. will 
be disturbed. Special attention should be. paid to 
silence zones safety zones, etc. Culs-de-sac, loop 
streets and f~ot-paths should be provided liberally, 
-in preference to through st~eets. ~xpr~ss cycle 
tracks may be laid out to lmk residential areas 
with community facilities and to connect the 
neiohbourhood units with one· another so that the 
cyciists may be free from the hazards of vehicular 
traffic. 
6. OPPOSffiON TO. NEIGHBOURHOOD 

PLANNING 
6.1 The idea that a residential district should be 

planned as a physical and social entity and a ielf-

contained community with a definite boundary and 
certain essential components has generally been 
accepted in town planning practice. For the past 
few years, however, the validity of neighbourhood 
planning idea is being questioned by quite a few 
planners and sociologists. L. E. White in his book, 
"Community or Chaos?" published in 1950 states 
that the neighbourhood unit theory is "a consCious 
endeavour to recover much that was worthwhile 
in the old village tradition and translate into 
modem urban terms. . . . In contrast with one
class estate, there would be a wise mingling of 
people to produce a socially balanced community 
with diversity of occupations and income-levels". 
But sociologists have challenged this view and 
they believe that all the contemporary techniques 
of physical planning including neighbourhood 
planning are used, consciously or unconsciously, 
to reinforce- the 'natural urge' towards class or 
social segregation. Does this mean that the socially 
balanced and mixed neighbourhood will develop 
unnatural urges in its inhabitants ? 

6.2 Jevons and Madge in their research on 
neighbourhood and community concludes that if 
people with different attitudes, interests and values 
in life are mixed together, they will look around 
until they can move to a new place, where they 
will find 'their own kind'. Is the concePt of 
socially balanced neighbourhood then based on an 
erroneous analysis of the social structure of human 
society ? Is it better to look at neighbourhood 
unit planning from the sociological point of view 
rather than the ideological one ? 

6.3 Social scientis-ts believe that for children in 
the local primary school the neighbourhood unit 
has a- meaning. For housewives with young 

·children, who do not have their own care, mobility 
is limited and therefore the neighbourhood has a 
significance. For old people who cannot move 
about much, the neighbourhood has a meaning. 
For the common man who has a vehicle or who 
uses public transport, the neighbourhood does not 
have such significance. The city centre provides 
to him bigger shops, a wider range of entertain
ment and a meeting place for $pecial interest 
groups. Does this imply that the neighbourhood 
provides only a few amenities and that too for a 
few. categories of people only ? Can the Neigh
bourhood facilities and community activities face 
the challenge of the bigger and better ones of the 
city centre? Can we conclude that the neighbour
hood unit tends towards an idealised form of 
village life ? Some sociologists have gone to the 
extent of asserting that the neighbourhood idea is 
sentimental in concept, reactionary in effect and 
anti-urban in its approach. Can we take the adop
tion of and support to the neighbourhood plannino
as an instance of our society refusing to face up 
to the social structure of urban life ? It is not 
easy to answer these basic questions unless we have 
enough experience in neighbourhood planning and 
tested i1s efficiency in different cities and under 
different situations. 

6.4 No doubt, the avowed objective of neigh
bourhood planning as originally conceiv~d by 
Perry and other protagonists of neighb<'urhood 
theory have not, in practice been fully realised. 
Nevertheless, it is generally recognised that neioh
bourhood planning has, in a limited manner anl' in 
specified aspects, given sustained social satisfactions 
to the residents of the neighbourhood. 

6.5 Town and country planners also are gradu
ally beginning to doubt the desirability of planning 



287 

urban areas on the basis of neighbo.urhood con
cept. Onginally neighbourhood p1annmg was wel
comed as an improvement over the bye-law plan
nmg of hou~ing ~states. Hut it became very soon 
a ·cliche or a formula and an excuse for not 
tninking in concrete ~nd detailed ter~s as to what 
reaHy constitutes the liDportant function of a town. 
The neighbourhood una became the 'rag-bag', 
where tne Town .Planner can put all the soctal 
functions, it he cannot find any other place to 
put them. ln many cities neighbourhood centres 
have operated at the expense of the development 
of the town centre. It 1s feared that when the . 
ndghbourhood centres compete with the city centre, 
tnc people uo not develop a strong and abiding 
loyally tO the city as a whole but tend to de.velop 
local mterests and local loyalty. Another m1stake 
tnat has often been comm1tteu is the adoption of 
low neighbourhood densities and use of extensive 
areas ot land for residences, neighbourhood parks 
and shopping centres, community facilities and the 
llke. Consequently a neighbourhood unit, often_, 
lacks the pedestrian scale and is visually dull, 
drab and un-inspiring. 

6.6 Here is then a major dilemma for the Town 
Planner, whose routine decisions require some as
sumption as to the proper organisation of residen
tial areas in their structure and form. For the 
sake of convenience the planner has to conceive 
the city as comprising several self-contained units 
and at the same time, those planning units should 
not defeat the basic social, economic and physical 
objectives of town planning. Has the Town Plan-· 
ner succeeded in evolving such a planning unit ? . 

6.7 Much of the controversy that has been 
raised regarding the soundness and efficacy of 
the neighbourhood planning idea seems to be rather 
premature, as there has been little opportunity to 
experiment with neighbourhood units and Jess time 
to observe results and to draw definite conclusions. 
Nowhere, except perhaps in some of the new 
towns being built in the U.K. and the suburban 
residential communities in Sweden. has the neigh
bourhood planning principle been tried fully. It 
may be too early to debate the merits and demerits 
of the neighbourhood unit prinicple. A few .case
studies of neghbourhoods in British new towns 
have shown that (a) neighbourhood planning will 
succeed provided the planners use it carefully to 
further the democratic ideal of developing a hetero
ge~e~us and ?alanced community and to eliminate 
rehgwus, rac1al, occupational economic . and any 
ot;her form o.f segregation; (b) the neighbourhood 
will be functionally efficient and aesthetically satis
fying if it is designed properly so as to be compact 
dense and p~destrain in scale and (c) the school: 
the comm~mty centre and the neighbourhood park 
and shoppmg c~ntre are so located and designed 
as. to forge a hnk between the inhabitants of the 
neighbourhood through their common usage. 

7. NEIGHBOURHOOD PLANNING IN THE 
INDIAN CONTEXT 

7.1 In India .To"":n Planners took up the neigh
b~urhood pl.annmg 1dea f~vo_urably in the begin
nmg an~ tn~d to adopt It m the ·development of 
new resident~a.l areas and redevelopment of old 
t~wns ai?-d CI!Ie~. . However, they are also expres
smg their misgtvmgs-like their counterparts in 
Europe and N'!rth America-regarding the effi
cacy of the neighbourhood unit. ·Further, it is 

not certain whether the primary school can serve 
as the hub of the neighbourhood in the Indian 
context. Very few studies have been carried out 
in India to examine whether the existing neighbour
hoods have been. functioning· satisfactorily and 
whether the neighbo!lrhood planning principle 
requires any modifications. 

7.2 Most of the new industrial townships like 
Rourkela, Bhilai, Durgapur and Chittaranjan ·have 
been designed on the basis of neighbourhood 
planning principle. However, the mistakes that 
have occured in neighbourhood planning in the 
Western countries have not been .avoided in India. 
Allotment of dwelling units by the Government and 
other sponsoring authorities, on the basis of pay 
scale and official hierarchy has led to one-class, 
one-income neighbourhoods, .in which status-.barri
ers have been perpetuated. But some sociologists 
assert that in the Indian context even :.in those 
neighbourhood units which have been planned on 
the basis of economic or official stratification, there 
is a· likelihood. ~f some social heterogeneity existing, 
due to the religious, caste and ·language differentials 
which normally ·prevail within ·an economic class. 

7.3 Here is a virgin 'field of study which offers 
vast scope ·to ·social scinetists ·and town planners 
to conduct research and to ·enrich our knowledge 
of principles and practices of urban planriing. 
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Comprehensive Physical Planning
Its Role in Urban Development** 

By 
Allan B. Jacobs 

1. What is comprehensive physical planning ? 
The American IQstitute of Planners defines plan
ning as "the planning of .. unified development .. 
as expressed through the development of the com
prehensive arrangement of land uses and land occu
pancy and the regulation thereof". Another rl;efi
nition would be ''the allocation of those phystcal 
resources affecting man's urban environment". 
Still a third definition--one that is extremely 
simple-is "the design of cities, regions, or urban 

-areas". 

So much for definitions. What do they tell ~s 1 
We can gather from these definitions that physical 
planning is concerned. ~ith. unified development .or 
order. Physical plannmg IS. also concerned With 
the comprehensive arrangement of land a~d uses ~f 
it which is also related to order. The thrrd definl
ti~n-design of · cities-is meaningful only if we 
define the word ·design in its most broad · sense. 
Perhaps most important, planning involves the allo
cation of physical resources for m3?'s use and t~ 
meet man's needs. It is man and his ur~an phys!
cal environment that we are concerned wtth. Thts 
last statement implies that planning has purposes. 
Let us explore what these. purposes may be. 

2. On the one hand it could be said that · the 
purpose of physical plannin~ is simpl~ to produce 
comprehensive plans. In thts regard It may be 
noted that the resolution of the ·Government ~f 
West Bengal which set up the Calcutta Metropoli
tan area according to plan"~ But this does not 
purpose of that organization is "to secure an? 
promote the development of the Calcutta metropoli
tan area according to plan". But this does not 
teU us much. It is a little like saying that the 
purpose ot'living is to live. At a more meaD:ing~ul 
and perhaps basi~ leyel, the purpose or _objective 
of physical planmng IS to achteve somethmg that 
the community feels to be desirable or to correct 
something that the community feels to. be u~desira
ble. It is necessary for the commumty, wtth the 
planners help to define what the "something" is. 
It may be added that it is in the achieving .r~le 
that planning becomes broadest and m~st p~stuve 
in scope. Another purpose of plannmg ts to 
provide a basis and a guide for a public action that 
effects the city's future. If we are talking about 
physical planning then we would be talking about 
the physical future of a community. As such, 
the purpose of planning is to provide a guide for 
decisions in at least the following areas : 

Land uses, 
Housing, 
Tram;portation, 
Community facilities and services, 
Urban Renewal, and 
Capital budgeting · 

3. The resolution that created the Calcutta _Metro-
politan Organisation is fairly clear on this. 1t 

· states that a plan might include "a progr<l;ID and 
policy for the development of the area designed to 
secure a health safety or welfare of the inhabitants 
of the area, and recommendations concerning t?e 
tasks to be discharged by Government agencies 
within the planning area and -the financial resources 
required for these tasks in order to produce a 
satisfactory level of physical development and 
governmental services". It is to physical develop-
ment that the purpose of planning in the Calcutta 
Metropolitan District by the CMPO is directed. 
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4. Planning may also be described as a conti
nuing process. The near-impossibility of arriving 
at· a single plan that will be good for all times, or 
even for twenty years is fairly well recognized. 
Objectives change, unforseen events change terms 
of reference, people's needs and desires change, 
and so forth. The planning process may be viewed 
as a kind of step-by-step procedure within which 
planning programmes may fit on the road to the 
ultimate plan or plans for the community. The 
trick is to realize that the ultimate plan is a fleeting 
concept that is never really achieved because it is 
always changing. The planning process must take 
this into account. Very simply stated the planning 
process may be envisioned as one which involves 
seven steps. 

(i) Goal Formation 

This basically involves a statement or series of 
statements as to what the plan should be trying to 
achieve. Implied in such statements is some 
knowledge, however general, of the existing status 
and trends in the structure and a review of existing 
policies and objectives. This is the starting point. 
Before we do any other work, any research or 
draw any conclusions· we ask ourselves what it is · 
that we want to achieve. An example of a goal 
regarding communications for tb.e Calcutta Metro
politan District might be maximum ease of commu
nications between Calcutta, its surrounding region, 
the nation and major world capitals. 

(ii) Alternative Means or Policies 

This next ·step ·is simply a written or graphic 
statement of alternative ways of achieving the goals 
previously set for the future city or region. At 
this stage, we may not know which of alternative 
means are the ones we want to use. So these 
alternatives are often stated in the form of ques
tions. Examples of the kinds of alternative poli
cies to achieve the goal on communications might 
be: 

(a) Should maximum· emphasis be placed on 
highway developments to other areas of 
the region 1 

(b) Should maximum emphasis be placed on 
railroads? 



(e) Should emphasis be placed oa short and 
long distance air travel 7 

(d) Should a combination of the above means 
be used and if so to what extent 1 

(e) Should water transportation of goods to 
other areas in the region be considered ? 
and so on. 

Sometimes the choice of means will be obvious 
and easy. Often, previous commitments have been 
made which will have to be honoured. More often 
than not, however, research and analysis will be 
required in order for the comf!luni~ to. make t~e 
best choice of means to reach 1ts obJectives. Th1s 
leads us to the next step. 

(iii) Research and. MeMuriDg of Consequences 

This involves testing and measuring of the con
sequences of the alternative policies developed ~ 
step 2. This is where most of the research will 
be carried out. It may be added that it is at this 
stage that most planning bogs down. Considerable 
excellent research is often caried out with little or 
no reason in terms of basic policies to be deter
mined and without knowing whether or not or 
where the research fits in the overall planning 
process. The kinds of research questions that 
might be asked regarding the alternative policies on 
communication are : 

(a) What communication means exist now in 
the region and between the region and 
other areas ? 

(b) What are their characteristics and capa
cities? 

(c) What are the probable future transporta
tion needs? 

(d) What are the costs of various transport 
means? 

(e) What are the emerging technological 
means of transportation and iO on. 

{iv) Policy Declsious 

At this point we should know the consequences 
of the alternative policies posed earlier and should 
be able to recommend those which would best 
achieve the goals and which are most consistent 
with each other. The policies, I might add, are not 
adopted by the planner but are proposed by him 
to the responsible government official or body 
for his or their ultimate adoption or rejection. 

(v) Comprehensi...e Plan 
Based upon the policy decisions it should be 

possible to put together a comprehensive plan for 
the future overall development of the community 
over time. 

(vi) PlaD Eft'edaadoa 

At this stage programmes of action and methods 
of regulation, finance and administration are deve
loped and recommended to appropriat~ public 
agencies for action. 

(vii) Reappnisal 
Here we are bact full-circle in recognition of the 

continuing nature of planning. It is here that tlte 
process starts all over again, 
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All of.~ a~e ·may be summarised by saying 
that the process of planning involves : deciding 
what it is that the community wants· to achieve 
(go~.ls); stating and develop-ing alternative ways 
of achieving those goals (policies); determining the 
consequences of alternative policies (research and 
testing); recommending policy decisions; develop
ing the consequent plan; effecting the plan accord
ing ~o priorities se~ up in the earlier steps; and, 
contmual re-evaluation of goals and policies. 

5. So far so good ! but one might well ask how 
this kind of planning-:physical planning-is diffe
rent from any other kmd of planning. How is it 
basically different from economic or social plan
ning for instance ? I would submit that the diffe
rence is basically of degree, emphasis, orientation 
and product. It is necessary to QO back in time 
to explain more fully what I mean.-

.6. ~odern ~ity plam~ing, in its. early days, was 
pnmarily physical plannmg. Certamly the planning 
was geared to social and economic causative 
factor:s and goals. . But it ~·as primarily physical 
planmng. It was, If you will, the design of cities. 
I suspect that somehow this kind of comprehensive 
planning started with the Chicago World's Fair of 
the early 1900's and the Chica~Zo Master Plan 
which soon followed. We may ~note that it was 
the Fair and the pbn which followed that ushered 
the City Beautiful movement into existence. Plan
ning in those days W3.S dominated by architects and 
landscape architects. Indeed, the architectural 
profession even today is the well-spring of most 
members of the city planning fraternity. Later it 
became more and more realised that one could not 
plan realistically in a void ; that physical planning 
had social and economic implications and in turn 
that economic and social factors had maior physi: 
cal i~plications. So the physical planner broaden
ed his base of operations and started to investigate 
not only the implications of his plan on social and 
economic factors of the city but, as important, the 
implications, terms of reference if you will, of the 
latter upon his plan. By the time the middle and 
late 40's rolled around the phrase "Master Plan;' 
had been supplanted by "Comprehensive Plan". 
The planner was now interrelating as many factors 
as p~ssible. To be sure, the reason for this expend
ed VIe~ may have been that he was growing tired 
of seemg h1s work gather dust on library shelves 
and was trying to find economic and social justifica
tions for carrying out the picture that he had 
drawn. In any case he, was now being as inclusive 
as possible and was trying to take into considera
tion everything that might bear on his final plan. 
But be still perceived that the importance of all 
these non-physical factors was their impact on 
physical resources and their allocation. All of 
these factors were to take final form in three-dimen
sions on the land. The phrase comprehensive 
physical plan may not have been used but it was 
a physical plan nonetheless ; the three-dimensional 
plan that was and still is the ultimate goal. 

7. Comprehensive .physical planning is then 
concerned with unified physical development of 
urban land and its uses. It is concerned primarily 
with physical resources and how those resources 
might be used to meet man's needs. %en we 
talk about the planning purpose being to provide 
a guide for public actions that affect the city's 
future, we are talking primarily about the physical 
future of the community and it is primarily to 
physical ends that the process is directed. 
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8. This kind of planning would differ from eco
nomic or social planning in that the latter is con· 
cerned basically with economic and social deve
lopment and institutions. This is not to say that 
the physical planner is not or should not be inte. 
rested in economic or social factors or inputs. He 
is. But he is ·only to the extent that these factors · 
are inputs towards a final physical comprehensive 
plan. Physical planning, for instance, is concerned 
with the space needed for various kinds of schools 
and the location of that space and of that facility 
to best serve tliose for whom: it is intended. In 
this regard the planner is concerned with play 
habits. the distances that children can or should 
walk, optimum room sizes for efficient and produc· 
tive teaching and other basically social phenomena. 
The planner need not be concerned, except in' 
passing with teacher's. salaries or the appropriate
ness of curriculum in those schools. Important as 

· these may be they are not directly the physical 
planner's business and it is not his job to program 
or plan them. The final product of physical plan
ning is physical plans and programs, not econo
mic or social development programs, however. rela· 
ted these may be. One would hope that just as non.,; 
physical factors should be inputs to physical plans, 

. that physical factors would be considered in econo
mic, or social or administrative plans and programs. · 
To the extent they are, then · physical planners 
should be members of the team that· produce such 
non-physical plans. But in this latter case the 
physical planner should recognize the · secondary 
position in which he is operating. 

9. Comprehensive physical planning differs from 
overall comprehensive plaiming for communities in 
that it is but one important part of all that might 
~o into that endeavour. A major present difficulty 
IS that physical planning as it has become compre
hensive has also. tended to become planning per se 
without realising it. The result is often that plan
ning organizations which are supposed to be physi" 
cal planning oriented are trying to do economic 
and social planning and are often ill-equipped for 
the ·task. There is confusion in the minds of the 
elected officials as to what kind of planning is 
being done and this is especially true in a society 
where the word plannin£?: is so frequently used to 
mean something else. The physical planner who 
starts doing social planning, for whatever good 
reason, often finds himself on shaky ground and 
often does so at the expense of good relations 
with other governmental departments. If there is 
confusion in the· official's and politician's eyes then 
we can be sure that tlxere is confusion in the eyes 
of the public who mav very well expect something 
quite different from that which the physical plan• 
ner can produce. . It is imperative I think that we 
continually strive to understand the difference bet
ween various kinds of planning and that we try to 
make distinctions between them as well. 

• • • • 
. 

Actually the discussion so far on what plan· 
ning is, what its purposes are, the processes involv..; 
ed, and the differences between types of planning 
has gone a long way in defining its role in com
munity development. We have done this by impli
cations if not bv direction. Nonetheless. it is. 
meaningful to explore this matter ~ little mor~ 
~llly, 

10. First, the role of comprehensive physical 
planning will depend upon the area that is being 
planned. By and large physical planning is con
cerned with three types of areas : the municipality 
or metropolitan area; the large area within com
munities, such as a central business district or 
cultural area or major suburb; and, the urban 
renewal or development area which is usually 
fairly small in size. Within each of these three 
types of areas the role of physical planning will 
differ but the difference will tend to be of detail, 
precision, and urgency. Plans will be less detailed 
when prepared for the metropolitan district and 
more concerned with long range plans and 
programs than in redevelopment areas which, of 
necessity, must deal with immediate programs and 
more immediate consequences. In one sense the re
development plan is no more than one of the many 
tools required to help carry out the plan for the 
larger area of which it is a part. For this reason we 
will deal here with the role of physical planning 
as it relates to the long range planning at the 
municipal or metropolitan level. 

11. One major role, one that is often neglected, 
is to advise the community just where it is at 
any given point in time. What are the existin a 
physical patterns of development ? What are th; 
relationships between physical and non-physical 
elements of the city ? This may be termed a kind 
of stock-taking or inventory function, and is not 
as mundane as it may sound. An analysis of physi
cal characteristic can lead far beyond simple 
stock-taking. It is the role of the comprehensive 
physical planner in this regard to note trends in 
development and to give the probable physical 
econ<;>mic and social consequences of those trends: 
It might als<? be noted here that the existing land 
use pattern In an area represents a plan of sorts. 
Although that plan is more often implicit than the 
result of conscious and direct effort it does represent 
the goals of previous generations who have lived 
and may be living in the area. To a large extent 
the physical pattern that exists at any given time 
represents what people, past and present want their 
community to be within their cumulative limita
tions. A task of physical planning is to analyze 
this "current" or "past" plan and give its implica .. 
tion for the future. 

12. 0~ the more positive side it is. the role of 
the phystcal planner, to give a verbal and visual 
statemen! of physical growth directions for the 
commun!ty· TI:e plan should not only give the 
commumty a picture of what could be achieved 
but also alternative ways of getting there how 
much it will cost ·and the various tools or ~ethods 
that could be used. On the road to this plan for 
allocating the community's resources the planning 
process should also give the picture of the probable 
futu~e co!lseq!len~es of alternative policies. The 
physical 1mphcatrons of non-physical policies as 
well as the economic and social consequences of 
alternative physical plans are all part and parcel 
of comprehensive physical planning . 

13. One more point; the plan should be more 
than just realistic, . I! .must be visionary within the 
frame:vork of possibility.. It must be imaginative. 
Here IS where the art of planning takes over from 
!hat whi~h planners del?de themselves into thinking 
IS the science of planmng. Without that art that 
v!sion, that dream, the plan is nothing. Let me 
~IVe you som~ eJCamples, Wll?t are th~ gtj~s 9f 



the world that are generally accepted as beautiful 
or great? Paris, Rome, Madrid! They all have 
something more than a good economic or func
tional base. They have something that captured 
the imagination of the people and w~re thus not 
only carried out, but also embellished and 
preserved. In this regard we might compare the 
Chicago Plan of the early 1900's with that of more 
recent plans prepared for major cities. By . all 
counts the Chicago plan was less comprehensive, 
less soundly based on economic and social criteria, 
more costly than alternative plans might have 
been and much more difficult of achievement than 
has been the case with more recent and well-done 
comprehensive plans-for Philadelphia, London or 
Delhi for example. But the former plan had 
that ~ertain undefinable something; that much 
needed spark, that caught the imagination of prince 
and pauper alike. As a consequence, much of 
what was proposed in the Chicago Plan has been 
carried out and it still serves as a basic point of 
deperature for major efforts in that city. I some
how doubt that the Philadelphia Plan, with all its 
technological efficiency, will be as successful if we 
measure success in terms of ultimate effectuation. 

... ... * * 

ltl 

14. In conclusion let me say a few words about 
the role of comprehensive planning in a developing 
economy such as India's. I am not sure that 
standard' approaches are valid here. For one 
thing it seems that the unknowns for future plan
ning are, and will be, greater !han those found in 
the West. It is harder to proJect trends because 
there is such a small base to project from. Data 
from previous years, even when available, may 

mean less than is usually the case. FUrther, in a 
developing economy there are any number of 
factors that could change growth and its develop
ment relatively quickly. Developing countries will 
have to experiment in order to find the best and 
quickest means of reaching other ends and perhaps 
planning should be experimental as well. It follows 
to me that plans should take these factors into 
consideration, especially at the long-range commu
nity or metropolitan level. 

15. It would seem that greater flexibility is 
required in .Plans fo; communities in developing 
the economies than m plans for Western communi
ties. Perhaps we should forget the usual cate
gories of land use and talk of functions instead. 
This might mean thinking in terms of assembly of 
people rather than simply shopping areas and it 
might mean thinking about production areas instead 
of the old industrial land use categories. Lines of 
force and directions of growth may be more proper 
than specific land uses for specific areas or even 
specific transportation routes. Part of the answer 
may lie in thinking less about controls upon land
the planners old stand by-and more about those 
public inputs that are likely to have the greatest 
impact on growth even if we do not know exactly 
what form that growth will take. Certainly we 
should spend more time in exploring the techno
logical advances that can have real meaning in 
developing areas. 

Of this I can be sure: Burnham's plea, "make 
no little plans" is as appropriate here as it was in 
Chicago at the turn of the century. The problems 
are great but the potential is greater. It will take 
big plans to achieve that potential. 



Ar~hitecture ~nd IIuman Settiemen.ts for ,Today and 
· . . · · · Tomorrow*** · 

By 
Ajaya Bharadwajt 

-. 1. 'Architect~re' is considered an expression 
which reflects . the. society, its values, · skills and 
the technological progress of a particular period 
of time. It has, therefore, to be progressive and 
ever . changing if it is to be truthful in indicating 
the conditions of that time. 

If ·we are. to. consider; 'Man-· his community, 
human settlements. and architectural developments', 
of our times, it would be worth analysing clearly . 
the problems that, beset us before we can consi-
der the solutions. . · . ' 

·Never before in the history of the world has 
man faced problems which we have started to 
face and · which we would continue to battle 
against for the next 50 years at least, since we are 

.· at present· on the verge of ·a new concept of liv- , 
ing. · For a proper understanding 'and analysis of 
the present problems one needs to appreciate the 
major factors responsible for the. creation of . the 
present circumstances. · .. 

• I 

; · 2. in th~ analysis, the i:wo: major factors ·to be 
considered J are· the . Industrial Revolution and the 
population explosion.' Not far back_:_.in Ule 19th 
century-society, its needs, accent and values were 
very different from those which have developed 
over these years. The values of space, Time and 
ArchitectUre as also construction techniques were 
quite different. The Architect was building for 
purposes different from . what they are today and 
would be even more so tomorrow. He was then, 

· building for a different group of people; there 
was little pressure of time; the clients were afilu
ent and his creation was to achieve motives very 
different from those which is expected of him 
today. Palaces., Memorials, Museums, Monu
ments, Churches and other religious centres were 

·the major construction activity. Since, the society 
at that time demanded-and they had the means
the buildings reflected art, sculpture, and decora
tion ·as it was then understood.. There was a 
profusion of these in the buildings. Dwellings, 
except for the very rich, were never of much im
portance since only the afiluent, built Manors and 
palaces. t. ~~ , , 

3. The Industrial Revolution in Europe in the 
19th century and subsequently in the United States 
changed values of life, the entire social structure 
and living habits. There was a tremendous effort 
to produce more and more for a larger group of 
pec>ple. The changed economic structure had . its 
repurcussions on concepts, \_Vhich st~r~ed changmg 
rapidly. For mass production, mmrmum costs 
became the vital . need and this called for new 

thinking in the design processes. No longer did 
people demand the decoration and triminos which 
were in use before but the maxim of f~ctional
isn:i came in. A few did build in the old atyle 
an~ even today· this class though negligible is not 
extmct. As a result Industrial Design, Architec
·tur~ ~nd fine arts. ~11 underwent major changes. 
Bwldmgs were requued to be purely functional 
and the motto that 'form follows function' was 
considered a matrix for assessment. 

. 4. Mechanisation to.ok command. The produc
tiOn of any commodity or material was then 
considered primarily from the possibility of its 
repro®ctive qualities. The beginning of this 
century saw tremendous changes and automation 
came in, almost in every field of life. The con
cept of leisure as was then understood. was com
pletely changed. 'With rapid industrialisation the 
countries faced many problems and made sacrifices 
of their. physical p.eeds. In the process many va
lues w_hich w~re rmportant were given up and the 
countries gomg through rapid industrialisation 
suffered and are even to date suffering in many 
ways and are trying to remove these imbalances. 

5. With these changes, the general run of the 
people who were now becoming cognizable ele
ments of the society, started asserting themselves 
and the present concept of 'welfare of the maxi
mum number of people' slowly developed. The 
changes ~equired the architect and planner to play 
!i very diffe!ent ro~e from what he was performing 
m the earlier penod. He was reauired to plan 
and design for the needs of the largest number 
of people. Today the problem is not only to 
shelter large masses in a comfortable way and a 
happy environment but also to provide suitable 
community and recreation facilities to make their 
lives as livable and pleasant as possible. 

6. Industrialisation also brought in a marked 
change in urban centres. There was a tremen
dous movement of people from the country-side 
to th~ city and ind~strial bases. 'fhis shift of po
pulation from the VIllages to the mdustrial centres 
has been on the increase over the years. It neces
sitated the hurried construction of large campuses 
without any thought to design which created many 
problems later. 

7. In my opinion, although the nations which 
are industrially backward or the so called 'deve
loping nations' have handicaps in many fields, 
they have also a blessing in that it is possible for 
them today to gain from the experience of other 
nation~ and !O avoid the ills of rapid and hapha
zard mdustnal growth. Solutions to problems 
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wbich are mor• appropriate to ~. dimate. eo
ciety, economics and technology could also be 
evolved. It is not necessary for us to go through 
the same somewhat hazardous and injurious path 
but to ihort circuit and achieve development in 
shorter periods. It is, however, a pity that ·WI 
tend to go over the iallle path as the other deve
loped nations did and are not avoiding the pit
falls. 

8. While Industrial Revolution had been one 
major factor for the present change as mentioned 
earlier, the other major change has been the wpu
lation growth not only in our country but in the 
world as a whole. The population explosition is 
alarming; yet most of us have not paid much 
attention to the problem. Its impact, though it 
has started being felt already, will be itupendous 
in the years to come. 

In a summary of report on population growth, 
"Heinz, Von Foerster indicates .. It is in 65 years 
or within life span that the human conditions as 
we know it today are threatened with extinction. 
At the time of Christ it took the human popula
tion about 1,000 Years, at the turn of the first 
millinium about 500 years to increase to twice its 
size. At the turn of our century, we observe the 
world population to double as quickly as 62 years 
anJ in about 33 years from today we will see cities 
swollen to twice the present size, to accommodate 
this population which has multiplied by two in just 
one generation". The vast majority of this new 
population will cluster in model cities. 

In a recent book Charles Abrams, points out that 
the impact will be felt most in the cities of the 
less developed world-that is to say those cities 
least able to cope with it. He quotes alarming 
figures. In Africa the present urban population 
of 58 million people will grow to 294 million by 
the \ear 2,000. In Asia the present urban popu
lation will grow from 559 million to 3444 mil
lions over the same period of 35 years. 

9. Human population of the World and its pro
ductive capacity are reaching dimensions that defy 
human imagination. Today billions of people are 
demanding accommodations of various kinds mov
ing at far greater speeds over vast distances in 
no time at all and urbanising at an astonishing 
density. The sudden extension of quantities alone 
has produced disorientation, confusion, terror 
and anarchy. 

10. We are creating and will be facing other 
problems resulting out of our need for major 
construction activity. These, to name a few relate 
to vanishing of nature, vanishing of privacy, crea
tion of noise. etc. 

11. In the not too distant future man will have 
invaded every comer of the earth; when wilder
ness has vanished, even temP<>rary escape from 
the city will vanish. Man is in double jeopardy 
at the same time. He risks Iosin2 a few lin
gering sophisticated pleasures of the historic cities; 
he also risks loosing the ,comfort of the occasional 
direct contact with nature; for under the heels of 
the crowds and the constant movement of the 

, ~'heels, the natural beauty of .the wildemen atro-

phies as quickly, aa the miln made beauty of tbt 
ancient city. 

Contact with nature is hard to find out only 
beca~e ot m:-m's expanding presence but because 
of hi~ expanding control and transformation of na
ture ttself. . The courses _of rivers are being 
change~, thetr wat!!rs contamed in men made lakes, 
mo.untains are bemg mov~d and tunneled, land 
cl~ed from the sea. ram and snow and even 
c~at~s are .controll~d. The 'purely natural' is 
shrinking while the man made' is growing. 

. ~ 2. ~ivacy is most urgently needed and is most 
~nt.Ical .m the ~laces where we live. The dwelling 
Is the httle environment with which all the stresses 
and strains of the large world are intruding in 
one ~ay or another. To serve the best interest 
of pnvacy, t~o of these stresses in particular, 
!raffic and nOise must be treated as 'invaders'. It 
IS necessarJ: th~t. to develop the true advantages 
of co~mu~ty hvmg an entirely new anotomy of 
~rban1sm. IS n~eded,, thar proYides community liv
~ng, rangmg from tn~ most private to the most 
Intensely communal. 

13. Noise has been fvund to have 1ong-windeJ 
_and:- direct effects. It causes irritation which leads 
111 1ts turn to high sensitivity and low resilience. 
Family and business troubles begin leadino- to 
quarrels and psychological disorders. "So~d is 
~onsidered as the major source of ali this trouble 
and quiet surrounJings shall improve conditions 
from rest". Thus indicates Dr. Paul Volger. 

The Radio and the T.V. have transformed lives 
of mankind. Since the advent of phonographs 
and the telephone, the distant voices of the out
side world have been coming more and more in
sistently into the realms of the house. 

14. The dwelling, the \·antage point from which 
we used to look out upon the world before ven
turing into it has now become a stage for the 
venture itself. Transformed by electronics the 
dwellings is no longer a reft:.;e but an arena. 

15. During almost every hour of the day wak
ing or half waking contemporary man is the will
ing recepient of one message or another. At the 
push of a button everything it at our hand ex
cept t.'Ie capacity for concentration. Most dwell
ings of our civilisation in our time have lost clari
ty both in the internal a&id external organisation. 
The failures of external organisation are in the 
large measure due to our clinging to the 'country 
houses ideal' which is becoming impossible to 
attain. The close packed suburban house is an 
anomaly left over from time of spacious terrains. 
Existing pressures make it impossible for the 
house to stand really free. In the yester years 
the distances between the houses were effective 
insulation against noise, strangers and the spread 
of fire. Today the spaces around the suburban 
house is a myth. The houses of this pattern of su
burban villas in colonies and cities due to various 
pressures have almost become containers to house 
man. This is as true of new colonies at Delhi 
as of most other cities in the world. The open space 
of the villas has shrunk to such an extent that 
neighbours are breathing on each others , necks. 
The house is too near the neighbour acoustically 
and visuallv to make any seclusion possible. Paltry 
spaces between houses constitute a nuisance as 
well as a waste. 



.. 16. The abo'fe aspects enumerated so far are 
primarily our major problems and tremendou& 
ones at that. The present situation is on the whole 
very disappointing. 

17. Although the real advantage of mech~i
zation transportation and electronic commumca
tion could bring prosperity to un~~veloped co~
tries what has actually become VlSlble and audt
ble are the all too familiar symbols like loud 
speakers, cars~ gadgets and mechanical noise .. 
Mankind's newly found mobility, the independence 
given by the car, the insatiable hunger for broad
casts and manis of labour saving devices have all 
changed civilised lives more deeply than has so 
far been suspected. 

18. While failing to produce satisfactory new 
environments we are loosing the best. of the old. 
Powerful symbols and images uniq~e and irrep~r
able places, buildings,. many me~onals _and entrre 
historic cities man's most dynamtc motifs of hav
ing a commu'nal way of life are being totally des
troyed. Modern man seems unable to produce 
his modem equivalents. 

. 19. The ·two factors-those of industrialisation 
on a large scale throughout the world and the 
population growth are tremendous ~rob1ems. Un- • 
fortunately it would appear that neither the gene
ral public 'nor the professional ~eople and ~ore 
particularly our leaders are ccnsct<:?US of the gtgan-
tic problems being faced by mankind. · 

ZO~ In a recent publicati~? David J...ewis yoices 
concern over this problem- How are we gomg .to 
waken in time those in every country, and clly 
who are in control of necessary power? Waken 
them not only- to the crisis itself, but to the fact 
that no solution is possible wibout _deeply C?m-

. mitted and intelligently programmed ~ter-relatlon
ships of power, political and econormc on ~~ales 
far larger than anything we have seen so faa.- • 

. 21. While our· problems have changed,· so have 
our means of tackling them. It would appear 
that we are not thinking enoug~ usin~ !~leans suffi
ciently of developing new ones expe~Itlously .. We 
are still working on small scale with techniques 
which correspond to either small . needs of the 
past and are not using the techniques of today. 
Doxiadis a well known· contemporary G!eek plan
ner indicates that "the real problem lies not_ so 
much in the change of dimensions of the sub
ject as in humanities inability . to make proper 
use' of new forces to improve new problems. We 
now live in the area of the greatest gap ~et~~n 
the demand for proper solutions and the mabtlity 
to supply them and to the bes~ of our kno~Iedge, 
we must expect this gap to ·widen at least m the 
near future. · · 

22. At the moment. a certain conf!-lsion exists 
in contemporary architecture--a .certai_n pause-
even a kind of exhaustion. Fatigue Is normally 
accompanied by uncertainty of what to do and 
where to go~ 

23. A kind of play boy architecture is in 
vogue. An architecture treated as a play. boy 
treats life as such jumping from one ~nsahon to 
another and quickly getting bored With every-
thing. . . 

24. Tho heavy weight of mechanisation and aU 
that follows in its trail have entailed enormous 
complications that make it impossible to adopt 
a simple line of direction. 

25. Mter Europe had gone through a fair 
amount of industrialisation and in fact as early 
as in the late. twenties of this century, thinkers 
had started grouping for possible solutions. The 
International Congress for Modem Architecture 
formed in 1928 in its 1933 Meeting on human 
scale resolved that housing should be considered 
as the natural e1ement in all urban planning; that 

· the . planner should endeavour to provide the joy 
of the sky, that urban planning should fix the 
relations between the various places taking into 
account the rythm of the inhabitants activity. 

26. As early as 1930, Le-Corbusier one of the 
path leaders, started thinking of "High Rise" 
buildings built in such a v;ay as to decongest the 
cities. The decongestion at the centre of the 
city by increasing population density in high den· 
sity pockets in order to diminish internal distances 
was advocated to him. In his book written in 
1930, he propounds the needs for this and indi
cates that to create a business centre in a region 
or a country, to shorten internal distances and to 
~ave time, to restore the ground level of the city 
in its entirety, to arrange traffic of an kinds, it is 
necessary to create an entirely new relation bet
ween the new population density and the ground. 

27. However, the problem particularly for deve
loping countries like ours and those having some
what rigorous climatic conditions does not solve 
itself, only by the creaticn of High Rise build· 
ings. There is great need for analysis, study, 
research and the evolution of the most appmpriate 
and suitable designs for 11mlti-storeyed dwellings, 
in our growing towns, like Bombay, Calcutta on 
the coast, and Delhi in the heart of the country. 
These apartments if they have to be acceptable 
to the people and built to provide comfort and 
living conditions to which they have been accus
tomed for centuries-have to be planned for these 
conditions rather ~han by limporting design:S! .tof 
High Rise buildings which may be appropriate for 
other places. It is necessary that multi-storeyed 
living in Indian conditions and particularly for a 
climate like De1hi must provide spaces of activity 
for a multi-purpose which would be used for the 
major part of living. The present construction 
in our country in multi-storeyed buildings is, in 
my opinion, not sufficient to provide for our 
needs adequately. If our people have to live in 
multi-storeyed apartments particularly in places 
having hot and ·dry climate. it _is essential that a 
completely outdoor living form which has open 
to sky space is available in the form of terraces 
where sleeping, basking in the sun and even 
developing small gardens would be possible. 
These demands when enumerated appeared impos
sible within realms of the economic limits laid, 
but are not so when worked out in design deve-. 
lopment and use of modem construction systems. 
One must also bear in mind that a human being 
does not like to be Iabelised as ••one of the 
thousands" and is basically an individual. Even 
though, it may not be possible for our dwellings 
to have a personality or reflect the personality of 
the individual, it should also not mean that he 
feels anonymous just as a small cog in a large 
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machine. The object is not to overawe or dwarf 
man who is delicate and sensitive both to physical 
needs and mental environment. 

28. While I have at length indicated the prob
lems which beset us, the tools and machines at 
our disposal with the development of science and 
technology are in no way mean. Technology has 
made tremendous strides and it is possible today 
to build not only what was considered yesterday 
as impossible but build it expeditiously and econo
mically. 

29. The deve1opment of new structural systems 
like prestressing and use of plastic forms of ferro
concrete like hyperbolic parabollids, shell, conoids, 
folded plates have opened new vistas-It is possi
ble today to suspend the entire multi-storeyed 
building from its roof and to economically transfer 
the loads through the core. 

30. Mechanisation in building industry with its . 
resultant standardization of components and pre
fabrication make it possible today to ~uild high 
rise buildings within a matter of weeks. New 
techniques are being developed and research car
ried out fruitfully. 

31. New materials are being developed, a 
large number of which are bye-products of other 
industrial ventures. Plastics, Fiber-glass, Polyvinyl, 
Aluminium are comparatively new entrants in a 
big way in the building industry. The variety 
of materials being m~nufactured in advanced 
countries is so large that it is becoming well 
nigh impossible for a designer to keep track of 
then<. New requirements and demands are daily 
creating and developin6 new materials. It is, 
therefore, essential particularly for developing 
countries that the desi0Jlers and the users should 
keep an open mind for the introduction of new 
construction techniques and materials. Conserva
tism has been a curse of most developing nations 
including ours where the only hope lies in pro
gressive thinking and keeping an open mind on 
all aspects whether on designs, materia1s or cons
truction. No country and least of them, such as 
ours can afford to waste materials and spaces 
as we do. India has oae of the lowest per capita 
land values in intensive utilisation. No country 
today can afford to use and waste materials and 
structures as we do. There is need for re-orienta
tion in our thinking concepts. 

32. The last few decades have seen the possi
bilities of adoption oJ new structural systems and 
techniques through the works of Robert Maillart, 
Nervi, Torraja, Candella and a host of others who 
have blazed new paths. 

33. The mew architecture deve'lq'ping neW' 
demand concepts of structural design, materials, 
construction techniques, completely does away 
with our old and stereo-type system of building. 
Even walls as they were conceived are no longer 
v.:alls since they carry no loads and are only in the 
form of cladding and curtain material whose 
major function is to provide good insulation, pre
vent rain, give privacy and a pleasant environ
ment. The introduction of the outdoor with the 
indoor is now almost essential with the shrinking 
of built up spaces. The rooms as being built are 
becoming smaller and smaller ; there is, therefore, 
~ ~rowing need for bringing more of the exterior 

to be~me usu~ly a. part of the interior for psy-
chologtcal considerahons. . 

3~. In recent times, ~e construction of two 
Capitals has evoked co~Iderable international in
terest. These are Chandigarh which in our 
country do~s ~ot appear to have the same impact 
and appreciation as abroad. It has indicated a 
new concept of planned and controlled living I 
may mention ~at Chandigarh cannot be consider
ed as a so1ubon for the x;najor problems which 
we would be facmg but It did provide a new 
functi~nal Cap~tal. The other Capital which I 
have I.n my mmd and . which I feel would have 
!~lore nppact on the. evolution of new settlements 
1s Brasilia, the Capital of Brazil. The planners 
!here have adopted a different type of urban plan 
I~stead of the closed plan normally having the 
City centre and Government . centre being in the 
womb. The urban design by Lucio-Costa p1aced 
the Government centre or the ••plaza of Three 
Powers" at the tail of an Aeroplane like plan 
Even. though. there is no shortage of land at pre: 
~eD:t m .Br~ and. Par:ficularly in 'Brasilia' since 
~t Is . bmlt m the mtenor. the planners have kept 
m mmd the needs of man in new forms and have 
f~o~ the very outset built housing for an appre
Ciable number of people in high rise buildings 
The public buildings using modem technology 
and ~et a certain native touch have presented in
te~estmg and !1-~lVel forms which are more appro
pna~ to conditions of today and to the people of 
Brazil. 

35. While we have considered so far the prob
lems and the tools. I would also like to mention 
briefly !1 few attempts which have been made for 
the design of new human settlements These have 
to be taken in the form ·Of ex~riments and 
leade.rs which by . theiJ?selves may not be the ideal 
solutions but which mdicate the possibilities of 
new human settlements. · 

36. It is important to realise that urban deve
!opment of the kind which is remorselessly thread
In~ toge~er the . previous independent giant cities 
With a smgle Giant Megalopolis device the shear 
powers of the circulation system as the basic ele
ments in the new theme of urban structure. To
day . we are already seeing the creation of high 
d~nSio/ towers like the Marina city in Chicago 
With Its lower levels of shopping, concourse. restau
rants and Plazas, its middle -revel of parking and 
its residential and office towers rising into the 
sky above. 

. 37. New ideas of urban development are com
mg· from Japan. To diminish the ever groWing 
congestion within a city like Tokyo, proposals have 
been made to create new land by building out in 
the Bay. 

Kenzo Tango, an internationally known Japanese 
Architect, has carried out very interesting studies 
for the development of Tokyo. The vast increase 
in the speed range and volume of various forms 
of mobility together with increasing complexity 
and differential of social structures is in fact re
vof!kionary for it 1eads to a freer and more 
spontaneous city. Tango therefore defines his 
task, as to find a new urgent spatial order which 
will reflect the open organisation and increasing 
'pontaneous mobility of contemporary aocie1f, 



The design ·for the city of Skopeje by :Kenm 
Tango as a result of international competition is 
very interesting. Skopeje in Yugoslavia a few 

· years ago was razed to the ground by an earth
quake and the entire city is to be . re-built. . 

· 38. In conclusion without going into details of 
the very interesting and penetrating design studies, 
I would like to mention only two more. These 
are the work. done by the 'Metabolists' of Japan 
who underst~ human society as a living process 
and who·. propose an active 'Metab~1istic' deve~op- ·· 
ment of our society (change, mutation revolution, 
transformation in cycles), Kurokawa · of the Meta
bolists . has designed a construction in •he 
form of a multi-storeyed Hellecoidal Towers in 
screw rotation, with the towers ·connected at every 
10 storeys with each other. In this way an ade
quate net .work of horizontal and diagonal connec
tion guar_antees a three dimensional development of 
traffic with the towers. · . . .

1 
. • _ • . 

·'. 
' . j · •• · 

The other interesting work is the scheme for ex
pansion of Amsterdam, studies of which have 
been made by Bakema a very well known Dutch 
Architect where the idea is to reclaim land and 
build a new town on a shallow .lake. It envisages 
a multi-level, multi-speed transport system on a 
central location and with the creation of multi-

. level places of work and residence. around this 
artery. The housing development which is on the 
periphery of this development has hardly any 
problems of vehicular traffic and gives tremendous 
possibilities for play areas and view of the sur
rounding lake. 

The object of this short talk has been to stimu~ 
late interest and thinking so that it would be possi
ble for us to make conscious effort on working 
towards the evolution of new human settlements 
and the architecture required for it. 
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Manpolver Problems in Building and Housing 
Industries*** · 

By 
Shri B. N. Datart 

1. Construction accounts for a substantial por
tion of employment activity in the process of deve
lopment. Students of economic development who 
have studied this problem in historical perspective 
will recognise that in periods of low economic acti
vity, and therefore low levels of employment, con
struction is used as a stabilising factor. The 
•New Deal Programme' in the United States and 
the housing activity in some Scandinavian countries 
can be cited as instances on this point. Even in 
our own country there is evidence to show that 
some of our prize pieces of architecture were built 
to provide employment in difficult days. . 

2. Construction also played an important pan in 
relief measures which were undertaken during 
famines. With Independence the distress due to 
famines is a thing of the past. Activities like 
construction which were undertaken in days of 
famines are now getting a more positive look through 
programmes of rural works; construction activity 
has an emphasis during slack agricultural seasons. 

3. In order to make construction activity more 
meaningful and not to allow it only to remain as 
something in the nature of digging holes and filling 
them, it is important that technical skills have to 
be imported in this activity. This is important not 
only from the point of view of building of assets 
for the nation, but also for giving persons affected 
by distress a feeling that they earn something by 
participating in a desirable national activity and 
not live on doles or remuneration for work which 
is essentially useless in its content. 

. 4. ~anpower problems in building and housing 
mdustnes more or less come to the surface if build- · 
ing and housing activity is viewed in this manner. 
But since building and housing is only a part of 
the nation's total construction activity, the man
power problems of this industry cannot be consider
ed in isolation. These fall in two parts (a) deter
mi~g the n~ber who will be engaged in such 
act1v1ty both m terms of quality and quantity and 
(b) determining the conditions in which they have 
to work. 

5. In the first 15 years of planning, construction 
has . ~ccounted for roughly 20 to 25 per cent of 
additiOnal employment in the non-agricultural sec
tor. In the Fourth Plan also the· percentage is 
likely to be in this range. Of the employment 
generated in construction activity in the Second 
Plan. roughly a third belonged to building and 
housmg. In the current plan this percentage is 
expected to be in the neighbourhood of about 15 
to 1? per cent. In either case the percentages 
mentioned exclude construction of building activity 

of the factory type. This underlines the impor
tance of building and housing in relation to 
employment generation. 

6. Another significant link between problems of 
manpower and construction will be understOod if 
we realise that in India the. general problem of 
manpower was forced to the notice of planners 
because. of difficulties encountered in arranging 
altematlv~ empl~rment for personnel engaged in 
co~strucbon activity •. We saw the spectacle of 
tramed . and expenenced personnel suffering 
from redun~cy at one place and the shortage of 
such c.ategones at other centres of development. 
~o estimate the. effect of .such imbalances on plan
. nmg and to estimate realistically the needs of such 
p~rsonnel the Planning Commission set up the 
River . Valley Projects Technical Personnel 
Committee. 

. 7. As mentioned earlier, this committee found it 
. ~c~t to recommend steps for' augmenting . our 
tram1~g programme~ because it could· not have the 
full ptctu:e of req~ements of trained personnel in 
construction categones. We then moved on t:o
wards .the setting up of the Engineering Personnel 
. Committee to take an overall view of manpower 
problems' in construction activities. · , · · 

8. The two committees assessed the requirements 
of personnel ~erently. Jhe former undertook on 
~~ ~pot stud1es ~f personnel · requirements by 
VISiting selected nver valley projects, the latter 
depended on seeking detailed information from the 
Ministries at the Centre and the State Governments 
project authorities and private sector. Even so th~ 
two approaches could be considered as complemen
tary to e~c~ othe.r and in the process provided a 
more realistic estiiDates of manpower requirements 
of construction activity. 

9. When, we think in terms of construction as 
an activity for providing employment it is necessary 
to remember that construction employment is 
necessarily discontinuous in character. The dis
continuity arises from the fact that once the 
project is complete, employment on it except for 
maintenance of the project will come to an end 
and maintenance personnel form- only a fraction of 
the total construction employment. Therefore, in 
assessing both the requirements of technical per
sonnel and employment and generation in construc
tion activity this important aspect has to be kept 
in mind. 

10. At tl;rls stage we may introduce another 
factor which influences the use of manpower in · 
buliding and housing industry-the pace of mecha-

Chief (Labour & Employment). Planning Commission, New Delhi. 
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nisation. & ~entioned earlier · if construction is 
to be used as a stabilising factor for employment .. 
it is presumed that such construction should ~ve 
sufficient labour intensity. At the same time 
certain processes within construction require utili· 
sation of machines and once labour gets used to 
working with machines there ntay be difficult~es in 
going back to. olde_r me~~ds. Also th~re will.be 
certain operations m building construction which 
will need the use of machines to make the building 
relatively free ftom danger· for users. If one has 
to look into the future there will be at least in 
certain metropolitan areas, vertical expansion· · of 
building activity which will call for som,e ·element 
of machine utilisation. 

11. The inanpowet . problems of const:uction 
industry in so far as they relate · to. qualio/ and 
quantity of personnel should be ~tudied taking ~ 
these factors into account. Obv1ously there will 
he· different angles f~om which the pr'?blem. sh<?~d 
be viewed (a) technical personnel, thelt availability 
and optimum. use, (b) difficulties in such use .. 
(c) arrangements for facilitating mobility. of tecP.ID· 
cal personnel, (d) assessment_ of labour . reqwre-

. ments and supply problems connected Wlth these 
asvects, etc. 

12. As regards assessment, various studies ·· are , 
now av;illable-studies ~d. on building proj~ts, 
studies on the basis of ~xpenences of construchon 
engineer~.' studies of' the ~anning patterns . w~thin 
Governnient departments mcharge ~f buildings, 
work studies which have now been undertaken and 
which are contemplated to assess optimum require-
ments and so on. · · 

13. Talking of optimum utilisation, there can be 
two' aspects of it, (a) deployment, and · (b) ap
propriate utilisation. As to (a), one may refer to 
the ·machinery required for facilitating -~ransfer~ of · 
technical personnel-the work of the umts specially 
set ·up in the Directorate General of Employment 
& Training and State levels for this purpose. For 

. . ' ' 

such work to succeed it is important that the 
authorities in-charge of deployment should have a 
complete picture of possible construction pro
grammes. The level of construction activity is on 
the increase all round. Normally, therefore, it 
should not be difficult for seeking a solution of 
the problem by breaking it down region-wise. Such 
matching of regional supply with regional demand 
will remove a number of other difficulties which 
redeployment will bring in its wake. (b) involves 
detailed work studies. These are at present being 
undertaken in many activities where engineering 
personnel is required. · 

' · 14. But such deployment can be only in case of 
technically qualified persons at different levels. In 
. all this work the difficulty of translating the deploy
ment idea into suitable action programme at the 
lower level has to be taken into account. There
fore, regional estimates are ~portant in such cases 
for levels below a certain skill. 

15. Another set of manpower problems is con
nected with conditions of work for persons at 
lower levels of skills. Most of such work is 
done through contract labour but persons who are 
incharge of supervising the work of contractors, 
particularly their work for labour, have to be care
ful that the terms of contract are fairly observed. 
Cases where measurement of work can be main
pulated to the disadvantages of workers are not 
rare. It is such circumstances which create dis
satisfaction among workers and at times upset 
the programming of the project. The usual argu
ment that the penalty clauses in a contract are 
sufficient to make the contractor realise the impor-

. tance of keeping labour satisfied can go wrong. 

16. Along with this it is equally important to 
see that the living conditions provided by an em
ployer are adequate. No one expects that the cost 
of project should go up to accommodate for better 
housing of contractor's labour but even the en
forcement of the fair wage clauses in the contract 
may provide desirable relief to contract labour. 



Technical Manpower· and Its Planning*** 
By 

Jagat Pathit 

1 INTRODUCTION 
• 1.1 The role of technical manpower in the social 

and economic development of a country. cannot .be 
over-emphasised. A variety of techm<:~ ski!Js 
needs to be developed an~ . properly . utili~ed m 
order to transform a traditional society mto . a 
modern society. Even in the develope? countnes 
rapid economic growth and fast changmg techno
logy call for constant attentic;>n. to the deyelopment 
of newer and more sophistlca~ed skills. A~y 
nation which is committed to social and _eec;>nomic 
advancement should therefore, accord pnonty to 
development of technical manpower resources. 

For purposes of the present discussion, we s~all 
take technical manpower to cover the followmg · 
levels of skills : 

(a) Semi-skilled and skilled workers (including 
first line supervisors); 

(b) Technicians (diploma holders)-both 
supervisory and higher technicians; 

(c) Engineers and Technologists (graduates); 
(d) Research and Design Engineers (post 

graduates); 
(e) Technical and Industrial Managers. 

1.2 The time taken to train . an engineeriJ?-g 
graduate is about five years and ts even longer m 
the case of research and design engineers a!ld tech
nical and industrial managers. The lead times f~r 
diploma holders and craftsmen are of. course com
paratively less (2 to. ~ years~ ... It .Is, therefore, 
essential to create trammg faCilities m th~se fields 
well in advance in order to ensure sufficient sup
ply of such personnel at the time they are needed. 
This necessitates assessment of the likely demand 
for technical personnel five to ten y~~s ahe~~ .so 
that the establishment of adequate trammg facilities 
may be taken immediately in hand. 

1.3 The methodology adopted g~nerally consists 
of the following steps. Since the demand f<?r 
technical manpower depends on the economic 
activity in the forecast year esti~tes of manp~wer 
requirements are generally obtamed as a denved 
demand. To start with, forecast of economic 
activity in the forecast yea~ are made. This m~y 
be interms of the gross national product and tts 
distribution, or the quantum of investment or out
lay in the f~recast year or any other suitab!e 
economic vanable that sums up the total economic 
activity in the whole economy in the forecast year. 
These forecasts may be targets set down as socially 
desirable or econometric projections of the rele
vant variables. These targets can then be transla
ted into technical manpower requirements in a 
variety of ways. Some of the yardsticks that have 
been used in India are the investment-engineering 

personnel ratio, output-engineering personnel ratio, 
the ratio of engineering employment to total work
force etc. which have been developed on the basis 
of past relationships observed between engineering 
employment and the other variables. These obser-

, ved norms are either assumed to continue till 
the forecast . year-a case of technological deter
minism--or slight adjustments are' made to account 
for changes of technology-and consequently on 
levels of productivity. In the United States, the 
translat{ion of the target& of economic activity 
into manpower requirements is done through more 
refined methods (due to the· wealth of statistical 
data available), which take into account various 
factors, such as the likely pattern of economic . 
activity in the economy, the product-mix, changes 
in techno~ogy, etc, in the forecast year. 

1.4 The manpower requirements so o.Ptained are 
translated into enrolment levels by means of Ievel
wice utilisation patterns like ratios among levels of 
skills in employment (ratio of graduate to diploma 
holders), pass rates, etc. . 

1.5 As the preparation of estimates of require
~ents of . technical manpower is· a long term exer
Cise and 1s based on long term plans for economic 
and social development, the validity of the esti
mates in practice depends very much on the eco
nomy behaving as predicted. Further, unforeseen 
changes in technology may bring about changes in 
the norms used in estimation. Unexpected strains 
on the economy as a consequence of war or a 
serious drop in export earning may also affect the 
levels of development envisaged and therefore, the 
manpower requirements estin;l.ated. Such risks are 
inevitable in any planning process and the only 
thing that can be done is to keep the forecasts of 
technical manpower requirements constantly under · 
review with the aid of information on the perfor
mance of the economy that is fed back into the 
planning process and to take such action as may 
be called for to regulate supply and demand. · 

1.6 In order that planning for technical person
nel may be successful, it is necessary also to 
bestow attention upon certain related aspects· 
optimum utilisation of existing personnel should b~ 
ensured; the quality of the personnel should be 
constantly improved; the skill-equipment of 

1 
the 

personnel produced should be in consonance with 
the changing needs of industry. In other words·, 
the supply and demand should be ·matched not 
only in numbers but also in quality. And :finally, 
supply an~ demand should be balance_d .... not only 
at the national level but also at the regiOnal and· 
state levels so that regional imbalances do not 
arise. There is also need for research into man
power so tha.t techniques to deal with the various 
problems mentioned above are developed and more 
accurate techniques of forecasting are evolved. 

----------------------------------------------------------------------------------
tFormerly Joint Secretary, Ministry of Home Affairs, New Delhi. 
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1. 7 These activities would call for concerted 
action on the part of various agencies both within 
the Government and without. It is therefore, 
necessary to have an agency charg~d ~th ~e re.s
ponsibility to lay down an auth~ntattve :p~b.cy !Jl 
manpower matters and to coordmate activities m 
the field of manpower. Organisational arran~e- .. 
ments should precede manpower forecastmg 
activities. 

2. INDIAN EXPERIENCE 
\ 

2.1 Org~tional Arrangements 

·2.1~ 1 The · importance of technical manpower in 
development was realised in India soon after . the 
War. The Central Advisory Board of E:ducatlo?, 
in . their plan for post-war development . m Indta 
emphasised the need· for planning technical educa
tion on an all India basis if there was to be 
substantial industrial development in the post-war 
period and recommended that "to stimulate, co
ordinate and control the provision of the educa
tional facilities, whic~ such a development as well 
as ·existing industry will need, there mu_st be an ~ 

. India body in supreme charge"*. An All India 
Council of Technical Education consisting of 
representatives of all the main interests concerned 
with technical education was accordingly set up in 
Novemberf 1945- to advise the Government on 
matters relating to technical education. In_ 1_947, 
the. Scientific Manpower Committee was appomted 
to assess the requirements of scientific and techni
cal manpower· in the · ensuing decade. Seven 
years later, the . Ministry of Irrigation and Power 
appointed a committee to assess the technical 
man po~er requirements. for the· planning,. execution 
and mamtenance of . nver . valley. proJects and 

· flood control schemes in the next fifteen years. 

2. t'..2 As. would be seen, apart from the setting 
·up of the AICTE, an advisory body, planning for 
technical manpower until 1954 has been through 
ad hoc committees, and the need. for continuous 
manpower planning was felt towards the end of 
the First Plan period when it was realised that 
the progress of plan programmes was. being im
peded by an . acute shortage of trained personnel. 
The Engineering Personnel Committee set up by 
the Planning Commission in 1955 to assess the 
requirements of technical personnel ·for the imple
mentation of Second Five Year Plan programmes 
drew attention to the problem of coordination in 
the manpower field and emphasized the need for the 
setting up of a permanent machinery for focussing 
attention on manpower problems and for ensuring 
that a coordinated- and authoritative manpower 
policy was laid down. The ·Planning Commission 
also recommended the setting up of (a) an autho
, rity which would lay down policies in regard to 
effective utilisation of personnel and (b) a sujtable 
organization which . would execute these policies. 
A Directorate · of Manpower was accordingly set 
up in the Ministry of Home Affairs in November 
1956 to~ 

(i) formulate· in consultation. with the appro
priate Ministries and the Planning Com
mission the basic policies and program,mes 
in matters relating to manpower and 
employment. . 

. -

(li) secure implementation by the agen~ies 
concerned of the decisions of the Cabmet 
on manpower planning and organisation, 
both to meet the requirements of the 
immediate future and on a long-term 
basis. 

(iii) maintain liaison with the various 
Ministries at the Centre concerned with 
manpower problems, th:e Plan~ing. Com
mission and the Council of Scientific and 
Industrial Research and with the State 
Governments. 

2.1.3 The existing organizational arrangements 
·for manpower planning can be set down as f_ollows~ 
The Directorate of Manpower located . ~ the 
Ministry of Home Affairs and also funt;!)om?g. as 
the Manpower Division of the Planning CommissiOn 
is the central authority responsible ~or ~anpo:wer 
policy, and works in close. co~laboratlon ~Ith drffe
rent ministries and orgamsations especially. _the 
Directorate General of Employment and Trammg, 
the Council of Scientific and Industrial Research, 
Planning Commission, Ministry of Education, Insti
tute of Applied Manpower Research and the State 
Governments. The Directorate of Manpower 
is also repr~ented in the AICfE ~d is . closely 
associated with the NCTVft which advtses the 
Government in matters relating to training in voca
tional trades. Coordination in manpower matters 
the central organizations is effected-through an 
inter-departmental committee called the Steering 
Group on Manpower consisting of representatives 
of the Planning Commission, Ministry of . Home 
Affairs (Directorate of Manpower), t~e Insttt:ute. of 
Applied Manpower Research, Council of Sc1enti:fic 
and Industrial Research, University Grants Com
mission Ministry of Education, Department of 
Labour' and Employment (D.G.E.&T.), Ministry of 
Finance (Department of Coordination), Ministry 
of Defence (including Defence Production), 
Department of Industrial Dev~l?pment, Ministry of 
Irrigation and Power and ~mtstry of Pe~r<?le~m 
and Chemicals. Representatives of other rmmstnes 
and organizations can be invited to attend meetings 
of the Group as and when necessary. 

2.1.4 The organisational arrangements for man
power planning at the level of the States are, how
ever, in the process of !'eing evolved. The ~<?ordi
nation with the States IS at the moment facihtated 
through the State Manpower Officers. 

2.1.5 A good deal of research in manpower has 
been and is being carried on in gov~rnment ar,en
cies connected with manpower work like the Drrec
torate General 9f Employment and Training and 
the Plannhig Commission. The Government have 
also set up a semi-autonomous institution called !he 
Institute of Applied Manpower Research for d?mg 
research into manpower problems. The ~nstltute 
functions outside, but in . close touch With · the 
Government. 

2.2 Assessment of Technical Manpower Require
ments 

2.2.1 The creation of faciliti~s for technical 
education in the early stages of mdependence was 
based on the schemes drawn up. by the :AI~· 
The Scientific Manpower Committee ·appomted m 
194 7 carried out a fairly extensive survey of the 

*Govt. of India (Ministry of Education) Resolution dated the 30th November, 1945· 

tNational Gouncil f9r Tr~ining in Vocation~l rr~d~!). 



existing and projected activities ~f indu~try! C!ov
ernment departments,. and ~ducati~nal mstl~utt~ns 
and the facilities avallable m lnd1a for scientific 
and technical education and ~aining. _The Co~
mittee attempted to work out apprmumate ratios 
between production and personnel :md. made use of 

. manning tables from other countnes m respect of 
new industries which were ~xpected to develop 
within the next· 5-10 years. Smce most of the 
industrial concerns, as also Governmt:nt _de~art
ments and educational and . research _mstltutlons 
were unable to give a clear 1dea of thetr develop
ment plans and programm~ for the next five and 
ten year periods the Commtttee was . unable to 
present any detailed estimates. of reqmrements. -of 
personnel of different categones. The Com~mttee 
recommended a phased progra~e of expru;tslOn of 
facilities for scientific and techmcal_ education and 
training facilities in the next 4-5 years was based 
on the Committee's recommendations./ 
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2.2.2 In 1954, the Ministry of Irrigation ~d 
Power appointed a River Vall~y Projec~s Techmcal 
Personnel Committee to assess the reqmrements. of, 
among others, technical personn~l for the plan~mg, 
execution and maintenance of River Valley Projec.ts 
and Flood Control Schemes to be _pndertaken m 
the ensuing 15 years including those already unde_r 
execution. The Committee worked out expendi
ture-personnel ratios and with the help of these 
arrived at estimates of requirements. . 

2.2.3 Soon after, an Engineering Personnel 
Committee was appointed by th~ Planning Com
mission to estimate the probable requirements of 
engineers and technicians for implemen_ting the 
Second Five Year Plan (1956-61). This Com
mittee also worked out expenditure-personnel ratios 
for estimating the requirements of engineers for 
development programmes. ~ere this approa.ch 
was not applicable, production-personnel rahos 
were used. The private sector's requirements w~re 
based on the estimates by the Development W~g 
of the Ministry of Commerce and Industry while 
drawing up plans for expansion of industries. The 
Committee's investigations revealed that the out
turn from existing institutions would not be suffi· 
cient to meet the requirements. Urgent steps were 
taken to expand training facilities on the basis of 
the Committee's recommendations, though it was 
realised that it was too late to ensure an adequate 
supply of graduate engineers during the second 
plan period. 

2.2.4 During the period 1956-59 the Perspective 
Planning Division of the Planning Commission 
undertook a series of studies into the utilisation., 
in various sectors of activity, of scientific and 
technical personnel in different branches of specia
lisation. A study of the occupational pattern in 
manufacturing industries was also made. With 
the help of the results of the above studies an_d on 
the basis of certain assumptions regarding the rise 
in the level of investment/ output in different sec
tors of the economy during 1961-66 a tentative 
forecast of the requirements of engineers for this 
period was made. Further expansion of facilities 
for engineering education during the second plan 
period was sanctioned on the basis of this forecast 
for meeting the Third Plan requirements. 

2.2.5 The next attempt at estimation of require
ments of technical personnel was made in 1959 

when the Planning Commission appointed the 
Working Group on Technical Education and Voca
tional Training to estimate the probable require
ments of engineering and technical personnel (in
cluding Craftsmen) for implementing the third 
Five Year Plan and • to recommend targets for 
the provision of facilities in the Third Five Year 
Plan keeping in view the likely requirements for 
the next fifteen years. This group was also 
required to go into various matters relating . to 
technical manpower and technical education like 
utilisation, teachers, practical training in industrial 
undertakings, e'c. The Working Group collected 
extensive data on investment and manpower 
requirements from various ministries and · deve· 
loped investment-personnel ratios, for graduate 
engineers, technicians and craftmen. On the basis 
of these norms and an assumed level of invest
ment in the Fourth Plan the group gave a tenta
tive estimate of requirements for the Fourth Plan 
period. 

2.2.6 Manpower. Planning for the fourth and 
fifth five year plan periods (1966-76) was initiated· 
as early as 1964. As part of a general approach to 
planning adopted in the Planning Commission a 
Working Group on Employment and Training was 
appointed for the purpose. A sub-group of 
the Working Group on manpower was entrusted 
with task of preparation of estimates of require
ments of various categories of personnel. All the 
working groups appointed by the Planning Com
mission for working out proposals in the different 
sectors of the economy nominated a inembel\ of 
their groups to liaise with the sub-group on man
power. This facilitated the coordination ·that is 
essential for manpower planning. 

2.2.7 Estimates of engineering personnel require
ments ·were attempted by different agencies repre
sented in the sub-group on manpower, vjz.f ' 
Directorate of Manpower, Planning Commission 
and the Institute of Applied Manpower Research. 
The estimates were based on global and sectoral 
investment personnel ratios, and on assumptions 
involving relationships between the rates of growth · 
of the stock of engineering manpower and . the 
growth of engineering intensive sectors of the 
economy and prospective trends in patterns of 
utilisation of different levels of skills and changes 
in the ratio between graduate engineers and 
diploma holders in engineering. The various 
estimates were considered by the Sub-group on 
Manpower and the estimates of requirements for 
the Fourth Plan period were placed at 86,000 for 
graduates and 140,000 for diploma holders in 
engineering. 

2.2.8 For purposes of · expansion of training 
facilities in the fourth plan period estimates of 
requirements of the fifth plan were consiaered. As 
the size of the Fifth Plan and its sectoral distribu
tion were not available, exact estimates could not 
be made. Requirements were, however, estimated 
on the basis of broad assumptions regarding proba
ble rates of growth in the engineering . intensive 
sectors. On the basis of the assumption that 
(i) these sectors will grow at an average annual 
rate of 10.3% during the Fourth and subsequent 
plans (ii) there should be a corresponding propor
tionate increase in the stock of engineering gradu
ates and diploma holders with a suitable replace
ment allowance for attrition and (iii) by 1986 
the ratio of diploma holders to degree holders 



should be increased to approximately 3: 1 it was 
found that the requirements for the Fifth Plan 
would be met by the existing facilities at the 
d~gree level and by increasing the intake at the 
diploma level by about 18,000 seats during the 
Fourth Plan period. 

2.2.9 Towards the end of the Third Plan a 
high powered committee was also appointed to 
assess the requirements of technical manpower for 
the next ten years. The Committee endorsed the 
~timates mad~ earlier and suggestec! the · provi
ston of about 1,000 seats at the gradual level in 
specialised branches of engineering, to be created 

- towards the end of the Fourth Plan. The Com
mittee emphasised the need for diversion of faci
lities from the traditional branches of engineering 
to modem branches· of engineering and appointed 
study groups to go into the requirements of certain 
modem branches of engineering like Materials 
Science and Technology, Nuclear Power Genera
tion, Chemical Technology (especially Petro
Chemicals) , Electronics and Instrument Techno
logy including Automation. 

2.2.10 Recently a team from ·the London 
School of Economics prepared, in collaboration 
with the Planning Commission and the Indian 
Statistical Institute, estimates of requirements of 
engineeri!lg graduates and diploma holders up to 
1986 for the Education Commission. These esti
mates were obtained on the basis of rates of 
growth of sectoral outputs in the next twenty 
years .. 

2.2.11 Some attempts at assessment of require-
. ments have also been made in the case of parti
cular specialities. Towards the end of 1964 when 
a surplus of mining engineers developed the Joint 
Board on Mining Engineering Education and Train-
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. ing appointed a Group to go into the problem. 
The Group came to the conclusion that a percepti
ble change in the employment prospects of mining 
engineers possessing I or II Class Mine Managers' 
Certificate of competency and predicated a conti
nuing. under-employment among I Class Managers 
and some difficulty in securing employment for II 
Class Managers during the IV Plan. Apart from 
preparing estimates of requirements for the coal 
and metalliferous sectors on the basis of production. 
personnel norms the group suggested various 
measures. to relieve the un-employment, such as the 
development of research, statutory provision for 
appointment of qualified personnel as Safety 
Officers, enforcement of the Mineral Conservation 
and Development Rules along with the currently 
enforced Metalliferous Mines Regulations in the 
·metalliferous mines so as to improve estimates of 
both mineral resoUrces and mining engineers, possi
bilities of sending our mining engineers to newly 
developing countries to help their mineral develop
ment, etc. Recently the Joint Board reviewed the 
estimates of demand on the basis of the latest 
available information on the mineral development 
programme and came to the conclusion that a con
siderable surplus of mining engineers would develop 
unless admissions to mining engineering courses 
were severely curtailed. The Department of Mines 
and Metals have suggested to · the Ministry of 
Education a severe curtailment in admissions ·to 
Mining Engineering courses during the current and 
ensuing years. 

2.2.12 Towards the end of the third five year 
plan, when the construction phase of major public 
sector undertakings came to a close surpluses 
among engineering specialities engaged 'in construc
tion, particularly civil engineers have begun to 
develop. The Government have appointed a Com
mit~e.e to examine the long term supply and demand 
p~ttlon and emplo~ment prospects of civil en
gmeers. The Committee has representatives from 
the Ministries of Education, Industry and Trans
port, the Central Public Works Department, the 
Central Water & Power Commission, the Directo
rat~ General of Employment and Training, the 
Railway Board, the Council of Scientific and 

,Industrial Research, the Bureau of Public Enter
prises, the Military Engineering Service, the Insti
tute of Applied Manpower Research and the 
Institution of Engineers. The Committee will be 
submitting its report shortly. 

2.2.13 Since the Committee's work will be of 
interest to the present discussion, we shall go into 
the methodology adopted by the Committee for 
assessment of requirements. 

2.2.14 Three sub-committees of the Committee 
are e~am~ing yarious aspects of the problem. The 
first 1s gomg mto the long-term demand for civil 

· engineers in Government and Public Sector; . the 
second is examining the demand in private sector; 
an~ the third sub-committee is considering organi
zatlonal measures necessary to maximise contin
nuity of employment and for expeditious re-deploy
ment of retrenched engineers. 

2.2.15 The sub-committee No. I collected data 
on various aspects of civil engineering employment 
from Central and State agencies and the public 
sector undertakings. The establishments which 
have replied to the questionnaire have reported 
additional demand for the Fourth Plan. Correct
ing this demand for non-response, the sub-com
mittee have placed the additional demand at about 
43,165 engineers made up of about 15,850 gradu
ates and 27,315 diploma holders. 

2.2.16 The sub-committee have also estimated 
the demand on a global basis : Civil engineering 
employment in public sector construction was 6.3% 
of the total employment in public sector construc
tion in 1961. This ratio was 7.0% in 1966 which 
meant an annual rate of growth of 2.2% for the 
ratio. Assuming this rate of growth to continue 
in the Fourth Plan the civil engineering employ
ment in construction in 1971 was arrived at. 
Adding to· this replacement requirements at 2% per 
annum the gross addition in 'construction' was 
obtained. F.rom the gross addition in construction 
in public sector the total civil engineering demand 
in public sector was obtained on the basis of the 
industrywise distribution of the stock of civil en
gineering graduates and diploma holders on 
1-4-1966 as revealed by the dafii collected by the 
committee. The estimate arrived at was 45,406. 

2.2.17. Another approach adopted was to relate 
the requirements to outlays on construction during 
the fourth plan period. Noting that this approach 
has a number of limitations like lack of sufficient 
data on actual investment in construction, civil 
engineers released from construction projects on 
completion, assumptions that outlay figures are in 



constant prices, etc., the committee worked out 
that to every crore of rupees of investment in 
construction 7 civil engineers were added to the 
stock durino the Third Plan period. Assuming 
the same reiationship between construction invest
ment and civil engineering employment, the com
mittee applied this 

0 

ratioo to an outlay of Rs. 7_200 
crores in constructiOn m the IV Plan and arnved 
at an additional reql!irement of 5~,400 civil 

0 
en

gineer-year. Deductmg from this the hkely 
number of civil engineers who will be released on 
completion of Third Plan projects, viz., about 
19 000 and adding replacement needs the com* 
mittee put the gross additional demand at 41,000 
civil engineers. 

The estimates of requirements thus varied bet
ween 41,000 and 45,000. 
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2.2.18 Noting that the outlay in the first t:wo 
annual plans and, consequently f?r construction 
activities have been less than envisaged the com
mittee h~ve reduced the estimates of requirements 
in public sector to 40,000 made up of 14,000 
graduates and 26,000 diploma holders. 

The estimates of demand for the IV Plan worked 
out by the Committee meant an ~nnual rate of 
increase of 7.2-8.0% per annum m the stock of 
civil engineers in the public sector during 1966 to 
1971. Assuming that the rate of growth of stock 
will be 8% per annum in the fifth plan the com
mittee has arrived at an estimate of demand of 
56,900 civil engineers made up of 20,000 graduates 
and 36,900 diploma holders. 

The sub-committee III which went into the 
private sector requirements have worked out esti
mates of man-years required for a given quantum 
of construction work. One of the important findings 
of this sub-committee was the very small number 
of graduate engineers employed in private sector 
construction work. 

2.2.19 Craftsmen-Since the Craftsmen courses 
are of much shorter duration there is less need for 
long term projections of demand for them as 
changes in the supply of craftsmen can. be effected 
at short notice. Further the supply of Craftsmen 
is not wholly from institutions. Many craftsmen 
learn their trade on the job and to many others 
some craft or the other is a traditional family 
occupation. Institutional out turn, though intended 
to meet such shortages as there may be is probably 
more important as a pace-setter in the develop
ment of greater competence and greater conscious
ness of modern trends among craftsmen and 
operatives. 

Norms for estimation of craftsmen requirements 
are necessary even though long-term estimates of 
requirements are not necessary to create training 
facilities. The Working Group on Technical 
Education and Vocational Training developed on 
the basis of data collected by them investment
craftsmen ratios. The sub-group on Building 
Materials and Manpower of the Working Group 
on Housing and Urban and Rural Planning for 
IV Plan developed norms of manpower require
ments (man-days required for a work costing 
1 Iakh including water supply, sanitary and electri
cal installations) for the implementation of housing 

programmes on the basis of analysis of actuals 
of a few construction projects of the Central Pfub
lic Works Department undertaken in Delhi. he 
group presented estimates of requirements for 
skilled manpower, such as Masons, Carpenters, 
Blacksmiths, Fitters, Wiremen, Painters, White
washers, etc. and for unskilled manpower for . the 
fourth and fifth year plan periods but these corres
pond to the developmental programmes as envisa
ged in 1964. The report predicted a shortage of 
skilled building construction labour like masons, 
carpenters and plumbers and suggested· establish
ment of vocational training schools M an adjunct 
to the educational institutions in smaller towns and 
rural areas and adoption of prefabrication ° techni
ques of construction where the element of require
ment of skilled labour would be reduced. 

2.2.20 Research Engineers, Industrial and Techni
cal Managers-Requirements of post-graduate 
negineers were considerel ·by the Working Group 
on Technical Eeducation and Research. Since, how- 0 

ever, the requirements of post-graduates on per .. 
sonnel wtih research qualifications were not sepa
rately indicated by most agencies from which data 
were collected. In respect of such requirements 
as had been indicated by some ministries the 
Working Group felt that these could be met during 
the third as well as the fourth Plan in fields where 
need would be felt by making necessary provisions 
in the existing institutions. 

2.2.21 A Committee appointed in 1960 went 
into the requirements, inter alia of technical mana
gers in the third and fourth five year plans. On 
the basis of the data collected from various orga
nisations the Committee worked out norms (ratios 
of technical managers to total employment) for 
groups of industries and . estimated requirements 
for the third and fourth five year plans. This is 
a field in which sources of demand, levels of 
responsibilities and -the training preparation to fill 
such positions, as also the institutional arrangements 
for the same are still to be clearly defined . and 
concepts developed. Since, further, management 
ability is currently developed on the job, develop
ment of techniques for assessment of demand in 
this field will have to await solution of concep-
tual problems involved. , . 

2.3 . Manpower Utilisation Mobilisation and Deve-
lopment 

0 

• 

2.3.1 Though improved utilisation. of available 
manpower is the most important of short-term 
measures to tackle shortage of trained manpower, 
it is important even in the long run in view of the 
scarcity of national talent, facilities for training and 
the high costs involved. 

2.3.2 A National Register was set up in 1948 in 
the Council of Scientific and Industrial Research 
to collect and analyse information on the utilisa
tion of trained manpower. 0 Since 1~57 an Indians 
Abroad Section of the Register has been started 
for maintaining particulars of. persons working or 
studying abroad. 

2.3.3 A problem that is receivmg widespread 
attention is the "Brain drain"-the problem of 
outflow of highly qualified manpower from under
developed countries where they. are badly needed 
for development, to the advanced countries. Man
power Planning should surely concern itself with 
this segment of skilled manpower. Starting with 



the setting up of the .'Indians Abroad' Section of 
the National Register, Government have set in 
motion various measures to facilitate voluntary 
repatriation of Indian high level manpower abroad. 

2.3.4 Firstly," procedures for recruitment of 
Indians abroad were streamlined so as to facilitate 
utilisation of Indian scientists and technologists 
abroad. The Union Public Service Commission 
has agreed to treat as "personal contact candidates" 
all persons registered in the Indians Abroad Sec
tion· of the Natio\)al Register who appear prima 
facia to be qualified for posts for which selections 
are made by' the Commission and to interview them 
abroad, whenever it is found feasible or necessary 
to do so. Some of the State Public Service Com
missions have als~ agreed to do so. 

· 2.3.5 A Scientists' Pool, established in 1958 
provides- temporary. salaried assignments to well 
qualified Indian scientists, technologists, engineers 
and medical personnel until they are absorbed in 
regular employment. Though intended mainly for 
personnel with foreign qualifications working or 
studring abroad, persons with outstanding Indian 
qualifications are also appointed to the Pool. All 
persons. eQ!olled in the "Indians Abroad" section of 
the National Register are considered for selection 
to the Pool as also persons whose names are 
brought to the notice of the Special Recruitment 
Board by ·the Indian Missions abroad, the Directo
rate of Manpower or the Council of Scientific and 
Industrial Research. Though there is a ceiling on 
the strength of the Pool, no competent person is 
kept out of the Pool because of a ceiling on its 
strength .. · 
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2.3.6 Persons· selected to the Pool are seconded 
to Universities, National Laboratories, Govt. Under
takings, Scientific and Technical Institutions and 
other ·establishments including private sector depen
ding upon their preferences· and their experience 
and qualifications. Contingent grants are also given 
where necessary so as to enable the Pool Officers 
to continue to do research in their field of 
spec~alisation. 

2.3. 7 Since the time the first selection was made 
in May 1959 till the end of 1966, a.bout 11,000 
persons have been considered for selection and 
4856 selected. Of these 2104 joined, 1,415 _left 
the Pool on securing employment within India, 
90 went abroad again and the services of 63 were 
terminated. The median stays in the Pool of 
engineers and technologists who left Pool on 
securing employment within the country were 9.02 
and 8.65 months respectively compared to 10.72 
months for all such Pool Officers. 

2.3.8 The Government have also decided that 
all approved scientific institutions and public under
takings should be authorised to create a certain 
number of supernumerary--posts to which appoint
ments can be made from among the Pool Officers 
and from among scientists working or studying 
abroad whenever such candidates are available. 
Research units should also, if necessary be esta
blished to utilise the scientists' skill. These posts 
are kept outside the purview of the Union Public 
Service Commission for a period of two years in 
the course of which persons appointed to such 
posts are to be considered for · absorption in a 

regular post to be filled in consultation with the 
Commission. 

2.3.9 Recently, an interministerial group consist
ing of representatives of organisations concerned 
with scientific and technical manpower and the 
issue of permits for travel abroad has been set up 
to ascertain whether some- reasonably accurate 
estimates of the dimensions of the brain drain 
could be worked out. 

2.3.10 The matching of supply and demand at 
regional and provincial levels in addition to achiev
ing a national balance has also to be tackled if man
power ·planning should be successful. Since it is 
neither desirable nor possible to make every region. 
self-sufficient in technical manpower resources, 
steps have to be taken to ensure inter regional 
mobility of technical manpower so that regional 
imbalances do not develop. A related and more 
urgent problem is to ensure supply of technica.T 
manpower to remote and backward areas. Some
what similar is the distribution of technical person· 
nel among various sectors of activity. Though this 
distribution is largely dependent upon market 
forces, Government does take some steps to attract 
personnel to the public sector to man essential 
services and projects in peace time and in an emer
gency, to facilitate the defence effort. These form 
a mixture of incentives and a small measure of 
compulsion, thus striking a mean between indivi
dual liberty and public welfare. 

2.3.11 As mentioned earlier, another important 
aspect of technical manpower planning is to shape 
the skill equipment of personnel to the needs of 
society and industry in particular. Of late, there 
has ~en ~ gr~wing concern of there being an in
creasmg dispanty between the kind of engineering 
manpower that the industry requires and that 
produced. by the educ~tional system. The need in 
mdustry Is. for two k~ds of workers-supervisory 
and operatiOnal. While the advanced engineering 
knowledge of the graduate engineer can be consi
dered to be satisfactory for supervisory .functions 
~ thougJ;l even here his acquaintance with modem 
mdustnal proces~es needs to be considerably im
proved~, the kmd O! operational ability expected 
of a dwiom~ holder IS not likely to be developed 
by makmg him go through a less advanced version 
~f ~e . grad~ate course. The practice in similar 
mst1tut10ns m advance~ industrial countries appears 
to be to d~velop a high degree of competence in 
an approp~ately J?.arrow operational field. The 
relatively_ high ~ati_o of engineers to diploma holders 
( 1 :_1.4) m India IS a symptom of a situation in 
which . the grad~~te engineer does not monopolize 
s1;1pervisory positions nor is the utilisation of the 
dip~o~a holder confin~d purely to operational fields. 
If It rs tru~ that a diploma holder after acquiring 
s?me exper;enc~ an~/ or an appropriate profes
sH;>nal qualification I~ mor': or less interchangeable 
With a grad~ate engmeer, It means, in effect that 
we ar': meetmg the needs of industry only at the 
supe!visory _lev~l and that operational manpower 
~f hrgh quality Is not being produced by the educa
tional ~ystem. As. the number of positions in 
supervisory le~els Is bound to be limited and, as 
the less ~xpenenced graduate engineers may often 
have to yield pl.ace to the more experienced diploma 
holder, a certam amount of under-utilisation of 
the graduate engineer results. The authorities are 



seized of this problem a!ld are takin~ steps to 
settle the lines along whtch polytechmc education 
should be reorganized. 

3. CONCLUSION 

3 .l Over the years a large quanti~tive base for 
technical education has been created m the country. 
At the end of the Third Five Year Plan, the intake 
capacity in courses on engineering and technology 
stood at 24.700 seats in degree courses, 49,900 in 
diploma courses and 11~.?70 in c~smen ~ourses 
in the Industrial Trammg Institutes. By about 
the end of the last plan period (1966 March) an 
overall numerical parity between supply and 
demand of technical personnel had been achieved 
thouoh this balance has been seriously affected 
duri;g the last two years by the decline in the rate 
of growth of the economy. 
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3.2 Aside from the present quantitative im
balance between supply and demand of technical 
personnel which is expected to disappear once the 
economv picks up in the coming years, there is the 
more important task of improving the quality of 
engineers. The latter problem will receive _greater 
auention in the coming years. So will the 
development research and design personnel in en
gineering and technology. This probl~m has to be 
dealt with urgently since, even if the necessary 
foreign exchange were forthcoming, it is doubtful 
whether such high-level talent can be imported 
from abroad on the scale required and for a long 
enough period. The race for rapid economic 
growth would make it difficult for advanced 
countries to spare such manpower. It will there
fore, be necessary to develop such skills 
indigenously. 

3.3 The speciality-mix of the supply has to keep 
pace with the speciality-mix of the demand. This 
can be seen in the case of Housing industry itself. 
Adoption of prefabrication techniques, improve
ments in construction techniques, use of new and 
sophisticated building materials would call for the 
development of a wide variety of skills. Again, 
programmes of large scale housing programmes 

would need the services of Architects and Town 
Planners in larger numbers. As already mentioned 
steps would be t~ken to develop facili!ies for train
ing in new and highly specialised fields like Nuclear 
Power Generation. etc. after the assessment of 
demand in these fields is completed. 

3.4 The demand forecast methodology has to be 
improved, and the information base, \\;bose inade
quacy has come. in the ~·ay of using more sophisti
cated methods m use m advanced countries has 
also to be strengthened. The Institute of Applied 
Manpower Research has been examining the effi
ciency of the different norms and approaches
global or sectoral-for forecasting demand. Esti
mates of demand made in India so far have been 
obtained on the basis of relationships between 
engineering employment and one of the factors like 
investment or output or workforce whether at the 
global level or at the sectoral level. An attempt 
to obtain demand estimates on the basis of a single 
relationship between engineers. investment. work
force and output is underway in the Institute. 

3.5 Apart from regular collection of information 
needed for manpower planning purposes. it is also 
necessary to create manpower awareness at all 
levels. The perception of manpower needs is 
usually possible only at the operational levels. It 
is onlv if such need. where valid. gets communicat
ed to' levels at which remedial action is possible, 
that the information-link in the manpower organi
sation can be considered satisfactory. There should 
also be a regular and quick feedback of information 
on the achievement or shortfalls in physical tar
gets from the different sectors of the economy to 
authorities concerned with planning of technical 
manpower. It is probably correct to say that 
manpower awareness of this kind is generally not 
to be found at the level of the firm/department 
and where such an awareness exists the vital move
ment of information upwards does not take place. 
In regard to other inputs like finance, raw materials 
or power, there is of course far greater alertness. 
Perhaps a periodical review of some kind from 
the manpower side may help in manpower aware
ness getting built into the planning process. 
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1. BASIC DEFI~TfiONS 
1.1 Construction is an industrial. activity which 

has been defined in the International Standard In
dustrial Classification. It includes construction and 
maintenance of a· large list of items (e.g. buildings, 
houses, roads, railways,_ bridges,· telegraph and tele
phone lines, dams, canals, tanks, tubewells, wells 
etc), provided there are certain establishments for 
which this is· the main activity. It is to be noted 
that the construction industry does not include 
construction, repair and demolition work under
taken as an ancillary activity by the staff and for 
the use of . an enterprise classified in any other 
division of the International Standard Industrial 
Classificatioll\ For example, excavating, over
_burden removal, shaft sinking and dredging, when 
undertaken in connection with mining, are classi
fied under mining and quarrying~ Similarly, i~ a 
factory which is classified under manufactunng 
constructs parking areas for the cars of the factory · 
staff with the help of their own workers~ the people 
engaged in this construction activity_ will still be 
classified under manufacturing because they be
long to a manufacturing . establishment. Therefore, 
from· the point of view ... of International Standard 
Industrial Classification of all persons engaged in 
construction, we have to consider the main activity 
of the establishment which employs them. In 
many instances people engaged in construction . in 
larger establishments form a sort of a sub-estabbsh
ment. The question of recognising · such sub
establishments for . the purpose of Industrial classi
fication is under · consideration of the U.N. 
Group but a final decision in this regard has not 
yet been taken. (The definition being in .terms of 
establishments is one of the causes why data on 
employment in construction differ from one source 
to another). 

1.2 Manpower engoged inconstruction activity is 
generally classified in terms of occupations. For 
example, the construction of a house requires a 
large number o( brick-layers, plasters and masons 
which are occupational categories. Some of the 
important OCCUJ?a~i?ns which ~e req?i~ed i~ the 
construction activities are architects, CIVIl engineers, 
surveyors, draughtsmen, accountai?-ts an~ audit~rs, 
painters, decorators and commercial artists, bnck
layers, plasterers and masons, c~nters, black
smiths, fitters, wiremen, truck-dnvers, watchmen 
and chowkidars. Besides, construction establish
ments will also have their directors, managers and 
supporting clerical staff including typists, book
keepers, cashiers, etc. 

2. TYPES OF CONSTRUCTION ESTABLISH· 
MENTS 

Construction establishments cou1d be in the 

public sector like C.P.W.D., State Public Works 
Departments, Railways, Posts and Telegraphs, etc. 
Construction establishments could also be in the 
private sector like consulting architects, construc
tion firms, contractors, etc. In some cases a pub
lic sector undertaking gives a contract for cons
truction to a private sector firm and therefore both 
public sector and private sector personnel are en
gaged in construction activity for which payment 
is ultimately made from public funds. Manpower 
employment pattern differs according to types of 
construction establishments. 

3. TYPES OF CONSTRUCilON AND BUILD· 
INGS 

There are several types of construction and build
ings. For example, the simplest thing that we 
think of is the construction of a residential house. 
Other types of construction include factory premi
ses, roads, railways, telegraph and telephone lines, 
dams, canals, tanks, tubewells, wells. Within each 
type of construction there can be other sub-classi
fications, for example, 'pucca' construction, 'semi
pucca' and 'kuccha' construction. Within pucca 
construction there are further varieties in terms of 
the use of cement, steel, pre-fabricated material 
and so on. A multi-storeyed building requires a 
different type of construction activity, equipment 
as well as manpower from the construction of a 
single-storey building. Thus, there are technoolgical 
variations in construction and buildings which affect 
manpower employment pattern. 

4. ASSESSMENT OF MANPOWER REQUIRE
MENTS IN BUILDING AND CONSTRUC· 
TION FIELDS 

We have noticed earlier that the construction 
activity includes construction as well as mainten
ance. These two aspects can be related to different 
variables for purposes of manpower assessment. 
The most common variable with which the cons
truction ,aspect is related ifor 1manpower assess-
ment is investment. By constructing a building we 
are creating an asset and therefore the expenditure 
incurred in the construction of the building is a 
part of our investment. For maintenance purposes 
we have. to take into account the totality of the 
buildings, roads, bridges, dams, etc, which have 
been constructed so far and which have to be main
tained by the manpower engaged in it. Therefore, 
the most appropriate variable with which manpower 
engaged in maintenance should be related is the 
total capital stock of items constructed so far. 

5. SPECIAL FACTORS INVOLVED IN !\IAN
POWER ASSESSl\IENT FOR CONSTRUC
TION 

Some of the special factors which have to be 

t Chief Manpower Economics & Statistics, Institure of Applied Manrcwer Rc~eaich, New Delhi. 
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taken into account are indicated below : 
~ . 

(a) Price cballps {Jf building materials, wages, 
etc. While relating manpower in cons
truction to the ip.vestment made in that 
activity, we should try to convert invest-

.ment figur.ss of different years to com
mon price level. For example, we know 
that construction materials have become 
more costly during the last few years and 
therefore what we could construct with 
the help of 1 crore of rupees a few years 
ago will re<!uire more than 1 crore of 
rupees now. Some work on these lines 
has been done by the C.S.O. and the 
C.S.I.R. 

(b) Changes in Technology-We mentioned 
above that there are different types of 
construction, some of which utilise the 
traditional methods while some require 
modern technology. While looking into 
the future we should try to visualise to 
what extent modern technology may be 
utilised by different establishments. 

(c) Changes in Productivity-The productivity 
of workers engaged in construction de
pends partly on technology and partly on 
other factors including the availability of 
building ma,'terials, 1their skill and also 
on the weather. In countries like U.K. 
and U.S.A. the rate of productivity im
provement in the construction activity has 
been estimated but no such study has so 
far been made in the Asian Countries. 

6. CONCEPT OF GROSS, NET AND ADDi
TIONAL FIGURES 

While calculating manpower requirements for 
construction we have to be very c'lear about gross, 
net and additional figures. For example, if we 
have a construction work force of 1,000 persons 
in 1967 who can handle and complete construction 
works of X crores of rupees during that year, we 

41-3 N. B. 0./69 
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will not require any additional workers except for 
replacement needs for our construction· investment 
in 1968 also if the amount earmarked for that 
purpose in 1968 is only X crores of runees. Thi'i 
means that employment in constructio~ has to 
be viewed in relation to. the. time which is requir
ed to complete the prOJect m hand. Since con.i· 
truction work has several phases and these require 
di~erent types of workers in varying numbers, the 
estimates of manpower for construction are usual
ly made in terms of man-days. For example a 
Working Group of the Ministry of Works ~nd 
Housing estimated in 1965 that for comp'letirig 
construction work worth Rs. 1 lakh, the follow
ing number of man-days are required: Masons 
1390, Carpenters 765, Blacksmiths 190, Fitters 170 
Misc. (Painters and Whitewashers etc.) 165 Wire~ 
men 85, Unskilled 5450. The total number ~f man
years were then obtained by dividing the number 
of man-days by 300. 

7. The manpower required for construction dur
ing a certain year may be taken to be equal to 
A X Investment made in construction during that 
year, B X value of capital equipment constructed 
earlier an~ to be maintained during that year, 
where A IS the average manpower reouired for the 
construction of one unit worth of investment and 
B is -the average manpower required for maintain
ing one unit worth of capital stock constructed 
up to that time. The total capital stock at any 
point is generally difficult to determine and there
fore we may denote its va'lue at a certain point 
of time by K. We have already spoken of adjust
ment for price changes in the amounts earmarked 
for construction for different years. We have 
nlso referred to the need for adjusting for changes 
in technology and productivity. If suitable as
sumptions can be made for these and if we have 
data for three different years we will get three 
equations to estimate A, B and K. In this way we 
can estimate manpower requirements for construc
tion and maintenance in future. 



Importance of Productivity in the Building Industry 
and How to Achieve It*** 

By 
Shri A. Niazit 

duce more in a given amount of time. t. Productivity is defined as the ratio of out
put t'? input. It is usually measured in terms of 
quantity of output per unit of labour-time put in 
to prod.uce ~a~ quantity. Output per unit of - Capability to produce is determined by the pre· 
l~bour-time Is m turn dependent on the capabi- , valent socio-economic situation, technology and 
lity of ,lil;bour to produce. Attempts to increase organization of work. The effect of the various 
produchvtty have. therefore, to be directed to- -factors on productivity can be graphically illustrat-
wards increasing . the capability . of labour to pro- ed as follows : 

Arrows on the left hand side of the circle re
present the factors that determine the quantity and 
quality of output (arrows on the right hand side) 
as a result of work done in a given time. The 
time taken to do a certain job is determined by 
the factors indicated by arrows on the left of the 
circle. Cost has not been shown as a separate 
factor because it is in fact made up of the factors 

· that have been listed. 

It will be noted that some of the factors are 
totally out of control of the industry and some 
can be only partially influenced by it. For example, 
operative physical condition is essentially governed 
by the general standards of life in the country. 
An individual unit can bring about only marginal 
improvements through programmes of labour wel
fare. Similarly, choice of the type and specifica
tions of materials and machine is subject .to the 
availability of these items. Productivity is not only 
a means of enhancing the standards of life but 
also of generation and conservation of financial 
resources for builqing up the necessary techno1o-

... 

-· ' 

WORK DONE 

IN 

GIVEN TIME 

gical base. Though it is a long term objective, 
the productivity movement, particularly in develop
ing economy has to be multi-directional and should 
help accelerate tl;te economic growth. 

However, most of the items listed in the dia
gram can be influenced by adoption of Scienti
fic methods of enquiry and decision making. It 
is pertinent, in that context, to examine these fac
tors individually and establish their effect on pro
ductivity in the Building Industry. 

2. DESIGN OF PRODUcr 
The ultimate product of the Building Industry 

is the building. The ·shape, size and provision of 
living or working facilities all contribute to the 
time and cost required to c~nstruct. Design deter
mines the material cost, comfort, labour and all 
other elements of cost and utility. The Panel for 
factory buildings formed by the Building Projects 
Team had the following observations to make 
with regard to the design of a particular factory 
building. 

tlndustrial J;:ngineer, National Productivity Council, New Delhi. 
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Sl. Items Views of the Project Authorities Views of the peDa] Effect on Cost and Consum
ption of Materials No. 

(I) (2) 

Double sheeting 
for roof. 

.:! Heightsofbuild
i ng~. 4.48,000 
sq. ft. of work
shops have a 
ht. of 50 ft. up 
: o crane rai I. 

3 Jib cranes about 
850. 

4 Design of trus
ses total area 
15 lakh sft. 

(3) 

Helps inheat insulationandpro
vi<Jes for induced ventilation. 
The extra cost is a small por
tion oft he cost of the project. 

This is necessarv from future 
funcl ional requirements. 

All columns at 15 · 24 m. (50 ft.) 
cfc have a Jib crane. The cen
tral columns have two such 
cranes one for each bay. Ne
cessary from point of vie\,. of 
flexibility, only some cranes 
will be actually put but colu
mns designed to take a crane 
at any time. 

All trusses are oft he north light 
type including rackers. The 
live load is taken a<> (15 lbs. · 
sft.) apart from wind and other 
dead loads. 

With heights of 9·14 m. (30ft.) 
to 22·86 m. (75ft.) the insu

lating effect of the double 
sheetingisinsignificant. Ven
tilation CcU1 be had through 
louvres. 

If layout plan is a\ailable only 
some port ions need be of 
J 5 ·24m. (50 ft.) height. Oth
ers can be 9·14 rn. (30ft.). 

This is too much. With a Ja,out 
diagram and a properly pre
pared flow chart is possible 
to decide which of the colu
mns must be designed for jib 
cranes. Sa,ing thus effected 
will be quite considerable. 

I 51·46 lbs. 'sq. m. is too heavy. 
The rackers Cln be designed 
differently as lighter tmsst:s. 

(S) 

The area of Factory is about 14 
lakhs sfr. The area of sheet
ing w iII be 15 lakhs sft. Taking 
cost of Asbestos sheeting and 
purlin. clamps etc. as 10·76 
~q.m. (Re. 1 per s ft.) the saving 
!f double sheeting is not done 
ts. Rs: 151akhs. This apart sa
nng tn structural steel in pur
l ins wi II be about 600 tons 
(Taking purlin to be of 10·76 
lb. per s.m. of COYered area) 
If all corrugated sheets are to 
be used the saving in cost will 
be much more. 

Assuming 1 '2 of this area can be 
redued to 9·14 m. (30 ft.) 
h<.!ight. the saYing in steel will 
b~ about (I· 50 tons) and sa
ving in cost will be·Rs. 12·25 
lakhs. 

There are 492 columns. £,-en if 
100 of these are designed to 
take jib cranes which itelfs 
is on the high side. the re
maining 392 will be ofsimple 
0r>sign '' hich can be aLc:ut 1 
or tl.e present sectic.n. Assu
ming all columns to be only 
9·14 m (30ft.) to gantry level 
the saving in steel wi llbe about 

400 tons, cost reduction will 
be Rs. 6 l~khs. 

Assuming we save 10·76 sqm 
(1 lb. sq. m.) in the racker it 
comes to 5·38lbs. per sq. m. 
distributed all over as ther. 
are' equal number almost of 
rackers and girders. The sa-

. vill'g in steel will be about 300 
tons and cost reduction will 
b~ Rs. 4.5 lakhs. 

5 W;!lding (total Gantry &irders may be welded. It is better to rivet the gantly 
area 14 lakh All other structures to be ri- griders and weld the entire 

Even if trusses alone are welded 
the saving in steel will be 15% 
after accounting for the extra 
cost of fabrication. This co
mes to saving of 10·76 lbs./ 
sq. m. or 600 tons. The saving 
in cost will be Rs. 9lakhl. Due 

sft.). veted only. roof structure and columns. 

6 Flooring Area 20 em. J.&• cement concrete re-
14lak:h sq. ft. inforCed wh!rever necessary). 

to reduction in weiBfat 
by all those framings 
will accrue in foundations 
which has not been mention
ed. 

This is too thick. C. R. R. I. to Even assuming the thickness to 
be consulted. Most of the floor• be 12·7 em there is a 7·6 em. 
ing need be on!y 10 c~ ~4·) savingthickne~i.e:,atRs.S·~8 
thick locally increased thtck- per s. m. saving ID cost will 
acssian bea.dppted .. Thiscan be ~- 7 .lakhs for the factory 
be fixed from the layout and & sav1ng m cement about 3000 
flow of diagrams. tons. 

7 Canteen build- This isalsoofsteel comtruc(ion. lhis "is wineceSsary,. concrete Saving ic s{eel wm be 240 tons. 
Extra cement ~ w~U be uo tons. We assume there 
wiJJ be DO ~ saviJla. 

ing•-"nnn construction is better. s.n:--rr r'""' . . • . 
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. An'?ther example is that of the Construction of 

silos m a factory. The same Panel suggested a 

Item 

1. Silos 

·' 
' ' l . 

' . 

) . 

Conclusions 

• As detailed in ~eport 

\ 
,t \ 

'\ 

Saving in 
cost 

• Rs. 2S lakhs 

3. TYPES AND SPECIFICATIONS OF MATE-
~ l RIAI.,S ~. . 

Material~ are e~sentially chosen by the designer
the · architect or the ·owner-and to that extent this 
item. is a part of design. However, material ac
counts for a. substantial part of a building's cost 
and therefore, ·merits. a separate consideration. The 

' ,, 

change in the .design which resulted in savings as 
follows: 

Saving in 
steel 

l,SOO tons 

Saving in ce
ment 

3,000 tons 

Remarks 

This is in comparison with an 
approximate estimate prepared 
for silos by the Project Au
thorities. 

, . factory building referred to above was examined 
in d~tail as is evident from the recommendations. 
It Will be noted that each of these recommenda
tions result in saving of stee1 or cement or asbestos 
sheeting apart from saving in labour. The abstract 
of savings in materials and costs for the same build
ing read as follows : 

Item· Conclusions · 

r' 

Saving in cost Saving 
(Rs. lakhs) in steel 

(tons) 

Saving 
in cement 

(tons) 

Remarks 

~------~--~ .. ~--------------------
} ' 

1. Roofing • To adopt single sheeted roof 
with aluminium. .. . 

2~ Heii;ht o£ buii4ings . Only maintenance ~nd foun- .. 
. ~.I ·' , dry blocks have been re-

. · duced in heisht • . . 

~- Jib pran~s . : .• J • , • 

\4. Red~sign oftrusse& 
· 1 ·and racker' . i • 

1 
5. Welding· · · · ., • ·' 

• 

• 

• • 
.. 

• 

• 

• 

• 

6. Flooring 

. i '· 

Suggestions of the Panel will 
be incorporated as detailed 

. in the report . " . ! . l 

1.! Canteen building ... • • • • • 

8. Sc1vi~g in foundatio~ · • • • • • 

Redesignin~ ·of Phase U ,. · 
Total 42 

90 

The · Panel further highlighted the possibilities 
of. savi~gs in. material by suggest~ng the. use .of 
reinforced concrete _or steel adoptmg statically m
. determlilate structure instead of the . usual rivetted 
steel construction. Design in reinforced cement 
concrete was expected to lead to a saving of 6,000. 
tons· of ·steel in Phase ·1 alone. The total savings 
in cost for the phase were worked out to be Rupees 
five million. , ' 

The India.n P~oductivity Team on Factory Build-

' 

.. 

13 

1 

s 
6 

9 

7 

l 

700* 

so 

300 

350 

600 

240 

2240 

8,000 

. .. 

*The saving here is more than 
shown in Appendix I owning 
to saving in purlins because of 
aluminium sheeting. 

3,000 

-280 There wiiJ be saving both in 
Steel & Cement. but this can-
not h worked in the absence 

2720 
of detailed designs. 

Indeterminate frame analysis 
will form the basis of design 

ings after a visit to U.S.A, Italy and Japan has 
suggested the use of a number of materials to 
economise and to functionally improve the build
ings. These materials include ready mixed concrete 
and light-weight aggregates. 

Another aspect to be considered in relation to 
materials is standardisation and reduction of variety. 
The following table illustrates the potentialities of 
variety reduction in the Building Industry. 

TABLE TAKEN FROM BRITISH PRODUCfiVITY TEAM REPORT 

Asphalt • • • • • • • • 102 11 89 

·; : Reinforcing bars • • • • • • • • . . 32 11 69 
") l . 

. : Boxboard (thicknesses) 
244 96 61 



Boilers :steel; horizontal; firebox heating 

Brick, common rough and smooth face brick 

Brick, sand lime 

313 

. 2,328 

75 

45 

38 98 

2 97 

1 98 

Ducts : pipes and fittines for warm air heat in& and air conditioning 

Metal lath 

5,580 

201 

759 86 

57 70 

Lockers, steel 

Radiators, lar&e, tube, cast iron 

Slate, roofing 

Taps : lavatory and sink (Brau) 

Units, concrete building 

4. MACHINE AND TOOLS 

Mechanisation is one means of increasing the 
capability of labour to produce. A review of pro
ductivity in the Building Industry in Britain (Bri· 
lish Productivity Council) for example, mentions 
that the use of rail mounted type of crane (or to
wer crane) helped save 1,000 man-hours and ap
proximately £ 100 per house. The Indian Pro
ductivity Team on Factory Building has also recom
mended greater adoption of fork lift tracks, hoists 
and derricks in construction jobs. 

Many mechanical aids can be loca'lly fabricated. 
Similarly, the design of other aids like the rafts 
for economy in storage, transport, assembly, dis
mantling and work as well as for greater safety 
deserves careful attention. As a matter of fact the 
design of raft was amon2 the first exercises in 
methods improvement and was initiated by Frank 
Gilbrath who was himself in the Building Industry. 

5. INSTRUCTIONS 

The provision of instructions is related to plan
ning. Insufficient instructions imply insufficient 
attention to detai1s by the planner. The planner 
in the case of building industry, can be the owner, 
the architect, the chief engineer, overseer or the 
Contractor. Some workers are instructed by gang 
leaders or supervisors who in tum get instructions 
from the engineers. The contractor _ bases his 
calculations and programmes on the basis of what 
the architect plans. An architect prepares his 
drawings to meet the requirements of the owner. 
Insufficient thought to what is required from the 
people who are engaged in planning creates confu
sion, leads to loss of ~me, material and money and 
affects the zeal and enthusiasm to work in a variety 
of ways. 

The British Productivity Team, the Indian Pro
ductivity Team and the Review of Productivity 
in Building Industry in Britain have all stressed 
on the effect of detailed pre-planning on produc
tivity. The architects in U.S.A. include in the 
drawings large scale ~lilction details sufficient 
for intelligent bidding -and for purposes of correlat
ing all parts of the work. In addition. minutely 
detailed schedules· are · prepared arid incorporated 
on the drawings in respect .of doors, windows, fit
tings and all furnis.hiDgs in Qr'der to secure clearer 
definition . of the arclitec.t's . mtentions: Whenever 

65 23 64 

33 13 61 

1,260 309 75 

1,114 76 93 

45 22 51 

possible and in all cases where lump-sum bid is 
required, all the working drawings, specifications 
and schedules are completed in respect of the work 
of every trade and specialist service before ten
ders are invited. Each tenderer is provided with a 
complete set of information prepared by the archi
tect. The purpose and reason for this practice in 
U.S.A. is described in "Architects specifications
How to write them" published by the American Ins
titute of Architects as follows : 

(a) To enable the estimator to calculate the 
cost of all materials and labour required, 
and to do this quickly and accurately. 
The term "Estimator" includes the gene
ral contractor, sub-contractors, manufac
turers and material dealers, all of whom 
may need to 'take off' the items of their 
work for estimate. 

(b) To guide the builder's superintendent in 
directing the construction of the building, 
avoiding errors and conflicts of opinion. 

(c) To enable the architect, his supervisor or 
superintendent to check the character and 
quality of materials and workmanship 
during erection and give him the autho
rity of the written word in place of per
sonal opinion. 

(d) To furnish instructions for the fabrication 
of shop and millwork, including informa
tion as to samples, tests and guarantees 
or warranties." 

Clear instructions are similarly required by en
gineers and workers with respect to what is ex
pected of them, the time within which they should 
complete the job and the source(s) of securing 
help if needed by them. This aspect of instructions 
has a reference to the planning of organisation, and 
execution of programme of the works. 

The factor of supervision is tied up with plan
ning and execution_ of work. It consists of ins
tructing people, motivating them, helping them and 
providing the. necessary man-power skills, materials 
and tools in time. It is also the responsibility of 
the supervision-· to train people and to develop in 
them the required skills. . 

6. O})ERATOR'S MEmODS OF WORK 

The exact method of work . adopted by a worker 
is largely govenied by the material and the too1s 



he has to use. However. a number of improve
ments are possible in the working Method with
out changes in tools OJ;" materials or by slight modi
fications in these items. For· example,· the ·work 
among members of a coordinated group can be 
so divided that it leads to maximum utilisation 
of the workers as well as of the machines and 
implements used by them. A tea"m of concrete 
mixer, carriers and layers, for instance. lends to 
such improvements. Layout of the work site and 
sequence of operations are other such - instances 

. where methods\ can be improved considerably 
without changes in other items. Sometimes, how.:. 
ever, slight modifications in handling equipment 
arid other aids facilities work method . improve
ment. 

7. ZEAL FOR WORK 

Desirable · labour-· management relations, fair 
play, consistency in decisions. relating to personnel 
problems play a.- major role in enhancing the 
morale of the working people. Methods of shar
ing the gains of productivity, such as financial in
centive schemes and increase in wages commen
surate with .increase in productivity also motivate 
the workers to contribute greater effort. 

8: TECHNIQUES FOR IDGHER PRODUCJJ .. 
VITY · 

·8.1 Productivity is essentially a management res
ponsibility. This fact ·should be clear by a con
sideration of · the factors that effect productivity 
and which have been discussed above. Almost all 
of thein are within control.of management. Labour 
plays. only a secondary role jn det~onining the level 
of productivity. _ 

· A number of techniques are available to the 
management to imprQVe the efficiency Of the COn
cerned organisation. Before discussing the tech
niques, however, it is better ta consider the role 
of techniques in the process (if it can be called 
that) of management. · 

. . 
8.2 ·One of. the ·functions of management is to 

make decisions to solve its problems. The process 
of making decisioll$ consists of : 

· Defining the problem, -
Collection and examination of facts to determine 

alternatives, 
' Evaluation of alternatives, 

Choosing the best· alternate. 
Giving effect to the chosen alternative, 
Maintaining a check on progress. 
"The various techniques are meant to assist the 

management in the decision making process. · 

8.3 Some of the important techniques that haye 
beeri tested all over and have proved valuable m 
attempts to raise productivity_ are cliscussed. ~elow: 

8.3.1 Work Study-This is a general term and ~s 
used to embrace the two inter-dependent techru
ques of 'Method of study' and 'Work Measurement'. 
Work Study c~nsists of systematic activitie~ under
taken to investigate record, measure and tmprove. 
what the people do, the tools and equipment used 
by them and the conditions. of their work. It is 
in that sense a very important and powerful aid 
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in the decision making process of the management. 
Its uses and im.Portance can be further clarified by 
a detailed consideration of the definition of Work 
Study. 

Work Study is systematic because it follows a 
procedure for analysis of the problem which en
sures consideration of its major components while 
at the same time allowing for examination of all 
factors that operate on the situation. It is in fact 
a disciplined manner of thinking about the prob-
lem and its solutions. . 

Its use in investigation can1 be more easily ex
plained through an example. A. management may 

• be ~ware that. the workers do not produce what they 
can in a day's work. The purpose of investigation 
then is . to determine the causes for such a state 
of affairs and the extent of effect of each cause. 
For example, an 'Activity Sampling study' (a me
thod of Work Measurement) may be carried out 
in this situation to get a measured evaluation of 
the manner in which workers spend their time. 
Such a study in a particular sit.uation may reveal 
that apply themselves to the work allotted to them 
for 40% of the available time and the remaining 
60% is made up as follows: 

(a) Collection of tools, getting instructions 
or materials and going to the allotted 
work station • • • s% 

(b) Waiting for materials • • 

(c) Waiting for helpers, handling equipment 
or for other members of the team to 
finish their work 

(d) Delays due to other interfering factors, 
such as talking to supervisors, etc. . 

(e) Aw,y from work or idle at work pla
ce: 

TOTAt. 

10% 

30% 

60% 

Such studies, therefore. assist the management 
to formulate their problems in a more cogent man
ner. In the case of these results, fc)r example, it 
is evident that further studies are required as fol
lows: 

(a) Development of a better method for plan
ning and materials processing to reduce 
the time in collection of materials and 
tools, waiting for materials and for hel
pers. 

(b) Better allocation of work among members 
of a team and re-adjustment of the facili
ties or use relationship for handling of 
materials. · 

(c) Development of motivational factors, such 
as financial incentive schemes, improve
ment in conditions of work and arrange
ment of other personal facilities to re
duce idleness. 

Irrespective of the technique that may be used, 
the purpose of an investigational study is to define 
the problem, establish tbe factors that give use to 
the problem and help deciding the future course 
of action. In one particular organisation engaged 
in construction work throughout the state the prob
lem presented itself in the form of the Chief 



Accountant having to withdraw money premature
ly from fixed deposits to enable the Divisional En
gineers to pay to the contractors. It was proposed 
to resolve the problem by centralising the proce
dure for payments. However, on further investi
gation the cause was found to be insufficient plan
ning which did not permit forecasting the monetary 
requirements from week to week. 

Work Study may also be used to record the 
existing or proposed methods of work indicating 
the sequence of activities, the relationship between 
group and members of a group, coordination bet
ween men and machines, etc. Such records are 
helpful in further examination of the facts, train
ing of personnel and for imparting instructions. 

Measurement is most often the measurement of 
work to establish the time that ought to be taken 
for performance of a certain work. This informa
tion is useful in many ways, such as those listed 
below: 

(a) Determination of requirements of labour; 
(b) Planning of the whole work; 
(c) Establishment of standard costs; and 
(d) Development of financial incentive sche

mes. 

Apart from the uses mentioned above, Work 
Measurement data are essential for exercising con
trol over performance for they enable assessment 
of what can be achieved and on that basis to fix 
targets of achievement. 

However, Work Study is most commonly used 
to improve on the existing situation. This aspect 
of Work Study application requires systematic exa
mination to generate alternatives which are then 
subjected to feasibility and economic tests to se
lect the alternatives which most effectively satisfy 
the technical, financial and human objectives. 
The type of improvements include those mentioned 
earlier in relation to the results of Activity Sampl
ing. 

8.3.2 Planning and Control-Reference has 
been made earlier to the need for planning in con
text of the necessity to impart complete instructions. 
Planning and Control would consist of the follow
ing steps: 

I 
ACTIVITiES MONDAY TUESDAY 

i I DIG TRENCH 

I 

I 

I 
Pert-Programme Evaluation and Review Tech

nique (Pert) or the technique of Critical Patch 
Scheduling (CPS) are essentially planning tech
niques. Their importance and applicability to the 
building industry makes it necessary to discuss the 
techniques under a separate head. 

PERT and CPS are both based on the theory 
of net-works which are nothing more than a gra-
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(a) Pre-planning or technical planning-This 
~tep ref~rs to preparation of design in all 
Its details ~nd of presenting it in a man
ner and With the help of svmbols which 
would b~ under~tood by every one con
cerned with the JOb. In relation to build
ing industry, it is the work of the archi
tect. It is needless to say that comple
tion of this work in advance of com
mencement of execution helns to reduce 
loss of time, labour and material. 

(b) Splitting of the works into smaller parts 
~activitie~) and placement of these parts 
m a l?gical and economic sequence for 
execution. 

(c) Scheduling of each activity to indicate its 
beginning and finishing timings. 

(d) Controlling the commencement of each 
activity-through a properly designed 
system for release of authorities. 

(e) Following-up to check and report the pro
gress of work in order to make adjust
ments in the plan in light of deviations if 
any. 

The essence of planning and control is, there
fore, thinking and arranging things in advance of 
actual execution and a constant check and review 
in light of the progress made. 

Gantt Charts are now commonly used to sche
dule and to maintain a check on progress. The 
principle of a Gantt Chart is that work perfor
mance is assessed in terms of time and a certain 
length of bar drawn accross a page represents the 
time required or taken for an activity. For example, 
the activity of digging a trench of certain given 
dimensions using specified tools and number of 
men, may require ten hours. If it is scheduled to 
begin on Tuesday at 10 a.m. and end on Wed
nesday at 12 noon after ten hours of work it will 
be shown in the Gantt Chart as indicated in the 
figure. Progress is also similarly shown which 
in this case indicates that 4/ Sths of the work was 
completed in 10 hours, i.e., by 12 noon of Wed
nesday when the progress was reviewed. The 
British Productivity Team has made a special men
tion of the use of this technique in building in
dustry in the U.S.A. 

WEDNESDAY THURSDAY F Rl DAY 5ATUR DAY 

·- - PL NN D 

- AJU l - -

I 

phical representation of t~e inter-dependencies of 
various activities in a proJect. A net-work looks 
something like what is given in th~ figure. Gra
phical reoresentation of the works m the manner 
and the knowledge of time requir~d. ~or ~ach act~
vity enables scheduling of the acttv1hes m a logi
cal sequence and to assure the use of resources 
to the minimum. 
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PERT:· or CPS are most readily applicable to 
large projects involving a· number of inter-related 
activities. ·.The benefits that are possible .from the 
application . of these techniques can . be assessed 
from the followi!jg ~xamples from building .. industry 
in :India. -, . ! , ~~ 

. ; ·, ~oject . -,·) , -r . ,. ..... • Duration . PERT as planned Planned 
.'without. Dur.ttion 

PERT'· . 
. • . 1 

~ •' ~ ~ 

· :1 ~~- . r · 1 . -, .. ; ~ \ ' · \ j 

IAIDGE TflESTLE 

F~CE,IACICFit.L 

AND PAll£ 

REMOVE. TEMP 

&RIDGE 

CONNECT 

tAACK$ 

(29) 

' ' ' • •(30) 

• (n) 

(u) 

IEJIEc:T TIIEmE 
---.--N._O-S...;TAIN....,..;.S-•( 31) 

LAY ED SmNES It 
MORTH WALL It (z•) 

Construction offactory shed, instal
. lation of services and machines 

and trial of machines . ·190 days 11S_ days 

Construction of a residential bunga-
low .. • 24 months 15 months 

9. CONCLUSIONS 

Construction of cloth folding de-:- ._, 
partme!lt ,and proqessing .house 18 moqthi . 9 months 

Improvements of the type mentioned in the 
paper enable construction of more buildings from 
the same financial, material and human resources. 
They also. help . in reduction. of cost of accommo
dation. If taken up as a drive all over the country, 
.productivity is a guarantee for eeonom!c develop. 
ment and raisin~: of the standards of living in our 
country . 

: ~·· ,-. . ;,._ :· . ' . - . : . ;.. -

Comtruction of a small ~lectronics . ·, .. I .. 

r~~t~ory b_:ui l~~ng: . ·, \ '. ~ .. . 270 days, ) 70 days 

' ... . '.· 
. ) :i . .I 

. ,·_ 



Regional Differences and Characteristics in The Use 
of Building Materials in India for House 

Construction*** 
By 

Miss P. Sen Guptat 

Lack of decent dwellings constitutes one of the 
serious deficiencies in the standard of living of an 
overwhelming proportion of the people in India. 
Houses ib countless numbers are 1midequately cons
tructed and lack essential facilities. It hardly needs 
stressing that a disproportionately large propor
tion of houses in India are built in agricultu
ral setting and they ~e con~tructed by .the in~i
genous building matenals whtch are readily avail
able and their architecture is influenced largely by 
the age-long religious and. social traditions prev~l
ing in the region. In this paper an attempt will 
be made first to analyse the types of building mate
rials available in the country and their distribu
tion pattern and secondly to b~i~g out the _regional 
differences in the use of butldmg matenals and 
the characteristics house-types in rural and urban 
areas of the country. 

1. TYPFS OF BUILDING MATERIALS AND 
THEIR DISTRIBUTION PATTERN 

1.1 The building materials which are used in 
India fall under two categories-indigenous and 
processed. The indigenous building materials are 
grass/leaves/ reeds/ bamboos, stone, mud, timber, 
etc., while the processed building materials are the 
burnt bricks, tiles, corrugated iron or other metal
sheets, cement, concrete, asbestos sheets, etc. 

The indigenous building materials are in great 
demand in the rural areas. while the processed 
products are used ma~nlr in the. urban . areas. 
Among the various butldmg !llatenals used m t!Je 
country mud is the predommant wall matenal 
and gr~ss/leaves/thatch are the predominant roof 
materials. 

1.1.1 Indigenous Building Materials-The distri
bution pattern of indigenous building materials in 
the country reveals that environmental factors, such 
as climate, topography and geology have a great 
impact upon their occurrences. 

(i) Grass/leaves/bamboo/reeds are available 
in abundance in the extremely humid 
north-eastern part of the country embrac
ing Assam, NEFA, Nagaland, Manipur, 
Tripura, the Sub-Himalayan area of West 
Bengal and Bihar and Malabar and South 
Konkan coast. 

(ii) Mud is available almost all over the 
country, but its quality and thickness vary 
according to topography and geological 
character of the rocks upon which it is 
formed. The northern p1ain and coastal 

Map Officer, Registrar General of India, New Delhi. 
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plain are overlain by a very thick mentle 
of muds. In the Plateau part of Penin
sular . India ~ud-fo~ation is vigorous 
onl~ m the nver-basms 'and structural dep
ressions under humid conditions. The 
areas with a harsher. stonier and arid 
topography have a few inches of soil
cover. The western half of the Maha
rashtra Plateau, northern part of Kama
taka Plateau, the lava Plateau of Saura
sh~ra and Kutch ~re the areas with a very 
th~n cover of soiL In the highly moun
tamous areas, frequent wash of soils re
tards the accumulation of muds on the 
tops and s1opes of the hills. 

(iii) Stones which rank third in utility for 
house-construction among the indigenous 
building materials are basalts, sandstones, 
limestones, marbles, laterites, shales, slates 
etc. 

Basalts-The Deccan trap are21 ( Maharashtra, 
Gujarat and South-western part of Madhya Pra
desh & northern part of Karnataka Plateau) is the 
store-house of basaltic rocks. 

Sandstone, Limestone & Marbles-The Makrana 
sandstones and marbles of the Aravalli bins, are 
excellent building materials for walls available in 
the country. The Bhagwanpura limestone which 
is a metamorphQSed pure dolomite and forming a 
great outcrop from Chittorgarh southwards about 
1,000 feet thick is a high quality building material 
for house-construction. Some of the decorative 
buildings of Chittorgarh in Rajasthan are built 
of this colourful limestone. Some of the lime
stones of Vindhyaan age as found at Sabalgarh 
near Gwalior which display aifferent colours have 
been used in the inlaid decorations in some of 
the beautiful mosques at Agra. 'The white Vin
dhyan sandstone of Khatu in Jodhpur yields an 
excellent flag stone eminently suitable for delicate 
carving and making the perforated windows and 
stone screens common in the buildings of Rajas
than1. 

Sandstones from Mirzapur district are used in 
the architectural moments of Sassaram and other 
places in Uttar Pradesh and Bihar. The Vmdh
yan sandstone specially of the Bhander se~es. 
constitute a great store house of ~xcellent . b~ld
ing materials, They are worked m ~e distt;icts 
of Bundi Kotah, Dholpur, Bharatpur, Jatpur, Bika
ner in R~jasthan. The stones are of light green, grey 
and red colours and mav show streaks and spots or 
cream tints. Some are thick heeded, yielding slabs 



· ltable for columns and beams as used in Bu-
--- dhist stupas- in Saranath, San chi, etc. The Moghul 

forts at Delhi and Agra, the Akbar's pa1ace at 
Fatebpur Sikri, are built of red sandstone of the 
Vindbyan series. 

The C1,1ddapah ranges in southern Andhra Pra
desh also contain sandstones and limestone fit 

• for house · construction. The limestone of the 
· Pahiad region (Guntur district) particularly the 

Narji limestone are excellent building and orna
mental stones. They have been used in · the Bu

·dhists sculptures of Amravati'. 
. , I . 

_ J'he Himalayans in the north-west and north
. east contain sandstone, schists, shales and slates 
, which are a1so used for building houses. 
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_ . Ferruginous Laterites-They are found in the 
_Western Ghat area of Kerala and _Mysore State 
_where warm and humid climate with well distri
. buted rainfall and good drainage lead to the for
'niation' of laterites through weathering of crystalline 
. rocks. ·They are used in Kerala Stat.e for houses. 

~ . . . 

1.1.2 Processed Building Materials-(i) The 
processed building materials are usuatly the pro-

·. ducts of factory industry the raw materials for 
·which are stones, metals and slags of the metallGr
·gical industries, etc. Limestone is the basic raw 
"material for cement and concrete. There are six 
distinctive regions with limestone reserves for sup-
pot1ing cement industry in India-(i) the Shillong 

·Plateau (ii) north-eastern peninsular plateau, (iii) 
Saurashtra Plateau, (iv) .Madurai-Coimbatore region, 
~(v) Karnataka and Raya1aseema area; and (vi) the 
outer-Himalayan area. Within a span. of fifteen 
years the capacity of cement manufacturing pro
.duction in India increased almost four-fold from 
3.16 million tons in 1951 to 12.2 million tons 
-in ''1965-66. Nevertheless the production is not. 
'sufficient to meet the demand of the country. 

Bihar is the leading producer of cement in the 
country and it supplies cement to its neighbouring 
·States- of West Bengal, Ori~5a and Assam. Facto
ries of Katni-Satna area rA, Madhya Pradesh sup
·ply cement tQ Uttar Prack~h. Rajasthan, one of 
.the biggest producers of cement in the country, 
supplies its n~ighbouring States of Punjab, Delhi, 
Uttar Pradesh and Madhya Pradesh. The require
ments of Western Mabarashtra are met from fac
tories in Gujarat and Northern Mysore. Cement 
produced in Madras is sent to Kerala and Mysore. 
· (ii) Burnt and zmburnt bricks and tiles are pro

duced in the areas where mud is available in 
abundance: Their rroduction is much more wide-

. spread than cement. · 
. (iii) The product~ln of corrugated metal sheets 

in the country is small due to the limited supply 
of metals. · 

.2. REGIONAL DIFFERF;NCES IN THE USE 

. OF BUILDING MATERIALS IN HOUSE 
CONSTRUCTION 

· From . the foregoing analysis 1t is clear that 
India possesses di\'ersified building materials distri
buted all over the country. The use of these 
building materials has varied not only from rural 
to urban areas but a1so from one region to an
other, 

A geographic study of the use of building mate
rials in different parts of the country would re
veal that environmental and socio-economic fac
tors have a great impact upon the choice of build
ing materials for house construction in the coun
try as 'discussed below : 

2.1 Rural Houses-Rural houses in India are 
constructed mainly with the indigenous materials 
and in traditional skill. According to the 1961 
Census about 56.9% ·of the census houses in 
rural areas used mud as wall-materials and 46.0 
per cent used grass/leaves/reeds/thatch as roof 
materials. 

2.1.1 Matting-Walled/Thatched Houses-In 
. rural areas of Assam, Sub-Himalaya districts of 

Bihar, Manipur, Tripura, Nagaland, NEFA, Anda
man & Nicobar Islands and Sikkim, the abun
dant availability of grass/leaves/ reeds/bamboos, 
etc., has stimulated the use of these vegetative mate
rials for wall and roof constructions. More than 
90 per cent of the rural houses in this part of the 
country used grass/ leaves/ reeds/ bamboos for wall 
construction. The walls of these houses made of 
bamboo-mats or reeds plastered with muds and 
their roofs are thatched with grasses and leaves set 
in bamboo-frames in slanting manner to shed off 
rainfall. In Upper Assam Valley, in United Khasi 
& I aintia Hills district & N agaland a good pro
portion of (33.4 per cent) rural houses have wooden 
wal'ls. 

2.1.2 Mud-houses-Rural houses with mud-walls 
and tiled roofs are spectacular in the eastern part 
of Madhya Pradesh, Uttar Pradesh, south-western 
part of Bihar and Gujarat Plain. In the first 
three areas many of the houses are impoverish
ed huts reflecting the mass scale poverty of the 
people, while in the latter area the houses are 
well constructed and durable reflecting the better 
living conditions of the rural people. The entire 
east coast region together with its contiguous dis
tricts stretching from Bbagirathi delta down to 
Cape Commorine, the Terai region of Uttar Pra
desh and Bihar and Rajasthan plain show 
marked preferences to mud buts with the roofs 
of thatch. There are, however, some exceptional 
areas where houses are of burnt bricks and tiled 
roofs. These are the districts adjacent to the 
metropolises of Calcutta (24-Parganas, Howrah 
Hooghly) and Madras (Cbingleput, North Arcot 
and South Arcot), and in the Krishna-Godavari 
deltas. About 56.9 per cent of the dwellings in 
the rural area of India are mud houses and 46.0 
per cent ·of the houses are thatched with grass/ 
leaves.· 

Such are the general features in the selection of 
wall and roof materials in humid eastern part of 
the cou~try, but with ·regard to the layout and 
construction methods there is a marked variation 
not only from State to State but also from one 
district to another. Socio-economic factors other 
than environment govern the design and layout 
of these houses. A good number of rural houses 
in Terai region of West Bengal show rectangu
lar mud-plinth with walls of bamboo-mats and 
thatched gables, pitched high to shed off the rain 
and ingeniously designed to face the strain of 
cyclone and the houses in Bhagirathi delta are 
of muds with convex roofs of thatch. Against 
these rectangular bamboo or mud huts of West 



Bengal may be compared to the conical huts 
of Andhra State. In the coastal districts of 
Srikaku1am and Vishakhapatnam these conical huts 
are with a very steep roof of Palmyra thatch rea
ching the ground. In Nellore districts some of 
the conical huts have no walls. They are small 
and low conical sheds hardly 1.8 to 2.4m (6'-8') 
diameter made up of Palmyra leaves with a very 
small entrance"2

• They are "inhabited by the tribe 
Yenadis-who are the agricultural labourers as 
well as domestic servants of the area". A distinct 
change in house type is visible in Krishna-Goda
vari deltas where peasants are relatively well-to
do. The houses are more airy and roomy. They 
are rectangular in shape, with mud-walls and roofs 
covered with paddy straws arranged and tied in
geniously by ropes which are also made of straws. 

2.1.3 Stone-Houses-Stone ranks third in im
portance as the building materials of rura1 houses 
in the country. About 12 per cent of the rural 
houses in the country are of stone walls and 
11.6 per cent use stone in urban areas as wall 
material. Stone houses are common in the Ara
valli hills and its foreland areas & in the western 
part of Saurashtra and Kutch, in south central 
Peninsular Plateau (12 districts of southern Ma
harashtra, six districts of northern Mysore, three 
districts of Rayalaseema Plateau) and in the north
western Himalayas. The dominant factor in the 
selection of stones for house construction in these 
areas is their enormous reserves of building stone; 
some of them are of excellent quality ornamental 
stones. 

The stone houses in rural Rajasthan are thatch
ed with corn-stalks or grasses; those in Saurashtra 
and Maharashtra have tiled roofs. Houses in 
the Himalayan region have walls usually of lime
stone and sandstone with roofs of slates, shales, 
schists, etc. The Kashmir Valley is an exceptional 
area with a mosaic of houses of unburnt bricks, 
burnt bricks, and mud with roofs of grasses, 
leaves and wooden chips. The dry Karnataka 
Plateau of Mysore and Rayalaseema area of 
Andhra Pradesh (Kurnool, Anantpur, Chittor dis
tricts) show 50 per cent of the rural houses built 
of stone-walls and the roofs of flat stone-slabs 
supported by wooden rafts. 

2.1.4 Burnt-Brick Houses-The use of burnt 
bricks for house construction is visible only in 
those districts where rural economy is more deve
loped. The Punjab Plain, the Krishna-Godavari 
delta of Andhra Pradesh, the Hooghly delta of 
West Eengal, Coorg and Ban;galore districts of 
Mysore, North Arcot, South Arcot, Nilgiri and 
Chingleput districts of Madras State, Thana and 
Poona districts of Maharashtra State, Dhanbad and 
Patna districts of Bihar show an appreciable pro
portion of their houses built of burnt bricks. 
The availabHity of mud in :abundance coupled 
with the demand for burnt bricks has given rise 
to a number of brick kilns and factories in the 
rural part of these areas. Nevertheless, burnt 
brick houses in rural areas are only 9.2 per cent 
of the total. Except those in Bangalore and 
Coorg districts, these houses are thatched with 
grasses/leaves/straws or with bricks and lime. 
Houses in the remaining districts have tiled roofs. 

2.1.5 Unburnt-Brick Houses--Only 1.5 per cent 
of the houses in rural areas use unburnt bricks 
as wall-materials. The major concentration of 
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this type or uuuses 1~ In me; wt:t.tt:rb part of lJl·· 
tar Pradesh. and Punjab Plam and its contiguous· 
area of RaJasthan. In Uttar Pradesh the roofs 
of these house~ are ma~e of clay interwovcm with 
leaves and twigs or dned leaves supported by 
wooden beams. In other areas the houses have 
flat thatched roofs. 

Concrete Houses-~e houses ·made 'oi cement:~ 
and concrete are rare m the rural areas. Except, 
the houses of well-to-do people and those cons- · 
tructed !or public utilities and other services, such . 
as hospitals, schools, offices, the use of cement ; 
and concrete for rural houses is insignificant .. 
Only 0:1 per cent of the census houses in 1961 . 
was built of cement and concrete. .. , "'~ , 

.. . 

. A geographical . study of the rural houses · 
Wit!t regard to their .wall and roof materials and 
thet_r layouts and destgns reveals that no howe is 
typical of the State or . the country as· a whole; ' 
~he house structure vanes not oniy wltll the r,e- · 
gtOnal setting, but also With !;OCtal tul<l economiC 
~on<I;itions. Ho'!-ses in some regioos present ·an 
mfimtely depressmg picture and mucn of tbe rural 
houses throw light on the impovensbed state of 
the rura1 people in the country. · 

2.2 Urban Houses 
2 .. 2.1 The great majority of the towns in India 

have still very strong rural elements. About 71.7 
per cent of the total 2,700 census towns in 1961 
show population size less than 20~000 and they 
support. nearly one-fifth .of the country as .urban 
popu!ation. Much of these small towns are slight
ly bigger than the market villages with some 
administrative functions. Houses in these small 
towns are far from the urban pattern. Two or 
three streets tine with thatched· or tiled mud huts 
occasionally a]ternatin~ with burnt brick/ stone/ -
concrete houses are the typical urban feature of 
small towns in India. This feature stands out 
most prominantly in the · under-urbanised States 
and Union Territories. In the States of Assam 
and Orissa, eastern part of Madhya Pradesh, 
Manipur, Tripura, Nagaland where such small towns 
domineer the urban landscape, the urban houses 
in overwhelming proportion resemble' the houses. 
In Manipur 89 per cent, Tripura 85 per cent and 
Assam 58 per cent of the urban houses have walls 
of bamboos or reeds plastered with muds and 
roofs thatched with grasses/leaves. In Orissa and 
Eastern Madhya Pradesh mud forms the predomi
nant wall materials for 40 per cent of the urban 
houses and tiles, the predominant. roof material for 
80 per cent of the houses. A similar feature is 
visible to some extent in urban areas of ·Madras, 
Mysore ·and Andhra Pradesh States. About 13 
districts out of 20 in Andhra Pradesh, 8 districts 
out of 13 in Madras, 10 districts out of 19 in My
sore show more than 40 per ·cent of the urban 
dwellings as mud-huts compared to 21.5 per cent 
for the country as a whole. 

2.2.2 Industrialization and urbanization with the 
increasing level of living in cities and metropolises 
of India have created a great demand for perma
nent dwellings made of burnt bricks, stones, ce
ment and concrete. Modem housing in some . of 

· the metropolitan cities goes beyond the coostruc
tlion of !single or double storeyed buildings of 
burnt brick/ stone/ cement. The staggering growth 



ol population necessitated the construction of 
multi-storeyed buildings of burnt bricks/ concrete 
for housing the ever-increasing size of the popu
lation. 

• 2.2.3 . 'rhe frequencies of permanent dwellings 
m urban landscape are more in the western half 
of the northern plain and the peninsular plateau 

·than in other parts of the country. The Punjab 
Plain and north-western districts of Uttar Pradesh 
exhibit more\ than 80 per cent of their . urban
houses made of burnt-bricks. but the roof mate
rials are· not always of permanent nature. The 
use Of grasses/leaves/straws as roof materials is 
very common. In Guja.rat. and Rajasthan the 
urban houses are conspicuous by the use of stones 
which are available in quantity and quality in the 
locality. . . ' ' · 

·•2.Z.4 The . most distinctive contributions to 
modern urbanism are the · hill stations. canton
ment areas, the new industrial and administra
tive' towns and metropolitan cities and their conur
bation areas, where more than 90 per cent of the 
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houses are of permanent structure with modern 
amenities. The touch of modern urbanization is 
also visible in many of the Class I cities (Popula
tion · 1 ,00,000) specially the administrative head
quarters of the State. The old part of the city 
with a heterogenous mixure of permanent and 
semi-permanent houses stands in marked contrast 
with the new part of the city with planned deve
lopment of roads and houses of modern architec-
ture. · 

3. It may be concluded that housing conditions 
are poor in many parts of the country. A large 
section of the people do not have a conventional 
permanent dwelling where they can live a de
cent life. In the rural areas, rustic houses, which 
are built crudely by indigenous materials. are 
universally inhabited. · Houses which are made 
of waste materials are quite common in the su
burbs of metropolitan cities. with heavy immigra
tion, such as Calcutta, Bombay, Madras, Delhi, 

. etc. Involuntary doubling-up of households is a 
social problem caused by the shortages of housing 
in all the big cities and metropolises of India. 
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TABLE 1 

Perce 1tage Distribution of House-holds by Predominant Material of Wall (Total) 

Grass, Leaves, Reeds or Bam- Timber Mud Unburnt Burnt c. I. Stone Cement All 
boo Bricks Bricks Sheets or Concrete other 

other Material 
Metal 
Sheets 

2 3 4 s 6 7 8 9 

11·34 1·25 50·60 7·01 16·70 0·39 11·90 0·41 0·40 
------

TABLE 2 

Percentage Distribution of Households by Predominant Material of Roof (Total) 

Grass, Leaves, Tiles, Slate, 
Reeds, Thatch, Shingle 

Wood or Bamboo 

Corrugated Asbestos, Cement Brick and Lime Concrete and All other Ma-
Iron, Zinc or Sheets Stone terial 

other Metal 
Sheets 

I 2 3 4 6 7 

41·41 35·31 5·50 0·42 3·12 4·36 9·88 

TABLE 3 

Percentage Distribution of Households by Predominant Material of Wall (Rural) 

Grass, Leaves, Reeds or Timber Mud Unburnt Burnt c. I. Stone Cement All 
Bamboo Bricks Bricks Sheets or Concrete other 

other Material 
Metal 
Sheets 

1 2 3 4 s 6 7 8 9 

12·S 1·3 56·9 7·5 9·2 0·1 12·0 0·1 0·4 

TABLE 4 

Percentage Distribution of Households by Predominant Material of Wall (Urban) 

Grass, Leaves, Reeds, Thatch Timber Mud Unburnt Burnt c. ]. Stone Cement All 
Wood or Bamboo Bricks Bricks Sheets or Concrete other 

other Material 
·Metal 
Sheets 

·---
1 2 3 4 s 6 7 8 9 

--
6·0 1·1 21·5 4·6 Sl·5 l·S 11·6 1·7 0·5 
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TABLES 

Percentage Distribution of Households by Predominant Material of Roof (Rural) 

.. 
TABLE 6 

Percentage Distribution of Households by Predominant Material of Roof (UJban). ... ' ~ .. . 

-------------~--------------------------------------------------------------------
Grass, Leaves, 
Reeds, Thatch, 
Wood or -Bamboo 

Tiles, Slate, Corrugated Iron, Asbestos, Ce· Brick and 
·Lime 

1 ' 

' ' , 

'20·0 

1. M. S. Krishnan' 

Shingle Zinc or other ment Sheets 
Metal Sheets] 

3' '4 . -· 

34·9 12·1 
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International Action for Housing and Its .. · Relation .'to 
\Vorld Regional Population Gro,vth* 

By 
Dr. c. },f. Palviat 

SUMMARY 

Section I of this paper d~ls with the g.rowth of population and it.s ra~e of increase in the world.as we~ las the rt.gional 
distribution of the world population. In Secuon II the process of urbantsaUon In the world as weU as lts regional characteris
tics have been explained along with the effect they have on the need for housing and aggravating the problem of housing 
in underdeveloped countries. Section III presents an exen ist about the housing needs for the world population dunng the 
rematning years of the prc:sent century with speci~c e.mphasis for the years 1 ~75 a:nd 2000. As a part of the exercise, uqJcula
tions of investments r~qmred for ho~e construction !n the world as well as tn .As1a have bwn made. (u a result ·the.1exercises 
demonstrate~ the grav1ty of !he task mvoh~. . Section IV .makes a hypothetical study of .the capaCity. to Construct, b<>uses 
for different 1ncome groups m terms of cap1tal mvestment 1n rure.l and urban areas of India on the basts of the -data 'thron 
out by tha NSS draft Report No. 82 based on NSS Round-12. ~is study ~derl!nes the seriousness of the probl~ of pro
viding houses in rural and urban areas of the less-developed counmes. SectiOn V,tn the bac..kground ofthe calculations .:rea
ched from the points disc~ed in e~lier section~ conclude_s th~~;t 'for solving the h~using J?roble~ in less develq:ed coUIItrie1· the· 
co-operation of other nat10ns. particularly the mher !l'lt!ons Is a~ once called fo~. It lt~ts var•<;>us !t'ays.an~ means fot inter-: 
national action to help out the less developed countnes 1n arrestmg the worsenmg of the housmg sttuatlon •n less 4evelope4 
countries. , 

1. WORLD AND REGIONAL POPULATION 
GROWTH 

1.1 It is axiomatic that population in all its re
mifications forms raw material for shaping and 
studying all human affairs and. activities. De~ogra
phic movements mould the society and they m turn 
also get moulded by the society. Hence, a brief 
account of the world population and its movements 
is called for. Based on the careful researches of 
Carr. Saunders for the period 1650 to 1920 and 

·thereafter on the compiled data by the Population 
Division of the United Nations it is estimated that 
world population more than quintupled in 1960 as 
compared to a population of 545 million in 1850-
showing an average annual rate of increase of 0.53 
per cent. However. breakdowns of population data 
for short periods suggest quite a different picture. 
For 1650-1750 the average annual rate was 0.29 
per cent increasing later on to 0.88 per cent for the 
fifty-year period of 1900-1950; again, during the 
present century for still shorter periods the annual 
rate is of a fluctuating character- having been 0.59 
per cent for 19Q0-1920 and 1.11 per cent for 1930. 
-1940 with a slight tapering off for the decade 
1940-50 on account of Second World War. But 
this rate of average annual increase again jumped 
to 1.72 per cent for the decade (mid-1950 to mid-
1959)-and now \Vorld population for mid-1959 is 
estimated at 2907 million and for mid-1960 at 2972 
million.+ 

1.2 Against the setting of the changes in world 
population and its average annual rates of increases, 
in respect of percentage distribution of the popula
tion over different major regions, there is another 
type of fluctuating trend.. Nonetheless, a great 
majority of world population has remained always 
inhabited in Asia. During the course of last three 

centuries the regions in which there was .increase 
in percentage share of population • are ~urope and~ : 
North America as well as South Amenca; wherea& . 
share of Asia and Africa fell because of · gfeat 
movements from Africa to North America and 
Europe. In spite of ·this, a ·comparatively :'Stable 
geographical distribution of population is observable · 
after the World War I and up to the end of :the. 
forties. However, due to the enunciation and imple- ·· 
mentation of the programmes of social and economic 
development in the newly independent nations. of .. 
Asia and Africa and in the under-developed coun- · 
tries of South America, the population growth has. , 
been accelerated in these regions-often jeopar· 
dising the success of much·. cherished developmental 
plans. All these three regions are less-developed. 
continents and are inhabited by three-fourth&. ·of._ 
the world population and any increase in their .rates • 
of population growth tends to eat up the ' very. · 
vitals of economic growth and welfare. For exampl~ 
it is estimated that population in Latin America, 
and Asia is now growing at about 2 per 'Cent ~ 
annum-as it is already more than 2 per. .cent m 
India and China. Even in the U.S.A. · and the 
U.S.S.R. the rate of growth is about 1.7 per cent. 
China, India, the U.S.A. and the U.S.S.R. ·have 
amongst them half the population of the · world . , . 
and the rise in population growth rates· of . these . 
regions and countries does convey that the siZe ot · 
world population will grow at much larger rate. and· 
volume every decade. 

1.3 According to UN population _projections1• ·or. 
world population, Asia, Latin Amenca and Africa: 
will have a further rise in their shares of world 
population at the cost of North America and Europe 
(including th~ _U.S.S.R.) as can be seen from the 
projected data m Table 1. 

t Joint Director (SE), National Buildings Organisation. 
NoTE :-Th '! views e"<?ressed in this paper are of the Writer and do not necessarily represent the views of the National ... 

Buildings Organisation. 
!For 1960, in Table-3, the world population has been taken at 2960 million. 
lThe Future Gro\\-th of World Population-pages 23-24 (Population Studies No. 28, 1958). (It may be noted that nCnt 

~he population will be larger for 1975 and 2000 as the growth rates have further increased.) 
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TABLE ·1-EstiliJ<ItedPopulation and its projections for the World and the Continents 
(nearest million) 

Year Wor~d Africa North (a) Latin (b) Asia (c) Europe Oceania 
America America (incl. 

USSR.) 

" .. (1) (2) (3) (4) (5) (6) (7) (8) 

1150 • 2497(100) 199(8·0) 168(6·7) 163(6· 5) 1380(55·2) 574(23·0) 13(0· 5) 

1915 • 
\ 3828(100) 303(7•9) 240(6·3) 303(7·9) 2210(57·7) 751(19·6) 21(0·5) 

.200Q • 6267(100) 517(8·2) 312(5·0) 592(9·4) 3870(61·8) 947(15·1) 29(0·5) 
' 

J . ' ' " • •. ,. •. 

. . · a America North of Mextco. 
::, b America South of~he U.S.A. . . 
l ·• . c Excluding Asiatic part of the U.S.S.R. . 
,·, .. 

1 
... ~oTE.-Figures in bracket indicate the percentages of world population. 

. ...,_ ' ' . 
·.i'l in. Latht Ainerica and Asia as the projections to 1950) keeping company with world population 

sho~; the increases are of 263:2 per cent and growths or in. reality shaping ~e rat~ and. size of 
180.4 ·per· cent respectively for 2000 AD as com- ~orld population ~owths notwithst~nding eight-foJ.d 
pared to 19'50 AD.· Asia's share of world popula- mcrease m p<;>pulation of~· Amen~a and Oceama 
tion would rise to 57.7 per cent in 1975 and !O as the latter m terms .of Its small siZe was of . no 
nearly 62 per cent in 2000; and that of Latm consequ~nce for the s~e of the worl~ population. 

· America would rise to 9.4 per cent in 2op0. Hmy- The basic. fact u?derlymg ~e great. J.?Crea~ has 
ever the shares· of Africa and Oceania will remam ?.een the m~ustn~~ revolution .... and ,!fl Its trial th~ 
atmost constant .. On the other hand, the shares ~f demo~raphiC .gap ~a~sed due to . death control. 
North America and Europe (including USSR) will an~ thi~ expenence Is likely to contmue una~ated .m 
dwiridle. ·: · · · · · · A.sia without any clear prospect of declines m 

i ·• 1 . · · ~ births. 
t ,.. '· \ 
·~1.5 The present century, in ~e background of 

the'. past 1. and in the ~rspective .of the future, 
would be . a unique phase m human hiStory both for 
progress in science as well as fo~ the rapid gro~ths 
in the number of human bemgs. No previous
century experienced an increase in the number of 
human species· as rapid as would be for the present 
century, .nor can it be ~oll:cei~ed .of the v.ast ch.anges 
in· social ~nd · econotmc ~nshtutions which .will be 
required to1 ·sust~in this siZe· of the populati~n. .It 
rajses questions · ~s r.e~ards the shape of things. m 
respect ·of' levels ·of livmg of. th~ world populati~n 

. in: general and of population m different reg1ons m 
particulat~ and it is significant to re~ember that 
the probl~m .canno~ be looked m~r~lv m terms ~f 
regions/ because .. science has .anmhilated the dis
tances" and has made the regions and the whole 
world interdependent. and interrelated. 

~, , .. T ' ~ ... 
i6.mrree~fourths of the world population. ~a

bifi.Og Afpca, Asia and Latin Amenca, possesslflg 
less riches and power than those of North Amenca 
and Europe are raising their .stock at a faster rate; 
they are ~so cons~i?us of .their pove~, _poor health 
arid housmg ·conditions, high ra~e of illiteracy, e~c. 
and are in ferment for better life and human dig
nity. They are also. a~are that all their. efforts and 
objectives for economic growth and higher· levels 
of , living . will be thwart~d · by t~e unprecedented 
in~reases in their population. Their efforts to the 
maximum can raise them to European .standard . of 
living in about 40 years if tp.e ~opula~Ion remalD:s 
unchanged-which in itself IS Impossible and. It 

... exemplifies the nature of t?e herculean ta~k whtch 
these regions are faced. With. .In short, !fl th~se, 
regions the population is gr!'wlD:g a~ an . e~plosive 
rate· and in particular, the sttuation m Asia Is much 
mor~ of an agonising cha~acter, because .here also 
the population quintupled tn three centunes ( 1650 

2. POPULATION DISil([BUTION AND 
URBANISATION PROCESS 

2.1 Regional, national, physical, economic or 
social planning of less developed continents (and 
more so in Asia) must necessarily deal with these 
population increases in retrospect and in prospect. 
The knowledge of the distribution and composition 
of these population increases is of a great value 
for planning purposes. The process of urbanisation, 
i.e. the dynamics of the distribution of population 
in urban and rural areas or the migrations that take 
place from rural to the urban areas is of special 
significance. The concept in respect of designation 
of areas as urban or rural is so closely bound up 
with historical. political, cultural and administrative 
considerations that there is always a difficulty in 
developing uniform definitions. For example, the 
way in which cities are delimited differs from 
country to country. The urban agglomeration, has 
sometimes been defined as including the suburban 
fringe or thickly settled territory lying outside of 
but adjacent to the city boundaries. Again, in many 
countries cities are considered synonyms with loca
lities having fixed boundaries with an administra
tively recognised urban status which is usually 
characterised by some form of local governments
known by various designations, such as. cities, 
towns, boroughs, municipalities, and by some form 
of local government; and in others, e.g. in Japan, 
Ryukyu Islands and France the 'City' is defined as 
an administrative division composed of a populated 
CEntre and adjoining territory which may be dis
tinctly rural in character or may contain other type 
of quite separate urban agglomerations . 

2.2 The differences are sometimes so extreme· 
that an urban status is granted to places with as few 
as 250 inhabitants in Denmark, while in Korea the 
}ower limit is 40,000 persons. ln Northern Irelan<! 



and Belgium, urban population means places with 
urban status, regardles~ of size; in Israel, it implies 
predominantly non-agncultural centres, in Malta it 
Is defined as built-up areas devoid of agricultUral 
land. In India, for 1961 census the designation of 
the town (or urban area) has been put to a stricter 
definition by applying three criteria : ( 1) a popu
lation of not less than 5,000, (2) a density of not 
less than 3.86 per ha (1000 per sq. mile); and (3) 
the employment of not less than 75 per cent of the 
adult male population in non-agricultural pursuits. 
This new test has eliminated many areas of a pro
nounced rural character which had previously 
passed as towns; thus causing a heavy pruning of 
towns. It is this definition which, as given by provi
sional data, has kept the proportion of urban popu-
1 a tion at little over 17% for 1961-a figure that 
was thrown out in 1951 census in different set of 
definition. 

2.3 Hence, so long as the type of locality involv
ed remains unchanged from year to year, the time 
changes in the proportion of the population living 
in places of 20,000 or more and in places of 
100,000 or more provide a useful index of urba-

nisation.. They also ar~ usetu1 for anafysiog worfci 
and regiOnal tren?~· ~mce they are relative! free 
f!om the compleXItles mtroduced by national ~e:fini-
tlons or urban status. • 

'.:~ t . 

2.4 ':fhe regional differences in the patte~; ~.'of 
absorption . of urban . population have , existed 
d~monstratmg the vanations that exist , due 11 ,u; 
hist_ory as well as on account of economic . r arfd 
social ~et-ul? of the regions. fu the .West-' the 
popul!itlon mc!e~e ":as absorbed by . thei conse
qu~tial u.rbams~ti~n ~ t!J.e wake of industrialisa
tion. !he mdustrialisation m the West was the main 
contnbutory factor for the urbanisation· of ·'th 
world during the 19th; century; but during th~ 2oth 
century, world .urbamsation was largely influenced 
~Y the growth m the urban population of:. Asia. 
Between 1900 and 1950 the large-city popul ti · 

of the · world increased by 254 per cent· th:t 
0~ 

Eur~pe and. North ~erica however, alr~dy· at 
0
a 

relatively high level .m 1900, 'increased' by·: only 
160 per ~ent ~o~pared with an increase of 444 
per cent m Asia .2 .The intensity of this :fact can 
be further demonstrated . from .. data in Table· 2.; ,:1(; 

TABLE 2-Rate of World Urbanisation (Population in Citie! of 100,000 and over) bySe/ectedRegionuln~e ~800 .r: .· 
' ' - • ~ ' 1 

Periods 

(1) 

1800-1850 . 

1850-1900. 

1900-1950. 

. ~~ 'I~ q;\\Y"{ 

, . · .1• • ) I i•: 'l",. . 

Per cent increase in population of cities of 100,000 and over ~·. 

World 

(2) 

76 

222 

254 

·Asia 

,_ 

(3)' 

24 l . 
59 

444rll. • ' 

. ' 

·' . ·.:·.! 

Europe(incl.whole· i. 
of the USSR) and 
· . America , ,,. : 

'. f" 

j. 

l • ~ 

. ' 

(After Philip M-Hauser-ibid) 

2.5 The intensity in absolute figures can further 
be seen more in Asia where more than 113rd of 
the total urban population (of larger cities) re
sides and also it is here that about 11 3rd of the 
larger cities of the world numbering over 14003 are 
located. Combined strength of the larger cities in 
Europe and North America is somewhat smaller 
than in Asia. Again, it might be stated that accord
ing to expert estimates between 1950 and 1975, 
increased population in Asian cities will account for 
over half of the world increase in residents of 
cities of both 100,000 and over, and 20,000 and 
over; and by 1975 in Asia alone city population 
(of towns of 20,000 and over) will be about 40 
per cent of the world population. However, con
sidering the size of the population, it is clear that 
the "degree of urbanisation" is much higher in the 
advanced countries of Europe and North America 
than is the case in Asia. An important point of 
distinction that emerges is that the process of ur
banisation in Asia has been shaped more due to 
the 'push' factors whereas in Europe and America 
it was more due to the 'pull' factors. In Asia and 

so also in other le~s ' devel~ped regions _. of the 
world, urbanisation process in its trial, brought in 
problems· having elements alien to . the indigenous 
cultures and having explosive and artificial charac
ter of unhealthy agglomerations full of obstacles 
and paralytic ingredients for the growth of human 
personalities; and urban blight and unhe~thy 
housing has been the rule barring few exceptions. 

. ' • • ' f 
2.6 In spite of the ugly situation for 'housing' 

in urban areas, it stands very much. behind in the 
queue as against various other candidate-sectors of 
industry~ transport, power and ·agriculture in the 
planning philosophy of these countries. The future 
of urban development, and, therefore, of housing 
conditions in the less developed regions · of· the 
world offers a grim picture. Taking the case from 
the view of the growth of population and its· con
comitant of. urbanisation, the urban population in 
Asia (for towns of 20,000 and above) is likely 
to increase by another 4374 million by 1975 A.D. 
as compared to 1950 or by 220 per cent. About 
560 million of Asians would live' in the· cities of 

2Jmplication of population trends for regional and urhn planning in Asia .and the. Far East-by Philip M. Hauser 
Page 23 "Regional Planning-Housing, Building and Planning" Nos. 12 & 13" tUruted NatiOns-1959). . , .. 

a According to the data compiled from UN Demographic Year Book 1960. 



·~o.OOO·aJid over or 26% of the total Asian popula
·tion ·as ·compared with little over 13 per cent in 
1950. The new -urban population will require about 
120 million new houses of modest size (on an 
average each costing about Rs. 10,000/- only) 
teo sting · .. about ·1 ,200,000 . million approximately 
.equal·· to :twelve· times the total capital investment 
renvisaged ~for: the Third Five Year Plan of India. 
:In• lndia. 1·the. population in .cities of 20,000 and 
':OYer lis/expected to be at about 100 million, show
·ing('4n increa.se of 57 million people requiring only 
·in. these: ~owns \wout 12 million houses costing Rs. 
·120',000 million. Again, if the observed rule of 
•utbanisation· ;continues, the· Asia's large city popu
rlation.'will increase by 234 .millions in 1975 a~ 
tcomp~ted to 1950 data, when various problems of 
.metropolitan •complex ·would arise besides that of 
rhousing.J· 

928 

2.7 'It. may be summed up that Asia is. less 
·urbanised than any of the other continents, save 
;Africa. Her. population now having more than 55 
:per -cent ·of the· world' population has only about 
one,:.third, of 1he world's inhabitants residing · in 
cities with 20,000 or more persons. Further, in 
Asia it is _less than 15 per, cent of her population 
thatJli\res • in ··cities· of ·20,000 or more, compared· 

.with the world average of 21 per cent, 42% in 
·'Noftli/\niefica· '(North ·of Rio· Grande)" and 35- -
per,_cent of, the p,opulation of Europe (excluding . 

.Jhe.. .. 'llSSR).~~ . .Similarly,. only. 8 . per cent of Asia's 
population: lives" in cities of 100,000 or more, 
~..amtpared :·with the world average of 13, per cent; 
·29 per,i·cent-. in North America; and 21 per cent 
in·· Europe. With the exception of I a pan, Hong 

:Kong·· -and·· ·-Malaya· '(including ·singapore) ··the 
·countries of ECAFE region· are one of the least 
-urbanised~ . m spite of the . fact that in absolute 
figures they have many large cities and large 
urban population than either in Europe or America. . . 

2.8 Despite the. low degree. of urbanisation . and 
urbanisation rate, Asia may in one sense be called 
over-ur}?~ised~""Many_ of the Asian countries have 

&Following comparative data confirm the point : 

a larger urban population than is justified by their 
degree of industrialisation or general level of eco
nomic development or in terms of the proportion 
of the population engaged in non-agricultural 
pursuits. This ·phenomenon is exhibited and that 
too as a matter of compulsion because of the low 
land/ population ratio arising from rapid popu
lation growth in relation to agricultural resources; 
people leave rural areas as the existing social, land 
tenure, and technological situation in rural areas 
do not afford a livelihood on already overpopulated 
land or seasonality of employment in agriculture 
or due to the obsolescence of handicrafts. The 
special factor of choked-up population in Asian 
-cities has been accentuated as a result of disrup
tion and disorganisation produced by Second 
World War and swelling of urban population by 

· refugees, and the psychological lure of city for 
providing military service, etc. Planners in Asta 
have, therefore, to bear in mind the great need 
·for economic and urban development, and for that 
purpose programmes for providing infra-structure 
investment including that .of investment in housing 
.have to be prepared well in advance. 

2~9 In terms of the national needs, housing the 
~itizen must .become the responsibility. of the State, 
JUst as public health and national defence5 are; 
an~ therefore~. house-building_ should not be looked 
into as a profit or loss proposition. The cost of 
building houses must be regarded as legitimate and 
imperative investment for nation's health, happi
ness and progress. Even as an economic activity, 
house-building, in nature of things, is a major and 
potentially thriving industry with beneficient effects 
on several other industries~ such as manufacture of 
cement, electricity, sanitary fittings, building mate
rials _etc. This -industry -also .relatively pro.vid.es much 
larger employment. and that too in a shorter time, 
than any other comparable large- scale· industry. 
In terms of national income generation in India 
income· from Railways is about 2 per cent fro~ 
factory establishments 7.3 per cent and th~ com
pm-ative figure for income from house building is 
about 4.3 per cent. 

'l , Table-Male Working Population per sq. km. in different countries. 

~ ''. 
Country 

'})razil 

. Ireland . . . 
· · Gniece,, 

' . l ~ ~ . f, 

·~sp~n: 

' "'I'~key .· . • . ) • 

'Poland 

China 

:.. -'lridia I • 

• 

Male working 
population 

per sq. km. 

1·0 

7•8 

8•9 NoTE.-Adopted from Palvia's ••An Econometric Model For 
Development Planning"-1953 (pages 13-14). 

14·0 

14·3 

14·5 

26·9 

26·8 

· ITo private builders, house construction is just an investment and on it the earning of rent must be sufficiently larger This 
raises the problem of -discrepancy between "social rent''" and "economic rent" and the payment of capital and rent sub
sidies as well as grant of loans at reasonable rate of interest to those who cannot afford a higher rate of rent. 



2.10 The problem of housing is of great con
cern for urban areas and their needs are not only 
oreater but they go on increasing at faster rate in 
developing countries in ~onsonance with ~e tempo 
of industrialisation leadmg to overcrowdmg and 
~lum-cOJiditions 1;. \Vhile in rural areas, where th~ 
majority of people live, open space, air and sun
shine are luckily still free goods and only the 
principk:; of elementary facilities, such as protected 
water supply, conservan~y and drainage are more 
important than the puttmg up of new houses or 
l:uts', as c.Jmpared to urban areas, where families 
are huddled in unsuited and unhealthy houses and 
it is here that correlation between overcrowding, 
high morbidity and mortality is observable.8 

3. DROAD FACTS ABOUT PROVIDING 
D\\'ELLn-:GS AND INVESTMENT VO
LUME FOR TilE WORLD AND ASIAN 
POPULATION (1960-2000) 

329 

3.1 In the past too much attention has been 
given to technical research, which is in no "!!ay 
less important. But too little attention . was gtven 
to social, psychological, biological and other pro• 
blems-and specially those directly related w1th 
human life in all its aspects. This imbalance has 
found expression in the wide differences that exist 
in the material environment of various regions. To 
remove these differences an all-round 'building' is 
necessary, i.e. the building of the health, character, 
courage, etc. as well as the physical building of 
houses in good surroundings. In a public opinion 
survey there will be few people who will not agree 
that hunger and sickness must be combatted with 
all available means and that education, work and 
recreation should be given such attention as to 
ensure a reasonable chance for everyone to achieve 
individual development and to live with others. in 
harmony. Further. if it is realised that individual 
development and social harmony can be achieved 
only when the whole of the world's population is 
reasonably housed then many people will be in
clined to say that the necessary means~ for this are 
lacking. Therefore, providing of reasonably. healthy 
houses for the world's population becomes an im
perative and inevitable priority. 

3.2 In this context it may be worthwhile to 
calculate how much residential buildings have ·to 

... 

be done to house everyone of the human society 
in 1975 and 2000 .. The statistical data are far too 
small and. shoddy. Therefore, only some insight" in . 
the magrutude of the problem involved can be 
had throug~ an arithmetic exercise. On the basis 
of the data m respect of world population for 1975 
and 2000 as given in Table 1, the proposed exercise 
has been done in Table 3. . 

3.3 As the e~timat~ of annual housing building, 
for the world 1~ fif~1es was 8 million, the rate ot 
~nnual co~struct~on Just to provide for the increase 
m population w~ll. have to be higher; it has been 
taken at 9 ~ll~on per annum ·for the decade 
19 5.1-60; 17 mllhon per . ~num for the 15.:year 
penod 1961:75; and 20 million per annum for the 
.25-year penod 1976-2000. But it is important to 
no!e that in order to provide for the total popu
latiOn of 2000 A.D: a reasonable stock of dwellings 
(If reasouable quality of present size of housing 
stock of 1000 or ~ 100 (after making adjustment 
for hopeless dwel~mgs. of today, depreciation, 
obsolescence, etc.), It will be necessary to build in 
the next forty years about 25 million dwellings per 
year. Here, however, we have made calculations 
of investment only for dwellings required for in-

. crease in , population. But if a true picture is to he 
obtained. i~ shall be. necessary to adhere to a figure 
of 25 m1lhon dwelhngs per year to know the actual 
size of investment wanted. This size of calcula
tions ·are left to the imagination of the readers 
dOd if necessary can be built from the data which 
have been given as regards fresh dwellings required 
to house only the increase in population. 

3.4 World population during 1950 was 2500 
million and for 1960, 1975 and 2000 it is estimated 
(f~r. the presen~ ~alculation) res~~tively at 2,960 
m1ll1on, 3830 milhon an~ 6270 milhon, showing an 
average annual increase jn population of 46 million 
for-· the decade· 1951-60· and 87 million for·the 
period 1961-7 5 and 100 · million for the period 
1976-2000. To house these population increases, 
9· miJliCtn houses per annum-at the standard rate 
of 5.2 members per house--should have been 
built for the decade 1951-60, requiring an annual 
investment of Rs. 90,000 million on housing alone~ 
( fhe house- ··standard taken here is by no means 
of American or European standard, but of the 
standard of low income groups of India).& Simi-

6 "The possibility of limiting the number of occupants per house of certain size or floor area by statutory means be ex
plored. Just as we prevent overcrowding in buses or cinemas and theatres in the interests of safety and good health, over-
crowding in houses also should be prevented." (C. Chandrasekhar). . · 

1 The village housesdooffersomesortofshelter againstsunandraintodwtllers, but they have no latrines, no pro
tected water supply and no public cleansing. Men and cattle live in close proximity; mosquitoes and flies swarm; and rats 
abound in the huts and hovels. The interior of the house is generally clean, but the surroundings are dirty. The village pond 
is green with algae and is constantly polluted. The river is also used for alJ purposes and is polluted. The soil is polluted. 
The village school is noisy, poorly furnished and often deYoid of urinals, latrines and drinking water. Hospitals and dispen• 
saries are miles away, badly built, ill-equipped and inaccessible to the sick. The village market is held on the open ground 
which is soddeu in rains. Public eating houses are uncommon, but an insanitary tea shop or "coffee hotel" is easily found". 

(Ministry of Health (India) Report on the Environment Hygiene Committee, Simla, 1950). 
s There are rooms so dark that even during the day the inmates cannot see each other in passages or in the single living 

rooms without the help of a I ight or fire. Fresh air is completely lacking. Very often there is no passage of air from room to 
room, max1y of which are built back to back. Ventilation is of the poorest standard imaginable. The singler_oom serves as a 
living room, bedroom, sick-room. kitchen, dining room etc. and.to add to this the number of pe.rsons livipg in t~e single 
room ranrres from four to ten. The sallow complexion, the amaciated body, the pale faces of the mmates Jmrrtediately tell 
their tak."' If further proof were needed, one has only to study the official vital statistic's to ~derstand the extent of the toll 
in human life taken by this:ll-conceived housing, a good deal of \\hich even by. the present_t~dequate .and long obsolete 
standards laid down by the Old Municipal Act of 1888, can be classed as unfit for human habitatiOn. It IS tolerated because 
there is no alternative housing available and the inmates would be on the streets if the tenements are declared. and marked 
unfit for human habitation." 

[Housing Panel (Bombay), the Greater Bombay Scheme, Bombay 1946]. . · . . 
9 Here we have taken Rs. 10,000 per house based on the value of the house for I ow-mcofi!.e group of pe~ple JD In~Ia

though Ettinger put a figure of$3750 per house. Owing to differences in quality, levels of co~t,' climate and th~ hke, t~e pnce of 
'low cost housing' ranges from $200 to 2000 each in the densely populated and poor tropical and sub-tropical regions, from· 
$3000 to 50J0cach in Europe and from $8000 to 10,000 each in U.S.A. 



1arly for the 15-year period of 1961-75, 17 million 
houses costing Rs. 170,000 million per annum shall 
have to be constructed; and 20 million houses cost
ing Rs. 200,000 million annually shall have to be 
constructed for the last quarter of the present 
century. · 

jj(j 

3.5 To focus attention on the gravity of the 
problem calculations have also been made for 
housing requirements and investment for Asia (in 
Table 3) for the decade 1951-60, 15-year period 
(1961-1975) ''find for the 25-year period 1976-
2000). For these periods respectively the population · 
'is . estimated to increase in Asia annually at the 
rate of 25 million, 50 million and 60 million. For 
the corresponding periods the annual rate of house 
construction will have to be 5.95 million, 9. 77 · 
million and 12 million respectively with the annual 
tnvestment of Rs. · 59,500 million, Rs. · 97,700 
million and Rs. 120,000 million. 

3.6 If balanced growth of all the sectors of eco
nomic activity in the world is the objective for 
achieving human welfare the total annual invest
ment on the 'Construction Sector' and the economy 
should bear certain order of notional proportiona
lity. This ratio is usually 1 : 2. Therefore the annual 
investment for 1951-60 on 'construction' and on 
the 'world economy' should have been of the order 
of Rs. 225,000 million and Rs. 450,000 million res· 
pectively (with proper and equitable distributio!l. 
according to size of population over different conti
nents and regions). Of this the respective annual 
amounts for the decade '1951-60 in Asia should 
have been of the order of Rs. 148,750 million and 
. Rs. 297,500 ·million respectively for 'construction' 
. sector and whole of the Asian economy .with proper 

and eq?itabl.e nat.iot;tal distribution according to 
population size. Similarly, for the 15-year period 
1961-75. the annual investments on 'construction' 
and 'world economy' should desirably be of the 
order of Rs. 325,000 million and Rs. 650 000 mil
lion; for Asia. the respective amounts ot' annual 
investment being Rs. 195 400 million and Rs. 
390,800 million. Again, for the 25-year period of 
1976-2000, the annual investments on 'Construction' 
and 'World Economy' should desirably be at Rs. 
500,000 million and Rs. 1,000,000 million· for 
Asia the respective amount of annual investment 
for the period being Rs. 300,000 million and Rs. 
600,000 million. 

3.7 The 15-year period of 1961-75 includes the 
Third ~Ian .Period of. India. Taking roughly the 
populatiOn size of India equivalent to one-fourth of 
Asian population, the respective annual target of 
houses should be 2.44 million, with the annual 
housing investment of Rs. 24,455 million and cons
truction investment of Rs. 48,910 million and an 
annual investment of Rs. 97,820 million with a view 
to having a balanced development of all the sectors 
of the economy. This would mean that the Third 
Plan investment should have been put at a little 
less than Rs. 50,000 crores which is little less than 
five times the planned investment in the Indian 
economy as envisaged during the Third Plan. These 
figures, as already stated are in the nature of an 
arithmetic exercise to provide an idea about the 
magnit~de of the problem in the face of increasing 
population and urban growth. They are indicative 
of_ th~ !ask involved to eradicate the stigma of 
slum-hvmg from the major part of the world and 
humanity • 

TABLE 3-World's Total Population, Housing Requirements and Gross Investments Required in •Housing' 'Buildings aM 
. Civil Engineering' and the • World Economy' (1960, 1975 t~nd 2000) 

Gross Investment (in million rupees) 

Year Total popu- No. of Building & 
lation houses per Housing Civil Engineering World Economy 

(in millions) .A A. annum I 
required Annual Whole Annual Whole Annual Whole 

(in millions) period period - period 

(1) (2) (3) (4) (5) (6) (7) (8) (9) 

1960 2960 (46) 9•00 (5·2) 90,000 900,000 225,000 2,250,000 450,000 4,500,000 

1975 3830 (87) 17·00 (5·1) 170,000 4,250,000 325,000 4,875,000 650,000 9,750,000 
- 2000. 6270 (100) 20·00 (5•0) 200,000 . 5,000,000 500,000 12,500,000 1,000' 000 10,000,000 

ASIA 

1~60 162S (25) 5·95 (5·2) 59,500 595,000 148,750 148,750 297,500 2,975,000 

1975 2210 (50) 9·77 (5·1) 97,700 1,465,500 195,4()() 2,931,000 390,800 5,862,000 

-2000 3870 (60) 12·00 (5·0) 120,000 3,000,000 300,000 7,500,000 600,000 15,000,000 

NoTEs (I)-Population of Asia as a percentage of world population is 55·2%, 57·7% and 61·8% respectively, for the 
years 1960, 1975 and 2000. But for convenience figures at 55, 57· 5 and 60% have been taken. Figures in brackets in Col. (2) 
show the annual averages of the size of the populati~n growth. . . . . . . . 

(2) During 1950 the world's annual construct Jon of houses IS estimated at 8 mtlhon m Col. (2) and th1s has been desirably 
raised to 9 million annually for the decade 1951-60; 17 million for the period 19.61-75; and 20 million for the period 1976-2COO. 
The figures in bracket in Col. 3 show the average number of members per dwelhng. . 

(3) Cost of construction of each ho~se has been supposed on~ average at Rs. 10,.000 m .c~J. 4 and 5 based on Rs. 
10000/-theallowedcostforeachunitunder LowlncotneGroupScheme ofthe Govt.oflnd1a. Thists lower than what was 
estimated at $3750 (or Rs. 17715) by Ettinger in his book: Towards a Habitable World. 

( 4) Usually the investment co-efficient in housing is 0· 4 of the total gross inv.estl!lent in Building and Civi 1 Engir..eering 
works. Therefore, in order.to fi;ld the investment figure for the latter, the housmg mvestment figure has been multiplied by 
2· 5 to arrive at the figures giVen In Cots. 6.and 7. . . . 

0 
• • • • 

(5) The investment in the Construct!on Sec~or IS usually 50% of the total mvestment (though It Is hlf~.er.for under de
veloped countries, as now estim~ted for lnd1a at 66%. Therefore, the figures of Cols. 6 and 7 have bten multlpl ted by 2 to find 
the total gross investment figure m Cols. 8 and 9. 
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4. A CASE STIJDY OF INDIA AS REGARDS 
HOUSE CONSTRUCTION CAPACITY IN 
TERMS OF CAPITAL INVESTMENT vis-a
,·t;; VARIOUS INCOME GROUPS 

4.1 The descriptive global picture about housing 
and its insoluble size and in particular that of hous
ing for low income groups in urban areas and in 
rural areas may not prove so convincing unless the 
description and conclusions are supported by some 
statistical data having the force of economic con
tent in them. Then alo.lle some policy formulation 
can be attempted. For this purpose. here a use has 
been made of Indian data available from NSS 
Round-12 (vide Draft Report No. 82 for the period 
March-August 1957). It is an illustrative case 
study regarding the data of expenditure levels in 
rurai and urban areas. For this some relevant but 
hypothetical income groups have been arrived; and 
certain savings rates have been assumed for the 
corresponding expenditure groups. Based on the 
Cz'1mnwn belief that a minimum of two yearslo 

inco~e { exc~pt fo.r ~o lowest income brackets) is 
req';ured for mvestmg m the construction of a house, 
capital ~~st figures of the house for different groups 
of fam1hes have been worked out. For lowest in
come groups the c~st of th.e house has been assum
ed not on .the ba~1s. of the1r two-yearly income but 
on _the basis. o~ m1mma of loan amount fixed under 
van_ous subsidised and aided self-help schemes 
dun~g the Second and Third Plan of India, ex
cludmg eleme~ts of subsidy and 'self-labour' invest
ed. A rate of mterest of 5% has been added to the 
loan am<?unt for the releva?t period of amortization. 
The capital ~ost an~ the mterest due has been 
counted at s•.mp!e mterest, after adjusting for. the 
a_nnual amortiZatu;m made. This enabled determina-..;
tiOn as regards fixm~ the va~ue of annual instalments 
~hat have to be paid by different expenditure (or 
mcome ~ groups of. families. The percentages of the 
annual mstalments m terms of annual income have 
been worked out.. The. data as deduced for rural and 
urban areas are given m Tables 4 and 5 respectively. 

TABLE -1 : Distri!Jution of Houselwlds by Jfonthly Househr/d Exl?en:Jiture Level, the Cost of Adequate Housing and the Amount of 
Annual Instalment of the Refunds for Howe hurldmg Loan taken (Rural areas) 

------------------~---------------(In Rupees) 

SI. Monthly house- Percen- Approxi- Annual Annual Annual *Cost S. Int-
No. h :dd expendi- tage of mate expen- sa'Ving income of rest on 

turc level house- average diture a(le- (9) at Total Instal- Perc en hold with monthly quate the rate (9+ ments tage monthly expendi- housing of 5~~ IO) 11/30 (12) household ture of 
expendi- the 

for years w.r.t. 
30+I (S) (8) ture level household (lT% Total ~ in col. 2. with ex- 2 

penditure )'ears 
I ~vc I in col. 2. 

(I) (2) (3) (4) (5) (6) (I) (8) (9) (10) (II) (12) (13) 

0-25 I6·1 25 300 0 300 1,500 I,l63 2,663 88·77 29·59 
2 26-50 41·8 38 456 0 456 1,500 1,163 2,663 88·77 19·47 
3 51-100 33·6 75 900 5 45 945 1,890 1,465 3,355 II I · 83 11 83 
4 101-200 7·4 150 1,800 6 108 1,908 3,816 2,957 6,773 225.77 11·83 

5 201-300 0·8 250 3,000 8 240 3,240 6,480 5,022 I 1,502 383·40 11·83 
6 301 & over 0·3 400 4,80:> 10 480 5,280 10,560 3,18.1- 13,74+ 62-LSO II 83 

"'E~timated as equ3:Ito 2 years householdincomeexcept forhomehold with expenditure level a: Sl. No. 1-2 for which 
the cost of adequate housmg has been put as equal to the loan granted under Rural Homing Scheme. 

Source for Cots. 2-3.-NSS Draft R~port No. 82 Tables with notes on Housing condition, Twelfth round, March-Aug. 
1957. 

--i-.2 The financing aspect of house construction sible in itself as is obvious from the fact that their 
in rural areas can be seen in the statistical exercise annual instalments of repayment over a period of 
as stated earlier, based on the data emerging from 30 years come to nearly Rs. 90.00. Against the 
NSS 12th Round (vide NSS Draft Report No. 82). annual household income of Rs. 300 and Rs. 456 
From the data it can be seen that 16% of the respectively, for the former group the amount of 
households have an annual income which is lower annual instalment is 29% of the annual income and 
than the per capita national inco;ne. which means for the latter group it is more than 20%. The sav-
that the per capital income of these households is fngs of these two income groups are almost 'nil' and 
less than 1 I 5th of the per capita national income. rather the likelihood is this that they have negative 
For the other 42% of the households the per capita savings. Therefore, the question of repa_yment in 
income i" a.bDut 1 I 3rd of the per capita national in- respect of these two income groups comprising 58% 
come. This signifies that 58% of the households in of the total rural households is almost impossible; it 
rural areas are at a sub-marginal level and their would be really miraculous if repayment flows to 
problem of financing house construction is impos- the 'public coffers' to discharge the loans. 

10 The housing cost of a dwelling is 4 times of annual income in Western Europ_e for normal dy.relling; in the USA, 
it is 3 times. Again the cost of dwelling; in Western Europe is 4 times the annual earnings of a male tndusi!lrl wc1ker. Jn 
less developed countries the gap is likely to be much more than 4 times; for examole in Greece, Portugal: Turkey the multiple 
is 10·4,13· 5, 10· 7 respectively of the national income per capita and in Italy and Ireland more than 8 t1mes. E\~·r. in <:!eve
loped countries like Belgium, Denmark, Finland, Sweden the muhiple is 6 to 7 times. In eastern plannc~ econc m1rs 1 tt- rr, ulti
ples are bet'.\.een 6· 2 to 10· 2 the lowest being for the USSR and th~ hi~est for Poland, excert Yugoslavia where the multiple 
is as high as 34. 
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TABLE S.-Distribution-of Household by Monthly Household Exper.diture Level, the Cost of Adequate Housing and the Amount 
of Annual In;talment of the Refunds/or House Building Loan Taken (Urban Areas) 

(In Rupees) 

Sl. Monthly house
No. hold expendilure 

level 

Percen- Appro- Annual 
tage of ximate expen-

Annual 
savings 

Annuai*Cost S. In- Total Instal
income of terest (9+ 10) ments 

Percen
tage 
w.r.t. 
(8) 

\ 

(1) (2) 

·t 0-25 

2 26-50 • 

3 51-100 • • 

4 101-200 

~ 201-300 • .. 
6 301-400 • .. 
7 401 & over 

house- average diture 
hold monthly 
with expen-

monthly diture 
house- of the 

hold ex- house
pendi ture hold 
I eve lin with ex-

Col. 2. penditure 
level in 
Col. 2. 

(3) (4) 

4·4 25 

19·8 38 

42·3 75 

23·0 150 

S·S 250 

2·9 350 

2·1 600 

(S) 

300 

456 

900 

1,800 

3,ooo· 

4,200 

7,200 

(6) 

:o• 

-. .... 

5 

6 

8 

10 

ade· on (9) at . 11/30 
quate the years 

housing rate of 
S% fo.r 5% 

30+1 

2 
years 

(7) (8) (9) (10) (11) (12) (13) 

300 3,300 2,558 5,858 195·27 65·09 

... 456 3,300 2,558 5,858 195·27 

. •. 900. 3,300 2,558 5,858 195·27 21·70 

90 "1,890 3,780 2,930 6,710 223·67 11·83 

180 3,180 6,360 4,929 11,289 373·30 11·83 

336 4,536 9,072 7,031 16,103 536·77 11·83 

720 7,920. 15,840 8,276 28,116 937·20 11·83 

. *Estimated as equal to 2 years household income except for household with expenditure levels at S. No. 1-3 for which 
the cost of adequate housing.has been put as equal to ceiling cost prescribed under subsidised Industrial Housing Scheme out
side Bombay and Calcutta. 

Source. For cols. 2-3-NSS Draft Report No. 82 Tables with notes QnHou.sing Condition, 12th Round-March-August, 
1957. . 

4.3 For the rest 'of the 42% of the rural house
holds which almost comorise of annual income 

· levels of little less than Rs. 1,000 (34%) ~nd little 
less

7 

than Rs. 2,000 (about 7.5%) the annual instal
ments· of repayment come to Rs. 112.00 and Rs. 
226.00 spread over 30 years. The proportion of 
these annual instalments in relation to their incomes 
amounts to 12% which by itself is :QOt much~ But 
considering that the savings of these households 
may be of the order of 5 to 6%, it is difficult to 
manage the feasibility of complete repayments, . un
less roughly an annual subsidy of about 50% of 
the annual instalment amount is made available or 
a lump-sum subsidy· amounting to · 50% of the 
housing cost is mobilised through 'mutual self-help'. 
for the remaining 1% of the rural househqlds com
prised of two income groups, the difficulty of re
payment is not so serious, still the 'need for subsidy' 
cannot be ruled out. Thus in general, rural housing 
·problem can be solved in one of the two ways, 
i.e.--either by out-right subsidy of at least 50% or 
by concerted efforts at evoking enthusiasm for 'self
help~. The degree of 'self-help' envisaged under the 
Third Plan for village housing schemes is of the 
order of 33.33%, and in the nature of things, it is 
not orac•icable to activise housing construction in 
the rural areas, even if the government goes all 
out to stretch its hand of financial accommodation, 
unless the 'self-help' proportions in total cost of 
house construction are increased. 

4.4 The situation as it emerges from the NSS 
Draft Report No. 82 as regards housing problem in 
urban areas is better so far as income levels ar~ .. ' . . 

concerned because under the identical two lowest 
income groups the percentage of households is only 
24% as against 58% in rural.areas. For the house
holds in the. income group of over Rs. 1 ,800 per 
annum the percentage of urban households is about 
11% as against just 1 % in the rural areas. Yet it 
is puzzling that to resolve problems relating to pro
vision of housing the position is much more intract
able in urban areas than what is in rurail areas 
primarily due to high cost of house construction as 
well as land-site in the urban areas. The annual 
·instalments for the first two (lowest income) groups 
rise to .Rs. 195 as against Rs. 88 in rural areas. 
The instalments to be repayed by the household as 
proportions of annual incomes go as high as 65% 
and 43% against the prevalent negative savings of 
these. households. This makes consequently repay
ments highly impossible. For the third income 
group having an annual income of Rs. 900 per 
annum the degree of annual instalments to the in
come is 22% against no savings. In rest of the 
four income groups having annual household in
comes of Rs. 1800, Rs. 3000, Rs. 4200 and Rs. 
7200 the percentage of repayment to the income is 
12% and here also it is not possible to rule out the 
possibility of the 'need for subsidy' payments. 

4.5 The cases presented about the degree of finan
cial strength of the rural and urban population leads 
to the conclusion that solving of housing problem 
is a herculean task and requires effort which V'Ou1d 
require calling upon the suitable schemes of 'mutual 
self-help' in case of rural housing and to some extent 
for \}rban Qousin~ as w~ll. This is imperative to 



relieve the pressure of competitive demands which 
are made on State resources, and specially so in 
less developed regions where the financial resources 
are very difficult to mobilise beyond a certain point. 

5. NEED FOR INTER.~ATIONAL ACTION 
TO ARREST DISPARITIFS IN HOUSING 
STANDARDS 

5.1 The greater part of the population living in 
less developed countries which is on the borderline 
of minimum existence as explained-has been in
crec:sing by 2% annually; they can hardly just 
..,ave and invest enough even to maintain the existing 
kvel of income per head of population. Whereas 
in the rich countries, where population is increasing 
on an average by 1% per year, it is possible to 
invest enough to raise the levels of prosperity fur
ther. From the demographic revolution which is 
taking place in terms of fast increases in world popu
lation and faster rate of urbanisation, it is getting 
more and more clear that three-fourths of the world 
which is ill-fed and ill-housed will be put in still 
worse situation if action is not taken in good time 
by tne affected people as well as by the minority 
of one-fourth of world's well-placed population to 
he!r their bretheren. The fortunate minority of the 
world population have to be convinced and casti
gated: they have to be persuaded and pursued, not 
only to devote in achieving their own greater pros
perity but also for the other people whose number 
is three times their own. It is also equally true that 
in the world, slums cannot be eliminated within 
next one or two decades; but for achieving balanced 
development of the world it is necessary for the 
technologically advanced regions of the world to 
transfer their technical 'know-sow' and equipment 
for encouraging the constructional activities for 
providing more houses at faster rate in less-develop
ed regions, otherwise the imbalance would threaten 
to assume alarming proportions. It can be stated that 
in the present situation we face 'a strange mixture 
of achievement and much failure, of order and 
much chaos, of hope and much despair'. Further 
it is really a terrifying thought that much of th~ 
hur:tan k_no":ledge ~d skill is now being turned to 
chnme (z.e. mternecme wars) or used in some way 
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contrary t~ the inter~ts of positive development of 
human society. The direct and indirect activities of 
the various international institutions-WHO United 
Nations, lBRD, etc. are directed towards raisina 
public health and public hygiene. But in less deve~ 
loped countries public health would benefit consi
derably if it were possible to build large numbers of 
simple but hygienic residential areas and other 
community facilities-providing buildinos such as 
s::houls, hospitals, etc. o ' 

5.2 What emerges really is this that without 
internaticnal actiC?n (including financial aid), under
developed countnes are not in a position to take 
investments for equipping themselves with social 
infrastructure and in the absence of it there hovers 
a lurking fear of increasing tension with disastrous 
~onsequ~nces ~e~s ~y so~e mechanism, proper 
mternatwnal distributiOn ( tf not of income and 
wealth, but at lea~t of welfare) is brought about. 
.Movement of capital and 'know-how' from rich to 
the poorer countries is the urgent need in forms of 
grants as well as loans at low rates of interest. All 
this can be done by the rich countries through the 
reduction of conspicuous consumption and by re
ducing investments in their home countries and by 
slashing down expenditures on armaments. Of these 
the third possibility is potent with fruitful results as 
is shown in the paragraph that follows. 

5.3 It is estimated that in 1957 sum of the 
national incomes in the world was $ 900 milliards* 
out of which total gross investment was about $ 230 
milliards-representing $ 150 milliards for civil 
investment and $ 80 milliards for defence expendi
ture-i.e., the defence expenditure was about 8.8% 
of the world income. If progressively the percentage 
on defence expenditure is reduced for creating an 
atmosphere of peace and amity in the world to 
half the 1957 percentage, and if it is possible to 
divert the surplus available for improving social 
infra-structure of the less developed countries, some 
hopeful situation might emerge. In the arithmetical 
exercise that follows the growth of world income 
has been assumed to grow at 3% per annum for 
our present calculations in Table 6. 

TABLE 6.-A Fifteen-Year-Plan for Reducing Investm~nt on D?/ence and Dil'erting it for Housing and Other Sotl•l 
Infra-Structures in less Developed Countries(1961-1975) 

1961 • 

1962. 

1963 

1964 

1965 

1966 

1967 

• 

• 

Year 

(1) 

• 

• 

• 

• 

• • 
• • 

•A Millfard-1000 Million. 

4.(-3 N. B. 0./69 

• 

• • 

Sum ofnatio- Defence 
~lincomes ~ expenditure 
In the world 1 as a percen-

(in milliards · tage of(2) 
of$) 

(2) (3) 

1013 8·8 

1043 8·5 

1075 8·2 

1107 7·9 

1140 7·6 

1173 7·3 

1207 7·0 

Defence Difference 
Defence expendi- between 

expenditure ture if (5)-(4) 
(in absolute kept at 1957 (in mil-

terms in i.e. at 8. 8% IiardsS) 
milliards S) (in milliards$) 

(4) (5) (6) 

89·1 89·1 0 

88·7 91·8 3·1 

88·1 94·6 6·5 

·s7·3 97·4 10·1 

86·6 100·3 13·7 

85·7 103·2 17·5 

84·4 106·2 21·8 

(Contd.) 



334 

TABLE 6-·contd. 

(1) (2) - .... _____ 
1968. 1241 

1969 1276 

1970 
\ 

1310 

1971 1345 

1972. 1380 

1973 1416 

1974 1453 

1975 1480 

5 A. Besides effecting savings in defence and cons
picuous consumption expenditures as well . as lower
ing of levels of investment by the rich countries at 

· home, there is a· necessity for pooling of knowledge 
and experience in the field of housing of different 
nations as well as of evolving out new techniques 
and effective. policies as regards housing finance, 
building materials, organisational machinery, low 
cost housing, etc.· Now we have in different regions 
of the world specilised organisations or. branches in 
the organisation~ to de~l with housing problem. The 
American Union for Tousing (i.e. CINVA) in 
Latin America, the "Housing Sections" in the Eco
nomic Commission for Europe and in the Economic 
Commission for Asia. and the Far East as well as 
a\ the. Headquarters of the United Nations are the 
positive examples in this direction. In Asia, on 
account of its. size as well as the member of its 
inhabitants bemg more than 55% of the world 
population, two Regional Housing Centres have been 
set up.--one in Bandung (Indonesia) for Hot and 

· Humid Zone of ECAFE Region and the other in 
New Delhi for Hot and Arid Zone of ECAFE 
Region. It may be mentioned that the National 
Buildings Organisation at New Delhi has been 
acting as the Regional Housing Centre for Hot and 
Arid Zone of the ECAFE Region for quite some
time. In this regard it may be stated that the UN 
Headquarters have drawn up certain guiding prin
ciples for conducting housing census, estimation of 
.housing needs and setting up of indicators of 
housing levels of living. What is, however, essential 
is the realisation on the part of less developed 
countries. to set up similar national organisations 
maintaining liaison with international agencies to 
deal with the problems of housing finance, commu
nity facilities, 'aided self-help', urban renewal, etc. 

5.5 For arousing international conscience and for 
activising international action with a view to im
provin(Y> housing conditions of less developed re
gions, o the ECOSOC had recently_ appointed. an 
'Ad-hoc" group of Experts to advise on vanous 
aspects of Housing and ~rban Develop!llent in 
relation to general economic growth. This group 
of expetts met in February 1962 at New ·York 
and drew a set of recommendations as rega!ds, 
housing finance, urban renewal, low cost housmg, 
etc, The Group had also recommended the esta-

(3) (4) (S) (6) 

6·7 83·1 109·2 26·1 

6·4 81·7 112·2 30·5 

6·1 79·9 11S·2 3-'·3 

5·8 78·0 118·4 40·4 

5·5 78·9 121·4 42··5 

5·2 73·6 124·6 51·0 

4·8 69·7 127·9 58·2 

4·4 65·1 130·2 65·1 

ToTAL 1229·9 1636·7 421·8 

blishment of World Housing Orgarusation. Some
time, in Mid-May, 1962, United Nations Social 
Conuni'ision approved of setting up a Housing 
Commission, consisting of experts to advise on 
various aspects of housing in less developed regions 
of the world. All these are hopeful signs of potent 
action in future. · , 

5.6 For continuous work which may be helpful 
towards operational research and action, it is of 
essence that there should be some international 
agreement in respect of methods of collecting and 
expressing of production data relating to housing 
and building activities. There should also be under
taken pilot ·investigations by the countries with a 
view to exchanging the results of investigation 
covering both traditional and non-traditional 
methods of house-construction. Again, there are 
various aspects of standardisation and modular co
ordination where further action as a result of 
follow-up and supplementary inquiry would be 
useful. Also there should be realisation as regards 
the importance of reorienting education and training 
of personnel and international exchange of experi
ence. Further, with the passage of time, there 
would appear to be scope for an examination of 
the economies in different countries in respect of 
using new materials or improved forms of tradi
tional materials, particularly in the context of light
weight building materials. All this arises because the 
cost of housing problem in almost all countries is 
the high cost of house-building. 

5.7 The less developed countries require finan
cial assistance from rich countries or from Interna
tional Financing Institutions particularly for the 
following purposes :-_ . 

(a) Setting-up plants for light-weight aggre
gates and their complementary clay evolu
tion laboratories; each such assembly of 
plants and laboratories is primarily aimed 
at reducing cost of building and improving 
quality of construction and also effect 
savings and fight scarcity of land by cons
tructing vertically-and financial assist
ance made available will be potent with 
economy and increasing of building acti
vity. 



(b) United Nations have felt the need for 
carrying out 'housing census' by all the 
Member-countries. The less developed 
countries. and specially those which are 
big countries in area and in the size of 

the population, the census operations in
volve the need for trained personnel and 
huge financial expenditure. But as this 
important socio-economic survey is highly 
basic to the economic and social develop
ment, financial assistance from abroad · 
will be of tremendous value for evolving 
basic policies. 

( c 1 Various institutions, such as Population 
Research Centre, UNESCO Centre, Indian 
Statistical Institute catering for different 
subjects, etc, have been getting foreign 
assistance. As regards the housing sector 
and its relation to family and demographic 
aspects, social aspects, etc, there do net 
exist organised agencies for channeling of 
financial assistance in order to make spe
cialised studies. In this direction foreign 
financial assistance would be highly fruit
ful. 

( d) 'Self -help' housing projects in rural areas 
as well as for lower income groups in 
urban areas require a lot of spade work 
and patience in getting the projects exe
cuted. Foreign assistance in this field al
ready successfully channelled in Puerto 
Rico, Jamaica, Taiwan, Israel, etc, are ex
amples for inviting foreign assistance in all 
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the less developed countries as well. In 
India, as the problem of rural housing is of 
a stupendous nature, self-help and 'aided 
self-help' _methods for encouraging housing 
construction need to be associated with 
the production of building materials local
ly, partly by establishing mechanised 
building materials plants and partly by 
producing materials _in indigenous ways. 
Thus both for housmg construction as 
well as producing building materials and 
establishing net-work of such pilot centres 
t~roughol!t the ~ountry on 'self-help' lines 
With foreign assistance can prove of teal 
advantage. 

(e) For importing various capital equipment 
and ~achinery for building purposes, such 
as, mixers and mortar mills, material 
hoisting. plants, cranes, conveyors, eleva
tors, h01~ts, ex~avators, trenches, winches, 
etc, foreign assistance, if available, will go 
a long way in activising housing construc
tion. 

(f) In order to train the nationals in different 
aspects of housing as well as to impart 
training to the officers and workers of 
ECAFE region countries by the New 
Delhi Regional Housing Centre for Hot 
and Arid Zone of ECAFE, financial assis
tance from abroad in the form of fellow
ship-award to nationals of Asian countries 
and nomination of visiting expert profes
sors from abroad would be necessary. 



.International Action For Housing During The 
Development Decade** 

By 
Prof. L. R. Vagalet 

1. INTRODUCIION 

i.1 The Ge~erai Assembly of the United Nations 
passed a resolutionl in December, 1961 designating 
the current decade as the United Nations 'Develop
ment Decade', in which Member-States and their 
peoples· would intensify their efforts to mobilise 
and to sustain support for the measures required on 
the part of both developed and developing countries 
to accelerate progress toward growth of the eco
nomy of the individual nations and their social 
advancement. The aim was to attain. in each under
developed country, a substantial increase in the 
annual rate of ·growth of national income of 5 per 
cent. The Secretary General of the U.N., who was 
requested to formulate specific propos·al for action 
to achieve· this objective, stressed in his Report2 that 
housing and urban development should receive high 

. priority in national and international programmes 
during the development decade. The report pointed 
out that the failure in .the developing countries to 
provide satisfactory housing and communicy- ser
vices to remedy existing deficiencies and to keep 
pace with the rapid growth in population was caus
ing a· decline in levels of living and impeding eco
nomic growth and social progress. The Secretary 
General's report also tecommended the establish
ment of a Committee on Housing, Building and 
Planning with a view to evolving policies and pro
grammes· for action. 

1.2 The United Nations actively initiated inter
national action in housing and urban development 
in February 1962 and the commemoration was 
marked by a meeting of the Ad Hoc Group of 
Experts on Housing and Urban Development. In 

··their Report3 the Group noted that substantial in
ternational activity in the. field of housing and urban 
development was being undertaken by the U.N. and 
its ~pecialised agencies as a part of the long-range 
programme of concerted action. The Group also 
recommended that the improvement of housing and 
urban development should have high priority in 
the decade of development and that the U.N. 
should sponsor a· ten-year programme for urban 
and rural improvement, combining international aid, 
national efforts, local finance and self-help. They 
suggested that a U.N. fund or pool of equipment, 

. techmcal . services and financial resources should 
be established. The Group recommended· that the 
U.N. fund or pool be managed by a permanent 
organisation within the U.N. composed of compe-

tent experts. It further recommended that the unit 
of the U.N. Secretariat dealing wih housing, build
ing and urban and regional development should be 
strengthened. 

, 2. WORLD POPULATION AND TRENDS IN ITS 
~GROWTH M'D DISTRIBUTION 

2.1 The human race has been multiplying itself 
too fast. Declining death rate and a. high, but st!lbl~ 
birth rate. have caused population explosion· 
During the past 10 or 15 years insecticides and 
anti-biotics have made possible enormous ad
vances in the mass-control of mortality in the under 
developed countries. In 1~6~ the world popul~tion 
was estimated at 2972 million and by the rmddle 
of 1964 it is expected to reach 3000 million. Bet
ween 1900-1950 the world population increased at 
0.88 per cent per annum. However, during the last 
decade (1950-60) the annual growth rate increased 
to 1. 72 per cent. 

2.2 Apart from this unprecedented iJ;tcre~se. in 
population, the dynamics ~f d~mographic di~trib~
tion is alarming The distnbution of population IS 

extremely uneve?. Th: bulk ~f the wort~ P?pulat.ion 
is concentrated m Asia, Afnca and Latm Amenca. 
These continents are also registering a higher 
growth rate than Europe and North America. 
Demographers have projected that the population of 
the world would be about 3828 million by the year 
1975 and this would reach 6267 million by the 
year 2000. The bulk o~ this pop~ation w.ould 
inhabit the Asian Contment.' To Cite a smgle 
instance the population of India has increased by 
nearly S4 per cent over a period of sixty years, 
1901-61. The decade 1951-61 alone has, however, 
registered an increase of 2.1.50 per cent. 

3. URBANISATION AND ITS IMPACI 
3.1 The process of urbanisation and the dynamics 

of population distribution in urban and rural areas 
are of special si~ifi.cance, .as they have. tr~mendous 
impact on plannmg, housmg and building. ~ot 
only is the world population increasing very rapidly 
but also the urban centres are growing much too 
fast in size and number, creating new demands for 
housing and urban services which cannot be met 
easily. It is estimated that between 1900 and 1950 
the population of major cities (cities having 100,000 
or more people) increased by 250 per cent. The 
urban population of Asia is likely to increase by 
220 per cent between 1950 and 1975. About 560 

tProfessor and Head of Dept. of Planning sChool of Planning & Architecture, New Delhi. 
1. Resolution No.1710(XVI) dated 19th Dec. 1961. 
2. The United Nations "The United Nations Development Decade-proposals for action" Report of the Secretary 

General, New York, 1962. . 
3. United Nations: Department of Economic and Social Affairs. "Report of the Ad Hoc Group of Experts on Housing 

and Urban Development". New York, 1962. 
4. Refer to Dr. C.M. Pal via, "~~ernational Act ion for Housing andi ts ~elation to \Yorld R~gional Population Growth'• 

Paper presented at the Short-term training course ~1n Sociological and Economic Problems 1 n Houstng, N .B.O · May • 1962. 
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million Asians would live in the cities of 20,000 or 
more inhabitants. Whereas 13 per cent of the tot~l 
Asian Population lived in urban areas in 1950, 1t 
is estimated that this percentage will increase to 
26 by the year 1975. 

3.2 For instance, in India the urban populat~on 
has been increasing faster than the rural population 
for the past few decades. The urban pop~atiC?n 
constituted 12.1 per cent of the total population m 
the year 1931. But by 1961 it increased to 18·3 
per cent. The bulk .of th.e. urban population in ~n~a 
lives in a few maJOr ctUes. In 196~ •. 78.8 milhon 
people lived in 2690 urban commumttes, large and 
small. Of these only 107 large towns '?~ 4 per cent 
of the total number of urban commumhes account
ed for 35 million people, or 44 pe! cent of. t~e 
total urban population in 1961. It Is also sigm
fkant that the percentage increase in urban popu
lation was as high as 48.0 in Class I cities, whereas 
the corr!!sponding increases in Class II and ~lass 
III citie:i were 2/.6 and 40.6 per cent respectively. 
India had 7 4 Class I Towns (population 100,000 
or more) in 1951. However the number of towns 
in this category increased to 107 in ,196l.li 

3.3 Urbanisation is not a new phenomenon. 
However, its rate has greatly increased since the 
second world war. In most of the developing 
countries there is a considerable excess of man
power, without corresponding m~ans of empl<:>Y· 
ment in industries and non-agncultural pursmts. 
The migrants from rural areas, displaced from their 
traditional environment are, by and large, unaccus
tomed to and unprepared for urban life and also 
they lack urban-consciousness. Their educational and 
cntployment level, skill and income being very low~ 
they cannot afford housing and community services 
of reasonably good standards. They are, therefore, 
crowding together in the slums of the metropolitan 
cities or in shanty-town settlements on heir fringes 
and experiencing great social stress and emot~onal 
strain. It is, therefore, necessary for the natiOnal 
governments and the United Nations to recognise 
and accept the inevitability and the necessity of 
urbanisation as a consequence and, indeed, as a 
means of economic growth and social advance and 
to see that the urbanisation takes place in a planned 
manner. It is also necessary to recognise the need 
to reduce the gap between urban and rural living 
conditions, so that excessive migration to cities may 
be reduced. 

3.4 In the countries of Europe and Northern 
America the same course of industrialisation and 
urbanisation, which occurred during the later-half 
of the 19th Century and the earlier part of the 
present century, was characterised by neglect of 
urban planning and physical capital requirements, 
especially housing, public utilities and services. This 
resulted in sharply declining standards of living in 
the midst of heavy investment in factories and 
machinery, increasing human misery, ill-health, 
poor environmental sanitation, popular unrest and 
low productivity of capital invested. The developing 
countries of Asia and Africa are now tending to 
follow the same course, because of acute capital 
shortage and to neglect homes, schools and essential 
services in the interest of plants and factories. 
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4. DIMENSIONS OF THE HOUSING {>ROB-
I .. EM . -

. 4.1 Statisti~al. information regarding the quantita:.: 
uve and qualitative needs of housing in the develop~ 
ing countries is scant. Nevertheless. it can safely be 
assumed that ~ey have acute shortage. in housing 
and urban servtces and that the · need for new 
dwellings to liquidate the existing deficiencies and 
to etiect contmuing · blight and obsolescence is 
colosal. It is estimated ·that about half the 't~tal 
population of the three continents of Asia Africa 
and Latin America-.-w~ll over.· 1000 ~illio~ people 
-are homeless or live m housmg whtch is a health 
hazard and an affront to human dignity. : Major 
cities in these areas have extensive. slum settlements 
i~ wh.ich 2~ to 30 per cent of ~he city population 
hves m rudrmentary shelters, wtth no social over
heads. Urbanis~tic:>n is indeed .an e.'lt.pensive process, 
the cost of bmldmg the requtred urban . infrastruc
tures i~ well beyond the capacity of the developing 
countnes. Rural areas are even more deficient in the 
basic services and facilities. , .. 

4.2 It is estimated· that. by .1.965, ilie developing 
countries i~ .the three. Continents will require annu· 
ally 25 million dwellmgs or about . eight to · nine 
dw~llings p7r 1000 inhabita~ts.. To give an example, 
Indta and m 1951 a deficiency t; of . 3.2 million 
dwelling units in the urban sector, which increased 
to 6 million units 'by 1961._ The national sample 
surveys revealed that apart from this enormous 
quantitative deficiency, a substantial portion of the 
existing housing stock was· sub-standard. Against 
this background of huge backlog and increasing need 
for dwellings, it should be remembered that even 
the most advanced countries do not have- at present 
an output exceeding five to six dwellings per annum, -
per 1000 persons. It is, therefore, evitlent that, if 
the developing countries have to provide adequate· 
housing and city-services. to their enormous popula· 
tions. the annual output in housjng has to be in•· 
creased manifold, both in quantity and quality. ·· 
Construction of such a vast scale, even at a modest · 
cost, would necessitate investment resources ·· equi ... · 
valent to 10 per cent" of gross national product or 
in many cases the entire investment resources avai
lable in the less developed countries. It, therefore, 
seems certain that the present housing situation will 
deteriorate rather than improve in the immediate 
future, unless ilew. and drastic measures are under
taken. 

5. FINANCING HOUSING . AND URBAJ."l 
DE\:ELOPMENT PROGRAMMES 

5.1 Until recently housing and urban develop
ment were regarded as national problems to be 
solved by national efforts and resources alone. 
However, with the rapid growth of ·popUlation, 
urbanisation and the realisation of the inter-relation 
between housing as well as urban development and 
economic and social progress, international atten
tion is now being focussed· on the magnitude . and 
complexity of the problem, in comparison with the 
available national resources. The dimension of the 
problem d~mands that regional, national and inter· 
national resources should be mobilised in a . 'COl\" 
certed effort to arrest the deterioration ·in the 
housing conditions and raise them to a level consis
tent with economic and social goals in the . United· 
Nations Development Decade. 

5. For d:!tai Is refer to : Vagale, L.R. "PJpul.ation Trenqs in India and their Implic~tion !n Town Planning, Housing & 
Urb1n D:!velopment". Paper presented to the Asian Populatton Conference, New D:!lhi, Dec. 1963. 
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s.i ln the developing countries there is a chronic 
shortage of capital or investible resources. In addi
tion, investment in housing has to compete with 
other fields in investment, which are more renumera
tive and hence more attractive. In this competition 
housing gets relegated to a low priority. It is evident, 
therefore, that the key to the problem of housing 
finance is to mobilise, to the maximum possible 
extent, the- resources of the masses, so that the 
investible surplus and savings may be invested in 
housing. It is necessary to create multiple-incen
tives for and an \'environment' conducive to invest
ment in'h'ousing and urban development. Some of 
the methods suggested are : 

···(a) Setting up housing finance corporations, 
savings banks, and mortgage companies, 
etc.; 

(b)· incentives to non-profit organisations ; 
~ -· 

(c) lower bank rates and deferred mortgages; . . 

(d) development of building and building
. materials ·industries; 

•• J 

(e)~.tax concessions an,d adequate rent returns; 
(f) ·,compulsory channelling of savings into 
· · housing through high public budget alloca
. ·. ' tion; compulsory purchase of bonds; obli

_,._, .J ·gatiori on savings banks, insurance com
< panies and other· similar bodies to invest 

in housing; · 
( • f • • 

(g) _adopting suitable urban land policies aimed 
<~,_;at curbing land speculation and creating 

. land reserve. 
.. ! l; 1 

. 5..3 .• Quite often economists and administrators 
seem to think that investment in housing is 'un
productive' as it has a high 'capital-output ratio' 
and a rsmall 'growth-potential'. Therefore, they 
give a_ low ·priority to investment of public fund~ 
in housing and urban infra-structures. In thi~ 
connect'ion, it· may be mentioned that the Econo
mic and Social Council of the U.N. considers that : 

. (a)iiln a developing economy, housing should 
. · . be accordt;d its due priority as a produc

: · ·' tive investment not only for its own sake 
' · · ·· but also on account of its capacity to 

increase productivity throughout the entire 
economy and to provide employment to 
a large number of persons; 

(b) economic growth should be accompanied 
by the necessary investment in housing and 
urban development as a mea·ns of achiev
ing balanced economic and social pro-

., gress; 

. rc1'''social, economic and locational priorities 
· · ·should be established for adequate invest-

. ment in housing and urban development; 

' (d) investment in housing and urban develop
·. ment should be accorded a high priority 

•· , ... and a defined role in the general develop
.·' · ment pattern. 

6. INTERNATIONAL CO-OPERATION 

6.1 The national efforts of developing countries 
in housing could gain substantially from internatio- . 
nal experience and knowledge of the United 
Nations and its specialised agencies like the Econo
mic and Social Council, the Economic Commission 

for Asia and the Far East, the World Health Orga
nisation and the International Bank for Reconstruc
tion and Development. Assistance can be given in 
the form of an international flow of materials, 
equipment and skills, traJning and education, ex
change of information, research, etc. 

6.2 The Economic and Social Council emphasise~' 
that international assistance in housing, building 
and planning should be given in accordance with 
sound criteria for social and economic progress, an 

' equitable geographic distribution and the best inte
rest of the recipient countries. The aid should be 
giyen in such a manner that it contributes perma
nently· and continuously to the solution of housing 
and allied problems. 

6.3 The United Nations has suggested that there 
should be a more effective and systematic integra
tion of housing and urban development programmes 
with general national development programmes and 
regional development schemes. Housing and urban 
development programmes should be conceived 
within the framework of regional and national plan
ning, which set out the broad pattern of physical 
development of the regions. especially with respect 
to land use pattern, transportation, net work, indus
trial location, etc. 

7. EMPHASIS ON HOUSING NEEDS OF LOW 
INCOME FAMILIES 

7.1 In the developing countries, the problem of 
supplying dwellings ·at rents within the means of 
low-income families is particularly acute as the 
national income per capita is less than Rs. 500 per 
annum. For instance, it has been estimated that 
in India a working family cannot afford to pay more 
than 10 per cent of earnings in rent; this would 
not be adequate to meet even 25 per cent of the 
annual cost of a dwelling built to minimum stan
dards. It has also been estimated that only· 5 per 
cent of the rural families and 12 per cent of the 
urban families can afford the economic rent of a 
low-cost dwelling. Only 15 per cent of all house
holds in Ceylon and 20 per cent of those in the 
Philippines can similarly afford an economic rent. 
The bulk of expenditure of a working class family 
in the South-East Asian Region is on food and 
clothing-usually 60 to 75 per cent of the total ex
penditure. High house-rents will, therefore, reduce 
consumptions of food and clothing, which are al
ready very low. 

7.2 The U.N. Committee on Housing, Building 
and Planning· in their first session observed that the 
emphasis in housing should be on low-cost housing 
within the means of working class families. This 
would require careful attention to building costs 
and for this pilot projects offered a means of con
centrating research on practical problems. To 
achieve economical construction the Committee 
suggested revision of building codes, standardisation 
and modular co-ordination in building materials, 
etc. 

7.3 The Committee pointed out that land was the 
kev resource in the creation of an adequate physi
cal environment for human settlemeuts and it was 
necessary to provide adequate extent of developed 
land. at reasonable cost, to the growing population 
for residential, industrial, commercial, social and 
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recreational purposes. It is, therefore. necessary for 
the developing count_ri~s to evolv~ national, long 
term urban land pohctes as an mtegral oart of 
housing and regional planning. -

8. CONSTRUCTION AND BUILDING MATERIALS 
INDUSTRIES AND THEIR R.OLE IN THE NA· 
TIONAL ECONOMY 

(i) These industries play an essential role in 
the process of capital formation as 
nearly two-thirds to three-quarters of all 
investment goes for construction of build
ings and other structures. 

(ii) They employ nearly one-fourth to one
third of the labour engaged in all manufac
turing industries and consequently play a 
significant role in the level of economic 
activity and general employment. 

(iii) These industries produce dwellings, urban 
services, utilities and community facilities. 
They also carry the major share of 
building factories, agricultural structures, 
transport and power projects and other 
public works. 

8.2 The development of the building industry 
should, therefore, be put on a sound footing by 
undertaking such measures as (a) training building 
technicians and building workers, (b) improvement 
of building site organisation and (c) introduction 
of new building materials and techniques of cons
truction. 

9. HOUSING STATISTICS SURVEYS AND 
RESEARCH 

9.1 Accurate. comparable and detailed data re
garding Housing in its varied aspects is scant in the 
developing countries. In the absence of the factual 
data it is not possible to assess accurately the hous
ing needs and deficiencies in quantitative and 
qualitative terms. There is considerable scope and 
need for international action in the field of statisti
cal methods, operational surveys and evaluation 
techniques, with a view to enabling the governments 
of developing countries to formulate policies and 

-programmes in housing and urban development. 

9.2 The Secretary-General of the U.N. in his 
proposals for action underlines the importance of 
research as an integral part of national policies of 
planning, housing and building and the urgent need 
to ~evice ways and means of applying research 
findmgs to solve housing problems and disseminating 
technical knowledge. Research in housing and re
g!o~al. planning- should be accompanied by inter
chsctphnary study of the relevant technical, aesthe
tic, political, administrative, social and economic 
aspects. 

9.3 The Secretary-General's Report points out 
that pilot projects suitably conceived and executed 
have great demonstration and educational value in 
the developing countries and lists the followino
seven main areas in which pilot projects may b~ 
formulated : 

(a) improved design and building techniques; 

(b) improvement of the construction and 
builcUng materials industries; 

(c) Urban and rural development; · 

(d) physical· planning, 

(e) financing; 

.I 

liHu 

(f) self-help and mutual aid; and •3 .~ 

(g) training education and research •.. · ·· · 

10. CURRENT 
TANCE 

.-10.1 T~e U.N. and· its specialised agencies have 
gtven assistance to several pilot projects jn, hQpsmg 
and urban de~elopment which have demonstration 
valu~ and whtch offer scope for trairiing of· the 
reqUlred personnel. 

1 O.? The . Committee on housing. building and 
plannmg po!nts out that there are broadly five 
types of tramed personnel required in housing and 
urb.an development programmes, namely (a) the 
pohcy makers and chief administrators . of such 
pro_grammes; (b) the top executives of national, 
regiOnal and local programmes; (c) the professional 
staff, such as architects, engineers, town planners 
~conomi~ts and sociologists; (d) technicians' at th~ 
mtermediate level. such as clerks-of-works and 
f~remen and (e) skilled workers. In this .connec
tion. the need for an inter-disciplinary . flpproach, 
pa~tlcularly at t?e ~t-graduate level, w~s stressed. 
This was- especially Important for training in the 
urban and regional planning field. The International 
I;-abour Organisat.ion, the World Health~Organisa
tlon, ~e EconomiC and Social Council . and other 
ag~nct.es of the U.N. have been promoting the 
obJeC~Ives of the U.N. through action 'programmes. 
For mstance, the INA finance municipal .• , water 
supply sche~es and pilot housing _projects.'··· The 
IBRD has gtven a numl;>er of loans for industrial 
projects which include the necessary housing and 
the townships. Regional Housing Centres6 · and . 
Physical Planning Institutes have been established 
with the assistance of U.N. experts and equipment.T 
The U.S.A. has created a development .fund of 
$ 500 million to be managed chiefly by 1the Inter
American Development Bank (IDB) for, agrarian 
reform and improvement, housing for low-income 
families and public utilities like water-supply and 
sewerage, 

11. CONCLUSION 

Most of the Asian and African countries which 
won their independence recently, have. set out on 
the path of industrialisation and economic growth. 
They are facing the problems of enormous growth 
in population. urbanisation and social upheavals. 
Housing and urban development are posing formi
dable problems to these countries. Housing and 
urban development can no longer be considered as 
merely local, regional or national problems .. They 
cannot be solved by regional and national efforts 
alone. Regional, national and international resources 

' should be mobilised in a concerted effort to arrest 
further deterioration in the housing conditions. The 
ultimate objective should be to provide dwellings 
in adequate numbers and standards which are con
sistent with the economic and social goals · in the 
U.N. Development Decade. 

i' 

6. The National Buildings Organisation, New Delhi is also serving as the Regional Housing Centre for the Hot and 
Arid Zone of ECAFE. · 

7. For instance, Afghanistan, Ghana and West Indies have been receiving assistance of U.N. Experts for urban and 
regional planning and housing. 
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Role of Social Housing Schemes in Social and 
Developmentt*** Economic 

By 
Shri K. N. V. Nambisant 

1. INTRODUCTION 

1.1 Tt is a commonplace observation that next 
to food and clothing, shelter is one of the primary 
necessities of man. The primitive man probably 
found shelter from the rigours of the climate in 
cages and under the branches of trees. When 
man became skilled enough to manipu!ate the mate
rials at his command he started to build shelters 
for himself. Housing thus made a beginning. For 
modern man a house is the physical basis of per
sonal and familv life and therefore an essential 
ingredient in social organisation. It is also an 
clement in and an expression of his personality. A 
definite address is necessary for a man to attain 
his full integrity. Further, although it is not always 
possible for any of us to find lodgings of the kind 
we like, every one of us has an opportunity to 
arrange <~nd utilise his resources according to 
his tastes and requirements. A man of narrow and 
restricted outlook is apt to prefer small and dingy 
quarters but a man of wide and progressive out
look with broad tastes and interests may require 
apartments corresponding to his tastes and sensi
bilities. 

1.2 It is only very recently that the provlSlon 
of housing for the people at large has been consi~ 
dered to be one of the primary responsibilities of 
the Government. In the old days, Governments 
provided accommodation for their armed forces; 

.adyance in hous~ng in recent years. For example, 
It Is stated that m Ireland the problem of housing 
h~s been solyed. In South-East Asia, Japan, Mala
ysut and Smgapore are some of the countries 
which have made notable progress. 

2. MAGNITUDE OF HOUSING PROBLEM 

2.1 In Ind~a the problem of housing has attract
ed the attention of the Government ever since 
Independence. In connection with the decennial 
c~nsus ~ft;orts have _been made to find out the pre
ctse position regard_mg housing, that is to say, the 
nUI_nber of. houses 1!' good condition, the number 
whtch 1 eqUires repairs, etc. Efforts are also being 
made to maintain an up-to-date record of the 
pr~gress in buildin~ in all the States. The findings 
which have been mcorporated in all the official 
reports make dismal reading; it has been estimated 
that about 114 lakh houses in urban areas and 
600 lakh in rural areas required reconstruction in 
1966.. Estimates of houses which require recon
~tructwn depend to a large extent on subjective 
JUdgement and we sh?uld not therefore be unduly 
alarmed by these estimates especially of defective 
rural housmg. Nevertheless it is a fact that the 
population in both our towns and our villages is 
growing rapidly while house construction is not 
growing in proportion and there is a deficit which 
progressively becomes greater as years pass. 

this was necessary to maintain their efficiency. 2.2 The deficit is estimated at present at 714 
They also supplied houses to their noblemen and lakh houses. It is obviously impossible for a Gov-
officers to safeguard their rank and grandeur. Even ernment to try to find resources to build houses to 
then the Governments could not be entirely indiffe- make up this deficit within any reasonable period. 
rent to the conditions of the housing available to The Government must therefore tackle the prob-
thc common man since insanitary and unhealthy lem in two ways. First, efforts must be made to 
living conditions might give rise to plague and create favourable conditions in which private indi-
pestilence. The ancient treaties on statecraft there- viduals will be encouraged to build houses for 
fore contain directions about the building, planning themselves or for sale or renting. If the housing 
and arrangement of towns and the architecture ot' stock is increased, it will naturally push down prices 
houses but this was only in the nature of guidance and rents and thus bring houses within reach of 
and moral exhortation to the rulers rather than of more persons. Secondly, Government must either 
binding rules to be enforced in all cases. The construct houses for the general population or 
rigours of climate seem to have brought the prob- make direct efforts to give financial and other assis-
lem of housing to the forefront in the Western tance for housing those sections of the population 
countries long before it attracted attention in -India. which either have a peculiar contribution to make 
State housing or local authority housing was i., to the national well-being and are therefore deser-
tiated in the U.K. in the nineteenth century. The ving of preferential treatment; or are in a more vul-
first Housing Act in U.K. was passed in 1851 but nerable and weaker position than others and thus 
it was the situation created by the Second World deserve special spmpathy. Apart from housing for 
War which brought the housing situation in that the Army and for its officers, the Government of 
country to a head. During the war, bomb attacks India first attempted direct construction of houses 
destroyed many cities in most European countries when it achieved Independence to provide accom-
and made thousands homeless. When in U.K. the modation for the large numbers of refugees from 
Labour Government took office in 1945, one of Pakistan. This. effort has not been repeated in res-
the matters to which they gave urgent attention was pect of general or social housing although in the 
the provision of housing. The position at present States the Local Governments have taken up large 
is that the range of building in the United Kingdom programmes. of ~onstruction eith~r direct or 
has progressed so fast that it has almost overtaken through their ag~nctes, such as Hous!ng Boards. In 
the rate of growth of population. Other countries Delhi t.his role Is filled bv the Delhi Development 
in Europe and elsewhere have ·also made notable Authonty. 

fOpinions expressed by the author are personal and need not ~ecessari ly reflect official or Government thinking. 
!O.S.D., Ministry of Works, Housing & Supply, New Delha. 
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3. EVOLUI'ION OF HOUSING POUcY 

3.1 The time is far off when the Government 
of Inida can think of adopting a national housing 
policy for the ptople at large; nevertheless. the 
Government has been trying to encourage research 
in building materials with the object of finding new . 
materials which are better and cheaper than the 
traditional ones, and of systematising and simpli
fying the methods of construction so as to save 
time and lal;xmr and thus reduce costs. In the 
old · days tra~itional house construction in India 
was done with the help of earth, kutcha bricks, 
stones, lime mortar, wood, grass, thatch and similar· 
materials. Modern construction relies greatly 
upon steel and concrete, glass and plastics. New 
synthetic materials, such as cellular concrete, etc, 
also are coming into general use. The material 
which is suitable in a particular condition depends 
upon the local 'situation and circumstances; while 
steel and concrete may be. technically the most 
suitable material in the industrialised countries it 
does not necessarily follow that we should adopt 
it in all house building in India without discrimi
nation. Our efforts should be to utilise the latest 
research in converting the locally available mate
rials into durable and economic forms suitable for 
our tastes and needs. The ·Government of India 

· have set up· the National Buildings Organisation, a 
specialised body to collect and P<?Pularise. the latest 
knowledge on the work done In solvmg these 
problems and it has been doing notable work in 
this direction. In many countries of Europe 
special attention has been devoted to this matter. 
In Poland and Sweden, for instance,· a species of 
cement has been evolved· utilising the waste ptaterial 
which is thrown out from the thermal generators. 
A variation of this is to utilise sand groUn.d into 
power for mixing with cement. This material is 
produced in the form of cellular concrete slabs, 
panels, etc, . which are lighter and more durable 
and consequently more economical for building. 
The Madras Housing Board has entered into an 
agreement· with the Polish firm CEKOP · for the 
production of cellular concrete according to the 
industrial processes evolved by that" firm. The 

· technical knowledge and the plant will be imported 
from Poland and installed with the help of Polish 
technicians.. The maintenance will be the responsi
bility of the local engineers who·· will be trained in 
Poland for the purpose. . A similar agreement is 
being negotiated for a cellular concrete plant at 
Bandel in West Bengal. It is hoped that after these 
plants have gone into operation ·it might be possible 
to set up elsewhere similar plants fabricated in 
India without having to import either the equip
ment or the technical knowledge. In many parts 
of India, bricks produced by normal processes are 
very :dear. Mechanical brick plants have been set 
up for producing bricks which will be more 
precisely fashioned and durable than the ordinary 
bricks. It is expected that this will result in consi
derable economy in the long run even if the new 
products are immediately more costly. The 
National Buildings Construction Corporation Ltd. 
has set up a mechanised brick making plant in 
Delhi · with Rumanian assistance which is on the 
eve of starting production. Several other projects 
for utilising waste products, bloated clay and 
various aggregates producing bt,J.ilding materials are 
under consideration. .The National Buildings 
Organisation has a special Division to deal with the 
subject of building materials under the charge of a 
1 oint ·Director, At ~€? f€?Cent Conference of Hous-

ing Ministers held in Madras a recommendation 
was made that a Plan scheme should be formulated 
to assist the State Governments in the production 
of building materials. The proposal is that in addi
tion to the technical guidance and assistance which 
is already forthcoming, the Government of India 
should provide the State Governments with finan
cial assistance in an agreed proportion in such 
endeavours. It is expected that the measures men
tioned above will help the building industry to 
construct houses more · economically and on a 
larger scale than at present and thus do something 
to ease the housing situation. 

3.2 In addition, it is -also desirable that the Gov
ernment should assist the intending occupants of 
houses by subsidising the sale price or rent. Since 
housing is a· primary necessity of all sections of 
the people it would have been better if the Gov
ernment had been in a position to evolve a 
National Plan for provision of houses to all citi
zens. As this is not possible at present, the Gov
ernment has had to restrict the scope of its assis
tance to certain sections of the population. 

4. GOVERNMENT SCHEl\IES FOR HOUS
ING 

4.1 The beneficiaries of the Government-schemes 
have been chosen on two grounds. In the first 
place are the people who are entitled to special 
consideration on account of the contribution which 
they are making to the national welfare. In the 
front rank under this head come the Government 
employees. It is obvious that the machinery of 
the Government cannot function unless the persons 
who man it are maintained in a reasonable state 
of health and well being and therefore able to work 
with sufficient peace of mind and health of body. 
From this point of view the provision of residences 
of suitable standard for Government employees is 
not a favour done to the employees but a step 
taken in the interest of the Government itself. Even 
then the quarters built for the Central Government 
employees do not cover more than a fraction of 
the requirements. Some of the employees who are 
left out of consideration are given house rent 
allowance in lieu to enable them to rent private 
accommodation at market rates. 

4.2 Subsidized Industrial Housing Schemes 
4.2.1 Another category for whom special treat

ment has been given are the employees of the 
industrial undertakings, It may be that from one 
point of view it is the responsibility of the factories 
and other industrial undertakings to provide accom
modation for their employees in the same manner 
as the Government does in respect of its own em
ployees. It is not,. however, always possible for 
the private factory owner to undertake the construc
tion of residential quarters in sufficient numbers 
to house all his employees. Industrial production 
is the most important method of increasing 
national wealth, and the health and contentment 
of the workers is the essential · pre-requisite for 
maintaining and increasing such production. The 
Government has, therefore, given special assistance 
to the factory owners to house their employees. 
The scheme which was evolved under the name of 
the 'Subsidized Industrial Housing Scheme' has 
been functioning for about 15 years. The scheme 
provides for the construction of accommodation of 
various kinds, such as open developed plots, skelet~ 
houses, multi-storey or single-storey tenements and 
hostel and dormitory accommodation. The non:n~ 



form in which accommodation is provided is that 
of rcgul.1r two-roomed house or multi-storyed 
buildmg. The construction can be undertaken 
either by the State Governments themselves, 
auencic.:; authorised by the Stale Governments. such 
a~ State Housing Boards, by the employers or by 
co-operative so~ieties of ~mpl~yee_s. '!he amount 
of financial assistance which 1s g1ven for these 
hou:>es is in the form of a capital subsidy and 
varies to some extent as between these types. The 
rent chargeable is also different and varies between 
H..s. 6.00 tor an open developed plot and Rs. 31.50 
tor a smaH two-roomed house (Multi-storeyed). · 
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4.2.2 The scheme for the provision of subsidis
ed houses for industrial labour includes housing 
tor mine workers also but not for plantation 
workers, for whom there is a separate scheme. 
According to the Plantation Labour Act, 1951, it 
is an obligation of the planters to provide houses 
for their workers. The plantations are mostly 
situated in remote and hilly· areas and the workers 
come from distant parts of the country to work 
in them. Unless the employers provide accom-. 
modation it would not be possible for the workers 
to make their own arrangements. It was intended 
to provide accommodation for all workers in 
stages according to a phased programme and the 
employers are expected to provide accommodation 
for 8 per cent of their workers in one year. It 
was obsef\'cd that they did not do so but pleaded 
financial difficulties. The Ministry of Labour 
therefore negotiated with the State Governments 
to provide Pool Guarantee funds to help the 
pb.ntations. As this was not sufficient it has been 
decided to provide a subsidy to the planters to the 
extent of 25 per cent of the estimated cost of the 
residences in addition to a Government loan cover
ing 50 per cent of the cost. Tlie owner of the 
plantation has to find only a quarter of the cost in 
addition to the land. 

4.2.3 Oae feature of the Subsidised Indus
trial Housing Scheme is that the scale of 
accommodation authorised in tenements consists of 
two rooms. Left to themselves, workers would 
be found huddled together with one or more 
families in one apartment. This does not provide 
the minimum privacy and decency necessary for 
family life. The late Prime Minister Shri Jawaharlal 
Nehru took much interest in this matter and gave 
orders that the standard . scale of at least two ' 
rooms per family should not be whittled down .in 
any circumstances. This principle has also been 
followed in the standards of accommodation laid 
down in the Slum Clearance Scheme referred to 
later. Recently however, the Government of 
Maharashtra have pointed out that the provision 
of accommodation on this scale would involve 
charging of high rents from the slum dwellers 
which they might not be in a position to pay. They 
the ref ore suggested that large double room apart
ments of area 29.5 sq. m. (320 sq. ft.) may be 
provided in which two families may be accommo
dated for the time being; when their economic 
conditions improved it may be possible to revert · 
to the ori~inal system of providing two rooms for 
each fJmlly. The Government of India have 
~eluct;.wtly agreed to this proposal. A similar 
Issue arose in connection with the accommodation 
provided for plantation labour in North India and 
South India. The view was to take some time ago 
that the ceiling of expenditure for standard accom-

modation provided for the plantation . labour in 
Northern India States should be Rs. 3,000/- and 
for plantation labour in South Indian States · it 
should be Rs. 2,400/-. Recently, this has been 
stepped up to Rs. 3,800/- and Rs. 3,000/. · for 
North and South Indian States respectively. This 
requires a little explanation. The standard accom-· 
modation for plantation labour in each State is 
laid down by the Tripartite · Conferences appointed. 
for this purpose and the ceiling laid doWn. in. the 
scheme of the Government of India, is only an 
upl?er limit for the purpose .of calculating financial 
ass1s.tance. The scales of accommodation are 
actually laid down by the . Tripartite Conferences 
and not by the Scheme. The criteria of classifica-· 
tion as between the North and South Indian States 
is not clear. There are certaiil States in an inter
mediate position, such as, Maharashtra, Orissa, 
Andhra Pradesh, etc. The prescription of diffe
rent standards for North and South India imder 
the official auspices may lead to some misunder-. 
standing. An effort is therefore- being made to, 
evolve a uniform standard for all the States.. Apart 
from this it is possible to hold that in places where 
the climate is relatively mild,. a 'family can manage . 
with less accommodation than in places with a 
more rigorous climate. For instance, in . West · 
!Jengal a~d ~ss~ where winter is severe especially 
m ~e. hills, It IS reasonable to . insist. upon the 
provlSlon of two enclosed rooms per family . for 
maintaining standards of health and ·decency •.. In 
the Southern climate where the weather is not. too 
cold throughout the year it may be . possible to 
manage with one room and a broad . verandah to 
be used as a living room: In this matter · there .. , 
fore it is desira~le !o pr~eed with circumspection . 
and leave the cntena fleXIble. When accommoda
tion is provided for workers. according to presci.ib~ 
ed standards laid down by 'authority, it is neces
sary to insist upon the provision of ordinary com-

. forts which would not add inordinately to . the · 
expenditure. An instance is the. provision of 
electric lights. This matter was raised . some time 
ago in connection with accommodation for planta
tion labour. The view officially taken was that 
since the addition of electric lighting will not be ' 
disproportionately costly, this amenity should . be · 
given in all cases. · It may be said further that 
where possible, a sink or wash basin and bathing 
facilities should also be compulsorily provided for 
all dwellings. We cannot, of course, yet go to the 
extent of the standards laid down in the· U.K. 
under the Housing Act of 1959 ~cording to which · 
certain standard grants were authorised towards the 
cost of providing five standard amenities, namely, 
a fixed bath, a shower, a wash basin, hot water 
supply, a water closet and food storage facilities. 

4.3 Slum Clearance and Improvement Schemes fn 
Urban Areas 

. 4.3.1 The question of improving housing in cities 
and towns the improvement and clearance of slums 
is very important because it impinges directly on 
the problems of health and well-being. 

4.3.2 In large cities, whether in India or abroad, 
one is immediately struck by the vast differences in 
standards of living between the richer and the 
poorer people. According to modern methods of 
thinking, even if differences in living conditions 
have to be tolerated, it is essential to provide ·at 
least the minimum standards of health to all citi
zens even if they cannot aspire to luxurious 
standards of comfort. The slums, as they exist 
at present, are not only an eye-sore but injurious 
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to the health not only of their inhabitants but of 
everybody else. In India, however, positive steps 
to improve the conditions of slums have been taken 
only recently. The general tendency has been to 
leave this matter to be dealt with by the municipal 
authorities. Our Slum Clearance Scheme defines 
'Slums' as 'any area where dwellings predominate 
which by reason of overcrowding, faulty arrange
ment or design of buildings, narrowness or faulty 
arrangement of street, lack of ventilation, light or 
sanitation facilities, inadequacy of open spaces and 
community facilities, or any combination of these 
factors, are <leterimental . to safety, health or 
morals'. Apart from improvement, the scheme 
permits the drastic remedy of . demolition and 
clearance if the slum are hopelessly bad. However, 
if the action contemplated by the Scheme is to be 

• effective, the public authorities have to be forti
fied by legal powers to be conferred by legislation. 
There is a Slum Clearance and Improvement Act 
passed by our Parliament, but this is in force only 
in Delhi and Tripura and even here it has been 
inoperative or ineffective. The Scheme, as 
already mentioned provides for action in two 
directions. Where· a slum area is capable of being 
improved without drastic action it provides for 
the grant of· loan to the municipal . authority for 
effecting the improvement It also authorises the 
acquisition of· slum areas which are declared to 
be clearance areas. In such places the concerned 
areas are demolished and new structures conform- · 
ing to the minimum standards · are constructed in 
their place. The private landlords in the slum 
areas, if the areas are improved, obviously stand to 
benefit by the increased annual value of their 
property. On the other hand, they have not suffi
cient incentive to improve the area. on their own 
initiative. In fact they often resist any effort to 
improve the condition· of their buildings. It is 
often noticed that even the residents of the slum 
buildings resist governmental action to· move them 
out and resettle them; in · modem sanitary habita-
. tion because. in many cases they earn their liveli
hood in the vicinity and any shifting to a distant 
area will dislocate their means of livelihood. The 
Slum clearance Scheme of the Government of 
India .therefore provides that State Governments 
who apply for financial assistance under the scheme 
should ensure that the bulk of the persons living 
in the slum areas will be accommodated in the same 
area after they are improved or modified. The 
Slum Clearance Scheme which is in operation as 
a social housing scheme under the development 
plans only attempts to deal with the problem in 
a restricted manner. It is often found that in the 
urban areas the locality occupied by slums can be 
more usefully ~tilised in some other manner, for 
instance, for construction of a wide road or park 
or for some other public purpose. In such cases, 
it is inevitable that the inhabitants of the slums 
should be moved to other areas. Such a scheme 
of urban removal cannot be dealt with under the 
limits of the Slum Clearance Scheme and other 
plans of urban development have to be invoked to 
deal with such situations. 

4.3.2 The squatter problems or the problem of 
uncontrolled urban settlement, as it is now often 
called, may perhaps be considered as one aspect of 
the slump problems. This problem is found in 
various forms in all countries particularly 
the undeveloped countries. In India so far as we 
know a consistent attempt to solve the problem 
has been . made only in Delhi where the phenome-

nal growth of the city within "the last 2.0 years has 
given rise to large scale influx from the villages 
and the country-side. The tendency of these new
comers to occupy vacant public or Government 
lands and to build for themselves shacks and 
jhuggis which are insanitary and offensive to the 
eye has given rise to a major problem. It was in 
1959 that an effort was first made to survey the 
magnitude of the problem and to attempt a solu
tion. A census of the squatter colonies conducted 
by the Delhi Administration showed that the num
ber was about 50,000 families. Some of these 
were Government or municipal employees or em
ployees of other local bodies or authorities. It 

. was hoped that such persons would be given accom
modation by their employers. Some others were 
construction workers and other such fluid sojour
ners and did not require any permanent arrange
ment. The other inhabitants of the squatter cclonies 
were removed to transit camps and given land 
of 20.9 sq. m. (25 sq. yards) each, which is barely 
sufficient for physical accommodation of a small 
family, where they were allowed to build. tempo-
rary hutments. It was hoped that it would be 
possible to move them to more permanent and 
satisfactory accommodation before long. The 
intention at first was to give them 66.9 sq. m. 
( 80 sq. yards) each per family on a long term 
lease or, in the alternative, to accommodate them 
in double roomed tenements in multi-storeyed build
ings. In 1960 it was hopefully expected that in 
one or two years the problem would be liquidated. 
It is estimated that till March 1967 only 21,733 
eligible squatter families had been cleared out and 
accommodated elsewhere. Obviously this only 
touches the fringe of the problem. Meanwhile, it 
has not been ·possible to limit the problem to the 
dimensions contemplated in 1960. The proposal 
now is that the main points of the Scheme as 
approved should be retained but jhuggi-dwellers 
who are not qualified for alternative accommoda
tion under the Schemes because of being late
comers should be moved to earmarked sites on 
the outskirts of the City of Delhi where they will 
be provided with the bare minimum require
ments such as community latrines, hand pumps 
for water, etc. Care will also be taken to uti
lise the cleared lands for public purposes as 
soon as they are freed from the unauthorised 
occupants. The problem posed by the un
authorised occupation of public lands has attrac
ted much attention in the recent international 
Seminars. It is usually referred to· as the 
problem of "uncontrolled urban settlement~'. The 
phenomenon is found in various undeveloped 
countries. In France squatter settlements are refer
red to as Bidonvillas, in Peru they are called 
Barriadas and in Turkey Gecekondu; in Leopold
ville (Congo) they are refered to as Villas extra
coutumiers : and in Venezuela they are called 
Ranchos. However, described, the problem is 
essentially the same. Some learned authorities con
sider that the phenomenon is a demonstration of 
protest by the non-propertied classes against the 
failure of society to provide them with adequate 
house room. The tendency at present is to regard 
this not as a problem which can be localised and 
dealt with by measures of control but as part of 
a dynamic question bound up with the continuous 
urbanisation of the rural areas owing to economic 
and social causes. The United Nations Committee 
on Housing, Building and Planning which recently 
met at Geneva reviewed the matter and the gene
ral view taken was that the social angle should 



also receive consideration in dealing with the sub
ject. The Committee considered that since the 
wholesale removal and redevelopment of such areas 
might be beyond the resources of the Government 
of the developing countries, it would be desirable 
to take up improvement of such uncontrolled urban 
settlements by giving the highest priorities to ser
vices like water supply, drainage, roads, electricity, 
etc. It appears therefore that in tackling the prob
lem a twofold approach should be adopted : while 
haphazard senlements in valuable urban property 
required for other purpo~es should be cleared, an 
opportunity should be given to settlers to create 
new urban settlements adjacent to the existing 
towns and to develop the essential sanitary and 
CIVIC conveniences. According to our own Scheme 
now under consideration, it is possible that the 
periphery settlement proposed might in time deve
lop into new urban suburbs if we take care to see 
that the development is systematic and properly 
controlled. 

5. RURAL HOUSING SCHEMES 

5.1 One of the matters which has recently attrac
ted considerable attention is the improvement in 
the living conditions of the inhabitants . of t~e 
rural areas. While most of our population still 
live in villages, the political centre of gravity has 
always been the town. In social welfare measures 
the needs of towns have usually received much 
more attention. It is only within the last 15 years 
that the need to improve the living conditions _of 
the villagers has been accepted as an urgent social 
task. Any visitor to our villages cannot fall to 
be struck by the large amount of dilapidated and 
decrepit dwelling units in general use. What makes 
the problem more disquieting is the insanitary 
and unhygienic conditions in which many of these 
houses are situated. Before the First Five Year 
Plan was formulated, a Committee, known as the 
Environmental Hygiene Committee, went into the 
conditions in the villages and came to the conclu
sion that it was beyond the capacity of the Cen
tral Government to take up the task of rebuilding 
houses in the villages. The only satisfactory way, 
according to the Committee, of improving the lay
out of the villages and the houses in them was to 
replan them afresh in perhaps new places but this 
was a task of great difficulty and would encounter 
stiff resistance also. The Committee therefore 
thought that all that could be done was to improve 
communications, open up roads where there were 
none, provide water supply and grazing grounds for 
cattle and persuade the villages-

( 1 ) to put in a few windows and keep them 
open; 

( 2) not to live with the cattle; and 
( 3) to put up latrines of sanitary type. 

A model house could also be constructed in each 
village for educative purposes. The First Five 
Year Pain also did not take up the task of hous
ing the villages as a national programme. This 
was left to the State Governments with the sugges
tion that they should adopt the principle of aided 
self-help more or less on the model followed in 
Puerto Rico in somewhat similar circu!Jlstances. 
Any assistance given should be in the form of 
building materials and technical information and 
guidance and in the construction of houses the 
villagers should be induced to utilise locally availa
ble building materials. Subsequently, a formal 
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social housing plan, entitled the 'Village Housing 
Projects Scheme', was drawn up in 1957. The 
essential feature of the Scheme was that 10 a 
phased programme 5,000 villages were to be 
selected all over the country for improvement and 
developm~nt over a period of 10 years. A social 
and economic survey of the village was to be done 
first. The villagers who wished to rebuild or 
improve their houses were to be given loans esti
mated to represent originally 50% and later 80% 
of the totaJ cost. This was to be repaid over a 
period of 20 years. The State Government was to 
provide technical assistance and there were to be 
model houses constructed bv the six Rural Housing 
Wings ~istributed all o~er ·the country. It was 
~mp~astsed that the Improvement of housing 
10 v1Hages was not to be attempted in isolation but 
as part of a concerted effort to improve social 
and economic conditions in the rural areas. Sub
sequently, the emphasis was shifted from whole
~ale replanning and rebuilding of villages to the 
Improvement of the existing village. Grants were 
authorised from . the fu~ds provided for two pur
poses, namely, (1) the tmprovement of drains and 
streets in the . villag~s and ( ii) the provision of 
free house sttes tor the landless agricultural 
la_bourers. It ~as. hoped that by the joint effort 
of all the orgamsatw~~ concerned with the improve
ment of rural condttlons, the economic condition 
~nd living standards of thl:! villagers could be 
Improved. 

5.2 E?'perienc~ did not entirely fulfil the high 
expec_tat10ns _whtch were raised about the village 
Housmg ProJects Scheme. In the period of about 
!en years which was elapsed after the Scheme was 
maugurated an amount of 18 crores of rupees has 
been allocated to the Scheme in the Development 
Plans out of which only an amount of about 
Rs. 8! crores has been utilised. The total number 
of rural houses constructed with the aid of funds 
provided under the Scheme is about 35,200. When 
the matter was investigated recently by the Esti
mates Committee of Parliament the reasons for 
the poor show made were gone into in detail. 
Various reasons were advanced for the lack of 
progress. The Central Government blamed the 
State Governments for their indifference and 
apathy; the State Governments pleaded that the 
conditions for the grant of loans were too elabo
rate and difficult for the villagers to fulfil and 
that the amount available as loan was too small. 
The Estimates Committee concluded that suffi
cient interest had not been taken in the Scheme 
by anyone and also that the conditions necessary 
for the success had not been thought out realisti
cally. They suggested that the part of the scheme 
relating to the provision of house plots to agri
cultural labourers should be taken out and made 
into a separate scheme. It is understood that 
the manner in which the scheme should be revised 
is now. t=:ngaging !he attention of the Planning 
CommiSSion. It Is clear, however, that if any 
improvement in the Jiving conditions of the 
villagers is to be achieved, the first condition is 
that the villagers should want to improve their 
conditions. For this purpose examples of elegant 
and gracious methods of living with limited JUeans 
should be provided to them. In the present condi
tions the villagers are not given any incentive to 
utilise any part of their income, which they can 
spare from urgent necessities, for the purpose of 
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improving the quality of life in the present instead 
of frittering it away in festivities or hoarding for 
the future. Further the exhortation to rely upon 
local materials and indigenous patterns as far as 
possible have remained mainly text book maxims; 
in practice they have not been followed. It is 
possible that in spite of the wise guidance from 
the National Buildings Organisation, the technical 
advice available for house construction everywhere 
is heavily weighted in favour of steel, concrete 
and cement both in towns and in villages. In fact 
houses in botb towns and villages built with 
modern engindring assistance look alike. We 
have to show more originality of thought and 
adaptability, in utilising materials easily within our 
reach, if any noticeable improvement is to be made 
quickly. At the same time we have not taken 
sufficient trouble to make use of modem sanitary 
and hygienic knowledge. Although the demonstra
tion houses and technical assistance are there for 
the asking, there is no firm guidance to villagers 
to build aceording to those patterns. · In most of 
the houses built in: the villages round-about Delhi, 
which members , of the Estimates Committee 
visited about a year ago, it was found . that the 
villagers continued to keep their cattle in living 
rooms and that there were no sanitary arrange
ments provided. In most of the cases the loans 
given for . house building had not been repaid at 
all; this may well be the case all over the country 
and it is possible that much of them may have 1 

been utilised for other pressing purposes than 
housing. It seems ·clear that in the present cir
cumstances positive improvement in the living 
conditions of the villagers cannot be brought aJJout 
merely by Govt •. effort since what is lacking is 
not merely financial reso.urces but also the will to 
improve. . It may be that if voluntary non-official 
organisations . were to take a hand and give their 
attention to moral persuation and education · in 
these matters, the results may be spectacular. 

6. HOUSING SCHEMES FOR ECONOMICALLY 
. POORER SECfiONS 

' ·.' 

The lowest income strata of the population is 
referred to in the ·official phraseology as the "eco
nomically backward section of the community" 
a)lld houses for these pe·rsons are provided with 
subsidy to the extent of 50%. Since 1st April 
1966 the Scheme is being operated in conjunction 
with the scheme for. the provision of subsidised 
houses for. industrial workers as an . integrated 
scheme. · 

7 •. LAND ACQUISffiON AND DEVELOP· 
MENT AND OTHER SCHEl\IES 

).1 We have so far dealt with Housing Schemes 
of the Central Government formulated with the 
intention of assisting specially handicapped or 
deprived sections of the general population. There 
are alsQ some other schemes whose object is to 
provide housing for the comparatively economi
cally better placed persons. These are schemes 
for the provision of loans to persons in the mid
dle income group with incomes between Rs. 6000 
and Rs. 15000 and the similar scheme for the 
lower income group. These schemes are operated 
in conjunction with other scheme known as the 
'Land Acquisition & Development Scheme'. In 
the major States funds for these Schemes are 
provided by the Life Insurance Corporation. The 
intention is that the State Governments or muni
cipal authorities or improvement trusts should 
utilise part of this money to purchase lands in the 
vicinity of towns on which future suburbs or 

housing colonies can be developed. The land is 
levelled and developed, that is, services such . as 
roads, sewers, electricity, etc. are provided, house 
plots are marked out and either sold outright or 
leased out to intending residents or colonisers. The 
money realised from private persons. is used to 
recoup the original advance from the Life Insu
rance Corporation or the Government resources as 
the case may be; the replanished funds are then 
u~ed for the development of further land which is 
also used in the same manner. Thus the initial loan 
or grant is used over and over again for develop
ment of successive areas; in brief, it is utilised 
as a 'revolving fund'. The land thus developed is 
used for housing colonies or. persons _ in the low 
income group or middle income group, or other 
housing. 

7.2 In the social housing schemes of the G~vt. 
· of India which provide for the payment of subs1dy 

there is generally no intention to part with owner
ship rights to the tenants. Certain of the schemes; 
for example, the scheme for industrial workers 
and for slum dwellers, does contemplate the sale 
by hire-purchase of the houses but these have not 
been generally adopted or operated except in 
isolated cases. There has been some difference of 
opinion about the desirability of allowing the sale 
of such houses. The practice in this respect also 
varies in other countries. One school of opinion 
which is mostly favoured by American authorities 
on housing favours the grant- of ownership rights 
to the tenants on the view that what a man will 
put into his dwelling environment is directly 
influenced by the security of tenure which largely 
determines what he can get out of it. There is 
an opposite view that where accommodation is 
scarce it would not be desirable for the State to 
part with the right of ultimate control. Most of 
the so-called Board housing constructed by local 
bodies in the United Kingdom was let out on 
rent but recently the outright sale of some of 
these houses appears to have been approved. In 
this country the question has arisen in an acute 
form in regard to the house construction for 
industrial workers. If such housing is in the 
premises of the factory, it is obviously not possible 
to allow the present generation of workers to part 
with the ownership rights to outsiders who may 
not be workers in the factory at all. On the 
other hand, it is true that if ownership rights are 
provided, it will help to create a stable and perma
nent labour population in our industrial towns. 
This is indeed a weighting argument which can
not be lightly brushed aside. But the two view
points can be reconciled only if there 18 a conti
nuous supply of housing for industrial labour. 
Even if this is the case, so far as the particular 
problem is concerned, the decision should depend 
upon where the industrial housing is located. If 
it is in the premises of the factory and the interests 
of security or efficient operation or other reasons 
make it necessary that only workers in the 
factory should live in those premises, then the 
ownership rights cannot be alienated to the 
workers. On the other hand, if the houses for 
labour are in general residential distri~ts and there 
is a continuous supply of housing, ther~ is no 
objection to allowing the workers to purchase the 
ownership rights in their houses. · 

7.3 It is necessary to say a word or two about 
the manner in which the subsidy schemes are 
operating in India. In other countries State 
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financial assistance in respect of social housing 
schemes is usuailly given either in the form of rent 
subsidy or of a cash grant to make up the deficit., 
in rents. If the system followed is rent subsidy, 
the owner of the house is given a grant to make 
up the difference between the -rent which is 
recovered from the tenant and the economic rent 
which the owner can ordinarily expect. If a cash 
grant is given to the tenant, it is calculated so as 
to make up the difference between the rent 
charged and the amount which he can reasonably 
be expected to pay having regard to his general 
economic condition. The last alternative parti
cularly can be operated only on the basis of a 
careful review of the economic condition of the 
individual families and presupposes a very sophis
ticated standard of administration. The best way 
of conducting such a review is through impartial 
non-political expert bodies. In our country there 
are obvious difficulties in setting up or administer
ing such a system. The subsidy needed is there
fore given in the form of capital subsidy, that is, 
the cost of putting up residential structures of 
various kinds is estimated and a proportion of 

the cost is made over by the Central Government 
to the State Governments or to other constructing 
agencies as a lump sum. The rent which is 
recovered from the tenants is based upon the cost 
to the constructing agency in which the capital 
subsidy from the Govt. of India is taken into 
account. One drawback of this system is that 
it involves larger lump sum expenditure from 
the budget than annual grants. However, as 
already stated, our present situation does not 
allow of either of the alternative procedures being 
adopted. 

We in India are thus far from the· ideal 
situation in which a general housing scheme 
for all classes of people can be framed and 
houses made available to all sections based upon 
their requirements. As the general ·economic situa
tion improves and national wealth increases it may 
be hoped that we shall be able to adopt such a 
system. At the same time we may hope that an 
active private house construction industry will 
come into being and operate steadily to fill up the 
gaps, in Government schemes for Housing. 
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COUNTRIES 
1.1 The effic,iency of management of farms, 2.1 The developing countries of Asia, Africa and 

industry and brlsiness-including labour and p~r- Latin America contain three-fourths of the ~o!ld 
sonnel management is either well developed or tts population, which is slightly over 3,000 mtlhon 
importance is well und~rstood in dift:e!ent countries persons. Asia alone accounts for more than 55 per 
and in various economic and poht1cal systems. cent ·of the world population. In these are~s, the 
However the management aspects of housing have "demographic gap" has been widening, owu~g to 
not received the attention they deserve no~ has the abatement of health hazards. There IS a 
their importance been well· understood, despite the · rapid rate of population growth, ranging from 
fact that housing accounts for approximately 20 1.8 per cent to over 3 per cent per ann!'lm. Th~s, 
per cent of the gross fixed capital formation the population of Asia, Africa and Latm Amenca 
and 3-5 per cent of the gr?ss domes~ic pro~uct in could mcrease 30 per cent during the ~inetee~ 
various economies. Table m Appendix 1 illustra- sixties. In addition, the urban populatiOn IS 
tes the proportion ~f housing construction to t'!tal increasing so sharply that, between f960 and 1975, 
construction expenditures, to gro~s · fixed c~p1tal nearly 200 million persons will be added t~ urban 
formation, and to gross domestic product, m a areas in these continents, thereby doubling the 
number of countries. Housing, building, and existing urban population. With regard to this 
other construction now account for as much as problem-the size and number of large urban 
three-quarters of capital ~ormation in countrie~ ~t areas-the situation in Asia is particularly serious. 
various stages of economic development and It 1s More than one-third of the cities of the world 
estimated that world construction during the next having a population of over 100,000 are in Asia 
forty years will equal the total of construction and the number of these cities is growing rapidly. 
during the last 6,000 years\ For example, the 1951 census stated that there 

1.2 In developing economies two types of indus
trial developments are crucial: (i) ·Basic, heavy 
and long-gestational capital goods productive ap
paratus and giant irrigation works. roads. railway 
and communication forming the infra structure 
should be granted higher priority as a long term 
objective, and (ii) consumer goods industries and 
immediately productive (of tangible goods) deve
lopment projects should also be granted a high 
priority to serve as an anti-inflationary measure as 
well as to provide larger supply of current con
sumption goods to meet the rising consumption 
demand-a consequence of large capital outlay and 
the multiplier effect. In this situation, housing 
programmes, essential as they are, as one of the 
most concrete measures of raising living standards, 
should find a place in the overall investment 
programme as they contribute in improving labour 
productivity. · · 

1.3 Better housing not only improves the health. 
well-being and mobility of the labour force and 
raises its productivity, but also ensures the provi
sion of productive employment in building, build
ing materials and other associated industries. 
Furthermore, the proper management of housing, in 
addition to being conducive to human welfare, 
contentment and employment, saves capital and 
preserves the $izable capital stock of the commu
nity, thereby reducing depreciation and 
obsolescence. 

were seventy-five cities in this category in India, 
the number has risen to 108, according to the 
1961 Census. 

2.2 The rapid growth of population and the move-
ment from rural to urban areas increase social 
maladjustments, housing shortages, slums and 
shanty towns. In developing countries, a migrant 
from the rural areas is faced with problems of 
adaptation to urban life, unstable employment, 
social tensions, etc. Even in developed countries 
and in very old cities throughout the world, the 
living conditions of slum dwellers and rural 
migrants fall far below acceptable standards of 
urban living and these persons experience serious 
difficulties in adapting to modem ways of life in 
the rapidly expanding urban centres. However, 
it is among the rural migrants to the cities in 
developing countries that these problems are most 
acute, because their incomes are usually so low 
that they are not in a position to pay rents for 
dwellings of acceptable standards. Not only is 
there a severe housing shortage, but also approxi
mately one-fourth of the urban houses and three
fourths of the rural houses in developing countries 
with a higher proportion in Asia require replace
ment because of unfitness in one or many respects. 
As an example of the housing deficiency, the 
density of households in India is about 125 for 
each 100 houses in urban areas and 112 for 
each 100 houses in rural areas. Furthermore. 
the overcrowding is increasing, owing to the growth 
in population and to urbanisation. The situation 
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in the developing countries, presents a striking con
trast to that found in ~orne of the more advan.ced 
countries. such as BelgiUm, France and the Umted 
StdLC~, \~here the number of dwellings 1s greater 
th<1n 1llc number of hou~cholds. 
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2.3 To cope with the annual i~crea.se in .popu
Iauon and to arrest further detenora~IOn of the 
housmg situation, an annu.al. construction rate of 
s 6 m111ion dwellmgs--4 million m urban areas and 
4. <> milL on in rural areas is required by 1965 in 
the Jcvelop1ng co~ntries <?f Afri~a, ~sia and Latin 
Arncn.:a. It is virtually tmposstble tor the people 
thcrmclve:<. w improve their housing conditions, 
owin" to l!•C low level and inequality of incomes 
in b~ h rur.tl and urban areas and the fact that 
hou~e comtruction rcquires long-term financial 
i..lrr;.moemenb. Private enterprise does not find it 
Ct)mn~crcially feasible to provide better housing in 
such circumstances, while philanthropic housing, 
when it exists, can be only an extremely small 
eilon in the face of the tremendous task involved. 
As a result, the role of the State in housing as
~umcs !'reater significance in developing countries, 
justifyi;'g the intervention of the public authorities 
in the housing field, in an effort to eliminate the 
soci<d menances of slums and overcrowding. In 
all cvuntries, therefore, housing is receiving both 
capital and recurring subsidies from public funds. 

2.4 Regardless of its stage of development, pub-
1 ic housing confers certain special advantages that 
are not available in private housing. It effects 
~aving in the costs of housing and related essential 
community services, while providing a tangible 
objective for saving and thrift that can help to 
promote the saving habit in a co~munity. Public 
housing acts :-~s a catalyst for consumer co-opera
tives and other co-operative movements when CO· 
operative, non-profit, public or semi-public insti
tutions engage in the development of housing 
estates or colonies. It stabilizes housing market 
forces through the dissemination of basic market 
statistics and promotes the growth of the building 
industry, thereby generating employment in the 
building trades. Public housing benefits the under
privileged sections of the population and ensures 
the observation of higher social priorities. It 
initiates and inculcates a spirit of broad social out
look and enlightened management, and, at the same 
time, develops a spirit of community feeling that 
contributes to the organised growth of law and 
order. Such housing also imparts general education 
in the ways of living and the eradication of factors 
of social tension, and offers a training ground for 
leadership through the group organisation method. 
Also, it often educates in the principles of home 
economics. The organization of sociallv motivated 
housing activities assumes different fo-rms. It is 
either directly administered by the State, by a 
statutory authority created by the State or by a 
local authority. Thus, it may include co-operative 
societies, . non-profit organizations, self-help 
societies, etc, which are orimarilv concerned with 
ameliorating the plight of the masses that either 
have no housing or are enduring bad housing con
ditions. The available public funds should be 
spread as widely as possible to permit the mobiliza
tion and utilization of individual and institutional 
resources. 

2.5. Puplic hou~ing through socially motivated 
orgamzations, whtch has been accelerated during 
the post-war period, bas demonstrated the efficacy 
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and urgency of public housing in both developed 
and developing countries. The trend is in favour 
of socially motivated organizations, although there 
has been a slight decline in the share of such 
dwellings in some countries where high levels of 
housing have already been reached. In advanced 
countries, the number of houses annually construct
ed for each 1 ,000 of population has increased and 
now averages from five to six houses for each 
1,000 in a few countries, including New Zealand 
the number is ten or more, lsee Table 2 in th~ 
Appendix). While the annual housing output has 
increased in the developing countries, it is still 
too small-approximately one house for each 1 000 
of population in, for example, India 'and 
Indonesia-to prevent the deterioration of the 
housing situation. Possibly one of the factors 
accounting for this slow growth is that little inter
national finance is available for the construction 
of housing in these countries, although such financ
ing is available for other sectors of development. 
As a result. one finds that il1 some countries the 
volume of new home ownership is slowly declining 
and rental housing is growing at a faster rate. The 
share of multi-unit dwellings in total dwelling con
tribution is increasing. These two trends-the 
~ncreased. proport.ion. of rent.al dwellings and the 
mcrease m multt-umt dwelhn~-bring to promi
nence the qu.estion of housing management and 
tenant educatiOn and pose serious problems in the 
maintenance of housing stock and the cultivation 
of social spirit and community feeling. 

2.6 The general aspects of housing and the parti
cular aspects of public housing discussed in the 
foregoing raise various aspects in 'housing manage
ment'. They are : (i) judicious use of land and 
enunciation of _Proper land policy, particularly for 
urban areas: (il) proper management of financing; 
(iii) maintenance administration and (iv) Tenant 
Education because of the increasing share in public 
housing and the impersonal character of ownership 
of public housing. 

2. 7 The question of land policy and urban land 
policy is taken up with the question of investment 
financing and management financing. The main 
burden has been that in all countries, public funds 
are flowing in the housing sector in larger and 
larger volume. Both in 'free' and 'centrally plan
ned economies', 50% to 60% of capital funds fur 
housing come from the public funds; in the 
U.S.S.R. public funds share goes as high 70%. 
Besides capital funds, as stated earlier, subsidies in 
terms of rent, tax and interest are also supplement
ed from public funds to nurse 'social housing'. 

3. MANAGEMENT OF PUBLIC HOUSING IN 
INDIA 

We will confine our attention to the ~ay the 
management of public housing in India Is being 
done. This again will be confined to management 
of housing by the Government of India for their 
employees~ because this type of management has 
-a long stay in 'this country. Some facts of 'public' 
and 'social housing' ·management associated with 
the housing scht;!mes . under the quinquennial plans 
would also be referred to at suitable places. 

The management of residential accommodation 
provided by the Government of India for their 
employees indicates some broad points in respect 
of 'housing management' banQJed by public f'Utba--



rity.2 Central Government's housing construction 
and management,· financed out of general revenue, 
is conducted through three agencies : (a~ Central 
Public Works Department or State Pubhc Works 
Department~ who construct and are also responsible 
for maintenance and up-keep. (b) the allotment 
authority~ i.e., the Directorate of Estates; and 
(c) the rent collecting authority : (i) administra
tive department in the case of non-gazetted staff, 
and (ii) the office of the Accountant General, 
Central Revenues for gazetted staff. What follows 
afterwards details the broad functional aspects 
handled by these ·agencies. 

3.1. Maintenance and Other Recurring Changes 
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3.1.1 Housing investment is usually large in any 
economy irrespective of the economic levels 
reached and the kinds of economic systems prevail
ing. Therefore, careful attention is imperative- for 
the· maintenance and up:.keep of housing invest
ment which is really an investment in citizenship. 
The Public Works Department(s), besides con
structing the hpusing projects and determining 
the value of construct:on capital cost of public 
housing, is/ are also responsible for . their mainte
nance and up-keep. In public housing, there are 
different types of houses with · different age 
structures; some are old, some are middle-aged · 

· and some are young. Maintenance and up-keep 
expenditure is determined by the public au.hori y, 
largely on the basis of original capital cost. A 
schematic idea about maintenance and other 
recurring expenditure is available from Tables 3 

and 4 in respect of perm~ent and temporary 
structures in the 'general poor• of residential 
quarters of Government of India, constructed at 
different periods of time. It can be seen that the 
percentages of expenditure to the original cost.. for 
annual and special repairs on account of buildings, 
water supply and electricity connections, are 
higher in the case of old buildings-. whether 
permanent or temporary-and are lower in the case 
of new buildings. So also charges in respect of 
each of the items (except electricity connections) 
are more in case of temporary buildings. 

3.1.2 According to the periods of construction, 
the public housing for Government employees has 
been divided into three categories: i.e. (I) pre-
1942 permanent and temporary structures; (2) per
manent and temporary structures constructed bet
ween 1942 and 1947; and (3) all permanent and 
temporary structures constructed after 1947. 

3.1.3 On pre-1942 permanent and temporary 
structures (as shown in Table 1) expenditure 
proportion to capital cost for the 'annual' and 
'special repairs' is 4% and 5% respectively. For 
buildings constructed during the years 1942-47, 
the proportions to original cost for 'annual and 
special repairs' on permanent and temporary 
structures are 2,5% and 3.75% respectively. For 
third category of houses, i.e., those constructed in 
post-Independence period, the percentages for 
'annual and special repairs' as regards permanent 
and temporary structures are 2% and 5% 
respectively. 

TABLE 1-Percentages to Orginal Cost of Residential Buildings for Calculation · of Annual and Special 
Maintenance and Repair Charges 

--------~------------------------------------------------------------------------
Repair charges 

Permanent structures Temporary structuru A&e of the House 
. !!I 

Annual Special Total Annual Special Total 

(1} 

Pre-1942 

1942-1947 

Post-1947 

(2) 

3·00 

2·00 

1·50 

(3) (4) 

1·00 4·00 

0·75 2·75 

0·50 2·00 

(5) (6) (7) 

3·50 1·50 5·00 

2·75 1·00 3·75 

4·00 1·00 5·00 
\ 

3.1.4 As regards water charges (as shown in For 1942-47 permanent and temporary structures 
Table 2) on pre-1942 permanent and temporary the percentages are 2.75% and 5.25% respectively. 
structures, percentages to original cost of water For post-1947 permanent and temporary structures 
system charged are 4% and 4.55% respectively. percentages are 2 and 5 respectively. 

TABLE 2-Percentages to Orginal Cost of Water Supply System in Residential Buildings (Government of India} for 
. Calculation of Annual and Special Maintenance and Repair Charges 

Water charges 

Age of the House Permanent structures Temporary structures 
_......, -"--

Annual Special~ ! Total Annual Special 

(1} (2) ~3) (4) (5) (6) 

Pre-1942 , : : r ' 
3·00 1·00 4·00 3·50 1·05 

1942-1947 2·00 0·75 2·75 2·75 1·00 

Post-1947 1·50 0·50 2·00 1·00 1·00 
··----· --------·- -

To tat 

(7) 

4·55 

3·75 

2·00 

(2} Volume of private rental housing in India is meagre(largely confined to big cities), ill-organised and not amenable 
to uniform administration. Only possiblity to ensure some standardi5=aticn can be through various hetercgeneous buiJdir.g 
by-laws laiddownby local bodies. Again,exploitationof tenantsbyprivateenterprise isattfmplcdtoteelirnina.fedin SClH 
degr'"'e through various Rent Control Acts. 

w 0} Total n4mber ofllo'l;es js about 35,000 in the ·~neral pool', 



.3.1.5 In respect of electricity charges (as shown 
in Table 3) tor pre-1942 percentages to original 
cost of electricity lfiStallations charged are 12.5u% 
for both permanent and temporary structures. For 
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1942-47 structures of both the types the charges 
are 11.25% and for post-194 7 struclures of both 
the types the charges are 8%. 

TABLE 3-Percentages to Original Cost of Electric Installation in a Residential Building (Government of India)for Calcula
tion of Annual and Special Maintenance and Rtpair Charges 

Electric charges 
Age of the House 

Permanent strw;tures Temporary structures 

(1) 

Pre~- 1942 

1942-1947 

Post-1947 

r-
Annual 

(2) 

9·00 

8·00 

5·00 

Special Total 
for fans 

(3) (4) 

3·50 12·50 

3·25 11·25 

3·00 8·00 

r-
Annual Special Total 

for fans 

(5) (6) (7) 

9·00 3·50 12·50 

8·00 3·25 11·25 

5·00 3·00 8·00 

Norc.-ln .>J >;ial charg,;s r~ducLion is made by 1. 50 per cent if fans are not provided. 

3 .1.6 These annual charges, affect the rates of 
rents that should be calculated and later on fixed 
for charging from the tenants in addition to other 
factors which are discussed in the next Section. 
By and large it can be said that 'external repairs' 
expenses amount to about 10% of the rent and 
'internal repairs' expenses range between 7t% to 
10%. 

3.2 Rent Policy and Administration 
3.2.1 Public Works Department(s) are respon

sible for establishing relationship between the 
capi!<d cost and the 'standard rent'4 that should 
be charged from the tenants. However, 'standard 
rent' is different from 'economic rent' (i .. e. the rent 
at which a house must be let in order to cover 
interest on capital, sinking fund contribution and 
the cost of maintenance and management.) A 
special Cell in the Chief Engineer's Office 
(CPWD), ,on the basis of various factors men
tioned above determines the 'standard rent' for 
various apartments. However, 'standard rent' con
tains elements of subsidy because in determining 
the capital cost of land, nor the cost of prepara
tion of site as well as cost of layout of the garden 
are taken account of if the rent is fixed under 
F.R. 45A. So also subsidy, though to a lesser 
extent, is provided if the rent is determined under 
Fundamental Rule 45-B where department charges 
~s well as cost of layout of garden are not taken 
mto account. 

. 3.2.2 In actual practice, the rent charged is 
etther the 'standard rent' (which is 6%) or 10% 
of the salary of the Gover.ament servant which
ever is less which may also devolve furtber sub
sidy in some cases. In case of Government servants 

drawing less than Rs. 250 p.m. the percentage 
rent ch:1rged is 7} only of the salary and thus 
to benefit the low-income employees subsidy 
element gets further enhanced. 

3.2.3 Difficulties have arisen in respect of rent
fixation of a structure, because houses constructed 
a few decades ago had cost less and, therefore, 
their 'standard rent' is also low. Whereas in the 
case of the newly constructed houses, capital cost 
is three times of what it was say 30 or 35 years 
ago. Accommodation allotted to various categories 
of Government servants is nxed on the basis of 
different salary ranges5 and also on the basis of 
'living space'. It becomes anomalous that for the 
same accommodation a Government servant has 
to pay three times the rent (if living in new house) 
8s co.110ared to the one who lives in old house; 
rcsultantly, an occupant of an old house receives 
a subsidy or an occupant of a new house is 
penalised in spite of the fact that both belong to the 
same salary range. 

3 .2.4 In order to remove this anomaly of charg· 
ing rents, a technique of 'pooling' of different 
categories has been followed. 'Pooling' signifies 
thd; the total 'livin~z: area' of old and new' houses 
is grouped and added into one lot along with 
their c;~.oital cost, and on the basis of 6% rate of 
interest -average rent (called 'unit rent') per hun
dred square feet is determined . 

3.2.5 Variations in 'living area' referred to in 
p:ua 2.1 . I , occur according to the type of 
structures. For examples, in old houses there are 
larger verandahs, bigger servants' rooms and court
yards and out-houses which are either non-existent 

. (4) 'Standard rent' shall be eith~r (a) a percentage of such capital cost and eqwil to such rate of interest as may from time 
t J t 1 m~ b~ fi"!d.DI!IS an a:Uition for municipal and other taxes payable by Government both for ordinary and special mainte
Dlni;' and repairs or (b) 6 per cent per annum of such capital cost, whichever is less. In some special cases,, departmental 
~h~rges and cost of developed land-site are also added to arrive at total capital cost of the house for determimng the rent to 
whrch aa~~r amo~t of 17!% is added. In the case of leased residences the. 'stand~rd rent' is the ~urn paid to the less or 
pt~~ all dt:Htt011 ~etermmed ~der rules whi.ch provide for meeting charges both of ordmary and specral mai~tenance and re
pur:s and f0r C;a~Ital eltpenditure on additions or alterations as may ~e a charge on Government and for the rnterest on such 
CApital ex:p3odtttn"C, as also for municipal and other taxes payable by Government. (Ref : F. R. 45, 45-A 45-B, and see Annex. 
I and m. 

(S) Se• AppendJx Ill. 



Or they are of smaller size in newly constructed 
houses. For determining . 'living area' ~ertain 
proportions of 'plinth area' in respect of dtfferent 
types of rooms and verandahs are taken as shown 
in Table 4 .. It can be seen that in case of accom
modation under 'general pool', 'living area' of 
verandahs and corridors is calculated at 25% paved 
court-yards at 5%, of out-house rooms at 25% 
and of out-house verandahs at 12!%. In case of 
accommodation provided for Members of Parlia
ment, vera~dah and court-yard proportion taken is 
50% for paved ·court-yards and verandahs of out
houses no account is taken at all but for out
houses 100% area is taken. 

TABLE 4--Calculations of Living .Area in Government 
.A.ccomodation 

Per cen~ of plinth area 
,-

ltem General Members 
pool of Parlia-

~ent 

----,-------------------------------------(1) ·(2) (3) 

--------------------------------
Rooms 

V l!randah Corridors 

Gourtyards: ~ • 

O~t .. houscs (rooms) 

Out-houses (Ver.) .• 

,. 

• 

100% 100% 

_25% SO% 

. S% Nil 

25% 100% 

12!% ,Nil 

3.2.6 A building or a residential fiat in cot;Irse 
of time requires certain additions and alterah?ns 

· both for raising its life-span as well as ~or making 
it more serviceable to the occupant. Thts enhances 
the capital cost of t~e hou.se. ~d, therefore, a!lov.:-
ing of rents to remau~ at mthal level~ ts not !ush
fied. Therefore, in the event of putting additional 
capital cost amounting to more. than ~% of . the 
original cost, the ·rents are revtsed qumquenrually 
commensurate with increase in the capital cost. In 
pursuance to ·this principle, revision was done for 
the first time in 1952 and the 'unit rents•• were 
fixed at Rs. 5.84 per month for officers' quarters, 
Rs. 7.23 for clerical quarters, tljnd Rs. 4.2 for 
hutments and Rs. 6.34 for the quarters meant for 
Members of Parliament. Again, the rents were 

· revised in 1958 (though the revision was due in 
1957). The 'unit rent' according to 1958 revision 
rose to Rs. 7.50 per month for both the officers' 
and clerks' quarters and Rs. 4.60 for . hutments 
and Rs. 7.34 for M.Ps' quarters. In the case of 
officers' quarters, the rise in 'unit rent' in 1958 was 
to the extent of 28% and putting into effect the 
rise of 28% at once would have been a heavy 
burden on the tenants and, therefore, it was decid
ed by the Government to raise the rent by stages, 
i.e., 10% in the first year-beginning from July 
1958-and another 10% in the second year and 
the remaining 8% in ·the third year; thus in the 
third year. beginning from July 1960, full 'unit rent' 
of R\. 7.50 per ~onth became effective. . 

3.2.7 There are four pools for purposes of 
'pooling the rent' of old and new houses. One of 
the pools is for hutment quarters; second one is for 
the officers drawing emoluments below Rs. 500 
per month (recently, . this category has been 
equated for officers drawing emoluments below 
Rs. 700 per month); and the third category is for 
officers whose emoluments are Rs. 500 and above 
(recently revised to Rs. 700 and above per month 
but below Rs. 1300) and the fourth category is 
of the quarters assigned for use by Members of 
Parliament. · 

3.2.8 For proper surroundings, garden areas 
around residences are essential. Accordingly, some 
of the Government residential quarters have faci
lities of garden areas. For the garden areas, the 
rents charged from the occupants vary according 
to the type of residences. For example, for 
government officers' bungalows monthly rent for 
gardens is Rs. 135 per month per acre of garden 
area for residential flats Rs. 168 per acre per 
month and for the quarters of the Members of 
the Parliament and very senior officers' residences 
and for the residences of ministers Rs. 162.50 per 
acre per month. 

3.2.9 In a welfare state while providing houses 
either for Government servants or for the public, 
it is not enough to provide cubicals o~ physical 
structures of houses, but it is encumbent and 
desirable to provide other surroundings within a 
housing estate/ colony, which may be helpful in 
developing community life. Provision of general 
parks, gardens, playgrounds, children's · parks, 
shopping centres, schools, community halls, etc, is, 
therefore, necessary. In Government housing 
colonies in New Delhi area, the parks. etc, have 
been provided by the Government, as New Delhi 
is being maintained as a 'garden city'. In other 
housing colonies other than New Delhi, the parks, 
etc, are provided by the Local bodies. Shopping 
centres are provided in most of the new colonies 
of new Delhi; for these the rents charged are 
according to P.R. 45{B). The school buildings 
are constructed in the housing colonies by the 
Government, but it is not debited in- the budget 
of the Public Works Department, but debited to the 
Education Department. 

4. ELIGffiiLITY FOR ALLOTMENT 

4.3.1 When the dwelling units of housing 
projects are ready, and their rent formulae arc 
determined as described above, question arises of 
selecting the tenants. This is the responsibility 
of the Directorate of Estates for central govern
ment employees in the 'general pool', etc. In case 
of houses managed by various State authorities for 
State Government employees as well as by various 
statutory authorities in case of houses constructed 
under the plan housing schemes, the respective 
agencies are responsible for determining eligibility 
and allotment procedures. In equity, proper basis 
for eligibility would be the suffering through 'hard
ship'. The judgment about 'hardship' might be 
made on the basis of factors, such as 'over-crowd
ing' (judged in terms of bed-room deficiency), ill
health, lack of separate home or other unsatis
factory conditions. Residential and employment 
qualifications in a particular area are no doubt 

. important, but they should not deflect the judg-

(>) ·~.1lit r.:nt' m~1n~ r~nt p~r 10) sq•ure ~e!t of'living area'. 



Jnent of the hOUiiDI aathority fr0111 . the ovw
riding factors ~t~tcd above. . F~r this P\lfP?S~, 
·points scheme mtegrated wtth grou_p scheme ts 
being follow~d . ~ith advantage m . advanced 
countries. Thts Is tdeal to track. _But m ';10-der
developed countrie& where shelter Is very difficult 
to procure for large ma~es, the&• fine refinements 
have to wait for iome future date. 

4.3.2 There are different eligi~ility factors for 
different category and type of h:o.uses c~nstruc!ed 
are managed by different authont1~s which !!ntltle 
members of various groups for bemg considered 
for allotment of the dwelling units-newly con
structed or falling vacant. For example, under 
the Subsidised Industrial Housing Scheme, factory 
workers up to the inco':lle of Rs. 350/- per month 
are entitled to be considered for two-room houses 
under the same scheme, the factory workers dra~
ing upto Rs. 250/- p.~. are eligible to be consi
dered for skeletal housmg, open developed plots, 
one-room houses and small two-room houses. 
Again under Slum Clearance Scheme, slum . dwel
lers whose income is up to Rs. 250/- p.m. 111 the 
cities of Bombay and Calcutta and l!P to ~s. 17?1.
in other towns are eligible for select10n. fhe eligi
bility, for considering allotment in Governmei~t 
quarters of various types, is regulated on the basis 
of certain salary ranges of the employees. 

5. SELECTION AND ALLOTMENT 
5.4.1 Eligibility by itself does not entitle a per

son to get the allotment of a house under. vanous 
Schemes. Selection is made dependent etther on 
residential or employment qualification at any 
place or industry. Selection is made also by draw
ing of lots. In each of the ~ase~, a panel of sel~ct
ed tenants is made and mamtamed !or allottmg 
houses as and when they are constructed anew or 
as they fall vacant. Sometimes family units can 
also be allotted to non-family workers under Sub
sidis~d Industrial Housing Scheme in case of small 
two-roomed houses, preference being given to a 
'-' orker with a longer service, wherem he has the 
option to select another non-family eligible worker 
of his choice as a co-tenant. They are charged 
the fixed rent of the tenement without any subsidy 
plus 50 nP. per month. In case of Workers' 
Cooperative Housing, the list is prepared on the 
basis of length of service for allotment. (10% of 
the units can be allotted by the Managing Com
mittee of the Housing Cooperative at its discretion 
for out-of-tum allotment for reasons to be recorded 
in each case). In case of the tenements built by 
the employers, the allotment is made by the mana
gement on the recommendation of an allotment 
committee on which there are equal representatives 
of the employer and the employees. Length of 
service is the main consideration, but the employer 
is given the discretion of allowing 15% of the 
tenements to workers other than those who qualify 
for the allotment from the list. 

5.4.2 In spite of this, State Governments and 
Statutory Authorities enjoy freedom to utilise 2% 
of the dwelling units (constructed ,under Subsidis
ed Industrial Housing Scheme) at their option for 
allotment to social workers and for use as office
cum-store and residence of managers-cum-rent col
lectors and other maintenance staff, such as porters, 
electricians, water ana sanitary staff-whose 
presence on the premises is essential for the proper 
administration of the hQusms colonies built under 
the Scheme. .. 

5.4.3 Under some of the achemea, allotment ia 
made on the basii of "higher-purchase ayatem", 
the rules of allotment being the same as above. In 
this case, under the Subsidised Industrial Housing 
Scheme, a worker has to deposit with the State 
Government or the statutory housing authority a 
lump sum equal to half the amount of the subsidy 
given by the Central Government for the construc
tion of the house including rent which remains as 
the deposit on which interest is credited into 
allottee's account. till he becomes the owner of the 
house. The ownership vests in the allottee only 
alter 30 years from the date of allotment. Till 
then the allottee is only a lessee and the agreement 
has to be executed to this etfect. In case of 
hvusing co-operative societies the rules are the 
same. But when the allottee ceases to be entitled to 
the house or when the allotment is cancelled, he 
or his nominee or heirs have to hand over vacant 
possession of house to the authority concerned and 
the amount paid by him is returned to him, less 
a deduction on account of the depreciation of the 
house at the rate of 2% per annum, or as may be 
decided upon by the Government on the original 
cost of the house less may other amount which 
may be due from him 0:1 account of interest charges 
or other dues. However, in case the dwellmg 
is occupied for over 3 years and if the tenant had 
been an industrial worker for 10 years, or over, at 
the time of his retirement or death, on paying 
full cost of the house in relaxation of the rules 
and with the prior approval of the Government, 
the site of the house is conveyed in his favour or 
in favour of his heirs or nominees even if a 
period of 30 years has not lapsed from the date of 
allotment, after obtaining an undertaking that they 
will not transfer the ownership of the house by 
way of sale, gift exchange or otherwise but their 
freedom to let out the house to any industrial 
worker by obtaining previous permission IS not 
curbed in any way. 

5.4.4 Allotting of residential quarters to govern
ment servants is regulated primarily on the basis of 
the ··priority date" (i.e. the date on which a govern
ment servant entered a particular salary range 
corresponding to a particular type of flat) and a 
panel is made accordingly out of eligible allottees 
and when a government servant's turn comes, the 
allotment is made in his favour. However, on 
medical grounds 'out-of turn' allotment is also 
made. In some execptional cases 'in public interest' 
on account of over-riding factors, allotment is also 
made. In some exceptional cases 'in public interest' 
qualification' is not the determining factor. nor 
'hardship' (or 'over-crowding') is an over-riding 
factor, though 'ill-health' and 'public interest' do 
respectively account for out-of-turn and over
riding allotments. The basic criterion for an 
allotment primarily remains the date of entry (i.e. 
the priority date) into particular salary range. 

S.S Sub-Jetting 

5.5.1 In general, subletting of t:lc house is not 
permissible under any of the Housing Schemes and 
any default on this account brings ahout action 
which may amount to cancellation of aUotment, 
enchancement of rent or imposition of fine. 

5.5.2 Sub-letting by an allottee in a government
owned house for its employees is permitted, but 
he can do so only after obtaining the prior per
mission of the Estate Office. Recently, complete 
freedom bas been given to a Government servant 
for allowing any other Government servant entitled. 
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Ao Government accommodation, for 'aharina' the 
CCOMmodation without obtaining prior permission. 

The charging of rent by the fOI'Mer from the latter, 
is a question of mutual adjustme11t •bout which 
Estase Office is not required to bother itself. How-
ever, it is incumbent on the main tenant and the 
co-sha-rer to observe all rules requiring proper 
cleanliness and up-keep of the hcMiae. 

S.S.3 In 1he houses maintained by the Maha
rashtra Housing Board at Bombay, sub.[etting is 
not permitted-and if a tenant defaults he can be 
easily detected because identity cards to the 
tenants (and their family members) are issued and 
regular inspecting staff inspects the tenements. 

8Sc 

5.6 Eviction of Tenants 

5.6.1 A govemment servant is not required to 
vacate a house jf he proceeds on training under 
some Government scheme. But if he proceeds on 
training under •study leave', then he can keep the 
house for about 6 months. In the case of a 
tuberculosis patinet in the tenant's family, even if 
the tenant leaves Delhi, his family is allowed to stay 
in the house for 8 months. In case of death of the 
Government servant, his family is alfowed to stay 
for 4 months; in case of transfer or retirement 
for 2 months; atnd in case of dismissal or resigna
tion for 1 month. 

5.6.2 A number of difficulties arise in case of 
getting the tenements vacated. But the frequency 
of defaults, in the residential accommodation under 
the •general poor, is not large. Here also often 
the difficulty arises in case of retired persons and 
there are at present about SOO cases in Delhi and 
New Delhi and these cases are being dealt under 
the Public Premises (Eviction of Unauthorised 
Occupants) Act 1958 by the Estate Officer who 
is vested with judicial powers under the Act. Under 
Fundamental Rule 45-B, penalty clauses also 
exist in case of people not vacating the house; the 
penalty being largely in the form of enhancement 
of rent, which increases in stages up to the maxi
mum of 3 times the •standard rent' or three times 
of 10% of the salary. The defaulters (or their 
families) are required to vacate the allotted 
q.uarter, otherwise they are evicted under the judi
CJ~I order of the Es~te Officer. _!nd if necessary, 
wtth the help of pohce. An appeal against the 
Estate Officer's order can be filed by the aggrieved 
tenant in the court of the District Judge of the 
District in which the premises are situated. 

5. 7 Transfers and Exchanges 

5.7.1 Before making transfers of' the government 
servants from one place to the other or of the 
tenants from one house to the other full and frank 
discussion with the tenants by responsible officers 
can go a long way towards achieving better use of 
houses and smoothening of public relations. How
ever, it is difficult to arrange transfers because of 
insufficiency of variety in the sizes and situation 
?f the houses available at a time, and also because 
tt may hapl?en that no suitable house is available 
for tli~ apphca '1 t, who, on the b~is of need, should 
be next JD tum. Also rent-paymg capacity may 
as we!l stand in the way. To mitigate the onslaught 
of m1sery in such a situation, voluntary ex
changes between the tenants themselves might be 
enc:ouraged: and where the housing authority is 
satisfied that these exchanges benefit the tenants 

and that no over-crowding or under-occupation 
results, he should permit such exchange transfers. 
In addition, the authority should invite applications 
for exchanges or transfers which relieve over
crowding in one accommodation and make fuller 
use of the other. Directorate of Estate, if feasible, 
allows exchanges and transfers within the same 
category of houses. 

5.7.2 The management of the public housing for 
Government servants is faced sometimes with cases 
of hardship. They arise largely when transfers are 
made of Government servants to other places of 
duty. As •hardship' is not the main criterion for al
lotment of the houses, it has been found in practice 
that on transfer a government servant faces a num
ber of difficulties and his family is highly incon
venienced and his children's education also suffers. 
Hut in the absence of alternative accommodation 
available at all the places of transfers and re
transfers, it is difficult for the public authority, at 
present, to face the problem and solve the question 
of hardships with which the transferees are faced. 

5.8 Collecion of Rent 

5.8.1 Collecion of rent from the tenants in case 
of government accommodation is made at source 
when the salary of a particular month is remitted. 
In case of non-gazetted staff, the salary is paid in 
the administrative office after deducting the rent 
due from his salary on the basis of information 
s!lpplied in respect of allotment made and occupa
tion effected of the fiat for the government resi
denti~l accommodation occupied _ by him. In 
practice, the amount drawn from the Treasury is 
net of rent deduction. Every month a consolidated 
list of the rent deducted and so collected from 
different Government servants is sent by the Ad
ministrative Office to the Directorate of Estates. 
The rent collected is credited to a particular Bud
get Revenue Head and deposited in the Treasury. 

:'_.R.2 The gaze: ted staff of the Government are 
cntttled to draw salary direci!y from the Govern
ment Treasury on the basis of authority issued by 
the Office of the Accountant General Central 
Revenues. In this authority deductions about rent 
are made on the basis of the information supplied 
of a11otment made and occupation ·effected of the 
flat and net of this deduction the salary is drawn 
by the Gazetted _Offi~er. At the time of drawing 
the salary, depos:tt shps for rent are sent to the 
Treasury who forward them to the office of the 
Accountant General Central Revenues for record. 
The Office of the Accountant General Central 
Reven~es sen'!s to the Directorate of Estates a 
cons·:lhdated list of the rent so deposited by the 
Gazetted Officers. 

5.~.3 Thus, the system of collection of rents is 
foo1-[)roof and re~t-arrears do not arise. In the 
event. of unauthonzed 9ccupation, the rent arrears 
are. hable to be collected with the process of Jaw 
as tf they are ~e arrears of land revenue of the 
Governm.ent wh!ch offers the position of first 
preferential cred1tor to the housing authority in the 
eyes of law. 

6. TENANT EDUCATION 

6.1 As the welfare of labour does not end with 
the ~aciJities p~ovided in the factory; so also, the 
phys1cal provtston of houses does not end but it 



is only a beginning of a good home for which 
further steps are required to evolve a house into 
a social concept of a home. The concept has to 
be widened so as to effect beneficially people's 
health their contacts and relations with the neigh
bours 'and other · members of the society. Thus, 
home actually means something beyond the physical 
environs of the house (including up-keep and 
maintenance, collection of rent and other aspects 
of housing management). If such a healthy process 
does not come into operation, various social prob
lems arise, the problems being in the form of dis
torted emotions and feelings affecting the life and 
perspective of the present and future citizens, 
resulting in failures, defeatism and frustratio:1 S. It 
can be said that a good house, with its neighbour
hood and community facilities and community life, 
performs the same function as fertilisers and irri
gation do in the field of agriculture. 

6.2 In order to achieve the above objective 
the tenants not only have to be educated but the 
welfare officers have to be trained so that they 
can look into the problems of tenants with a 
modicum of social education and community sense. 
They should be injected with the idea of not dis
playing in an authoritative manner so as to enrage 
the feelings of the tenants. They should cultivate 
the habit of patience, persistence and personal 
contacts. In this connection the practice now being 
followed by Madras and Mysore Housing Boards 
in trying to cultivate the sense of responsibility 
among the tenants through the appointment of 
Welfare Officers, is commendable. It would be 
useful if certain latitude is given to the housing 
authorities to utilize about 2% of the dwelling 
units in a housing project for allotment to social 
workers who are well-fitted to inculcate the spirit 
of community sense amongst the tenants. The 
development of parks, play-grounds, schools, shops, 
post-offices, etc, within a locality goes a long way in 
working as catalysts for social harmony and com
munity life. 

6.3 Consumer reaction studies. formation of 
Tenants Associations, reorientation of tenant5, 
Rehabilitation Courses and formation of _Tenants' . 
Cooperative Associations, lessons in home econo
mics of the house-wives, etc, are also the part of 
the Tenant Education and they are essential part 
of it. The maintenance and development of good 
surroundings by encouraging competition among . 
the tenants for developing well-trimmed flower and 
vegetable gardens, is a desirabl~ process in Tenant . 
Education. The community hall facilities as 
provided in the Maharashtra and Andhra 'State · 
Housing Projects should be encouraged because 
thev impart education through various welfare 
activities and also are of utilitarian value for cele
brating various social and family functions and for 
celebrating various social and familv functions and 
for celebrating imr>ortant festivals. Such units offer 
spirit of 'oneness' amongst the tenants of housing 

colo~ies. Sue~ a ~pirit is o_f 'immense heip• to a 
housing authonty m enhancmg the life of the 
property. Md the.reby indirectly benefitting the 
tenant htmself, whtch can follow in terms of reduc
tion in rent. 

APPENDIX I 

E•nditure on Dwelling Construction 
1957-1959 

Country 

(I) 

Latin America 
Argentina f1955) 

Chile 

Colombia (1953)•t 

Ecuador . 

Honduras (1955-57) 

Mexico ( 1955) 

Venezuelab 

British Guiana (1954-56) 

Puerto Ricoc 

Europe 
Denmark • 

Greece ( 1956-58) 

Italy 

Netherland~ 

Norway 

Portugal • 

United Kingdom 

·North America 
United States 

Asia 
China (Taiwan) . 

Republic of Korea 

Africa 
Malta 

Mauritius (1956-58) 

As per- As per- As pt.r
centage centage centage 

of of . of 
cons

truction 
expendi

tures 

(2) 

gross 
fixed 
capital 
forma-

tion 

(3) 

48·6 27·1 

58·7 39·1 

19·5 11·8 

32·6 17·9 

38·8 26·2 

17 ·I 

20·6 12·4 

29·9 17·7 

13·4 

36·2 22·6 

37·1 15·8 

47·6 30·9 

-47·8 28·5 

41·1 20·6 

32·5 14·3 

28·7 19·9 

36·7 17·6 

27·0 

23·5 11· 6 

21· 6 13·8 

29·7 1 8· 7 

43·5 25·0 

gross 
domes

tic 
product 

(4) 

4·1 

3·3 

2·7 

2·2 

3·9 

2·4 

3·2 

3·5 

3·0 

5·0 

2·8 

5·1 

6· 1 

5·0 

4·2 

2 7 

1·8 

1• 8 

3·5 

- s~u~~:Unit~N~~n.~~ook~~M~a~U-~-a~/~A~c-~-u~n~u~S~t~~~~~t~k~s~~~~~5~T~(~S~aik;s1Ni.o~.~:~S~8fX~V~Ifi.~3ITJ~,li~9j59~(~S~afikis1N~o. 
6~. X:vn. 3), an:t 196() (Sales No. 61 XVII 4). etct>pt Argenuma. , 

l!f D!sarro/lo E~onamico th Argentin4. Anexo Bstadisrico (B/CN. 12/4~~~'l~dd ~ ~:tt:~~~a8· 1957 
El Desarro~loE-:fl'!O'!'ico.d~Colom'Jia.Anexo B>tadistico (1?/CN. l~/3~ The case;; ofMe~i2o (E/af.i2t42S) La paz 1957. 
Etternal D~v~q'lll~brzununlhe!!conomic DevelopmentofL~tzn1'Af'tcai9s5_ 1 959 B->tadistica Panamena. Ano XX Serie 
Pan1m1 : Dtrect1on de J!g~adlstica by Censo, lngreso Nac1ona. 1

9
°
5
s
9
, Ca W j 9.rn .. · · 

"C". Venezuela, B9.'lCo Centrl de Venezuela, Memona I • - ra vv~ 
(a} Based on figures at 1950 prices. 
(b} s.ed on figures at market prices qf 1957, 
{t;) Fiscal years beginniDg J July~ 



APPENDIX II 

Completed New Construction of Dwellings per 
· 1,000 inhabitants in Various Countries 

Rate per Inhabi· 
Country 1.000 . tants 

in 1951 in 1960 
, "I ... 

ll) (2) (3) 

~ 

' I. Countries with privately developed 
economies ·-

Belgium 
~ • ' . . 4·1 5·1 

Denmark • ol ' . 4·8 6•1 

Germany (Federal Repub1ic) S·S 10·3 

· Finland •. • 7·0 . 7·1 

France . • 1•8 7·0 
'-

Italy • · 2·o·· 6·0 
I 

Netherlands • . 5·4 7·4 

Norway . 6·3 7·4 
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(1) 

Sweden 

Switzerland 

United Kingdom 

United States 

· II. Countries with centrally planned 
economies ·, . 

Bulgaria 

Czechoslovakia 

Eastern Germany 

Hungary 

Poland • 

Rumania • 
USSR. 

Yugoslavia • 

• • 

• • 

(2). l3) 

5·1S 9·1 

6·3 9·3 

4·2 5·9 

8·4 7·1 

5·8 6·3 

2·5 5·6 
(1955) 

1·9 2·9 
(1953) 

1·9 4·2 

2·6 4•8 

3·0 7·3 

6·5 14·0 

1•6 4·0 
.. . . . I 

Source : Housing & Building Statislics/o'r Europe, 1960 United Notion's Publications ~Saks No. 61. JI. E. 5). 
'I·,' 

,. 
APPP:NDIX III 

.... ·,' 

· Calcul.ation of Beat without Laad aatl Ga~dea Laye11t Cest 

Costof~esidences 

1. Cost of land ~ • • • • • 'A' 

· 2. Cost of preparation of site • • • • . • • • • • 'B• 

3. Cost of building including out-houses .. • • .. • • • ·c· 
4. Cost of electric installation .. • • • • • •· • • • 'D' 

S. Cost of water supply and sanitary installation • • • • • • ']!• 

6. Cost of layout of Garden • • • • • • •· • • 'F' 

F. R. 45-A 

Cost 

1. Total cost ?fa residence (C+D+E) . 'G' 

2. Interest at the prescribed rate on 'G' • 'H" 

3. Maintenance both annual and special on 'C', 'D'. '1!'. • • • • • •r 
4. ·Taxes in the nature of House and property tax • • • • • ·r 
S. Rent p.a. ('H'+'l'+'J~ . • • • • 'K.' 

or@ 6% p.a. on '0", whichever is less 
Item 5 

~. Rent per ~ontll. • ' ' • • Monthly 
l~ rent 



1. Cost of land • 

2. Cost of preparation of site 

3. Cost of building including out-houses 

4. Cost of buildin.g (A+B+C) 

s. Cost of elect. installation 

6. Cost of water supply and sanitary i mtallation 

7. Cost of layout of garden 

P.R. 4.S-B 

(a) Without Departmental Charges. 

Rent 
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APPENDIX IV 

'A' 

'B' 

'C' 

'D' 

'E' 

'F' 

'G' 

1. Interest, mal ntenance both annual and special at the prescribed rate on 'D' 'H' 

2. Interest, maintenance both annual aud special and depreciation charges at prescribed rate on 'E' •r 
3. Interest, maintenance both annual and special and depreciation charges at prescribed rate on 'F' 'J' 

4. 11\terest at the prescribed rate on 'G' 'K' 

s. Taxes in the nature of House Tax and property tax (annual) •v 
6. Annual rent H+I+J+K 

7. Monthly rent M 
12 

(b) With departmental charges 

Monthly rent ~ + 17!% on M 
12 12 

.. • • • 

APPENDIX V 

V arioos Sizes of Accommodation for Government 
Employees in Different Salary Ra'Dges 

Type Plinth area of 
House(sq.ft.} 

(1) (2) 

I 365 (33·91) 

H 400 (37•16) 

Ill 600 (5S·14) 

IV 900 (83·61) 

v 1500 (139.36) 

VI 2100 {195'11) + 
240 (22·29) for 
servants+ 
225 (20 · 90) for 

garage. 

NoTB.-Figures in brackets in cot. 2 are in metric unites. 

47-3 N.B.0./69 

'M' 

Salary range per month 
of Employees (Rs.) 

(3) 

60p.m 

61-150 

151-300 

301-750 

751-1500 

1500 and above 



Techniques :of .Developing Housing Programmes ** 
.. By 

.· Wayne Daughertyt 
. 

I have ·taken the liberty to rephrase the subject · 
of my .Pai>er. s~g4tly. . lnst~ad o~ 'M~thodology of 
Preparmg Housmg Programmes", I have phrased it 
•'Techniques \. for Developing . Housing Pro
gramme"--qwte a comprehensive subject for the 
confines of this paper but I shall attempt to high
light the fundamental concepts of such develop
ment. ''Techniques" implies a standard procedure 
based upon theoretical principles. If we assume 
that methodology or a technique has not been out
lined so far, we would necessarily tum our efforts 
to devising and establishing all the fundamental 
conditions needed to create a housing programme; 
what ·techniques to ·employ; md how to· develop 

. them? 
' ' ' 

l ~ assum:ing that you ·are involved ·a1ready in 
a . housmg programme or are engaged· in socio
economic or finanoial activities related· to housing. 

·.The agenda of your· seminar indicates that you 
are. aware of and have discussed national goals ; 

.. ,, "' " " . "' ·. '• .. ... ·~ •. ~ . 
the influences of a national policy for developing 

and establishing a housing programme ; 

the quantitative · knowledge (statistics) necessary 
to understand what .is ·being done and what is till 
to be done ; and 

.the tools (administrative · organization, legisla
tion) available or to be obtained in order to forge, 
create, develop and execute a programme. 

When starting on a technique, the necessary· in-
. . gredients are sketchy or lacking. As you gain 

exper!ence, the resul!s are usually good.' But, e~ch 
techntque, after testmg and use, needs improve
ment or redirection-conc;litjons · change · need 

. changes, attitudes · of . adminis_tratio~, 'political 
leaders and the population change. · 

. So, I find it , difficult to discuss "as technique~'. 
There are many-not one. I would prefer to touch 
on · the influences' and consideration that · affect 
scope and magnitude of a technique. 

., . ' ' 

· 1-; FACI'ORS ;. FOR DEVEWPMENT OF 
···HOUSING PROGRAMME ' . . 

· 1.1. Just what is a technique? I would define 
it as · a method of performance used to develop a 
housing. programme. It uses technical and profes-

. sional skills combined with the art of analysis and · 
judgement. . The development of a liousii:tg pro
gramme involves . determination of the actions to be 
taken; by wl)om, when, where. It requires ' a full 
schedule of considerations for the implementation 
and accomplishment of the programme. A techni
que has research and data collection as · a · 
base for all considerations and judgemen~s. . : . . 

1.2 A housing programme is based on a national · 
.policy . .of-providing safe and sanitary shelter for 

an persons: The goal is to be reached as fast as 
the economy permits, and the goal is reached by 
the time the nation is self-sufficient through 
industrial and commercial development. ' 

1.3 It is necessary to ·know something about the 
problems in three areas. First is an understanding 
of shelter ne~d as rela!ed to. fl?.e housing market. 
Adequate socto-economtc statistics are · essential 
covering household ~haracteristics, employwent: 
source and amount of income, characteristics of 
the housing inventory, etc. The second area ·con
cerns legislation. National ,or local laws may 
be restrictive, non~xistent, or inadequate for the 
programme. 

' 1.4 The third area 'deals with the capacity of the 
governmental organizations · to execute the 
programme. It .must be dynamic and well staffed. 
It must be responsive to needs and be able to cope 
with complex problems as well as questions related 
tt> such current subjects as the supply of labour 
and availability of managerial skills to direct con: 
struction and handle management functions. 

2. ADMINISTRATIVE ROLE 

2.1 Officials, particularly those concerned with 
administration and with legislation; must under
stand the problems, conditions, results expected 
from techniques used, development procedures and 
the programme itself. Lawyers must be prepared 
to translate goals and programmes so that execu~ 
tion of the plan is effective. Sometimes the best 
does not work; this requires an understanding by 
legislators, lawyers and administrators who must 
have . a desire and an incentive to change proce-
dures and laws as frequently as necessary to accom
plish the goal of the programme. The technique 
is expected to influence the development of the 
programme. The analysis of research in socio
economic subjects and the evaluation of statistics, 
even when incomplete, provide bases for 
judgements. 

3. DEVELOPMENT OF TECHNIQUE 

3.1 Development involves experimenting, testing, 
phasing and coordinating all aspects of the pro· 
gramme. Experimenting may be necessary · on 
new subjects whether they are related to construc
tion technology, financing, social welfare or mana· 
gement and should be first on the time schedule. 

3.2 The phasing of operations must recognize 
availability of all ingredients. The rate of housing 
production is dependent upon the coordinated flow 
of material labour, finances, developed land. and 
managerial talent into the organizational structure 
trained and equipped to perform. When the 

t Housing Economist, Ford Foundation Advisory Team, ·Calcutta Metrcpolitan Planning Organisation, Calcutta. 
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programme is fully developed, implementation will 
be successful only when . the development plan is 
consulted and coordination is closely observed. _ 

3.3 Returning to the matter of policy, it may 
~u~~ ili~~ ~oo ~~ ~ ~ 
programme housing for four types of ownership : 
individual, group, absentee and public. A technique 
becomes several techniques when we divide a com
prehensive programme into workable and logical 
units for development. Let us consider the diffe
rences between privately-owned - non-subsidized 
housing and government-owned, subsidized rental 
housing. · 

3.4 Involvement by the 'Government is two-fold. 
In one direction it is concerned with channelling 
resources so that as much of the population as 
possible can secure housing. ~it~out s.ubsidy ~ut 
must have government participation m secunng 
finances and materials for those who ·are unable 
to do so by themselves. These are generally 
families of moderate income. Obviously, the other 
group, which the Government' must consider, can• 
not afford to pay the cost of adequate shelter. This 
sector of the population, both families and indi
viduals, requires both financial assistance and train
ing in subjects leading to social responsibility., · 

3.5 Research into privately-owned housing 
markets must ferret out the influences of . and 
reactions to .home ownership, absentee· ownership 
of rental housing, and group ownership as found 
in cooperatives. They comprise at least ... three 
markets. There are several complex influences. 

(a)· Foremost is the question of financing. How 
many can and will pay cash 1 How high or how 
low is the ,interest rate. or taxation rate; together 
they -may create incentives to buy or they may 
eliminate a market. Associated with ·. this · .. and 
very important is the · legal and administrative 
machinery. which controls the . conditions of ·.pur
chase· a~!d sene; case of tr~fer . changes, eto. 

(bJ If private owner-occupied housing . can be 
bought and sold as any marketable .commodify, it 
becomes an attractive investment. It is also essen
tial when -the economy req~ires a mobile popula .. 
tion; mobility . to move from job to job and . from 
industrial center to industrial center. · 

(c)· If the interest and taxation rates are a bur-. 
den to the owner, his property is likely. to deteri~ 
rate because maintenance and repairs are neglected. 
When this · occurs to a whole neighbourhoOd,_ 
property value declines and slum _ conditions are· 
encouraged. The technique must recognize-· this 
trend and be prepared to develop factors to com
bat this type of loss. 

3.6 ·When considering group ownership, similar 
question must be examined. What is' to be the 
aim and goal of group ownership ? Will it be less 
expensive ? Or is it a hope that with little. or no 
equity the· occupant becomes one of . a group of 
owners. Is there consideration of society to im
mobilize its occupants thereby restricting advance~ 
ment · to greater employment opportunities else .. 
where ? These are some of the conditions which 
the technique must consider in the development of 
the housing programme for group , ownership 
cooperatives. · · · :l. ~ , .· :~ ~ }.- , .. :. H· _ • 
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3.7 In most societies, rental housing is necessary 
to accommodate .the . economic and social needs of 
a portion of the market. · The technique must 
consid~r wh~t can and will be paid for housing. 
What ~s the lowest economic rent that the private, . 
sector can reach ? .What locations are suitable for 
rental . housing 1 What determines ·the ·locational 
preferences ? Yo~ . can , expe~t · differene,es . from. 
one ~~ea . ~o . ~other-ebmu;tate, transportation. 
recreational facilities are only a few. 

3.~ From· another viewp~int,, th~ techniques~. -~d 
possibly the programme, will recognize ·that urban 
type housing differs from rural housing. · ' · . · . .': 

. . ! . . ' . ;, ...._ .. 

. 3.9 Another ~pe of oWnership,, pqblic ·g~n"er~y 
Is assumed to be for. rental occupancy where sub
sidy is required in order ·to' fill the gap betWeen 
the rents that the occupants . can affOrd and :are 
willing to pay and. the economic rent required. if 
no subsidy existed. It is easy to ·prove that one 
form is ~heaper and more desirable than the othe-t
Here . again . the technique to ,be developed will. b~ 
~ependent upon n3;tional fiscal policies and.assump
tlons: a_s to the nature of the economy .today com~ 
pared to changes, that. may occur1 over a considera· , 
ble span; of time. . · . :. 

l. ; ... 

· 3.10 All 'techlllques must be oigaruzed W:a test~' 
ed. Theoretical and. basic considerations are . the 
back~one. of all ·succiessfUl . programmes •. ··These 
theor~ical 'ideal cons.idet,ations are always·· eom-. 
promised by the· need to· be as effective as ~osslble: 
Political consider~tions, economic limitations · and' 
social . goals · ;u-e important influences to a well-con: 
ceive4 tech~ique: designed · to develop· . a ~ousipg. 
programme.,·. ' · · · · · :. · · 

.. ~ . ... f")~ • • . . .... , J 

... . ·' 

4. c.Asi STl!P~ OF u.s~~~. · ' l. 
} : 

, : : , .. :~ .. I 

· 4.i -The problems of inadequate housiDg fusr 
became evident· in our large cities. lt to9k- years'. 
to fully . understand the · detrimental· eff~ct , on · the.· 
population and on economic growtQ: . and social' 
standards. The ~influence· of ·housi.Qg. · conditions. 
became: appar~nt~ as we learned more· about.'sani-: 
tation and liealth. Different techniques were tried 
to develop a programme for· improvement of· the· 
welfare of the population. Even, so,. living C9ndi
tions in' large eities.'continued to worsen •. : ln the 
early· ·1900's the extent. of overcrowding, insanita·· 
tion, :rat and . vermin infestation in structures· be.:.• 
came seriqus. As · that period, statisticaJ measure~ 
men.ts were .limited and unrefined; it was not :cer·J 
tairr that . insanitary housing and unhealthful ·: en..l 
vironments influenced the health ·and welfare of the 
population. ~ r ' t . 

' . 
4.2 During the first t:hiity years . of" this. century 

enough eyidence was accumulated to indicate that. 
cities. were deteriorating and· that the economy ·was 
being adversely affected. ·During the ·period 19~0. 
1937,. a serious rise in unemployment occurred. 
A scheme was developed ~to provide money for . 
those who worked· on civic programmes. We still. 
refer to it as a WPA ·(Works Progress Administra-. · 
tion) : programme.· This scheme provided . un-' . 
usually large sun1s of money to· collect information 
about population, health; housing and living· condi1 tions. This information gave political leaders an 
understanding of the need and the resources .. availa .. 
ble for the Government's involven;tent · · · 'in 
programmes to house all ·of the ·population. • · 



4.3 This injected the urgent need to have availa
ble an adequate knowledge of conditions based 
upon reliable statistics as stressed earlier. One 
thing learned through manv years of trial and ~or 
is that statistics are no better" than the skill applied 
t(). . defining the terms ~d, to the technique for 
"'llecting the data, and the skill applied by the 
analyst t() interpret and present · the real implica• 
tions behind the ·raw data placed before him. 
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4.4 One of 'the .first .experiments in housing was 
f() ·build new ~wns adjoining several large cities. , 
These appeared successful, but were not the answer 
to the large national problem. The U.S. Govern
ment's first stage of involvement iii housing was 
based on a programme to provide insurance on 
mortgageS on modestly priced homes. The basic 
research indicated that most people were paying 
high interest rates on borrowed money. In many 
States, this rate was 8% to 10% andl occasionally 
higher~ · The terms of mortgages were unsatis .. 
factory tCJ those who wanted to buy a liome. Inves .. 
tots wer~ attra(cted who lent money on terms best 
suited to their interests.. Frequently, mortgages 
had to· be renewed each year ·or at the: most, every 
:five years-. · The market · for housing was hard to 
identify. The slightest adverse change in busf .. 
ness conditions resulted in large numbers of mort
gag~ foreclosures.. At the same time properties 
were deteriorating an<l slums were being 'cre3!ted. 
The technicians suggested legisl~on.. , to enti~ 
small· savers. and some large financ1al mvestors. to 
place their money in tong term mortgage invest"'! · 
ments'. This meant a programme of ~uring the 
savings' of small investors and at the same time 
allowing withdrawals without delay. - Likewise 
the savings institutions · had to be protected.. 
This required insurance to cover losseS due to 
defaults in mortgages. The mortgage' insurance 
programme devised initially,. proved ta be success'!· 
ful immediately. The Government required that 
the. mortgages be amortized over long peri<><ls of 
time-15~20 years-so as: t~ reduce the cost . of 
mortgage. renewals. and obtain the. lowest poSSible 
monthly amortiza~ion payments., Because the. 
Federal Government was insuring the mortgages. 
lenders. were willing to accept an interest rate 
only slightly higb.et than the federal Government 
itself paid fot mQne~. 

· 4.5- Over the 30-year period,. since this was 
started in 1934, families and individuals cf modest 
income have been encouraged to put theit money 
in liavings institutions, which,. in tum, channel 
these sour~s intQ the housing mortgage market. At 
the present time, almost half of all house building 
is initially paid for by the savings a~ulated in 
the institutional savings and loan associations .. 
Here again. let me emphasize that the incentive 
for placing money in these saving banks ... was the 
insurance of the savings furnished by the Federal 
Government against losses from foreclosure of 
banks and savings associations. The technique 
for developing this housing· programme in the 
private sector cannot be described in any specific 
terms. Generally speaking, the interest of political 
leaders was. important. They possessed a fairly 
adequate knowledge of conditions. Both legislative 
and administrative actions resulted from research 
and experience. This, could be classified as . a 
technique. 

4.6 By, this time, the nation had become more 
conscious of the: negative intluence of slums in the 

economy. It was aware that the slums were in
habited by people whose contributions t() society 
were essential although somewhat marginal because 
of their living conditions. Again, th(t adequacy of 
the statistics in describing these conditions led to 
sufficient interest on the part of political leaders 
to create a programme of subsidized housing. 
1his programme was very imagjnative, as weU as 
provocative .. 

4. 7 The needs and the costs to rehouse slum 
dwellers are not uniform from place to place nor 
are they expected to be the same from time t() 
time. The U.S. scheme to finance subsidized hous-

. ing emerged from extensive research and studies. 
This background (part of the technique) permit· 
ted the government to absorb up to 90% of the. 
cost of constructing adequate shelter for low 
income populations. The other 10% of th~ cost 
was, and still is,. being paid by the local Govern
ment which owns the housing. To e~courage 
efficient operation by local governments, the 
annual subsidy granted after the local body com
plied with minimum standards of organi§ation, 
legislation and basic managemenf' principles. By 
this time the U.S. was so concerned with the 
national problem that a housing policy Wa$ e$ta .. 
blished. The policy declares that-

"lt is the policy of the United States to 
promote the general weTfare of the Nations by 
employing its funds and credit to assist the 
several States and their political sub-divisions 
to alleviate present and recurring unemploy
ment and to remedy the unsafe and insani· 
tary housing. conditions and the acute shortage 
of decent, safe, and sanitary dwellings for 
families of low income in urban and rural 
non-farm areas,. that are injurious to the 
health, safety, and moral& of the citizens of 
the N a,ttion. In the development of low-rent 
housing it shall be the policy to make adC~
quate provision for larger families and for 
families:. consisting of elderly persons.,. 
Specifically the Act was passed by Congress 
"to provide financial assistance to the States 
and political subdivisions thereof for the elimi .. 
nation of unsafe and insanitary' housing, con .. 
dition!, for the eradication of slums. far the 
provision of decent, safe and sanitary dwellings 
to' families of low income, and the reduction 
of unemployment ancJ the stimulation of busi
ness activity." 

This was another step in the technique of esta· 
blishing a comprehensive housing programme~ 

4.8 This brings us. back to the subject of a 
housing programme~ Let me move briefly from 
those national programmes to wnat w~ consider 
local programmes. In the privately owned hous• 
ing programme, which encompasses the ensuring 
of mortgages, it was · necessary to develop a 
technique to determine. the. local market for such 
housing. The techniques have become sophisticat• 
ed. They can almost be repeated from market 
area to market area. The}! deal with such questions 
as how many families are able and willing. to buy 
a home; how many of these families have a wage 
earner who has demonstrated his stability as a 
local citizen; that is. one who handles his family 
finances satisfactorily; whose employment is rea
sonably secure; et~ 

4.9" Over~ of this looms the most important 
question. It deals with the stability of the economy 
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in the local housing market area to maintain 
constant employment for the moderate income 
residents. These judgments are usually made by 
the staff of the national insuring organisations. Also 
the extent of mortgages that the community can 
support is determined at the national level. 

4.10 Let us briefly look at the subsidized hous
ing programme. Here, the technique is somewhat 
different. A statutory agency of the local Govern
ment is the actual owner of the housing units. It 
presents its own analysis of needs and the capacity 
of the local Government to administer and handle 
financial responsibilities associated with the subsi
dized programme at the time an application for 
housing is submitted to the federal agency. The 
local analysis is evaluated and very frequently 
independent techniques are used by the federal 
staff to gather information for the analyses of local 
conditions. 

4.11 Over the years, the techniques for investi
gating and evaluating local problems have resulted 
in many changes in housing programmes sponsored 
by the National Government. In the private 
sector, the comprehensive programme is identified 
by its many components, each directed toward un
solved and unmet housing needs at a particular 
point and time. For example, after World War II. •. 
legislation was enacted to provide incentives to' 
encourage veterans to settle in a locality and be· 
come home-owners. 

Shortly thereafter, when there was a great 
shortage of rental housing. incentives in the way 
of lower construction standards and g_reater profits. 
were given to private investors. Recently, with 
the continued national drive to make more people 
home owners, laws have been improved and taxa
tion policies adjusted so that in the big cities large 
high-rise apartment buildings can be successfully 
maintained and operated, with ownership of each 
apartment held by the occupant. This home 
ownership is a kind of tenure titled .. condominium.,. 

On the public housing side of our comprehensive 
housing programme, the needs for subsidy over 
the years have changed drastically. , · As change: 
occurs, the technique for developing or altering the 
programme changes. In the early years of the 
programme, particularly all subsidized housing was 
occupied by families who had one or more wage 
earners. At the present time, nearly half of all 
families residing in subsidized houses lack a wage 
earner or have one who is only partially employed 
because of disabilities. Subsidies and regulations 
have been created to mee~ these change<:\ conditions. 

5. REMARKS ABOUT INDIA 

5.1 My knowledge of India is limited. The 
capacity of her economy to handl~ an adequate 
sized programme_. comprehensively designed and : 
developed,, is~ no doubt measured by political 

, considerations. of the importance of sound and . · 
decent shelter when in competition with. other basic . . 
needs of the society. The pre8ent schemes are aim
ed at selective groups which tend to segregate- the 
several classes of worke~ or economic group&. In. 
large urban areas where· slum . clearance is asso- · . 
ciated with a shortage of land, sucb J,"estrictions re- , 
quire greater efforts toward devetoping a technique 
that will provide a successful solution.. The techni
ques used to develop the segregated and uncoordi•· 
nated places of a housing programme can b~ and 
should be re-evaluated to provide housing for . all 
families. 

6. Adequate and reliable statistiCs on · ··housing . 
and construction is a pre-requisite for providing 
better understanding of the welfare of the · popula.:. 
tion and a more ~ccurate basis for judging the use; 
of resources for shelter improvements and: for 
advances in the productivity of labour force. Then 
the techniques for developing a housing programme 
will be more effective in meeting the national 
goals. · 



Some Characteristics of Housing Legislaion in The 
States** 

By 
Milton Kaplant 

. 
1. INTRODUCTION 

· 1.1 First th~ term :..1egislation" must be defined. 
Too frequently the word is deemed to be syno~y
mous with the word "law". Newcomers to India, 
in particular, are prone to label the Central Gov .. 
ernment Housing· subsidy schemes as "legislation", 
and are surprised to learn that these schemes are 
derived from executive· orders. When I speak of 
Housiil.g legislation here I will be referring solely 
to on~ species of law:....;_law made by · a legislative · 
body and ordinarily. expressed in· the · form of 
statutes or ordinanc.es. 

'. 

1.2;·Anothef taistinction. is worthy of preluninruY '. 
notice-the distinction between what I shall call . 
"procedural" . ~d ·"substantive" characteristics . -of 
housing legislation.' . By . "procedural". I · refer . to 
the how; ·by )'substantive", to the . what; to the 
~~nte~t. of th~ l~w. · . , ; . · · · . .. 1 

~ .. Tim J,»RoCEDlJRAL ASPECT . . 
· 2.1 How government legislates is of much less 
interest to this group than what it legislates.. But 
please. indulge me ·a few.:· remarks . about some con
trasts between American and. Indian methodology. 
I wari( . to 1pake the~ point .. that variations in ··.the 
institutions,· and ·.procedures. involved · in :shaping 
·legisl~~e poiicy · niay, .produce differences .in ··the 
content of that policy~j ·, .: . ,- . · . ·. · , · : • 

'' ... . . -
' . ··~;..; ... ·. : ~ . ~ . . ~ !:. ".. . . '.. . ~- • .·· ... · ~ ~ . 

would ordinarily be incorporated in ·a statute pass- ·. 
ed by two houses of a legislature , and approved . 
by a chief executive, such as the Governor of a 
State. . For many. reasons-a significant one being 

. the . impact of the two-party . system-a ·great · 
variety of opinions and· pressures sha~ the result
ing housing policy. Take the hypothetical case ~f 
a State housing . bill incorporating an increase m 
government subsidies for a particular type of pub- . 
lie housing. The bill might have been drafted by · 
a special committ~e appointed by. the legisl~ture or 
by the Governor, ·or by a standmg committee of 
the legislature. If so the legislators would 
probably. have before them a comprehensive. report 
of that committee arguing for the increase, . and 
perhaps a dissenting ·minority report. The reports· 
would probably be founded ·on research and recom-

. 1 mendations of a professional staff · attached to . the 
committee;· and the recommendations might· 
represent a : compromise between some more 
drastic reforms ·espoused by the staff experts and 
more conservative attitudes · of committee 
members. 

._, ., 

2.2. One~ .. institutional~ difference · ·affects the , 
sources of information · ·available to those who · · •· 
formulate housing policy. . In India the Ministers 

2.5 'The executive branch-being independent of, 
the legislature under the American system-might 
support the measure, . oppose it, or submit a com-, 
peting bill;. The .executive branch ~ould h~ve i.ts. 1 

own technicians gather and supply .information 1p.. · 
to a housing. department of .the State.. So here IS ,· 
aawmmo~ . aq.L ·uon~WlOJO! . JO ~Jnos puo::>as . -e.. 
that . authors the measure would. ' ordinarily : hold 
hearing to. solicit fresh -insights .. and . new concepts . 
from interested citizens; or to invite citizen reaction 
to committee proposals. 

in charge of housing in the various States hold a 
conference each year and following their delibera
tions usually make recommendations to the Centre 
for changes in housing subsidy schemes. The 
Housing Ministry at the Centre then formally con
siders each recommendation and may accept it, 
with or without modification. For instance, the 
Third Housing Minister's Conference held in 
October 1958 ·recommended that the Centre's sub
sidy for slum clearance schem€i.s be increased from 
25% to 37!%. In July 1959 the Central Govern
ment notified the States that this recommendation· 
had been accepted, but only with respect to schemes 
·in certain cities. 

2.3 The outside observer gets the impression 
that the sources of information upon which this 
kind of policy determination is grounded are ra- . . 
ther limited. Shifts in housing policy directions seem to be largely a family affair. 

2.4 In America a detail, such as the proportion 
of housing costs subsidised from public funds 

2.6 The public ·would have still other means of 
expression. Lobbyists would be working openly 
or not so openly in the committee chambers and 
other habitates of the law makers. And later, if 
the legislature enacts the bill, . all th~ prop?nents or 
opponents lined up on the Issue. mcluding _ both 
officials and members of the public, might have 
another opportunity to be heard .. For the G?~emor 
might open up the record agam 8.!ld solicit !he 
views of all concerned before approvmg or vetomg 

·the bill. Under some State Constituti~ns !he pu~ 
lie may have the last word, for the legislative deci
sion may have to be approved by a majority vote 
of the people. This sometimes hap~ns in ~~w 
York State, where the granting of housmg subsidies 
may require an increase of S~ate indebtedness .for 
housing purposes, and such mcreases are subject 
to the will of the voters. 

· · 2 7 It at once becomes apparent that in America 
the 'legislature's participation can make the pro~ess 
of decision-making cumbersome and slow-movmg, 

tFord Foundation.Bxpert, Calcutta MetroPolitan Planning Organisation, Calcutta. 
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working as it must towards a reconciliation of 
conflicting forces that stand to gain or lose by each 
proposal. It would also seem logical that a parlia
mentary system of government_ that gi~es ~ cabin~t 
or ministry as much leeway. as Delhi enJoys m 
housing matters would function much more effi
ciently and expeditiously, an~. provide gr~ter scope 
for innovation and adaptability to changmg hous
ing needs and conditions. 

2.8 Perhaps the ~ider t~e participation !n the 
formulation of housmg policy, the more fertile the 
ground for innovati<;m, and the. less l.ikelihood of 
stultification, hardenmg of offictal attitudes, and 
slavish obeisance to obsolete or inapt forms and 
precedents. A system like the American legislative 
process tha~ draws critics. from diverse ~egme~~s 
of society IS bound to stimulate constructive cntl
cism. And constructive criticism begets new 
ideas that sooner or later infiltrate the statutes that 
lay down housing policy. 

2.9 Though not commending the American 
governmental system to India, it is suggested that 
India's housing programmes stand to be enriched 
and improved if government can find ways to 
tap some new sources of information in formulat
ing housing policy-perhaps through formal and 
active participation of such groups as the National 
Buildings Organisation, real estate interests, tenants . 
associations, private builders, municipal officials, 
labour organisations and citizens' associations of 
other varieties. 

3. CONTENT-SOME TYPES OF HOUSING LE
GISLATION 

What is housing legislation ? 

A few primary motives for exercise of the legis
lative prerogative in the housing field may be indi
cated as: 

(a) First, legislation may be desired or necessary 
to authorise the expenditure of public funds to 
overcome shortfalls in private housing activities. 

(b) Or, the motivation may be basically regula
tory in nature. May we not categorise laws or 
ordinances prescribing standards for housing con
struction and maintenance as "housing legiSTation"? 
And in this group, why not include laws designed 
to regulate the operations of private enterpreneurs 
for the protection of house renters or buyers, like 
the recently enacted Maharashtra Ownership Flats 
(Regulation of the Promotion of Construction, Sale, 
Management and Transfer) Act, 1963? 

(c) A third grouping of housing laws would 
include those concerned principally with the esta
blishment and organisation of governmental 
agencies to construct and operate housing projects, 
like the State housing boards in India or the muni
cipal housing authorities in the U.S.A. 

· · 4. FLEXIBILITY 

In l963,. the National Association of Housing. 
and Redevelopment Officials in the U.S.A. (called 
'NAHRO') outlined six goals for a full-scale 
programme of low income housing. One of the ,, . . ' 

go~ls, enunciated in. the one word· "fleXibility", 
(\lllte perfectly descnb~s an o_utstanding characteris
tic of some outstandmg legtlsation in America 
Borrowing from the dictionary, NAHRO defined 
"flexibility" as "the capacity to be adapted, .modi· 
fied or moulded-or to be responsive or readily 
adjusted to changing conditions. • According to 
~~RO flexibility requires a set. of _ "housing 
assistance tools that can be used alternatively or 
selectively to meet situations as they exist''. And 
the picture of ~hat exists can !lever be -entirely 
c.lear for any Sizeable ~o!flmli?Ity at any point in 
time, by reason of vanatlons m economic circum
stances, social attitudes and housing conditions 
from area to area and era to era. - · 

5. STATUTES PROVIDING GOVERNMENT FINAN
CIAL AID 

Built in devices for adjustment to such variations 
are. pa~icu~arly useful ~ the first class of housing 
legislation m my groupmg, legislation primarily 
concerned with financing. That seems to be the 
!rend in American housing legislation. It may be 
Illustrated by two enactments in New York State. 

5.1 Intermingling of Dwellings for Low Income and 
Middle Income Families 

5.1.1 Public housing in America, allocated 
mainly to !ow income tenants, has reached a point 
of reappratsal. The evaluators have questioned the 
economies of initial development costs and the 
economies of financing public housing by means of 
long term debt entailing burdensome annual subsi
dies to meet interest and amortisation charges. 
They have wondere~, too, whether operating 
costs have been "mflated by a defect built 
into the public housing system, which · con
centrates large numbers of low income families 
and thereby also concentrates the many social 
problems that seem to accompany, and be magni
fied by low income ?"t 

5.1.2 The traditional American public housing 
programme for low income families has also been 
suspect on social counts. Massive blocks of low 
income dwelHngs have fostered racial segregation, 
partly as a result of the economic stratification 
made inevitable by rigid admission policies. Many 
tenants are sensitive to the social stigma of identi
fication with poor man's row. And for those 
tenants whose improved circumstances raise them 
to middle income levels, stable neighbourhood life 
is inhibited by the threat or actuality of dislocation 
to make way for those with a greater claim to their 
subsidised flats. · . 

5.1.3 New York City proposed to do something 
about it with a new housing concept called "skewed 
rental". The idea is to scatter low rent flats 
throughout middle income developments instead of 
concentrating them in public housing projects. 
Twenty percent of the flats in each middle income 
project in the experiment would be made available 
to low income families. The rents or carrying 
charges of. the entire project would be skewed-or 
distorted-in such . a way as to make some tenants 
pay more to enable others to pay Jess. 

5.1.4 -The New York State housing· officials 
would not support the proposaf. They did not 
feel that one family_ of modest income should be 
made to subsidise a family of lesser income. 

*N1tional Ac;sociation of Housing and Redeveiopment Officials, Journal of Housing, Vol. 20, No.6, p. 309. 
tStatem}at by Jam}s W. Gaynor, Comnissioner of Housing and Community Renewal of New York State, before the 

T..::n).>rary State Co:nnission on Low Income Housing, October 29, 1963. 
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State ()fficials came up with their own innovation 
for achieving substantially the same ()bjectives. 
They submitted and got the Legislature to pass a 
bill embodying the following programme : • /U 
in the City's programme, the middle income hous
ing 6tructure provided the lframewdrk-4n this 
case middle mcome projects built and operat
ed by limited-profit .housing ~ompanies. In New 
York a limited-profit housing company is a private 
corporate enterprise financed largely by St~te or 
municipal mortgage loans cf up to 90% cf total 
project costs, .for periods of up to 50 years. • • 
The company 'may not pay more than a -6% 
dividend .on its outsta!nding . stock nor more than · 
6% interest on income debentures. Maximum 
rentals and rules for tenant selection are .subject 
to ·-statutory l'equirements or government approval, 
and are designed to accommodate middle income 
families. The statute allows up to a 50% exemp· 
tian from certain municipal or local real property 
taxes for a period not exceeding 30 years. 

S.t.S In the new programme the New York 
State Housing Fmance Agency is authorised to 
lease up to 20% of the dwellings in a project 
built by a limited-profit homing com£_any. The 
Finance Agency will sublet the dwellmgs to low 
income families at rentals usually charged for 
t>ublic housing. The Finance Agency will make up 
the difference between those tent levels and the 
bighet rentals charged to other occupants of th~ 
project. The deficiency will be re~uced to some 
extent . by special tax exemptions · applied with 
respect to the designated low rent units in the 

: project. Each yea'r the State legislature will make 
a capital want to the Fmance Agency equal to the 
20-year . operating deficiency requirements for the 

. uumbet of low rent Hats to be included ln limited
profit company· projects of that . year, less the 
20-year investment potential of the capital grant 
itself. · It has been estimated ·that an appropria
tion of. $6 million (3 .crores .of rupees), together 

· with its investment yield. w.ould produce more than 
the $8 .. t million {about 4 crores of rupees) requir
ed to cover income deficiencies for 1~000 flats for 
20 years, estimated at $405 (Rs. 2,025) per fiat 
per year. t In ~ontrast. ·publiC housing subsidies 
for traditional low Income projects would be $914 
(R~. 4,570) pet flat per year, or a total $181-
inillion {9 crores of rupees) for 20 years. Social 
benefits are expected to accrue from the elimina• 
tion of the stigma of living in public housing 
blocks; from the promotion of racial :and eeonomic 
integration of tenapts; and from the stability gained 
by letting low income families remain in their fiats 

to be mixed in with 30 non-subsidized families in a 
middle income project financed through Federal 
mortgage insurance. The Authority will give each 
families. Rent assistance to about 100 elderly 
jointly to the family and the landlord. The tenant 
will endorse the check, add it to his .own monthly 
payment. and give it to the landlord. The amount 
of .subsidy will vary according to the income of the 
families. Rent assistance to about 100 elderly 
low income families in Chicago is being provided 
through differential payments made directly by the 
Chicago Housing Authority to private apartment 
owners. Other variations on this theme are being 
played in New Haven, Connecticut, and Washing
ton. D.C. 

5.i Condominium Ownership 

5.2.1 In its 1964 Session the New York State 
Legislature passed a *Condominium Act", clearing 
the way for government financial aid to ownership 
of individual units in multifamily structures.t Con
dominium is a relatively new concept in the United 
States, though for some time it has been popular 
·in certain European countries and Latin American 
countries, notably Puerto Rico. Its basic objective 
is to provide housing in a multifamily structure on 
an ownership rather than on a rental basis. 

S.2.2 In this respect lts objective is similar to 
that of the housing co-operative. But it diffen 
from the ordinary cooperative arrangement. In a 
cooperative the participant has an interest in the 
overall project. In a condominium the individual 
holds dear title to a -specific unit-a cubicle of 
space-as welt as an undivided interest in the com
mon areas and facilities serving the project, such 
as yards, hallways and lifts. He is responsible only 
for his own mortgage payments and his own sepa
rate tax payments. Except for his limited liability 
for payment of a share of the common expenses, 
he shares no mutual risks with the other owners. 

5.23 Under the New York law the cubicle I 
referred to i~ labelled a "unit", -and defined as 

.. • • • a part of the property intended for .any 
type of use or uses, and with an exit to a 
public street or highway or to a common ele
~ent or elements l~ading to a public street or 
highway, and may mclude such appurtenances 
as garage and other parking spac~ storage 
room, balcony, terrace and patio." 

after they have achieved middle !income status. A -wtit owner' means a.the person 'Or persons 
· - · owning a unit in fee simple absolute.,. As noted 
5.1.6 Other States in America are conducting in the definition of ''unit", the facilities and appur-

simflar -experiments, some of them under a pro- tenances in which the nnit owner has an undivided 
·gramme of Federal aid for demonstration projects interest are called "common elements". The opera-
designed to find new or improved means of hous- tion of the property is governed by by-laws agreed 
ing low income families. The St. Louis County to by the unit owners. The by-laws are annexed to 
Redevelopm~t Authority s~lected 20 test families the legal instrument-a · "declaration"-by which 

•'flu bUI-;wl~ bitterly contested. ltwas def'eatedearlierthls"year, but finally pushedthroughtheLegisJatureattMci.Niinr 
or the Sessfon, allegedly as a result or heavy pressure exerted by Governor Rockefeller. The machinery of democracy 1 n New 
York State sometirile$ operates in wonderous ways. A similar measure had been enacted in 1962, but written in such a \Vay 
a• to require a conc;titutional amendment hence the &l'Proval of the voters. The voters turned It down by a1most hvo to one 
wlththeruraland small town •oterssupplylngthe bulk ofthe negative votes, as expected. 

••New York Public Jtousing Law, Article 12. 
tibsed on an average size Hat or 41 room"· ao average rental of$18 (Rs. 90) per room per month for the low Income unfta 

$30 (Rs.. ISO) per room per month for the middle income units, a saving of $4.50 (Rs. 22 ·50) per room per month from the 
special tu exemption. and a net defici r of $7 ·SO (Rs. 37 ·50) per room per month. • , 

+New York Real Property Law. Article'9-B, added by Chapter 82 of Laws 'Of 1964. • 



the condominium arrangement is officially identi
fied and registered. The by-laws must provide for 
the election of a board . of m~agers b:y ~e unit 
owners, and may cont~ vanous restrictions .. on 
and requirements respecting the use and mamte· 
nance of the units, the use of the common elements, 
and the sale, leasing or oth.er alien.!tion of units. 
Each unit and its common mterest are deemed to 
be a separate parcel for the purposes of the assess· 
ment and collection of municipal and other local 
taxes. State bodies, municipalities and specified 
types of lending institutions like banks are expressly 
authorised to invest in bonds or notes secured by 
mortgages on units. 

5.2.4 The Federal Housing Act of 1961 (PL 87-
70 87th Congress) authorised the Federal Housing 
Administration to insure mortgages on the fee 
interest or long-term leasehold interest in a one
family unit in a multi-family structure. Though not 
explicitly, the Act was in fact aimed at condo
minium ownership rather than other forms of co· 
operative ownership. The mortgage limits and 
other terms have been defined so as to make· 
condominium housing available to low and middle 
income groups. Down payments are relatively 
small, and loans proportionately large. The loan 
may be as high as 97% if the appraised value of 
the unit owner's property does not exceed $13,500. 

5.2.S These Federal and State laws-particularly 
the Federal law-recognizing condominiums 
represent an adjustment to a change in forms of 
home ownership, just as the New York law per
mitting a mix of low and middle income dwellings 
in aided projects adjusts to a neecf for social and 
economic changes. In each case the housing legis
lation involved has been made more flexible, that 
is, more adaptable to existing conditions. Do 
these reforms demonstrate the existence of same 
major flaws in legislation for financing America's 
public housing 1 Was such legislation too rigid in 
the first place 1 Too tightly compartmentalised ? 
Are there lessons to be learned here fOr India ? 
\Vhile pondering over these questions, it might be 
a useful exercise to bring into focus a kind of 
compartmentalisation or classification of aided 
housing schemes in India with which the United 
States has had little experience-classification based 
upon a breakdown of occupations of the housing 
customers, like industrial workers and government 
fiervants. 

6. REGULATORY LAWS 

6.1 Flexibility is built into some of the · newer 
housing codes or building ordinances in the United 
States through the use of performance standards. 
Here the word ''flexible" has a different connotation. 
The legislation itself does not broaden out to better 
accommodate diverse conditions. Instead it gives 
greater scope to administrative officials to do 
their own adapting, tying them only to broad 
principles or standards prescribed by the enabling 
law. 

6.2 Most of the local building ordinances in the 
United States are what is known as "specifica
tion-type" codes. They provide for the use of a 
specific material of a specific size arid quality in 
connection with each aspect of construction. This 

~ew York Executive w. Article 18, sec. 370. 
48-3 N.B.0./69 
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type <?f code quickly be~omes obsolete. It fails to 
take mto account new and constantly improving 
methods and materials for cOnstruction. ; . · 

... . ........ 
. . . 

' -· . ' , 

6.3 A performance-type- code dae~- not: specity: 
any material by name; size or. qualjty. It merely 
prt:sc~bes th~ . measure of stabjlity,_ rigidity, fire· 
reSis~1ve qualities · and !'t!ter performance · factQrs 
reqwred to meet the mmunum standards ol safteYi 
health and welfare of the ·users of -buildings. . . ~ 

· · 6.4 Again I tu~ ·to New York State ·to nlustratO: 
~ technique bringing flexibility ·to housing legist~ 
tion. In 1949 the New York Legislature· took. 
cognizance of the fact that many. local, bUildins
codes were obsolete and unnecessarily complex •· 
and that they induced high costs of constructioii 
without providing correlative benefits or safety to 
owners, builders, tenants and users of buildings. · 
It passed a law for the purpose. of · . 

.. • • • • preparation of' a state ·cOde of building 
construction to provide, so far as may-· bQ; 
practicable,. basic and wiiform perfonnan~ 
standards. Thus, while establishing reasonablo 
safeguards for the security. welfare and. safety 
of the occupants and users of buildings. thQ 
use of modem methods. devices, material$ and 
techniques will be encourage<L · This · should 
be effective in lowering construction. costs~'"• : 

. The law created a State Building cOde Comm,is... 
ston-Iater converted to a Council and.· placed in 
the State's Housing Division-to adopt rules and 
regulations to be collectively known as "The State 
Building Construction Code".. In accordance :with 
the stated purposes of the law, the Cotmcil was en..: 
joined to ''provide reasonably , Uniform~ .standards 
and requirements for construction ·and construction 
materials, consonant with· accepted standards. . ot 
engineering and fire-prevention practices .. ; and . to 
"formulate such standards and requirements, so far' 
as may be practicable, in terms . of performance> 
objectives, so as to make adequate performance . 
for the use ~tended ~e test o~ accep~bility."·. · 

~-. --

6.5 Each municipality is given the option . of 
accepting the State Code by simply 'having itJ 
legislative body pass a resolution to that effect. 
Acting on the recommendation of · Q. loc~ legi$la• 
tive body the State Council may permit a modijica.; 
tion providing higher and more restri~ted building 
standards, if justified by special local conditions. 
By adopting the State Code the municipality · doe.1 
not thereby destroy its local building . regulations. 
Both may be kept on the books, but each bu_ilder 
may elect to comply with either the State Code or 
the old local one. If he elects the· State Code he 
must acce~t it in its entirety: h~ may ~ot choose 
the plumbmg standards of one, and the standards 
for electrical installations prescribed. by the. other. 
This created a dilemma for me some years ago 
when I was serving as ·Legal Counsel to · a small 
city in New York State. ·The ·construction peopla 
were generally in favour of having the ·city adopt 
the State Code and dropping the obsolete· local 
building ordinance, but the plumbers insisted on 
following an ancient method of joining pipes 
allowed by the city· ordinance but not by the Stato 
standards (I think it was called •<wipins join~··, 
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~hatev~r ' that means). As I recall · it, we solved 
the problem by adopting the State Code twi~e, once 
by accepting it in to_to in the m~er prescnbed by 
the State law, then by amendmg the local ord1• 
nance so as to incorporate all of the provisions of 
the State Code except those governing pipe joints. 

6.6 There· is an illustration of another dimen
sion of ftexibility-adapta~ility of state-wide 
standards· to special local situations. The State 
Code is administered and enforced entirely by local 
building . officlals. · However, a builder who elects 
to proceed . under the State Code and is aggrieved 
by an -order issued under that Code may appeal 
to a Board of Revi~w made up of. three members 
of the State Council. · 

6.1 From my sketchy reference to performance 
standards, one might get the impression that only 
those · municipalities able to recruit and pay for 
highly trained technicians could make the State 
Code operable,· because the perfOJ:!llance-standard 
concePt necessarily implies a delegation of broad 
discretionary powers to building oflicials. This 
problem has been· minimised to some extent by 
the issuance of a Manual by the State Council. 
The Manual is a comprehensive, detailed and illus-

. trated guide· for building officials and others, to 
assist them in interpreting the State Code. In many 
instances the Manual suggests specific standards as 
meeting -the performance test laid down by the 
Code, but these are not mandatory requirements 
and they· do not exclude other ~ethods of comply-
ing with the Code. , . 

> ._ i' 

, 6'.s Coming back again to -the Indian · scene, 
it strikes to me that many municipalities here 
might not be able to muster or afford trained per-

. wnnel to administer a performance-standard type 
of. building regulation. Certainly this indicates that 
a stepped-up · programme of training personnel 
would be a precondition ·for resort to this method 
of regulating building construction. But then there 
is always a shoratge of adequately trained techni-

. clans- for these jobs in- mgst parts of the world- ...... 
surely in New York State, let alone in India. So 
training programmes are to be recommended in 
any case. · . . 

6~9 Indian . municipal building laws and regula
tions give considerable freedom to local officials
in many cases standing committees made up princi
.pally ·of elected counsellors rather than professional 
people-to ·allow variances in the application of 
prescribed rules or by-laws. 

' • ...: f' 

It may · be : appropriate to conclude that some 
building by-laws in India require· a through over
hauling in order to bring· them up to date with 
advances . in construction techniques and materials, 
and thereby reduce building costs. Not pressing 
for the New York analogy as a sure-fire remedy, 
the adoption or adaptation of some of the basic 
ideas-such as establishing a permanent official 
body of experts at a high level of State Govern
ment to ·work continually · towards modernising 
building by-laws; .devising a method for translating 
their products into municipal by-laws; and aiming 
for uniformity ·of standards with adjustments to 
auit local situations, need co1l51dtrable thought. 

7. LAWS ESTABLISHING GOVERNMEN'l' HOUSING 
AGENCIES 

7.1 Legislation aimed principally at institutional 
orientation to government participation in housing 
is exemplified by the laws creating municipal 
housing authorities in America. Their genesis and 
form are largely attributable to Federal law and 
policy. . From the time of the United States 
Housing Act of 1937 the Federal Government en
couraged the creation of local housing authorities, 
as an alternative t~ administration of Federally 
aided housing programmes through Federal or State 
agencies or the local governments themselves. In 
part this policy was based on unsatisfactOry ex
perience with direct government administration of 
housing programmes under the . Public Works 
Administration in the 1930's. The housing autho
rities were stationed at the local level because the 
construction and operation of public housing was 
looked upon primarily as a function of local 
government in America. Public housing requires 
a high degree of cooperation with local govern· 
ment, its operations being closely allied to so many 
regular municipal functions. 

7.2 Another factor responsible for the employ· 
ment of the authority device was the precarious 
financial position of many American cities during 
the depression years. It was expected that housing 
authority bonds would be more attractive to the 
bond market than municipal securities. In addition 
the Federal Government apparently preferred to 
keep its housing funds separate from municipal 
funds, influenced perhaps by a desire to insulate 
housing programmes from local political pressures 
and interference. 

7.3 Finally the construction and operation of 
housing projects usually require a degree of ad
ministrative flexibility not easily attainable in the 
regular government establishment. A similar moti· 
vation is probably behind the enacting of the laws 
in Indian States authorising the creation of State 
housing boards or improveme!lt trusts. Unlike 
their Indian counterparts, American housing autho
rities are. usually quite dependent upon the local 
governments in whose boundaries they operate., in 
a measure attributable to the fact that the muni· 
cipalities ordinarily guarantee the authorities' bonds, 
and correlatively require municipal approval for 
major housing decisions. The principal activity 
of the housing authority is the constru~tion and 
management of low income housing projects under 
the Federal aid programme. The Feoeral Public 
Housing Administration makes loans to the autho
rities and in addition makes annual subsidy contzi... 
butions. - The annual contributions are limited to a 
percentage of a project's development costs and 
usually cover the debt service on bonds issued by 
the authority to finance the project. The contract 
of the Federal Government to make such annual 
contributions is tentamount to a Federal guarantee 
of the housing authority's bonds, a factor enhancing 
the marketability of the bonds and reducing its 
debt service and financial costs. The municipality 
must make payments or grant tax exemptions to a 
housing authority equal to at least 20% of the 
Federal subsidy before the authority can qualify 
for Federal aid. Some States, like New Y ark, 
have similar programmes for financing low income 
dwelling r.onstruction by local housing authorities. 

7.4 A new trend in -structuring or restructuring 
governmental agencies to build or encourage' the 

I 



building of housing began in 1949 when the 
United States Congress recognized slum clearance 
as an adjunct to housing and launched urban 
renewal. This was done in the Housing Act of 
1949. Although the justification for the law was 
the need to save urban centers from progressive 
blight and eventual decay, the focus of Congress 
was essentially on the provision of new housing. 
There is no time here to elaborate on the operation 
of urban renewal programmes in America. Sticking 
to my bailiwick-some characteristics of the legis· 
Iative product-1 merely wish to note that the 
blending of urban renewal and housing functions 
in Federal assistance programmes is spawning State 
and local laws to reshape the institutions dealing 
with these matters. Returning to my favou
rite State again, New York, we find that 
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the Division of Housing in the Executive 
Department is now the Division of Housing and 
Community Renewal. If you will allow me one 
final comparison-this simply demonstrates that in 
America we are now coming around to a point 
India reached over 50 years ago when it established 
the first of its city improvement trusts to deal with 
urban blight and the housing problem. 

7.5 This is not an invitation to the Indian States 
to remain complacent about their housing laws. The 
corollary proposition tells us that city improvement 
trust laws have reached their old age. Some of 
the States have new models, like State housing 
boards, but generally the pace of legislative reform 
seems to me to be lagging behind the ideas. 



Subsid~ed Industriai Housing Scheme** 
By 

Dev Rajt 

.. · t: One· ·of the· basic, irreducable aild minimum 
-requirements . of bare human existence is the provi· 
·sion of suitable housing for all sections of Society. 
Housing for the Industrial workers in proper sur· 
~.r01lndings is not ·o·nly necessary for the workers 
health, for sOcial ·health, but also for industrial 
healtlr .and efficiency •. No industry tan flourish on 
its workers leading a sub-human existence in dingy 
dwellings surrounded by filth ·and squalor. The 
Whitley Commission on Indian Labour wrote in 
193o-

"Neglect of sanitation is often evidenced by 
heaps of rotting garbage and pools of sewage, 
whilst the absence of latrines enhances the 
general pollution of air an\l soil. Houses, 
many without plinths, windon and adequate 
ventilation, usually consist of a single small 
room, the only opening being a dooxway often 
too low- to enter without stooping. In order 
to secure some privacy, old kerosene tins and 
gunny bags are used to form screens which 
further restrict the entrance of light and air. 
In dwellings, such as these, human beings are 
born, sleep and eat, live and die.,, 

. lt would be no exaggeration to say that these 
conditions continue to ·exist even today. In fact, 

.. the last World War and the phenomenal growth of 
urban population during the last two oecades has 
resulted in extreme conditions of over~rowding of 
even the existing unsatisfactory accommodation. 
Water Supply, drainage and lighting facilities 
already inadequate in these growing slums have 
been further strained with consequent effect on the 
health and well-being of the residents. Our housing 
programme has not so far been able to keep pace 

. with our growing needs. 

Z. EVOLUTION OF A NATIONAL HOUSING 
POLICY · 

21 The reasons for this dismal picture of hous
ing conditions are not far to seek. In the pre
Independence days neither the Central Government 
nor the State Governments had ever foimulated a 
housing policy. lnspite of a number of Committees 
and Commissions having drawn pointed attention 
to these deplorable housing conditions, the provi
sion of accommodation in the growing towns was 
left almost entirely to private enterprise. It is a 

· recognized fact all over the world that the pay
ment of economic rent for even the minimum 
standard of accomodation is altogether beyond 
the ·paying ~apacity ·of the working class and the 
lower · middle class. The private house-builders 
therefore, could not provide the workers any 
semblance of a proper house. All he could do was 
to build hovels at the rent that the worker was 
able to pay, thus intensifying slum conditions 
around Industrial centres. 

2.2 The urgency of the problem was fully recog
nized and the Government of India was becoming 
aware of the need of Industrial housing being 
promoted by some assistance from the Government 
of India. In February 1946, the Government of 
India offered a subsidy of 121-% subject to a 
maximum of Rs. 200/- per house, provided the 
Provincial Governments also contributed a like 
amount. The response to the scheme was negligi· 
ble. In April 1948, the Government of India 
announced as part of their Industrial policy to 
construct 1 million workers' houses in 10 years and 
to constitute a Housing Board for the purpose, 
the cost being shared suitably between Government. 
employers and labour. The entire position was 
reviewed in April 1949 when it was decided that 
the capital required for Industrial housing should 
be provided as loan to the extent of 2/ 3rds by the 
Central Government and 1/3rd by the Provincial 
Government or an employer sponsored by it. The 
capital provided by the Central Government was 
to be interest-free. · 

The recurring charges for this scheme of Indus
trial Housing were estimated at 7i% which includ
ed 3% on account of interest, 2% sinking fund 
and 2i% maintenance. Considering that the Cen· 
tral Government's share of capital was interest· 
free, these charges were reduced to Si% consisting 
of 3% interest on 1/3rd of the capital (i.e. 1% 
of the whole), 2% for sinking fund, 2i% of the 
total capital cost for repairs and maintenance. This 
Si% was proposed to be met to the extent of 
~% by the employer and 2i% by the employees 
m the shape of rent. Any short-fall on the reali· 
zation of rent was to be met by the State Govern· 
ment. Some of the State Governments did take 
advan~ge of the scheme, but no pro_gress could 
be achieved as there were no statutory provisions 
fer the realization of the employerS" share of 3% 
of the capital cost. The Housing Policy and 
programmes of the Government of India were still 
in a nebulous stage on the eve of the First Five 
Year Plan Period which provided for a Central 
Government contribution of 13.5 crores and a 
programme of 25,000 housing units every year. -

2.3 The visit of the Prime Minister to the slums 
of Kanpur in February 1952_, set in motion a chain 
of events leading to the announcement of the 
first systematic subsidized Industrial Housing 
Scheme in September 1952. This is a; land-mark 
in India's social history, in as much as, that the 
scheme laid the foundation of a National Housing 
Policy. For the first time, again, the Government 
of India's policy about housing was not to be con
fined to the narrow circles of the Labour Ministry 
b~t an independent Housing: Ministry was entrusted 
With the task of formulating and progressively 

tSecretary, Rural Urban Relation ship Committee, Ministry of Health, New Delhi. 
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evolving a housing policy and programme, not 
only for Industrial Labour, but for all the low
income and middle-Income group citizens of 
India. 

3. SUBSIDISED INDUSTRIAL HOUSING 
SCHEl\IE PATIERN OF ASSISTANCE 

3.1 The Scheme provided for the cOiistruction 
of houses for Industrial workers to be allotted to 
"workers" falling within the meaning of Section 
2(1) of the Factories Act, 1948, subject tomaxi
mum income limit of R&. 250/- --per month, 
which was later raised to Rs. 350/- per month, 
particularly~ when the scheme was revised to in
clude two-room houses. In June 1955, the scheme 
was extended to cover persons employed in mines 
other than coal and mica mines within the meaning 
of Section 2(h) of the Mines Act, 1952. 

3.2 Fmanciat assistance under the scheme was 
made available to the State Government, statutory 
Housing Boards or Municipal Bodies; Cooperative 
Societies of eligible workers and the Employers, 
in the form of part loan and part subsidy. The 
State Goveriunents were to be given a subsidy of 
50% of the actual cost of construction including 
the cost of land for Housing Schemes undertaken 
by the State Governments or Statutory Boards, .and 
the remaining 50% was given as loan repayable 
in 25 years at the usual rate of interest prescribed 
by the Government of India from time to time. 
The terms and conditions of these loans to the 
State Governments have practically remained the 
same since the inception of the Scheme with the 
difference that the period of re-payment has been 
extended to 30 annual equated instalments. The 
Government of India sanctioned Rs. -so.t9 crores 
for the construction of 1,64,058 houses up to the 
end of pecember 31, 1963, out of which 1,37,255 
had actually been constructed; 110841 by _.the 
State Governments and statutory Boards {22530 
by employers and 3884 by Cooperatives). The 
response from the employers and Cooperatives 
have been relatively poor. 

3.3 The Government of India had originally 
proposed in 1952 an outright subsidy to the extent 
of ~5% to __ the . Employers _ _ and C<;Joperative 
Societies of Indostnal workers together_ With a loan 
to_ the extent -of 3 7!-% at low rate of -interest, 
repayable in 15 years. The balance of 371% of 
capital cost was to be met by the Cooperative 
Societies or the Employers as the case may be. 
The loan assistance to Cooperative Societies of 
~lig~ble workers. was raised .to 50% jn 1953, and 
agam to 65% m 1958-59, thus making a total _of 
90% of .the cost of the house, available to Indos
'tri~ Workers' _ Cooperative as subsidy or loan. The 
penod of repayment was also extenaed to 25 years. 
The . v.:orkers were also allowed . the facility . of 
obtammg the balance of 10% which is the worker's 
own share of cost of the house, as a norl-refunda
ble loan from his Provident Fund account, so that 
the entire cost of the house has been made availa
ble . to the Industrial Cooperative Society _on easy 
terms. As a result, some of the Cooperative 
Societies are now coming forward to take advan
tage of these facilities. 

3.4 The Employers were also given in 1958~59 
an increased loan assistance from 37-l% to 50% 
of the cost, leaving them to find . only 25% of the 
capital cost for construction of housing colonies of 
their workers. The response fiom the Employera, 

-however, continues to be halting and it has -not 
b~en found feasible, sq far, to. ~nfQrce ·compulsion. 
on Employers to provide Housmg accommodation. . 
for a reasonable proportion of their employees. 

•' 

3.5 The payment of loan and subsidy 'to 'Co;. 
operative Societies and Employers is made through 
the State Governments in suitable instalments and 
the State Government has to enter into an agree
·ment with the parties including the ·exec~tion :Of 
a. 'mortgage deed. ' The loa:n to . Cooperative 
Societies is paid in three · equal instalments-the 
first being paid immediately on sanction . 'of . the 
Scheme and second .when the construction reaches 
the. plinth level and the third -when it reaches ·the 
root level. In the . case of Employers, 50% ·of 
the loan is paid when . construction reaches the 
plinth level and the balance 50% when it reaches 
the roof level. As regatds subsidies the ·coopera
tive Societies get -50% of the subsidy when the 
construction teaches the . roof revel, ~ while lhe 
Employers get 50% of subsidy ·when: the bouse is 
completed to the satisfaction of the State Govern
ment. The ~em~ining 5.0% of tl?-e subsidy is pay
able on receipt of complete audited. accounts ·and 
their acceptance by the State _Government.: _ It. is 
thus clear that both ·the Cooperative Societies. and 
the Employers have to find some money. to. comp
lete . the structure be,fore the fulL subsidy is paid. 
N everlheless,. this is hardly the reason.. for the slow 
response to the scheme- from these ·quarters. 

4. TYPES AND STANDARDS OF ACCOMMODATION 
.. ~ . 
4.1 In ·the initial stages _ the Scheme. ~~.~counted 

on September 1952 provided for the 'following two 
types of accommodation~ - · 

-(1) In Cities of moderate siie . where ·rand 
values are not -ex.horbitant,' single-storeyed 
tenements containing one living room, a 
kitchen,. a verandah or lobby and a batJt:
ing space with a watei: tap. - A ·water 
flushed ·latrine to 'be ·shared :between two 
tenements or a service latrine- for each 
tenement will also be provided. 

{2) In _larger cities where _ _land_ yalues are 
high, multi-storeyed buildings, where each 

_ • tenement will comprise of a living room 
and a kitchen. Coii!Iliunity .latrines and 
bath rooms will be provided for ·a --group 
of fiats. 

. _ 4.2 The... standard adopted .was. _admittedly low 
and ran counter to the recommendations of the 
various Commissions and Committees. . against . ft. 
single room tenement. The Health Survey & __ Deve
lopment (~bore) .pommittee of :1946 has made the 
following observations---, ·we are strongly of_ the. opinion that the use 

of a single r(>om tenement by a_ falnily should 
be condemnea. It is not necessary to enter 
into any elaborate arguments in support of 
this opinion, a~ a single .room ho'ilse is · obvi
ouslY ,unhealthy and renders privacy and the 
decency of family life almost inipossible. In 
our view, no house or a portion of. a house 
intended for occupation by a · family should 
consist bf less than two living rooms with a 
separate kitchen, a bath room and latrines 
and in the Warmer parts of the country, a 
verandah.•' 

' ' • f 
I -

' -· ·Neverthel;ss, _ th~ Government of India liad .. no 
option but to adopt the single room tenement type 
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of accommodati9n not only because of the limita
tion of the financial resources, but also the low 
rent-paying capacity of the average worker so 
that any higher· demand would place the house 
beyond the reach of the individual worker inspite 
of th~ heavy subsidY: mentioned above. _ 

. 4.3· Even so it ·has been the constant endeavour 
of all concerned to improve the housing a~commo-
dation with all the financial limitations to the 
maximum. For instance, at Kanpur, a flush ·latrine, 
wider· verandah space and an enclosed courtyard or 
open terrace on the first floor were made available 
within the. prescribed ceiling, adding con~~derably 
to the convenience and privacy of the house. The 
Government of India in turn in Aug. 1953, 
revised the scheme to provide for the construction 
.of some .. good proportion of two-room h<?USes, side 
by side with the single room tenements, as the 
two-room houses would certainly · be within ·the 
means of the better paid workers. 

. 4.4 To meet the criticism against. the single 
room tenements, the Government of India announc
ed further changes to provide for the small two
. roomed·. house, according to which the verandah 
. was· converted into a multi-purp:>se room. Each 
house. was also to have a properly coverea bath 
room and flush latrine. · In the design · actually 
adopted in the construction of. ~J!lall two-roomed 
houses in Uttar- Pradesh, · cookirig place has also 
been made available·· within the ceiling cost, so that 

"the ·only difference· between the· Small two-roomed 
house ·and the regular· two-roomed house is the 
provision of a verandah in the latter. The stan-

. dards of accommodation for the two types of 
houses. are given in Table 1. 

Table·= i-Accommodation Standard for Small ancJ 
. · . . . Regular Two-roomed House 

-. ·1." 

Accammodation 

(1) 

1 ~ 'Small two-room hous• ' 

r · _(i) l.ivins room ·• 
:.) t:<> 

· · · (ii) Multi-ptirpose room in· 
' ·· , eluding kitch~n. 
..: 

·(iii) Bath room • • 
J .-· 

(iv) Latrine • . • 
·• I 

TOTAL • 

• 

• 

Single& Multi· 
Doublo Stor~yed 
storeyed 

(sq. ft.) (sq. ft.) 

(2) (3) 

204 184 
(lS.PS) · (17.1) 

1~ 16 
(1.49) (1.49) 

12 12 
(1.11) (1.11) 

.. 
231 211 
(2!-~S) (19.72) 

(I) 

2. Regular two-roomed house 
I 

(i) Room No. 1 
(ii) Room No. l : } 
(iii) Kitchen, verandah and cir-

culation space. • • 

(iv) Storage . 

(v) Bath room 

(vi) Latrine • 

TOTAL 

(2) 

216 
(20.07) 

100 
(9.29) 

12 
n.u> 

16 
(1.49) 

12 
(1.11) 

356 
(33.07) 

{3) 

200 
(18.58) 

98 
(9.10) 

12 
(1.11) 

16 
(1.49) 

1l 
(1.11) 

338 
. (31.39) 

Non : Figures within brackets are metric units • 

· 4.5 The above does not include any stair-case or 
. passage. Further essential and desirabl~ details have 
been laid down to ensure adequate wmdow area, 
-ventilators, electric and. sanitary fittmgs, lofts and 
ahelves etc. Every effon is being m_ade to pr~vide 
the maximum convenience and amenitie~ with due 
regard to financial limitations. 

4.6 The scheme as revised from time to time 
also provides, apart from the pucca houses men· 
tioned above, for the following three types of 
accommodation:--· 

(i) Open developed plots, 
(ii) S~eletal houses, 

(iii) Hostel and dormitory buildings. 

All the above types have been evolved parti· 
cularly to meet the requirements of workers whose 
rent paying capacity is much too low to enable 

· them to occupy a pucca house. The hostel-type 
accommodation is meant mainly for non-family 
workers. 

4. 7 The minimum size of the open developed 
plot ia laid down to be 100 sq. yards. Each plot 
is to be provided with wire-fencing, a platform of 
about 300 sft., a pucca sanitary latrine and a 
pucca bathhtg and wash}ng platform with a water 
tap and suitable dramage arrang_ements. The 
allottee is to be given building materials worth 
Rs. 150/- to enable him to put up a hut of 
p-rescribed pattern on self-help basis. . In the case 
of skeletal house the built up- area is practically 
the same as that of a small two-roomed house, 
but instead of completing the structure, onlY: . the 
foundation, the plinth and a kutc?a roof <!.n pillars 
is provided apart from the sarutary latrines. the~ 
bathing platform, the water tap' and the drainage 
arrangements as in the case of the Open developed 
plot. · . -~ 

4.8 Some· of the States, particularly, Madras 
have adopted the open plot. and skeletal house 



projects with some success, but the general objec
tion is that this type of accommodation quickly 
degenerates into a glorified slum. It is also felt 
that if open subsidized fully developed sites are 
given on long-term leases, the allottee will have 
some incentive to invest some of liis money or 
obtain loans for having an improved house which 
be could call his own. ' 

5. CEILING COSTS AND RENTS 
S.l As already pointed out above, it has been 

necess~ to keep down the ceiling cost as much 
as poss1ble not only to ensure the construction of 
maximum number of houses with ava,ilable 
resources, but also to bring them within the Ieach 
of the average worker whose rent-paying capacity 
is proverbially low. Nevertheless, the Iegitiinate 
pressure. for be~t~r standards in housing and the 
progressively nsmg cost of construction have 
resulted in the raising of ceilings by 40 to SO per
cent since the inception of the scheme In 1952 
the ceiling cost was Rs. 2700/- fo; a single~ 
6toreyed one-roomed house and Rs. 4 000/- for a 
ml!l.ti-storeyed house in the larger ~ities. The 
c7llmgs were revised towards the end of 1953 for 
s~gle-roomed and tw'?-roomed houses built in 
smgle, double or multi-storeyed structUres ranging 
from Rs. 2,700/- to Rs. 5,600/- in Bomoay and 
Calcutt~ .and from Rs. 2,700/- to Rs. 3,850/- in 
other Citle~. These costs were a_gain revised in 
1957, rangmg from 4,600/- for a single-storeyed 
one-roomed house to 7,250/- for multi-storeyed 
two-roome~ hous~ . in Bombay and Calcutta~- and 
correspondmg ceilings for other cities being 
3300/-. to 4;,2001..;. These ceilings have been fur .. 
ther raised m February 1962, applicable to houses 
tak.en up. for construction after 1st April, 1961. 
I~ 1s obviol:!s that the rents had also to be propor
tionately rrused. The latest ceilings are in Table 2. 

Table 2--0verall Ceiling Costs and Standard 
Rents. 

St. Type of accommodation 
No. 

(1) 

I. Outside Bombay and Calcutta and 
their Industrial area1. 

(I) Open developed plot 

(ii) Skeletal house 

(iii) Small two-roomed house 
(Single-storeyed) • • 

(h') Small two-roomed houso 
(Double-storeyed) • 

(v) Small two-roomed house 
(Multi-storeyed) except 
(vi) below . 

(vi) Small two-roomed house 
(Multi-storeyed) in 
congested areas In the 
heart of towns • 

(vii) Regular two-roomed house 
. (Single-storeyed) . . 

(viii) Regular two-roomed house 

Overall 
ceiling 

cost 
(Rs.) 

(2) 

1,400 

2,200 

3,850 

3,850 

5,100 

'4,250 

Standar4 
rent 

per month 
(Rs.) 

(3) 

4·00 

9·00 

14·00 

15•00 

18·00. 

16·00 

. (Double & multi-store-
yed) . 4 650 18·00 - ~ ________ ...;.·~ _ __.:..::__:_:.. 

(1). 

II. lnBombayandCalcuttaandthelr · 
Industrial aretu 

(i) Open developed plot 

(ii) Skeletal house 

(iii) Small two-roomed house 
(Single-storeyed) • . . • 

(iv) Small two-roomed house 
(Double-storeyed) • 

(v) Small two-roomed house 
(Multi-storeyed) • • 

(vi) Regular two-roomed house 
(Single-storeyed) • • 

(vii) Regular two-roomed house 
(Double-storeyed) • 

(viii) Regular two-roomed house 
(Multi-storeyed) • . • 

2,100 

3,2() 

5,100 

' ) ' (3) 

'7·SO .. 
13•50 .. · 

5,350 ",. 23•00 
1 .• 

! \ ~·. \, 

s.sso ,24· ~0 

6,350 26·!0 

8,000 3~·50' 

.~ere are special provisions for slightly higher . 
ceiling. costs, such as Rs. 2501· per house for 
black cotton soil areas and in the ca8e of 1o'WD$ 
other than Bombay and Calcutta, JU. 500/- extra 
per unit with population more than 3 lacs · 'and 
Rs. 200/- extra for towns with population oCt ·to 
3 lacs. This increase does not apply to houses 
built in congested areas in the he¥! of ·towns-
[ltem l(vi) above]. · 

~ \ '~· 

5.2 The rents are exclusive of water •and· ·elec
tricity charges but include Municipal taxes. There 
is no bar . to lower rents being charge,d and the 
State Governments · can fix' varying rents with· an 
overall limit. The State Government ensure that 
the excess rent recovered in respect . of certain 
houses is wholly applied towards reducing the· rent 
of other types of houses to accommodate worken 
of low rent paying capacity. Slightly higher rents 
are permissible for &peclal increases in · ~elling 
costs. 

'·3 While the· upper limit qualifying a worker 
for allotment of a house under the scheme is a 
salary of Rs. 350/- per month, the vast majority' 
of workers get wages which are much too low, so 
that the standard subsidized rent would even· wort 
out to about 20% of their wages for the cheapest 
small two-roomed house. The wage level of · the 
lowest worker in an Industry varies _considerably· 
from town ·to town and from industry to industry 
even outside Bombay and Calcutta. Wages in 
Textile Industries for instance, are generally higher 
by about SO% as compared to those in other less 
organized Industries, The result is that a., low 
paid worker continues to seek shelter in slum 
areas, which it will still take a long time to 
eradicate . 

5.4 The Scheme also. provides for the allotment· 
of houses to· eligible workers on hire purchase 
basis in compact units and well-defined areas. An 
allottee has to deposit in the first instance half. 
the amount of subsidy given by tho Central Oov• 
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ernment for constl'Uction of a house. He has to 
par. 360 monthly equated instalments of the net 
cost received as loan by the State Government 
received for the construction of the house together 
with Municipal taxes, H% of the- total capital 
cost of construction for maintenance annually and 
departmental charges not exceeding 6% of the 
capital cost. The design of the· houses constructed 
is usually such that it does not inspire the average 
worker to go in for hire purchase on the basis of 
each quarter. The average worker's concept of 
the house which he would like to own is that of 
an· independeht structure with a distinCt: piece of 
land. 

. .. .... 

6~ SLOW PROGRFSS AND ITS CAUSES 

6,1 As mentioned .abov~, the . Government of 
India had sanctioned since the inception of the 
scheme up to 31st December 1963, the construc
tion· "of 1,64,058 houses . under the subsidized 
Industrial Housing Scheme; involving a total aid 
of· ~6.19 crores. Out·. of these •. only 1,37~255 
houses had actually been finished by the end of 
December 1963. · The main factor responsible for 
th~ relatively slow px:ogress of housing is the low 
priority given by the State Government to housmg 
as compared to other · de-Velopment projects. 

. Pressed by . the urgent requirements of such high 
priority projects as ·power~ irriga(tion, agriculture 
and industry, the states level to divert the funds, 
contemplated for expenditure on housing. This 
tendency was further accentuated under the recent 
emergency' •. ·Apart from this general - tendency 
there have been some serious bottlenecks which 
militate a~ainst the realisation of. targets, as given 
below : . - _ · -

-
6.2 Availa!bility of Building Sites-The available 

build,ing sites become more and more scarce in 
expanding towns and they get farther and farther 
away from their places of- work. - The acquisition 
proceedings for land have become a tardy process 
and the completion . of proceedings take a consi
derable time, particularly,: when they get involved 
in legal difficulties arising out of injunctions and 
.writ petitions, whether about the institution of 
proceedings or· against the actual possession of 
land. The process is particularly delayed in the 
case of acquisition of slum pockets that have to 
be cleared for the construction of workers quarters. 
There are actual instances where the actual acqui
sition proceedings and the possession and clearance 
of sites- took even · 4 to S years, _inspite of the 
best efforts for speedy acquisition of sites, and the 
use of the provision of Section 17 of the Land 
Acquisition Act, 1894. 

6.3 Land Development and Provision of Ser-
vic~ The. construction of large colonies of. 
workers would· naturally require substantial exten
sion of water supply and sewerage. facilities obtain· 
ing in any nrban areas. The Housing Schemes 
themselves do not provide for the financing of 
major water supply and sewerage extension 
projects,. on the execution of which depends the 
provision of the minimum Municipal services, with
out which the colony, even if constructed, would 
not be occupied. These projects have to be financ
ed independently of the Housing Schemes, under 
the National Sanitation projects sponsored by the 
Health Ministry. There is usually a time lag 
between the sanctions obtained for construction of 
b.9u~s ~4 the sanction and execution of capital 

projects of providing municipal services. Often 
temporary arrangements have to be made for 
water supply and disposal of sewage, to meet the 
requirements of the newly built colonies. 

6.4 Apart from these, there are the problems of 
construction of trunk roads, · railway crossings, 
canal crossings, etc. which not only involve sub
stantial capital expenditure, but also considerable 
delay in negotiating these hurdles. In one case, 
it took us about six years to get a trunk sewer 
across a railway line, and about 3 or 4 years to 
get a level crossing constructed. The difficulties 
are, no doubt, negotiated and gradually overcome, 
but they are delayed beyond the control of the 

, executing authorities. They under line the need of 
coordination between the departments of the State 
anct Central Governments in the interest of mutual 
priority. 

6.5 Availability of Building Materials-The 
progress of work is often retarded due to lack of 
timely supply of adequate building material. 
During the last ten years we have been experienc
ing serious shortages of cement, iron or coal from 
time to time. The time lag in the supply of Cast 
Iron pipes is too well-known to need any comments 
here. The 3" and 4'' pipes supply against the 
present day order is likely to be available after 
the expiry of the Third Plan Period. The Con
structing Agencies are not able to expedite the 
execution of works inspite of the availability of 
funds in the absence of free flow of materials. 
which, though allocated. often fall to arrive in 
time. 

6.6 Effective Demand for Housing Accommoda· 
tion-Two important factors govern the eagerness 
of_ the workers for obtaining a house built under 
the ·scheme. Firstly, the capacity to pay, and 

• secondly,. the distance of the Colont from their 
place of work would dominate the choice of the 
worker to move from his present slum dwelling to 
the new colony. The average low paid worker is 
generally unable to meet the cost of transpon from 
hi$ dwelling to his place of work. It has been 
found that the most popular colonies are the ones 
that are built after clearing slum sites in the con
gested parts of the city, even though they may 
be relatively less comfortable to live in. · lbe 
execution of large housing programmes would 
naturally mean moving further and further away 
from the centre, and. the distances have to be 
negotiated. On the other hand, houses- constructed 
on the periphery of the town take a long time to 
get occupied. The above are but som~ of the 
difficulties in the way of speedy implementation of 

· the scheme. · · · 

7. WILL THE COLONIES DEVELOP INTO SLUMS 
7.1 Fears have been expressed that the Industrial 

Housing Colonies that are being construCted will 
turn into slums in the not distant future. The 
growth of slum conditions depends on a number 
of factors. These include general layout plan of 
the colony, the plan and design of the house, the 
provision of Municipal services, and lastly, the 
extent of over-crowding. The Subsidized Indus
trial Housing Scheme of the Government of India 
has laid down ~dequate checks for the develop
ment and plannmg of the area and the provision 
of ventilation and sanitary facilities in the houses 
them~lves. The ~heme lays down the following 
dens1ttes for the different types of accommodation 
provided for in the scheme, 



(i) Open developed plots-20-25 plots gross 
acre, 

( ii) Single storeyed construction-20-25 
houses per gross acre, 

(iii) Double storeyed construction-30.35 
houses per gross acre, 

(iv) Three-storeyed construction--40-50 
houses per gross acre, 

(v) Four storeyed construction-50-60 
houses per gross acre, 

(vi) Five storeyed and higher construction-
60 houses per gross acre. 

If these densities are adhered to, and layouts 
are prepared by qualified Town-Planning agencies, 
it is possibe to provide for adequate open spaces, 
wide roads, parks and other sites fpr community 
facilities. 

7.2 The Scheme also requires the provision .of 
proper roads, lanes, parks, drainage, water sup
ply, sewerage, street lighting, tree planting and 
other horticultural amenities. There should, 
therefore, be no danger of the surroundings of 
these colonies developing slum conditions. There 
are, however, other factors that may c_reate insani
tation and over-crowding. The housing accommo
dation is admittedJy small, and in spite of best 
efforts, it is likely to be overcrowded, particularly 
in the case of one-roomed and small two-roomed 
tenements. The normal standard of accommoda
tion are the provision of at least 500 eft. of living 
space for an adult and 300 eft. for a child. The 
usual floor area available in the single living 
room is 120 sq. ft. or a total space area of 
1,200 eft. This accommodation will be over
crowded as soon as the number of occupants 
increased beyond the limit of husband, wife and 
one child. It is not unusual, therefore, to find the 
occupants trying to enclose the courtyard with 
shabby structures to gain some more covered space. 
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It is, however, i~possible in the present state of 
economy to provide more accommodation to suit 
the rent-paying capacity of the average worker. 

7.3 Very much depends on the habits of living 
of the worker. The same space can be made to 
give a far more pleasant appearance and greater 
convenience by a person with better taste and an 
~mproved standard of living. There are also 
mstances of the. tenan~ tryin~ to keep goats or 
cows, etc.. creatmg nmsance m the surroundings. 
Such conditions can be checked by constant efforts 
on the part of house-management staff. Tho 
~ousing Welfare worker who should be able to uso 
~1s power of pe~suation for ~etter living. Legisla
tion for preventiOn of over-crowding and keeping 
of cattle, etc. as well as measures against unautho
rized additions and alterations to the house havo 
been adopted in most of the States. The enforce
ment of these provisions with the help of vigilant 
but sympathetic Inspectorate is essential. 

7.4 Last but not the least is the general tone of 
the co~ony. 'Yhich has to _be .tuned to. a new pitch 
Of SOCial hvmg by organlZatlon of urban Commu
nity development activities and the provision of 
community facilities so that the workers can freely 
assemble in pleasant surroundings. The construc
tion of community buildings, such as, schools 
dispensaries, welfare centres, etc. has been a res! 
ponsibility of the State Government or the local 
authority, and the provision of these facilities are 
often delayed which affect not only the general 
commmunity life, but also the popularity of such 
colony. Workers who are generally reluctant to 
move to new surroundings can be very well attract
ed if added facilities are made available. Thus 
the future of these colonies is linked up with the 
welfare of the human material who must be en
couraged to develop new values and motivated to 
attain new norms of living in healthy surroundings. 
That is the only guarantee against the colonies 
deteriorating into slums. 

----

49-3 N. B. 0.!69 



- ' 

Low. and· Middle· Income Group Housing Schemes** 
. . ., By 

Shri L. s. Dabholkart 

1. There was a time when housing· was more 
thari adequate and people could easily find ac
commodation which suited their convenience and 
requirements. It has never been so after the 
Second Wotld War. As a result of the events that 
followed· thereafter in rapid succession it assumed 
the · Jllagnitude of al 'PROBLEM' and though the 
Union'and the State Governments have been trying 
in their own way to meet the situation, they have 
not so far been able to touch a fringe of it. The 

. Third Plan makes no secret of this scarcity and . 
· affirms that "The problem of housing for the 

country has already · become very serious and it is 
apprehended that it may become' worse in future" 
and this conclusion arrived at by the ' Planning 
Commission with ·cleat conviction should merit. our 
careful consideration. . . 

:·2:: If it 'is cOnceded .that it is a sign of genuine 
·: awakening · in a nation to visualize_ the gravity of 
• the . situation,· there is nothing wrong to. assume 
that .in so far. as our country is concerned the hous- . 
mg shortage· should. be treated · as a social emer-

. gency which has to be met from all sides by all 
· possible agencies and . we · must . be .· prepared to · 
t face. with fortitude the difficulties, whatever they 

may be;, and try to re~olve them with confidence 
. and assured success. 1 1 

3. You will bear me out if I say, that it may not 
· be. out of place here to take a rapid survey of the 

housing situation in the immediate past so as to 
· enable us to see as to what schemes ·in partiCUlar 
should be. preferably encouraged with a view to 
pieparing the. background, . to evolve . ways and 
means .. to relieve the Union Government and the 
States as far as possible of the responsibility so 
far solely put on them except their relevant finan
cial obligations; and to enlist the sympathy and 

. suppon of social workers and organisations in pri
vate and public sectors trom both urban and rural 
areas. 

4. After the partitioning .. of the country and 
consequent a,djustment of the population, we 
commenced to experience gradually but steadily 
the housing scarcity. The rapid industrialization 
of the country particularly at the capital towns 
aggravated the situation causing immigration of 
people from rural to the urban areas in s~arch of 
jobs and employment so as to make qmck and 
easy money .. 

5. A decade ago, most of the under-developed 
countries faced the problem of housing and the 
task to -providing homes to thousands of families 
was a stupendous one; India was no exception to 
it. At about the same time, some other advanced 
countries had as well to face the same proolem, 
though for quite a different reason. In their . case, 
it was due to inevitable horrors of. the last World 
War. Countries like East and West Germany, 
Ethiopia and part of France and United Kingdom 

t 22 J-lorulml'l Circle, Bombay. 

were completely devastated and people were left 
without a roof over their head and yet within a 
reasonable space of time they met successfully 
their requirements of housin~ It may perhaps 
provoke a challenge in our mmds, yet it cannot be 
denied that in the German Democratic Republic 
from 1958 to 1962, 1.2 million persons were com
fortably provided with accomodation in the new 
fiats, further in 1963 a stupendous activity was 
witnessed there in this field and every sixth minute 
saw a new fiat constructed. In Israel Co-operative 
Societies achieved notable success not only in 

· providing housing to families of limited means. 
but they have also been instrumental in reducing 
the cost of building materials in the free market 
and for improving considerably the quality of 
housing construction · in the country. This was 
only just possible because the Government and 
people in the countries mentioned above with 
vigorous element of fervent enthusiasm and cour
age were determined to get over their difficulties. 

In India we have not been able to achieve the 
Plan target in the field of housing. In spite of 
the five year plans gone by, the fact remains, that 
the country as a whole is yet suffering from 
shortage of basic need of man, i.e. food, clothing 
and housing. Though a few States have made 
some pogress, much will still have to be done if 
we are to enjoy the satisfaction of having made 
appreciable advancement in this direction. 

6. Though the Union and the State Governments 
are no doubt ardently desirous of solving the hous
ing problem, but it has not been fully realised that 
in addition to efforts made by them, they can with 
confidence as well look to other agencies who 
would be able to help and assist. But in order to 
draw upon their financial resources to relieve the 

· housing shortage, proper encouragement and in
ducement will have to be given to them. During 
the last fifteen years or more we have experlment
ed with "Controls" and the experience has con
vincingly proved that they can lead us nowhere 
but help only to create crisis of confidence and 
allow the finance which may otherwise be available 
for housing, to flow in~o other channels of inv.est
ments which are easily available for investment. 

7. It does not behove us to be under erroneous 
notion that because of the increasing activity of 
building construction being pursued in the city like 
Bombay and other capital towns in fndfa scarcity 
in accommodation is likely to be mitigated and 
thus we are nearing a solution of the problem. . In 
fact, the construction that we see coming up so 
fast is the result of investment of a few speculators 
who let out to firms at fabulous rents or sell 
them at a high price. The rents paid or price 
offered for such flats are generally not in relation 
to their relative benefits or advantages. The acti
vity of this nature cannot in any way c help to solve 
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the problem. It only tends to aggrevate the situa
tion, bad as it is already, by inflating the price of 
land and again creating scarcity of land . and 
materials. If the housing problem has to be solved, 
the maximum number of families of moderate 
means, i.e. Low Income & Middle Income Groups, 
will have to be provided with decent and sanitary 
accommodation which is reasonably required by a 
family to preserve its self-respect; within the range 
of rent which its limited income can justifiably · 
afford. 

8. The foresightedness of the Government of 
Maharashtra is evident in their realization that the 
problem may be eased if not completely solved by 
providing accommodation to Low & Middle In
come Group families. With this consideration, they 
have given priority t'o housing for Industrial 
workers who comprised essentially a {arge section 
of Low Income Group of individuals with income 
not greater than Rs. 6,000 a year and Middle 
Income Group of individuals with annual income 
between Rs. 6,000 and Rs. 15,000 a year. If 
it is assumed that a family can reasonably pay · 
rent of 10% of its income, it is necessary to revise 
the income scale of the Middle Income Group 
from Rs. 15,000 to Rs. 24,000 a year or from 
Rs. 1,250 to Rs. 2,000 per month, as these 
days, there is no possibility for a family to secure 
reasonably moderate and respectable accommoda
tion for a rent below Rs. 200 per month. 

9. Each State in India is trying to solve this 
problem in its own way and many of them, and 
some of them have already established Housing 
Boards which are working effectively by ordinary 
prudence should suggest that no one agency can 
meet the situation. Other bodies, such as munici
palities, port trusts, railways, charitable institutions, 
religious endowments having large funds to spare, 
banking companies and large and well-established 
industrial concerns and even individual investors 
will have to be induced to take interest in solving 
the housing problem, putting aside all other consi
derations for the time being. 

10. It is true that none of the agencies referred 
to above, except to some extent the Union and 
the State Governments, have paid any serious atten
tion !o the problem of providing accommodation 
to their employees-at least to those falling in the 
two groups which we are considerin-g at the 
moment. Even in their case, there may be a 
problem of finding adequate finances. Taking the 
gravity of the situation into consideration, provid
ing housing to their own employees with limited 
means must be accepted in a spirit of duty. The 
effect of the suggestion may easily be appreciated 
from the following statistical information, !>O far as 
Bombay City is concerned; what is true in the 
case of Bombay, may more or less be true in 
other important industri~l cities in the country. 

The Government of India has a complement in 
this city of 1.75 lakhs of employees while em
ployees of State Government and Bombay Munici
pal Corporation come to 0.40 and 0.80 lakhs. Thus 
only three employers in public sector account for 
a population of fifteen lakhs or thereabout. · The 
City of Bombay has a shortage of 1! lakh houses 
and this shortage is growing from day to day due 
to several causes. In case the three employers 
make a phased programme to house at least two
thirds of their employees who may, I pres~e, fall 

in the Low & 1y1iddle Income . Groups and enioin 
the same yardstick on other major employen in 
Industrial and other fields, a large slice of .the ditfi~ 
cult housing situation can be .met with.. · · 

. 11. The textile mill employers in Bombay had 
come out with a suggestion that the fund for 
housing the industrial workers' might be created 
from the payment made to the wage earner from 
the additional amount added to his wage and 
f~rth~r the ~mployers would a~ well pay their con
tnbutton whtch could be considered as a revenue·· 
expenditure item. A sum of· rupees fifty lakhs 
was collected under this scheme, but since it . was · 
not recognized by Goven1ment, it fell through 'and · 
the amoWlt to its credit was distributed to labour. 
\Yith sU:ch a fund ~reated. by charging employees 
(mdustnal and non~mdustnal) and employers jn . 
equal share, there seems to be no reason why em- · 
ployers should ·. not be willing to pay· their share · 
provided they get relief as an item of. revenue ex- · · 
penditure for taxation purposes. A · substantial 
amount can at any time be collected .which may be . 

. handed ~ver to the Maharashtr~ Housing Board for · 
construction of houses for employees falling in 
Low & Middle Income Groups, if the employers do 
not propose to take upon themselves to construct 
houses on large scale schemes. The same princi· 
pie may be made applicable to banks. and; 
other concerns, with · a view to . providing 
sufficient housing for their employees of the 
Low & Middle Income Groups. 

I , 
12. The Bombay Housing Board,· a statu~. 

~ory body created by the then State Government, 
m 1948, now known. as Maharashtra Housing 
Board till lately was ·only interested in . building 
houses for industrial ·workers under their Subsi-
dised Industrial Housing Scheme.· Sufficient · 
progress · was made in that direction, and they 
started constructing houses under various schemes, 
such as Slum Clearance,· Low Income Group, Mid
dle Income Group, Rehabilitation works for Dis
housed Persons and under miscellaneous projectS 
such as 'Burmah Shell Oil Refineries', 'Old IndUs
trial ·Housing Scheme' and . 'Military Hufinents · 
taken over'. Again under the Low Income Group 
Housing Scheme. the Board ha,s three. schemes 
which are known as ( 1) Own your Owri' House . 
Scheme (2) Rental Deposit Scheme apd (3) Hire
purchase Scheme. Under the Scheme known as 
Middle Income Group, the participants are · requir
ed to contribute 30% of the ·cost of the house on 
allotment and the balance cost is recovered .in 
monthly instalments spread over for .15 years which 
includes taxes, repairs and maintenance ~ charges. 
Mter 15 years tenants have to form ·a Co-operative 
Housing Society to take over the legal ownership of 
these houses. 

13. In addition to the above schemes, Govern• 
ment of Maharasl'itra has framed one more scheme 
known as "Employers Contribution Scheme" whi<;IJ, 
is run on the same lines as · Subsidised · Housing 
Scheme except that in that case particular · . em
ployers have to . intimate their quota of tenements 
required and in- case Government agrees for· . 'the 
allotment of that · quota, the employers have; to 
contribute 25% of the cost of the structure· an<J 
allotment is IJ?-ade to the empl~yees of the party . 
concerned subJect to the concession that out of the · 
total number of tenements so allotted, 25% · of 
the number of tenements is left to the discretion of 
the employer. ·:: _ .. ··:-, 1 .. ,. <i 



1.4. An indication of the progress made on these 
YUIOUs schemes from 1948 to September 1963 by 
the Maharashtra Housing Board, may be had from 
the following Table ; 

Schemes 
No. of Expendi· 

tenements ture in 
lakha 

----·----------------------------.... ----
(I) Subsidis~ Industrial Housing 
. Scheme • • • • 

(l) Slum ~earance Scheme • • 

(3) Low Income Group Scheme • 

(4) MJddl.e Income Group Scheme. 

U) Rehabilitat~ou, Works • • 

(6) Dishoused Persons'scheme • 
(7) Misceltaneous Project Scheme • 

20,910 

7,582 

2,9ll 

'684 

19,7U 

--· 200 

6,758 

58,761 

1035·23 

235·46 

177·1S 

111·36 

500·99 

12·63 

322·67 

2,395•49 

· IS; The. houses built by the Maharashtra Hous· 
ing Boards are generally let out on a subsidised 

·.rental basis to the extent of 50% to the Indus· 
· trial workers ·and 62!% in the case of slum dwel
• lers. Though such schemes are laudable iri them-
1 selves, they may in course' of time react adver-
1 sely on national economy ~nd Government may 
have either to resort to increase taxation to make 
·Up ·for the revenue· .deficit or seek .'borrowings 
from other agencies on heavy interest charges. 
Itt order. therefore,. it shou1d not at any time up
set the equilibrium of the State economy, it is 
highly essential that principle of subsidising rent 
\Vill have . to be gradually abandoned and such 
schemes implemented by which Low & Middle 
Income Groups will be induced to take advantage 
of housing on economic rents which will certain-

. ·ty be at· any time less than rents charged by 
. ordinary · investors in properties. . 

16.. If. it is.· conceded that · individual property 
owners may not feel interested for reasons of 
their own. to build houses for Low & Middle 
Income Group people and further if it is appre
ciated that people in these Groups. even though 
provided with accommodation under the schemes 
of· the ltousing Board. we have discussed above, 
excePt in non-subsidised, may have to le<l!'ve the 
houses if their earnings exceed the limit fixed for 
Income for respective subsidised Groups, the diffi
culties may eventually arise as to where a person 
can shift. even thougn his income ·has improved, 
and when he ceases to be a member of that par· 
tlcular income group. It is therefore very neces
aary that members of Low & Middle Income 
Groups inay seriously consider the question of 
having Housing Scheme of their own preferably 
under : .. Own your own House.. or Hire Pur· 
chase" .Schemes of the Housing Board or under 
Housirig Co-operatives. This will in course of 
time, not only tend to reduce the burden on 
Government economy or on the economy of the 
several other agencies already referred to above 
(who may perhaps be i'nauced under. the present 
circumstances to supply the housing needs for 
these Groups, yet may ill-afford to supply per
manently residential accommodation to the people 
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of these Groups) but will inculcate in them spirit 
of self-help and self-reliance to stand on their own 
legs. 

17. Th~ugh I have. not without hesitation. made 
a su_ggestiOn .here. that in the present set up of 
housmg scarcrty, It may be treated on an emer
gency level and subsidised housing made avail· 
able to Low Income Group as it is done in the 
case of ~dustrial Workers and Slum Dwellers by 
the Housmg Bo~rd, . this emergency cannot be as
sumed to .J?revrul for all times to come. It is 
therefore highly essential for. those belonging to 
these Groups when they have been provided with 
houses. by ~e Housing Bo~rd and thus have some 
brea~g time, should plan for lfuture, and to 
provtde themselves with accommodation of their 
ow~ so that the subsidised housing may be made 
~vailable to families who are less fortunate. It 
Is a matt~r. of re~et, ~ery few seem to appreciate 
that subsidised residentlal accommodation is main. 
ly meant for such families who are in dire need 
of help and assistance. 

18. Uncf:e~ improved family circumstances, we 
make P~ISIOD. for the J?arriage of our daughters 
by. startmg savmg well m advance; we spend to 
s~tisfy cu~t'?~S and traditions on social and reli
gJ.OUS festiVIties, however unimportant they may 
be, but w~ a~e utter~y unmindful to lay by as 
~uch as It . I~ possible while we earn with a 
VIew to providing ourselves with a residential 
place · under co-operative housing or any other 
sche~e that I?ay suit us so that we may not suffer 
any mconveruence after retirement from service 
Whil~ on this point, I may suggest co-operativ~ 
housmg has certain distinct advantages and it is 
not only regarded generally as an honest endea· 
vour made by persons who are not only keen 
and desirous to provide themselves with accom
modation by dint of their own efforts but are 
as well pro~oundly anxious not to put st~ain upon 
others needmg a house. Naturally therefore the 
symp~thy an~ attention of Government and pub
lic wdl be With those who propose to help them
selves. 

.. With a. view therefore, to encouraging co-opera
t~ve housmg, several facilities, a4vantages and re
lief~ ~e generally .provided under the Co-operative 
Societi_es Act, yet 1t cannot be denied that under 
the diffi.cuh and uncertain times through whi"'h 
we are passing, such societies may have to fa~e 
problems of securing suitable land, procuring ade· 
quate finance as also materials barely necessary 
to c~mplete their buildings in as short a time as 
poss1?Ie7 a factor. ~hich not only keeps the cons
tructional co.:;t Within reasonable bounds but fur· 
ther helps to enhance confidence and enthusiasm 
of those who are interested in it. The Govern· 
~ent of Maharasbtra. :anticipating iliese difficul
ties has ~.far made adequate provision to enable 
s~ch SOCI~tles to complete their building schemes 
Without hindrance of any kind. . 

18.1 Land-The Maharasbtra Housin a Board 
has_ been allowed by the State Gove~ent to 
offer part of th~ land ~cquired and developed by 
them at cost pnce particularly with recognition to 
the fac.t that land prices are rapidly soaring high 
and SUitable l!lDds are not easily avai1able. Fur
ther. the Housmg Board has proposed to offer its 
s~rnces from ~e stage of drawing up the plans 
till the completion of the construction of the build-



ings to such societies at a reasonable charge. 
The principle is accepted, but the scheme is un
der consideration of the State Government and se
veral agencies directly concerned with the co-ope
rative housing in one way or another and when 
finalized, it will give a great impetus to the co
operative movement. particularly for the Low & 
Middle Income Group Schemes, for which it is 
essentially meant. 

18.2 Finance-The Maharashtra CQ-Operative 
Housing Finance Society Ltd., which is the financ
ing agency created by Government has been 
doing very useful work in so far as advancing 
loans to co-operative housing is concerned. The 
nominal capital is rupees one crore which is 
practically fully subscribed and paid up. This 
capital is subscribed to by various agencies~ such 
as Joint Stock Banks, Insurance Companies, Co
operative Housing Societies and Co-operative So
cieties other than housing; the State Government 
has invested an equal amount of the capital so 
raised. The Finance Society has further borrow
ed loans from the Life Insurance Corporation of 
India and the capital of the Society and the loans 
are again fully guaranteed by the State Gov
ernment so as to create confidence among 
sections contributing to the capital as also those 
advancing loans to the Society. The policy of 
the Finance Society has been gradually tending 
towards giving priority to finance s~hemes of Low 
& Middle Income Groups ana particularly to 
those Societies which are formed in the districts 
and even small towns where these two groups may 
be in predominance. This can be well appreciat
ed from the fact that when loans are given to 
Housing Societies in Bombay City on the basis 
of 60% of the value of land and building, to 
the Societies outside Bombay City, it is granted on 
80% ba~is. Thus this Finance Society has so 
far financed 314 Housing Societies which have 
constructed 6902 tenements out of which Low & 
Middle Class Groups have built 6300 tenements 
of two. three or four rooms for which the Finance 
Society has disbursed so far an aggregate loan 
of Rs. 8 crores 35 lak.hs. The financin!l is evi
dently on long term basis and can be ·repaid by 
the borrowing housing societies 'within a· period 
of 10, 15 or 20 years at their option and societies 
generally prefer to repay loans in 20 years. 

18.3 Materials-The State Government has made 
adequate provision of the supply of this 
commodity to co-operative housing through the 
Maharashtra Cement Advisory Committee which 
has been established a few years ago. The State, 
however, with a view to encouraging and give im
petus to co-operative housing for Low & Middle 
Income Groups particularly, is thinking of reserving 
a special quota, conditions attached to this 
special quota being that a society desiring to take 
advantage of this facility must be formed on Co
partnership basis (i.e., the land & ·building must 
be of the Society's ownership) and each tenement 
should not cover a carpet area of more than 55.2 
sq. m. (600 sq. ft.) which may easily comprise 
an apartment of three rooms of fairly moderate 
size with services attached (bath & water closets). 

The facilities offered by the Government of 
Maharashtra may be followed with advantage by 
other States who have not yet thought of such 
schemes to encourage co-operative housing among 
M>w & Middle Income Groups. 
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19. Th~ Unio~ Goveriun~nt has alway~ ·evinc
~d keen u~terest ~n enco.uragtng co-operative hous
mg a!ld With a VIew to stream-lining federal struc
ture m ea~h State for o!ganizing the' movement, it 
ha~ appomted a Workmg Group who submitted 
their report recently. The Group recommended 
that .20% to 25% of the 'funds allocated under 
Housmg Sc~eme be reserved for the Co-operative 
Sector and tt. may ev~n be raised. to 40% where 
the Co-operative Housmg had made good progress. 
It further suggested that · the repayment of Ioatts 
should com~ence after 24 months from the date 
of advance mstead of 12 months as at present 
and the ceiling of loan assistances under Low In
come Group Housing might ' be raised from 
~s: 8,000 to Rs. 10,09~ at least in the_ . larger 
Cities. . They are of opwon that the housing co
operatives shou'ld be . given priority . in allotment 
of land owned or acquired by the State Govern
ments under the Land Acqui~ition ·and ·nevelop
ment Scheme. The suggestions· made by the 
9roup are ~orthy of consideration and immediate 
Implementation so far as possible as it . would 
greatly help .the cause of Low. & Middle Income 
G~~up ~ous~g, particularly in the cities if ·the 
cellmg IS. r.aised from Rs. 10,000 to Rs. 12,000 
at th~ mmmmm. Experience in Bombay has 
sufficiently proved that since land prices have 
go?-~ up and materials have become costlier, . a 
ceiling of Rs. _10,0~0 may. not. be quite adequate 
to meet the exigencies of time m so far it relates 
to the construction of two-room tenements. 

. . . . 
20. We have discussed so far our shortcom

ings and the· efforts II)ade by. the Union and State 
Governments to encourage housing in general and 
co:-operative housing in particular for. Low & 
M1dqle Income Groups. There may still be some 
~cope ~.encourage and. to give impetus· by mak
mg additional sources of finance ·available · to 
them. A few suggestions for. the consideration of . 
the ·proper authorities are made in the .following : 

20.1 Banks & IndUstries may advance ·loatns' 
to Co-operative · Housing of Employees of limit· 
ed nieans-I need hardly add' that there may be 
reasonable grounds why: industrial concerns · and 
banks hesitate to build houses for their employees. 
If such houses are constructed for employees by 
these agencies, it may be possible that complica
tions may sometimes arise if" employees do not 
vacate it on their being discharged, dismissed, or 
when they resign or retire even though, it may 
be due to sheer helplessness. There may be legal 
entanglements and both employers and employees 
may get themselves involved in long, arduous and 
protracted litigations of eviction suits which both 
sections would certainly like to avoid. To obviate 
this difficulty and at the same time to see that the 
object is achieved, it may be suggested that em
ployees particularly belonging to Low & Middle 
Income Groups may be encouraged to form co
operative housing and employers can advance 
loans on long term basis of 15 to 20 years on 
10% margin against the cost of land and build
ings of Sl!Ch co-operative housing societies and 
charge a reasonable rate of interest. From the 
suggestion made, it will be clear, that in addition 
to affordirrg permanent residential accommodation 
to the employees which they can enjoy in their 
own right, it will further tend to maintain the 
relations between the employees and employers as 
happy and cordial as they should be and there 
would be no hesitation in the minds of the em-
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ptoyees or a sort · of feeling that they will be 
- required to vacate the premises in case they do 
. not continue to be in the service of the employers 

constructing ·· such buildings. On the other hand, 
the employers need have no hesitation that they· 
will be put to any loss or inconvenience as they 
will have full and sufficient security for the loans 
advanced against the property of a co-operative 
housing society and the investment will be abso-

. lute1y safe whether the resident-members are in 
their employment or not. · 
. \ . 

'· . 
20.2 Housing Fmance Corporation-As we have 

already seen, it cannot be disclaimed that large 
funds are allowed probably inadvertently to lie 
idle and unutilized with several Charitable Insti
tutions and Religious Endowments and what better 
use caQ. they be put to than to utilise them to 
build up a large nucleus of a Housing Finance 
Corporation, by investing their funds either in 

• shares or debentures of such a corporation? The 
. · Union & State Governments, the Central Banking 

Authority, State· Bank- of India; Joint Stock Banks, 
·· Life Insurance Corpotation, Insurance Companies 
carrying on general Insurance business may as well 
contribute substantially . to ·enable such a corpo
ration to function in an effective manner to fur
ther suppleiQ.ent the · finance required to advance · 
loans to · persons particularly of Low & · Middle 
Income Groups who may be desirous individually' 
to invest a part of their own funds in "Own your 
House Scheme", or by forming limited companies 
on the basis of Joint Stock Company on the clear 

. and distinct understanding in writing, supported 
by. a legal document that any tenancy to be created 
in regard . to such buildings or change of owner
ship.,at any time in future sha11 only be in favour 
of a· person of Low or Middle Income Group with 
a view to. leaving no temptation to speculate ·in 
this type ?f investment. · 

. I. 

20.3 Non-Refundable · Loans from · J'rovident 
Fund Account-It is surely affording great . relief 
10 LQw. & Middle Income Group families when 

. th~ draw .Non-Refundable Loans from the Provi
.. dent Fund ·Scheme. managed and governed by ·the 

State Government . for the purp05e of housing. 

Building advances are also being sanctioned by 
State Government at reasonable interest rates but 
beneficiaries have been only- few. 

20.4 Relief in Taxes--The Income Tax Com
mission presided over by the late Dr. John Ma
thai had recommended total exemption in payment 

· of income tax to co-operative housing societies but 
individual members of such societies are 1iable to 
be charged the same by adding rents paid to 
their income. This suggestion was. accepted and 
is now followed in practice. I have no hesitation 
to suggest that total exemption in the payment of 
income tax may be allowed even to the members 

. of a co-operative housing started by the Low & 
Middle Income Group people; so also a substantial 
relief without strings or reservation of any kind 
be given in municipal taXation to such societies 
for a period of 10 to 15 years .from the date of 
completion of their housing scheme. 

These reliefs, small as they may apparently look 
will go a great way to encourage the Low . & 
Middle Income Groups to assist and help them-

1 selves which is so much needed both to meet the 
shortage of housing in the country as alsd to 
make a beginning eventually to lessen the drain 
put on the national finance under the subsidised 
housing scheme of the Union & State Govern
ments. 

21. It is indeed a matter of gratification that 
in spite of our drawbacks and handicaps in the 
field · of housing, so much progress should have 
been made for housing families of Low &. Middle 
Income Groups. Though the enormity of the 
problem may at times deceive us to believe that 
it is impossible of accomplishment, with minds 
fun of vigour and hopeful, uplifting thoughts de
termined to overcome the difficulties arising from 
the shortage of housing accommodation and resolv
ing to lay no impediment in the way of progress 
and achievement and basing our faith and aspira
tions on the high pedestal of self-respect, self
reliance and mutual help, we should certainly be 
able one day-not very distant-to solve the 
housing problem in the country; though it may 
for the present look to be a 50mewhat difficult 
ana uphill ta5k. 



Worl{ing of the Building Bye Ia,vs- lvith Special 
Reference to the Union Territory of Delhi*** 

By 
Dr. V. Jagannadhamt 

1. INTRODUCllON 

1.1 Men have lived in towns for thousands of 
years, but the great city of today is a very recent 
and modem phenomena. As a result of industrial 
development, vast aggregations of population num- · 
bering millions are today to be found in some of 
the large cities of the world. This widespread 
movement of population has resulted in haphazard 
growth of existing towns and cities, and in spite of 
efforts at planned development of new cities, we wit
ness unregulated growth even among new urban 
units. As a result of this growth in towns and cities 
and consequent increase in fire and health hazards, 
the problem of ensuring good and sound construc
tion has assumed great importance. Safe and 
sound building construction methods are matters of 
public interest and therefore, measures to protect 
this public interest become absolutely necessary. 
Building bye-laws are one of such measures. 

1.2 Recognition of the fact that some form of 
coordination and central control over the use of 
land is essential has come about only during the 
last fifty years or so. During the 19th century, 
restrictions on location were unknown, and there 
were virtually no regulations concerning the 
design or lay -out of houses or other buildings 
or for their preservation in either town or country
side. 

• 
1.3 The basic purpose of town and country 

p1anning has been to ensure. as far as possible, 
that land is used in the best interests of the com
munity as a whole. Planning Authorities. while 
encouraging development, have constantly been 
faced with the problem of remitting or at least 
mitigating some of the unfortunate effects of un
planned development and growth. This task has 
been further complicated in recent times by the 
fact that modern civilisation demands ever more 
and better houses, public buildings, schools, ' 
shops and places of entertainment and recreation 
as well as more factories. power installations, 
roads or fields. etc. This work involves a detail
ed control over the location. size. and character 
of towns and villages over the setting of indus
try and the provision of public services like 
electricity, water, transport, sewage disposal, etc. 
Town and country planning cannot work miracles. 
Inevitably, the re-shaping of a country is a long 
term project, the success of which depends on 
the extent to which the planning po1icy can be 
adapted to changing social, economic and tech-

nological . fact?rs. . Any acceptance of the need f~ 
central direction m the use of land is only a first 
step towards planning. - -

2. THE FIRST BYE-LAWS 

~.1. Byc;:-laws t? regulate the construction . of 
~mld1!1gs m Delhi were · introduced for the first 
hme m 1.91_51 .. ~ese bye-l~ws were prepared by 
the Delhi Muntctpal Conumttee under Section 
189(3) and 190 of the Punjab Municipal Act of 
1911. Any person who intended to erect or re-' 
ere.c~ any b?ll~g ~as required to give notice in· 
wnting of his mtentlon to do so in a prescribed 
form and J;te . was also required to submit a site 
plan, a building plan and other details.. such as 
the number of storeys, the position and dimen
sions of doors. windows. the number of latrines 
the purpose for which the building was to be used . 
and the materials to be used in the · constructior. 
of ~ails. ':fhe plans were required to be submit: 
ted m duplicate, and there was no restriction as 
to who should prepare the plans. Even an au- '. · 
thorised agent of the owner could apply for the 
~onstruction or re-c:onstruction of an existing build· · 
mg. It was only m ·19481 that plans were requir· 
ed t<? _be prepare~ by a dr~tsman licensed by the 
Mun1c1pal Committee and licenses were issued. 
only to such persons who, in the opinion of the . 
Municipal Engineer, had duly qualified themselvei-
to be draftsmen. · 

' 

2.'2 Inspection 

Though the. bye-laws were framed in 1915, yet. 
no machinery was set up for checking whether the 
buildings were being constructed according to ap
proved plans or otheiWise. It was only in 1944s 
that clause 39 in the building bye-laws was incor
porated, which reads as follows : 

"No person shall occupy or allow any per-: 
son to occupy any new building or portion of . 
the new building or any old building or portion 
of the old building that has been vacated for 
re-erection for any purpose · unconnected with 
building operations until a certificate in form 
·c in respect of such building or portion there
of has been granted by an officer of the Com
mittee authorised to give such certificate... · 

Form 'C' called 'Completion Certificate' form · 
was issued to the citizen after inspection and it 
certified that the building had been constructed 
according to the sanctioned plans and was fit for 
the use for which it was erected or re-erected. 
Details of the kind of inspection which was actua11Y 

tProfes.'i:>r of S:>ciat A i:ninistration, Indian School of Public Administration, New Delhi. 
1 • ChiefC:>rnnissioner's Notification No. 3558-Bducationdated 28th May,191S. ' ·-
1 • Chief CJ;n uissioner's Notification No. F. 2(72)/48-L.S.G. dated 14th June, 1948. · 
•. C:tief Cl.n nissio:ter·s NJtification No. F. 2(110)/44-L.S.G. dated 9th Oclober, 19-44. 
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carried out at. that time are not available. In 
case any citizen did not apply for ';'completion 
certificate'' and occupied the house in contraven
tion of Article· 39 of the Building Bye-taws, he 
could be prosecuted'. Any person who committed 
or abetted the commitment of a breach of Bye
taw No. 39 was liable to conviction by a Magis
trate to a fine which could extend toRs. 50.· ·Thus, 
the maximum fine which could be imposed at that 
time was nominal, and even the Municipal Comit
tee, in order to impose this fine, had to go 
through the prt\cedure of filing a suit and getting 
conviction against the citizen. 

3. ESTABLISHMENT OF MUNICIPAL CORPO
RATION AND DELIII DEVELOPMENT 

- . AVTHORITY (1957) 

sso 

3~l. The Building . Bye-laws which 1 had been 
framed' in 1915 were applicable· only. to a total 
area of' 17.3 sq. km~ (6.70 sq. miles) (area of the 
then De1hi Municipal Committee), and these were 
hardly designed to cope with the kind of problems 
which Delhi had· to face following Independence 
and partition of the country. Mass migration led 
to haphazard and sub-standard developme~t in the 
me~opolitan area at a fast pace. The C1ty. s~rt
ed growing rapidly to. the South and West, making 
if functionally unbalance~. .Lines · of communica
tions were sireichecl and the provision of municipal , 
services and other · facilities which ·are very essen
tial for urban living, became extremely difficult. 
There was · an acute :shortage of housing and 
haphazard constructions creating overcrowding, 
congestion and insanitary conditions. 

.·j.2 It . was in ~rder t~ check. haphaxard cons~ 
truction, and to regulate and control the buildi~g 
activities in Delhi, that the Government of India 
promulga.'ted on 2nd -October 1955, the Delhi 
(Control of Building Operations) Ordinance .in 
1955. Under this Ordinance, the Delhi Develop
ment (Provisional Authority) was constituted. Thi~ 
Ordinance was - later on· replaced by the Delhi 
(Control of Building Operations) Act, 1955. This 
enactment remained in force till _ ~1st December 

· 1957.· The Delhi Development Act, 1957, re
placed the Delhi Development (Provisional Autho
rity)- and the Delhi Improvement Trust with the 
object of promoting· and securing the development 
of Delhi in· accordance with the Master Plan, and 

. the Zonal Development Plans,· which were to be 
prepared by the Authority and approved by the 
Central Government. · 

· 3.3 In the meanwhile, the Delhi Municipal 
Corporation Act, 1957, which was an Act to con
solidate and amend the law relating to the Munici
p-al Government of Delhi was passed bY: the P~r-
1iament. . This. Act created the CorporatiOn which 
has jurisdiction over an area of about 1346 sq. 
krn. (520 sq. miles), out of a total area of 1476 
sq. km. (570 sq. miles) of the Union Territory of 
Delhi. · 

4. PROCEDURE FOR MAKING AND AMEND· 
lNG BUILDING BYE-LAWS 

building bye-laws to provide for all or any of the 
following matters. namely : 

(1) the regulation or restriction of the use of 
sites for buildings in different areas; 

(2) the regulation or restriction of buildings 
in different areas; 

(3) the form of notice of erection of any 
building or execution of any work and 
the fee in respect of the same; 

(4) the plans and documents to be submitted 
together with such notice and the informa
tion and further information to be fur
nished; 

(5) the level and width of foundation, level 
of lowest fioor and stability of struc-. 
ture; 

(6) the construction of buildings and the rna. 
terials to be used in the construction of 
buildings; 

(7) the height of buildings whether absolute 
·or relative to the width of streets or to 
different areas; 

(8) the number and height of storeys compos
ing a . building and the height of rooms 
and the dimensions of rooms intended for 
human habitation; 

(9) the provision of open spaces, external and 
internal and adequate means of. light and. 
ventilation. 

(10) the provision of means of eagerness in 
case of fire, fire-escapes and water lifting 
devices; 

(11) the provision of secondary means of ac
cess for tho removal of house refuse; 

(12) the materials and methods of construc
tion of external and party walls, roofs and 
floors; 

(13) the position, materials and methods of 
construction of hearths, smoke-escapes, 
stair-cases, latrines. drains and cess
pools; 

(14) the provision of lifts; 
(1 5) the paving of yards; 
(16) the restrictions on the use of inflammable 

materials in buildings; 
(17) the restriction on construction of founda

tion on certain sites; 
(18) the measures to be taken to protect build

ings from damp arising from sub-soil; 
(19) the wells, tanks, and cisterns and pumps 

for the supply of water for human con
sumption in connection with buildings; 

(20) in the case of wells. the dimensions of 
.. the well, the manner of enclosing it and 

if the well is hifended for drinking pur· 
poses the means which shall be used to 
prevent pollution of the water; 

(21) the supervision of buildings; 
(22) the setting back of garages and shops from 

the regular line of a street; 
(23) the construction of portable structures 

and permission for such construction. 
4 1 The oower to make by-laws relating to 4.2 An interesting point in this connection is 

buildings is derived from Section 481(1)(0 of the that the Central Govemmen! · · [vide Section 
Act. The authorities are empowered to make 480(1)] could1 make any Regulation under the Act 

•. C.C. Nltification No. F. :1(35)/50-L.S.G. dated 21450. · / 



within one year of the establishment of the Cor
poration and the Central Government exercising 
power under this general clause has framed the 
building bye-laws which came into force on 6th 
April 1959. The Corporation has the power to 
alter or ·rescind any regulation made by the Cen
tral Government, but no regulation made by the 
Corporation under the Act can have effect until 
it has been approved by the Central Government. 
Further, the Central Government (vide Section 
483 of the 1957 Act) has reserved for itself sup
plementary powers in respect of bye-laws. The 
power to make bye-~aws conferred by, the 1957 
Act is conferred subject to the conditions of the 
bye-laws being made after previo~s publication and 
in the case of such bye-laws bemg made by the 
Corporation, of their not taking effect until they 
have been approved by the Central Govemme~t 
and published in the Official Gazette. In fact, 1t 
means that the Corporation can make only those 
bye-laws which are approved by the Central Gov
ernment and published in the Official Gazette. 
Further, [vide Section 483(2)], .. the Central Gov· 
ernment in approving bye-la.w may make any 
change therein which appears to it to be neces
sary". The Central Government has also the 
power to cancel any bye-law, which it has approv
ed previously. Thus, it would appear that the 
powers of the Corporation in respect of building 
bye-laws or any other bye-law is subject to the 
conlrolling power of the Ce_ntral Government, and 
without the approval of the Central Government or 
the Corporation just cannot make any bye-law for 
the citizens of Delhi. 

S. IMPLEMENTATION OF BYE-LAWS 

How exactly are these bye-laws ~pleme~ted and 
what is the image of the Corporatlon whtcb peo
ple carry? Recently we have carried out a s~
vey of the Building Department and our tentative 
findings are as follows. 

5.1 Current Procedure for the Sanction or Build
ing Plans 

The Municipal Comf!lis.sioner is require.d to ac
cept or reject the bmldmg plans submttted . for 
approval by the citizens with:in a peri~. of slXty 
days. Work relating to sanction of building plans 
has been decentralised amongst the 8 zones of the 
Corporation and all plans. relating to non-residen
tial areas and of plots above 300 sq. yds. are 
dealt with by the Headquarters staff, whereas 
plans for residential areas of ~elow 300 sq. yards 
are dealt with by the respective zones. The pe
riod ·of sixty days, wh!ch has b~en. given to the 
Corporation for acceptmg or rejeCti!Ig .the plans 
submitted by a citizen is a legal ob11ga~10~. If .a 
citizen does not receive any reply wtthi:J.?. . th1s 
stipulated period, he can presume that t~s plan 
bas been passed and he can proceed w1t~ the 
construction of his house. in accordance with the 
building plan which be has submitted. The C?r
poration in 1965, issued a Pamphlet for tha m
formatio'n of the Delhi citizens, called "Facts you 
must know about your building plans." The above 
pamphlet claims that the "building plan~ are most
ly fina1ised in 1~-20 days ~nd are sanctlon~d often 
subject to certam correctiOns or production of 
documents." We wanted to test the validity of 
this claim, ard so, have interviewed citizens, archi· 
tects and officers of the Corporation on the fol
lowing points : 

1. The time lag between application and 
sanction of building pbm. 
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2. The time lag between application and 
sanction of completion c~rtificate and 
causes for delay. 

3. Inspection and service facilities. 
4. The extent of corruption in the Depart-

ment. · 
5. The overall image the citizen has about 

the Department .. 
.< 

Though the Survey has not been completed as 
yet, it appears that the claim of the . Corporation 
that building plans are mostly finalised in 15-20 
days and are sanctioned often subject to certain 
corrections or production of documents is. not 
correct. The experience of . our respondents sug- .. 
gests that the Department takes anywhere between 
one to two months for sanctioning· the plans~ 
There are many reasons for this delay. The citi
zens, the architects and the officials are· all rC.:. 
ponsible, although the officials have to be appor
tioned the major share of the blame. . There is 
complete absence of any effort on the part of 
the officiali to iriform and instruct the citizens 
about the documents to be presented and other 
formalities to be observed. · The architects are 
seldom informed about the latest amendments car
ried out in the bye-laws. According to . the 
officials, the delays occur because the plans sub
mitted by the architects do not comply with the 
bye-laws and they ·are not accompanied by ali the 
necessary documents. Also, the applicants do not 
carry out the corrections and hence, the delay. 
But, one major factor in our opinion' is the pre
sence of unauthorised architects and also some 
licensed architects whose professional . competence 
is open to doubt .. It is often they who· submit 
defective plans. We are · unable to . explain how 
the Municipal Authorities have granted licences to 
such people. In fact, · many of the malpractices 
prevailing in the Department can be traced to · 
an unholy aliiance between inefficient architects and 
the corrupt staff of the Department. 

5.2 Completion Certificate 

A citizen is required to apply for the comple:"' 
tion certificate within a month after the completion 
of the building for permission to occupy the build
ing which he has constructed. He · cannot · oc
cupy or permit to be occupied a· building which 
he has constructed until permission has been 
granted by the Commissioner. . In case the Com
missioner fails within a period of 30 days after 
the receipt of the notice to communicate . his refu
sal to grant such permission. the permission will 
be deemed to have been given. Here again, our 
findings suggest that the authorities do ·not o~se~ve 
the time limit set by themselves and th.ere IS u~
ordinate delay in the issue of Completion Certi
ficate. According to many . officials. there is de
lay because the houses are not co.J;tstructed exact
ly according to sanctioned plans. Many pe~ple a~e 
bent upon encroaching the. set-backs which lS 

· not permitted by bye-laws. In all th~se cases, 
Completion Certificate is held up for wan~ of remo
val of such encroachments. Som~times the 
sanctioned building plans are" not available, .and 
this causes delay. In many cas~s, the dev1ahons 
are not compoundable as per policy and as penal
ties for compounding deviations. are h~avy, peop1e 
try· to delay as much as poss.1ble e1ther m the 
hope that building bye-laws wtll be relaxed or 
they could get over it through . pressure., . Also, 
the officials feel that the staff of the Dep~~ent 
is overworked, and hence, the delay. This 1S a 



matter for furthet:. investigation and rationalisation 
'of work procedures. 

5.3 Inspection . 

. . The most important criticism which is made 
of the bye-laws is in regard to their enf~rceme?t. 
To ensure that the bye-laws are complied wtth 

· throughout, the whole process of erection calls 
for very frequent inspections of a builder's work 
by the local authority and on grounds of expense, 

. lack of pen~onnel and failure to K.eep adequate 
reeords, the kuthorities have never found it possi
ble to make the number . of inspections necessary 
to enable them to enforce the bye-laws· to. the full. 
They are more than happy to collect fees as 
·building tax :but are extremely negligent ~hen ~t 
'comes to ·rendering service. The house bui1der ts 
left to fend· for himself for ·advice and guidance 
:during the · course of construction. · A majority. of 
.our ~espondents . have . t?ld us th3;t even setvmg 
a notice on the authonties as reqw.red under the 
bye-laws, · does not lead to any · worth-while ins
pection .either at the commencement stage or dur
ing the .c;ourse of construction. 

SA .. Malpractices . ' . . . .. . 

· ' While it is · difficult to estimate the extent and 
. magnitude· of malpractices in the Department, · it 
cannot be said that it is not prevalent. . Both the 
citizens and the architects are 'ready to level 
ch¥ge against the officials . whereas 'the officials 
(end to play down·. the extent of the lapses. Mal
practices. are resorted to at .the sta~e of sanction of 
building plans but at the time of tssue of con;tple
lion certificates; it assumes serious proportions. 
Seldom do . house.:.builders conform'· to sanctioned 
'plans and our res_Pondents have . admitted to ~a~
ing deviations deliberately. · It ts true tha,t 1t IS 
difficult to conform ·strictly ' lo sanctioned plans. 
The , Corporation authorities recogni~ing this fact 
:petmit . certain types of deviations but . impose 
some penalties, for regularising them and · these 
are termed as compoundable deviations. But in 
the absence of a fool-proof method to assess the 
extent of penalities -chargeable for such devia-

. tions, the house-builders find themselves complete
·Jy at the mercy · of the staff. The ~ystem ~ol
·lowed at present by the Department m assessmg 
penalties appears to be arbitrary. It is often the 
Building' Inspectors, who are least competent to 
do this kind of job,· who judge what are com
poundable . and what are not,. and assess .th~ pe
nalties. The Department. also does not. mtlmate 
item-wise the type of deviations made and penal
ties chargeable for such. This gap in administra
tive communications offers alluring possibilities to 
officials to resort to malpractices. Ultimately, a 
citizen gets his completion certificate and also a 

· receipt for the penalty paid. N eedtess to say that 
there· is a difference, which varies depending on 
the status of the house-builder, the type of locality 
and the extent of deviations made etc. The Cor-

. poration is thus deprived of its legitimate revenues 
by not clearly specifying and communicating the 

· .-ules and regulations. 

5.5 Training 

The administration of Building Codes presents 
several problems. One refers to code-interpreta
tion and the other :Pertains to ensuring consistent 
application of code provisions. This job is often 
a~~igned to building inspectors who are non-tech-
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nical persons and they make decisions which are 
beyond their competence. Thus, the architects re
sent their building plans being scrutinised by un
qualified Building Inspectors. There are also com
plaints that the Assistant . Engineers in various 
zones follow their own interpretation of the bye
laws depending· on their whims and fancies. Our 
findings also suggest that the various officials of 
the Department · have nof received ·any training 
for the job they are entrusted with. 

5.6 What Type of Image 

A very disturbing finding of our study is the 
alarmingly poor image of the citizens about the 
Department. An analysis of our data also sug
gests that there is a wide divergence in the mu
tual perceptions of citizens .and officials on matters 
like integrity, competence and behaviour. Practi
cally, no attention is paid to. the public relations 
aspect by the officials. The citizens and archi
tects on the one hand and the officials on the 
other ·seem to be mutually antagonistic to each 
other and instead of cooperation, we found sus
picion, distrust and mutual descrimination prevail· 
in g. 

6. SUGGESTIONS FOR IMPROVE!,IENT 

· The following tentative suggestions are made 
in the hope that they will contribute to some im
pravement in. ·the working of the Department : 

(i) The Department issues invalid notices to 
all the applicants a.S a matter of routine 
even when the plans are prepared accord
ing to bye-laws. Such notices should, in 
future, be 'issued only when there are 
some serious defects in· the preparation of 
the plan. If the plans are not accom
panied by proper documents, they should 
be rejected outright at the submission 
stage itself. 

(ii) There is an urgent need to inform the 
citizens about the procedures and forma
lities they have to observe. The Depart
mental pamphlets designed for public 
reading should not only be readily avail-· 
able but should be written in terms un
derstandable to the layman with the qua
lities of clarity, simplicity and directness 
and with a foimat that would make 
people want to read them. 

(iii) There is a need for setting up an infor
mation cell in each of the zones and it 
will be the duty of this cell to keep 
records of the status of the plot and the 
various permits or sanctions which might 
have been issued by the different depart
ments of the Corporation in respect of 
this plot. 

(iv) A citizen should be required . to apply 
only at one particular point for all the 
things which he will require in connec
tion with the construction of his house. 
For instance, if he applies for sanction 
of building plans, a part of the appli
cation should also deal with water con
nections, power connections or stacking 
charges, etc. Thus, the citizen should be 
required to submit one application and 
not numerous applications to different 
Departments of the Corporation. 



(v) The effectiveness of building regulations 
ultimately depends in a large part upon 
the success of inspection programme. 
Such successful enforcement requires edu
cation and persuasion as well as compul
sion. The inspection duties should be 
performed as a matter of routine and not 
only when the citizen serves a notice. 
The inspecting officials need to be train
ed in public relations techniques. Since 
most of the inspections are carried ·on 
private premises, it is particularly impor
tant that the rights and feelings of citi
zens be given particular consideration. 

(vi) Regulatory administration requires quite 
different techniques from those used in 
managing the service functions. There is 
one underlying principle however which 
is common to both fields of administra
tion, primary reliance for securing results 
must not be placed on the use of autho
rity or the threat of punishment. The 
major objective is to see that the regu
lations ·are observed and not to see that 
the citizens are punished for failures to 
observe the regulations. Use of autho
rity is only one of several means for 
securing the desired result. Since the 
Corporation staff does not given guidance, 
deviations which are made during the 
course of construction may be viewed le
niently. Such of the deviations from the 
approved plan as cou1d have been approv
ed by the Corporation, had these been 
included in the original plan, may be 
exempted from levy of penalty. Penalty 
should only be levied where the authori- · 
ties are satisfied that by deviating from 
the approved plan, the house-builder has 
gained direct or indirect advantage. 
When intimating the amount of penalty to 
be paid, the house-builder should be sup
plied with an item-wise 1ist of deviations 
he had made and the penalties chargeable 
for each. An aggrieved house-builder 
should have avenues open to him to seek 
redress. In this connection. there is need 
for a reliable appeal machinery where a 
citizen should have the . right of appeal 
within a specified time. 

{vii) There is an urgent need for the officials, 
the architects and the house-builders to 
get together and evolve some methods to 
function harmoniously. Perhaps, a criti
cal review of all procedures may be at
tempted by the parties concerned to see 
if they cannot be simplified or made less 
offensive. 

(viii) The Executive Engineer and Zonal Engi
neers should hold either quarterly or half
yearly meetings with registered architects. 
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Such. meetings will co~tribute to under
standing each other's difficulties and may. 
pave the way fo.r working in a ·spiriti of; 
mutual co-operation. ' · · , 

(ix) Finally, the officials of the Department 
si;tould pay more attention to 

1 
their beha

viour towards tb;e public and made con
~erted efforts to rmprove the existing poor 
rma&e of the Department among the 
public. 

(x) lp.er~ are un~oubtedly practical difficul
ties . J;D enf'?rcmg building bye-laws and 
realism~ this •. efforts have been made in 
the l:Jmted Kingdom on volunt~y basis 
to rruse the general standard of . house
building with particular reference to de
sign, workmanship, materials. To this 
end~ the Nati~nal House Builder's Regis
tration Councll has 1>een set tip. This is 
an indeJ?endent certifying authority re
presentative of various interests including 
the Royal Institute of British Architects 
the Royal Institute of Chartered . Sur: 
~eyors, the Building SOcieties Associa
tion, the Town Planning Institute Buil
ders, Building Operatives, County, • urban 
and rural councils. This Council achie
ves its object by : 

(a) procuring the preparation and adopting of 
!fiodern specifications acceptable to all 
mterests represented on the Committee. 

(b) maintaining a register of builders wi11ing 
t? s~b~t all h~uses they build to the pe
nodical mspection of the Council's techni
cal staff and advisers. during construction. 

(c) Issuing in respect of each house inspected 
and . approved a certificate of compliance 
with the Council's specification. 

(d) Requiring the builder to give a guarantee 
to make good. free of cost any defects re
ported within a period of 2 years, arising 
from non-compliance with the specifica-
tions. · 

(e) Indemnifying any aggrieved person agaimt 
loss suffered because the building in res
pect of which a certificate is issued by 
the Council does not conform to the stan
dard prescribed. _ 

7. There is a need to make efforts to set up in 
our country, a similar organisation fully represen
tative of various interests including Indian Institute 
of Architects, the Town Planning Organisation, 
Indian Standards Institution, the National Buildings 
Organisation, the :Building and Research Institute 
at Roorkee, House Builders and building contrac
tors and local authorities. 
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