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"PREFACE

THE FOURTH FIVE YEAR PLAN (1969—74) AND
THE PLANNING GROUP

In April 1968, the Planning Commission informed the various
Ministries/Departments of the Government of India that it was proposed
to formulate a new Fourth Five Year Plan beginning from April, 1969,
and that a Planning Group had been constituted under the ‘chairman-
ship of Shri B. D. Nag Choudhuri, Member (Science), Planning -Com-
mission, for formulating the plans relating to Health," Family Planning,
Water Supply and Sanitation, Housing and Urban Developmeqt. The
Secretary, Department of Works and Housing, the Joint Secretaty (Hous-

ing) and- the Director, National Buildings Organisation, were appointed
members of the Planning Group.

Constitution of the Working Group on Housing

In order to assist the Planning Group, as suggested by the Planning
Commission, a Working Group on Housing was constituted by the De-
partment of Works and Housing, under the chairmanship of the Secretary
of the Department. Representatives of all connected Departments and
‘Organisations as indicated in the attached list, participated in the various
discussions of the Working Group. In formulating the proposals and draft-
ing the Report, the Working Group was assisted by $/Shri R. N. Daya-

sagar and N. D. Tuteja, two Research Assistants (Housing) of the Ministrv
of Works, Housing and Supply.

Guide-Lines

The Working Group was required to examine the nature and extent
of the housing need and formulate proposals in consistence with the size,
contents, priorities, availability of personnel etc., for the Fourth Five
Year Plan, on the basis of a Ten-year Perspective. It was also indicated
g0 the Working Group that their proposals would have to be contained
more or less within the limited outlay envisaged in the Draft Qutline of
the old Fourth Five Year Plan—i.e., on the basis of an outlay of Rs. 283
crores (Rs. 233 crotres for social housing schemes, including Rs, 60 crores
from the Life Insurance Corporation of India, plus Rs. 50 crores

for
General Pool Accommodation).

Meetings, Progress and Conclusion of the Working Group

Five preliminary meetings were held on the 27th April, 1968, and
on the 8th, 12th, 19th and 20th July, 1968, respectively. At these meet-
ings, the general approach to the Fourth Five-Year Plan and the basic



(i)

papers prepared by the various officers were discussed in detail. The
Working Group also decided to have a practical assessment carried out of
the Rural Housing programme. Accordingly, four Study Teams were sent
out to eight selected States to make a quick field level sample-survey.
The observatjons of the Study Teams helped in_ arriving at certain positive
conclusions. In the Tight of the basic papers on different subjects, the ob~
servations of the - Study Teams on Rural Housing and the discussions in

the various meetings, a Draft Report was: prepared and finalised at the
concluding meeting held on the 12th September, 1968.

The Working Group have been keenly alive to the magnitude and im-
portance of the task aliotted to them: TIn balancing the huge housing need
agamnst the extremely- liimited- resources, the Working ‘Group have sug-
gested .some new’ methods/approaches for tackling the problem Some
of these suggestions-are new to this country but they have been of immense
help in tackling the ‘housing problem a most of the developed countries.

The Working Group feel convinced that they could be adopted with advan-
tage in this coustry also.
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REPORT OF THE WORKING GROUP ON. HOUSING
FOR FOURTH PLAN
CHAPTER 1
Ten-Year Perspective Plan: 1969-—79

'The Working Group believes that” the next decade will witness ane
unprecedented pressure .on our housing resources. Not only will it com-
mence with a backlog of 837 lakh housing units, but also add about 100
lakh new families to the effective demand. Further with the expected
improvement of our food situation, the public opinion will try to assert
itself, as strongly as possible, for the satisfaction of the mext basic need
of every family i.e., shelter. And in a democracy, like ours, based on
adult umversal suﬁrage, it would. be,- difficult to .ignore this opinion for
long. In fact, public authorities, at all levels, should anticipate this
ang take suitable measures to meet the challenge,

2. Before spelling out remedial measures, it is necessary to assess the
extent -and natiire of our housing problem and our present construction
rate Our liousing shortage, as earlier stated, is not only stupendous but
also aggravating rapidly every year.

Urban. Housing.—The urban housing shortage amounted o 28
lakh units in 1951, 50 lakbs in 1956, 93 lakhs in 1961,. 118
lakhs at the end of 1967 and is likely to rise to about 119 lakhs
by Apri, 1969, when the urban population is likely to be 9.72
crores. Another 25 lakh units are likely to be required to cover
the new families during the next decade. Again, ten jakh units
of the existing housing stock of 110 lakhs would need replace-
ment during the next ten years., Thus, in all, there would be
an estimated shortage of about 154 lakh units (119 plus 25 plus
19).

Against this, our rate of new house-construction has been
extremely low. The private sector could roughly build about
2 lakh housing units per year. The social housing schemes of the
Department of Works and Housing barely provided 4 lakh
housing units during the last three Plans. Other Ministers, State
" Governments, Public Undertakings and loca] bodies etc., might
have also built about 4 lakh housing units during the last three
Plans. This works out to about 3.5 units per 1000 persons per
year.
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(b) Rural Housing.—The overall shortage in rural areas was 563

lakh units (including those which had to be completely rebuilt or
improved substantially) in 1961, 696 lakhs at the end of Deceni-
ber, 1967, and is expected to shoot up to 718 lakhs by April,
1969, when the rural population is likely to be 43.6 crores. An-
other 75 lakh housing units would be required to cover the an-
ticipated increase in ruraj population, About eleven lakh hous-
ing units would be required to replace the deterioration in the
existing housing stock in our villages. Thus, about 800 lakh
new units are required to be provided iﬁ the next dt_acade.

Against this demand, the rate of construction of new houses in -
our rural ‘areas has been extremely Jow. Only 37,125 houses
have been provided under the Village Housing Projects Scheme
during the last ten years. About 1,459 houses have been pro-
vided through the Plantation Labour Housing Scheme. The De-
partment cf Social Welfare have provided about 2.05 !akh
houses/house-sites during the first three Plans. The Ministry ~
of Industrial Development are ‘said to have provided about 6,000
houses for the handloom weavers. Reliable figures for consteuc- -
tion, of rural houses in the private sector are not available. The
N.B.O. has, however, estimated .that_the rate of annual construc-
tion of pucca.houses (including under the social housing schemes)
ts about 0.44 units only for 1,000- persons.

3. The overall rate of constriction in both urban and rural areas thus
works out to 2 houses per 1,000 persons annually. Against this, an ex-
pert body of the United Nations has recommended construction of 10
'houses per year per 1,000 persons. The following annual rates of house

<onstruction achieved by certain - developed countries are illustrative of
ihe modern trend :—

0~

O

100

o owow

U.8.8.R; . . . . . 10°3
West Germany . . . . . 10°2
Sweden . . . v . It; o
Finland . . s . . 87
Australia PN . 84
Denmark . . . . . 76
France . . . 7'3
Japen . R . 72
Hong Kong . . . 6-8

11.5.A. . . . . . 6°5
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We may not be able to achieve this rate in the Fourth Five Year Plam
with the existing level of investment on housing in the private and public
sectors. However, to meet the situation within the available resources
and to minimise further deterioration, the Working Group recommends
that the country should aim at the annual construction rate of at least 5
houses per 1,000 perscns in the Fourth Plan and the tempo should be

stepped up to 10 houses per 1,000 persons in the Fifth Plan,

4, For achieving the above rates, a bold housing policy will have to
be evolved and followed. ' Housing suffers from a very low priority in.
our national Plan. As a result, the outlay on social housing schemes dur-
ing the first three Plans has been exteremly low, as illustrated in the

following table :—

Public {Outlay on! 2% of col.

S.No. l Plan
. ‘ Sector Social 1" 410 col.
outlay | Housing : 3
! ¢ Schemes °

oz B R

i (Rs. in |

: ctores)
r Fist . . .. 2,356 | 3851 16
2 iSecond | . 4,600 § 84-00 8
.3 1' Third 7,500 ¢ 122700 | 1-6

It is of interest to note that the above outlays on special housing were
much, less than the corresponding cumulative outlays on education and
health during the three 'Plans; the total outlay on social housing was
Rs. 244.5 crores while it was Rs. 1,034 crores on education and Rs. 656-
crores on health. This was notwithstanding the fact that education and
health cannot improve greatly amidst poor housing conditions. Even i
the Draft Outline of the old Fourth Plan, only a meagre sum of Rs. 173
crores was earmarked for social housing schemes which worked out to a
little over 1 per cent of the total public sector outlay of Rs. 16,000 crores.
(If L.L.C’s expected contribution of about Rs. 60 crores is taken into ac-
count, the total would be Rs. 233 crores which would be barely sufficient

for providing 3 lakh housing units).

The lower priority to housing at the national level has multiple reac-
tions. Apart from lower outlays, the allocations made. to States under
the schemes are diverted to other heads of development.. Because of these
diversions, the overall utilisation- of funds in. the Third Plan was 60
per cent in the States while in the Union Territories (where diversions are
impossible) it was more than 100 per cent. The lower priority is not
conducive to the adequate exploitation of resources for housing purposes.
from the financial institutions in the private sector. The .lower priority
acts as an inhibitive factor in securing foreign assistance in the field of
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housing from the.Asian Development Bank etc. In. view of these consi-
derations, the Working Group  strongly urges upon the Government'to
consider housing: as .a basic necessity and accord it an appropriate priority
The Working Group feels that such a priority would have a favourable
multiplier, eflect on employment, increasing productivity and reducing re-
curring expenditure on the maintenance of health and law and order. Ac-
cordingly, the Working Group recommends that outlay on social housing
schemes in the Fourth Plan should be raised to Rs, 400 crores, inclusive
of the funds to be provided by the Life Insurance Corporatnon and from
the Employees’ Proyident Funds. The Céntral Govemments assistance
10 the States should, liowever, be ‘carmarked’ o, that it is not diverted

to other heads of developmient. The outlay for the Fifth Plan should be
at Ieast Rs, 800 crores.

5. Another postulate of a bold housing policy should be through selec-
tive approach to the housing problem in view of the limited resources
available so that some perceptible impact is made. The principle of selec-
tive approach has already been accepted as a matter of policy by the
Planning Commission and the Government of India in the Intensive Agri-
cultural Areas/Districts Programmes. What is now required is its exten-
sion to other fields where it will prove effective. There is a great scooe
for adoption of this method in the field of social housing. There is, for
instance, much difference in the nature of housing problem of metropoli-
tan cities, other cities. (w1th poptlation upto 3 lakhs), and the cities hav-
ing a population of less than 1 lakh, The present policy does not favour
metro;:ohtan areas and other major cities etc., excepting by giving a little
Wﬁlghtage in the fixing of ceiling costs. under the subsidised . housing
scilemes. - Similarly, a differential approach can be made for -ameliora-
tion of Ilvmg conditions in rural areas covered by programmes :in newly
irrigated areas (where per capita income has shown .a sharp. spurt) and
other villages. Further details of such approach have been indicated in the

respective chapters in Urban and Rural Housing of this Report (cf- chap-
ters V and VI),

6. The third principle of new housing strategy should. be through maxi-
mum exploitation of the resources of the private sector for housing, parti-
cularly for the low income brackets. Hitherto, the private investment has
‘Deen confined to luxury houses and that also in metropolitan areas and
growing new tdwnships. In view of the meagre public and: instltulmnal
finances available for housing, it is necessary to attract ‘private sector fo
invest in new house construction for low income groups in big and smalj
cities and also in rural areas covered by new irrigation programmes which
are having large scale 1mm1grat1:m from neighbouring districts. To en-
-courage them to invest in housing, they will have to be given definite in-
centives through relaxations in rent control acts (of the States), through

tax laws (of the Centre, States and local bodies), and through other fiscal
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and administrative measures. Where circumstanées justify -(fike new town-
ships at Durgapur and Ennore), private sector should be 'a.ssocmteﬁ frcm
the beginning for integrated programmes for meeting public and private
housing needs.

7. The fourth principle of new housing policy shquld be. an eflective
institutional framework. It may be pointed out thag nowhere,_‘thro_ugh-
out the world, housing shortages have been resolved with t'hg h_:lp_,".‘ﬂf
purely official machir_lery_ _In all developec_il and in . many .dgveiloplng
countries; housing Programmes are being planned,, financed and imple-
mented through a centra] housing authority, The néed of such an _authq-
tity for India has been emphasised since. the: First Five Year P_lan. but. it
has not yet been sel up due to various reasons. Independent bodies like
the Estimates Committee of the Lok Sabha, the Parliamentary Committee
on Public Undertakings and the Ford Foundation’s Study Team on Urban
Housing have urged for the early establishment of such an authoritv.

At the State level. the best agency for implementing the housing pro-
grammes is the - State’ Housing Board. But despite consistent recom-
mendations for the first three Plans and persuasion at the highest level,
only seven States have get up Housing'Boards (two in' Maharashtra). The
‘Working Group fcels that a token Central subsidy (say upto Rs. 2 lakhs
per annum per Board) to cover the administrative expenditure of the State
‘Governments on the Housing Boards may be granted to them during the
Fourth Five Year Plan only, as an incentive for the setting up of Housing
Boards in the States.

Similarly, for encouraging and activising housing cooperatives, each
State should have an Apex Housing Cooperative Society. At present.
only six States. (Andhra Pradesh, Gujarat, Maharashtra, Mysore, Orissa
and West . Bengal) have these bodies. To encourage their formation in
the remaining States, financial assistance (e.g. loans for share capital and
subsidy for managerial personnel) may be given.

8. The Working Group note that almost all developed .countries and
many developing countries - undertake/promote/support housing program-
mes through statutory enactments. In India, no housing law has vet been
introduced though the need for the same is very ‘pressing. The Govern-
ment may, therefore, consider the desirability of enacting a central hous-
ing law, as early as possible.

9. The. Department of Agriculture have stressed that a part from the
four principles discussed above, the new housing policy should have an-
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other (fifth) principle. They observed that the already grave urban hous-
Ing- situation .in ‘the country is likely to worsen further due O t_he
present policy of preservation of agricultural land, (ii) the consequeatial
high cost of acquisition of land for housing; and (iii) the low paying capa-
city of the bulk of our urban population. It was, therefore, ucged that
all ef_IOrts should be made for the reduction of the cost of a.house s0 as
to bring it within the paying capacity of an average urban family. Since
cost of land forms a substantial portion of the investment on a house, the
fifth principle should be to evolve a sound urban land policy whereby only
non-agricultural land is used for housing through the device of thg T¢&! 01_1a1
plans. Such a policy should, among other things, prescribe for intensive
use of the urban Iand by following progressive ﬁox;nﬁs for densities and
sizes -of houses etc., in relation to the paying CaPaCitY, of the different sec-
tions of the population,

10. The Draft Outline of the old Fourth Plan had recommended 2
sum of Rs. 173 crores for social housing, apart from Rs. 60 crores which
were expected to be provided by the Life Insurance Corporation. It has
been indicated to this Working Group that in the new Fourth Plan, the
outlay for social housing might not exceed the above amounts. As men-
tioned in para 4 above, however, the Working Group felt that the ?utlay
for social housing should be stepped up to Rs. 400 crores (inclus}ve of
LIC/E. P. Funds), though the representative of the Ministry of Finance
thought this figure to be rather on the high side.

' Whateyer outlay is finally agreed to, the Working Group would like to
distribute it under the various schemes, in the manner indicated in the table
on next page,

As regards provision for the Land Acquisition and Development Scheme,
the representative of the Ministry of Finance pointed out that a sum of
Rs. 50 crores had been agreed to for this programme by the Working Group
on Health, LSG etc. while Rs. 25 crores (or Rs. 50 crores if the outlay
is fixed at Rs. 400 crores) had been suggested by this Group. He addefi
that he had no objection to provide' Rs. 50 crores for this purpose but it
should be under one Ministry. The representatives of the Ministry of
W. H. & . pointed out that they had a continuing Scheme (since 1959)
of this title while Health Ministry had no sich scheme at present. Besides,
2 major portion of the land to be acquired and developed under this pro-
gramme_would be required for housing (and allied purposes) under the
social housing schemes of the Ministry of W, H. & S. The Working Group
‘is, therefore, of the view that the provision for this Scheme should continue
to be made under the Ministry of Wotks, Housing and Supply.
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Distribution Tentative distribution in
in the Draft the rew 4th Plan on the
OQutline basis of outlays at
S.No. Scheme/Programme Rs.173 Rs. 233 Rs.400
crores crores crores

{including {includin
Rs. 60 LICIEPF%

CIOres O
Licy -
(Rs in crores)
Govt. LIC
fund fund
I Integrated  Subsidised Houing
Scheme for Industrinl Workers
and Bconomically Weaker
Sections of Community . 34-00 34°00- 6I'00
2 Low. Income Group Housing
Scheme . . R . 3000 30,00 1000t 6000
3 Subsidised Housing Scheme for B
" Plantation Workers . . I:00 2+00 2+co
4 Village Housing Projects Scheme IX+00 1100 2500
s Slum Clezrance/Tmprovement ‘ .
Scheme® . . . . 58+00 50°00 $0-00
6 Land Acquisition & Development
Scheme . . . . . 25700 25+00§ £0°00
7 Middle Income Group Housing
Scheme . . . . . 4r00 - 4ro00} 4o0'00f 65+ 00
8 Rental Housing Scheme for State
.Govt, Employees . . . . } 10-00% 2000
9 Dock Labour Housing** |, . 2'5 3's 5:00
10 Cellular Concrete Factories &
‘Scheme for encouraging building
material industries . - . 347 400 700
1t HExperimental Housing, Research
& Housing Statistics . . 38 33 L3
12 Promotion of Housihg Institutions
like Nationa! Housing Authority,
State Housing Boards, Apex
Societies etc., . . R 6-2 10t 00
13 General Pool Accommodation 173°00 173-00} 6Go-oot  4ec-o0
(Office & Residential} 50° 00 50°00 7000
"Rs. Ra.
GRAND TOTAL 223+00 223-00f 6000}  470'00
28300

*Now being administered by the Ministry of Health, F, P. & U. D.

##Being adminiatered by the Ministry of Labour, Employment & Rehabilitation.
§ As a revoilving fund.

$LIC funds,

tIncluling departmental charges and cost of anciliagy buildings.

18 M of W.H.3.—2.



CHAPTER 1t
HOUSING FINANCE
1. Housing and other policies

Shelter is essemtially a consumer commodity. But, unlike other
commodities, its financing implies certain peculiar characteristics. First and
foremost is the huge initial cost involved in the construction of a house.
A very large number of families cannot afford it even in their lifetime.
Hence, their housing is to be assisted, partly ‘or wholly, by the richer
sections of the community or by the state itself. Secondly, the investment
n housing has a close relationship with other economic and fiscal measures
like land-ownership, tax structure and credit-terms etc. Financing of
housing influences and is, in turn, influenced by such policies. Thirdly,
a judicious use of the methods of house-finance can stimulate savings,

employment and industry.  All these policies should, therefore, serve a
common objective.

2. Savings in Developing Economies.

In the ultimate analysis, the bulk of development (including housing)
is to be financed by internal savings. In fact, all developed countries have
tesolved their housing shortages throngh such savings. But the savings have
to be motivated and directed towards housing by official policies. There-
fore, of late, all governments (whether having ‘free’, ‘totalitarian’ or ‘mixed’
economies) have been promoting and encouraging house-construction. But
developing countries like India (which is beset with grave food and power
shortages) cannot afford larger funds for direct construction of houses.
Our annual target through the social housing schemes has been nearabout
35,000 units only. Besides, our aggregate rate of savings is very low; it
has shown downward trend from 10} per cent in 1964 to 8 per cent in
1967-68. The situation is further aggravated by the fact that these savings
are held in forms that do not permit or encourage the development of a
capital market. A special study on house-hold savings in India indicated
that the percentage of urban families’ disposable income (saved in long term
financial assets) is six times greater than that of the country as a whole.
But even in this situation, only a small fraction of the savings were invested
in the housing sector. _This is because the developing countries suffer, by
and large, from the absence of a well-knit institutional framework through
which savings could be mopped up on a much greater scale. These
countries should, therefore, for the time being concentrate their meagre

8



resources (available for housing) for promotional schemes and for establish-
ing sound institutional framework. For this purpose, both traditional and
non-traditional sources would have to be tapped to the maximum,

Traditional Sources of House-Finance in India

3. Budgetary resources.

Hitherto, social housing schemes have been financed by annual alloca-
tions of the Central Government and the Life Insurance Corporation, The
former are supposed to be based on the Plan outlays. As indicated in
Chapter I, (paragraph 4), the outlays on socia] housing, in the first three
Plans, have been extremely low. Their utilisation has been still lower
being 72 per cent only (i.e., Rs. 88 crores out of Rs. 122 crores) in the
Tkird Five Year Plan—mainly due to the following three factors:-—

(a) The annual budgetary allotment is less than the amount due on
pro-rata basis (of the total plan outlay of Rs. 122 crores), except
in two years, as indicated below :—

Year |° Allecation Year Allocation
e f.-., Rs. in crores ' Rs. in crores
. 0 g1

*1961-=62 s . 2485 |*1962--63 . . . 2467

1963—6 —"4'"‘ ' 12.97 | 1964—6 1
1963—064; . "r""—:_ . . 94—-i5 . s . . 9-?4
1955—66 -*--—-,‘--4' - . 20-00} 1966—67 . . 14'5
1967—68 b !:%5‘“ . 13-00]| 1968—69 . . . I3°s

: A
i ] 1

Tt is interesting to note that annual allocations during the last three
years have been about 50 per cent of the allocations made in
the years 1961-62 and 1962-63. Such heavy reductions, coupled
with intervening increase in the building costs, have gravely
affected the physical performance, and highlighted the urgency
of mopping up other sources for housing programmes,

{b) As all social housing schemes are centrally aided, the provisions
are to be made by the States in their annual plans within the
prescribed ceilings. It has been experienced that the States, by
and large, do not make adequate provisions for housing schemes
in their plans. Further, even the low provisions made are diverted
to other heads of development.  The solution to the problem lies
in categorising the schemes as Centrally sponsored or by ear-
marking the Central assistance .given for these schemes, as
suggested in the Ten-Year Perspective Plan (Cf. Chapter 1),
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(¢} As house-construction involves considerable pre-planning, States
and other agencies require tentative indications as to the likely
funds that might be made available to them in the next five years:
For this purpose, the States have been permitted to sanction
Projects up to 125 per cent of their plan outlay. To ensure full
utilisation of allocations, it is suggested that this limit should be
raised to 150 per cent of the State’s Plan outlay under each

Scheme provided that the expenditure is limited to annual budget
allocations,

4, L‘. I. C. funds for Housing

Insurance funds are’ ideally suited for long-term programmes like
housing, . The savings from premia etc. have some contractual embargoes
as only limited funds can be withdrawn from these at a particular time.
Though in developing countries like India, life insurance is at initial stages,
it has a great potential and ifs assets are likely to rise steafiily. However,
the L. I. C's contribution to social’ housing commenced from the yeat
1959-60. In the Second Five Year Plan (its last two years only) Rs. 17°15
crores were given for housing schemes, During the Third Plan, a-total sum
of Rs. 60 crores was drawn by the States from the L.I.C. Similarly, in the
three years ending 1968-69, the L.1.C’s contribution has been at the uniform
figure of Rs. 12 croreg per annum. Thus, till now the L.I1.C. has advanced
a sum of Rs. 113-15 crores, which works out to 13-31 per cent of its investible
funds amounting to Rs. 1,052 crores (in 1966-67). In addition, the L.LC.
bave contributed some amount to Housing Finance Societies and on
mortgages of house-properties etc. The -overall investment of the L.L.C. on
social housing schemes and other housing programmes therefore, works out
to about 15 per cent of its investible funds against the average of about
40 per cent in many developed countries. In India tOO; the L.I.C’s con-
tribution needs to be stepped up to at least Rs. 120 crores in the Fourth
Five Year Plan. As a matter of fact, the L.I.C. was earlier agreeable to
step up its contribution for social housing schemes, gradually every year,
but has not done so due to various reasons. Investment in housing would,
incidentally, be in accordance with the preamble of nationalisation which

laid down that the LI.C. would invest jits funds in ventures which further
the social advancement of the country, ‘

- As stated earlier, housing construction involves considerable pre-plann-
ing. The State Governments and other executive agencies, therefore,
Tequire certain tentative indications of the funds likely to be made available
to them during the next five years.. As far as Government funds are con-
cerned, the States are already permitted to sanction projects upto 125 per
cent of their Plan outlays [Cf. para 3 (c) above] which should be raised to
150 per cent. Similar permission in case of the L.LC. funds would go a
long way towards proper planning of housing programmes financed by the
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L.I.C. However, in the case of L.I1.C. funds the permission would not be
up to 125 per cent but for the total agreed amount for the Fourth Plan
period.

Non-Traditional Sources of House Finance in India

5. Employees’ Provident Funds

(a) These funds, like those of the L.LC., are ideally suited for: long
term investment in house-construction. The total accumulation under_ these
funds and the investment stood at Rs. 1135'56 crores and Rs, 762-93
crores respectively, on the 30th April, 1968. A sum of Rs. 138 crores
approximately would be available for investment per annpum. JIt has been
recently decided that these funds will be invested as under, during the bal®
year from 1st September, 1968, to the 31st March, 1969 :—

(i) Central Government securities including small savings . . . 65%

(i) State Government securities and other Govt. guaranteed securities . 35%

~ (b) The above pattern of investment is applicable to all establishments
(exempted and unexempted) under the Employees’ Provident Funds Act,
1952. However, during the above six months, only Rs. 42 crores would
be available for investment from the unexempted establishments for the
following purposes:—

(i) Central Government securities Rs. 27 crores.
(ii) State Government securities Rs. 10 crores.
(iii) Government guaranteed securities - Rs. 5 crores.

(including loans for Housing Boards).

The Reserve Bank has been requested to make investment on behalf of
the Funds in the securities of the Central and the State Governments. As
regards investment in Government guaranteed securities, the same will be
done directly by the Central E.P.F. organisation. The exempted establish-
ments will similarly make direct investments according to the pattern referred
to in {2) above.

{¢) It will now be possible to invest these funds into Government
guaranteed securities (including loans for the State Housing Boagds) upto
a maximum of Rs. 5 crores excluding investments to be made directly by
exempted establishments upto. March, 1969, provided that the rate of
interest is not less than 6 per cent. Since this rate is, in fact, half per
cent Jess than that of the L.LC. loans for housing schemes, the Working
Group urges upon the States which have Housing Boards to draw as much
of E.P. Funds as possible. The remaining States may, as recommended
elsewhere, take early action to set up such Boards.
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() The patiern of investment of these funds from April, 1969, onwards
has not yet been settled. It is, however, expected to provide a lgr'ger
investment in State Government and Government guaranteed securitics.
The Working Group welcomes the above decisions of the Government of
India. It also hopes that a'portion of 65 per cent of the E. P. F}Jnds
will be invested in the initia] capital (and also in the Joans) of the National
Housing Authority as ang when it is set up. (Cf. para 9 below).

6. P. L. 480 funds

It was suggested to the Working Group that P. L. 480 funds could be

used for the promotion of housing in India. - These funds fall into the
following three categorieg :—

(&) To be given to the Government of India ir: the shape of loans and grants

Or approved _dcvelopmem pProgrammes . - - - - . 85%
(b) To be given to U, 8, companies having collabotation with Indian firms 5%
(&) To be used by the Government of the U.S.A. in Irdia : : . 10%

T}fe.funds of the first category are invested in plan programmes by the
le“ﬂfy of Finance and the expenditure is shown against P. L. 480 .ﬁ_mds.
It is thus a mere paper transaction and cannot be treated as an additional

source. Similarly, the funds of the third category are obviously not available
for housing purposes.

The funds of the second category (also known as Cooley funds) can,
however, be used for housing purposes. Total accumulations under this
particular category amounted to Rs, 113-63 crores on the 31st March,
1967, out of which Rs. 5669 crores had been utilised by Indian concerns
in collaboration with American firms. Such funds can be profitably used
for setting up of building material industries and also as ‘seed capital’ of
the housing institutions discussed later jn this chapter:

7. Tapping of additiong] resources

To check annual deterioration in housing stock and also to liquidate
graduaily, the backlog, the U.N. has suggested construction of ten houses
per thousand persons per annum. Against this, our current rates of h°‘_15‘°"_
construction are 3-5 and Q-44 units for urban and rural areas, respectively.
The Working Group have proposed a target of 5 units per year per thousz.md
persons in the Fourth Plan which is to be raised to fen 'umts in the Fifth
Plan. Even this modest target would involve a total estimated mvestn"fent
of Rs. 1,140 crores per annum or Rs. 5,700 crores for the Plan ?eflOd-
Our current rate of investment in house-construction is howev_er, estlrr{ated
to be nearabout Rs. 330 crores per annum (i-e. Rs. 200 crores in the private
sector Rs. 80* crores for social housing and Rs. 50 crores for other public

*Assum}ﬁg that the W(-Jrking Group’s proposal for an outlay of Rs. 400 crores is
finally agreed fo,
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sector programmes). Obviously, substantial funds will have to be rzus'ed
from individual savings, private builders, corporate sector -and ﬁnanc.lal
institutions. The scope for mobilising such resources, even 1n -develgpmg
countries like India is very great. In the opinion of the Worlgm_g G.roup,
the difficulty lies in giving undue emphasis on the apgregate statistics ll:l f:‘ne
formulation of policies. But, -as is. well-known, these. aggregate stat1st1c:,s
have limited use. For example, average actual income in urban areas IS
in many cases double or more than the per capita income anr:t in the
metropolitan areas, average income of a person is three to five times the
per capita income. Secondly, the social customs and practices in develop-
ing countries give more credence to family incomes than individual incomes.
In these areas, majority of the families have more than one bread earner.
Their capacity to pay rents or to purchase houses is obviously much greater.
Besides, the desire to have a house is very intense. Precisely, for these
reasons, a relatively substantial amount (over Rs. 110 crores) has been
accumulated by the housing cooperatives in India, and the money has been
blocked up with the cooperative banks etc.” Similarly, there is a great scope
for tapping private capital for construction of rental houses in major and
metropolitan cities. According to rough estimates, about -one-third of
Delhi’s house construction (after -1960) has been financed by the private
sector. Almost the entire capital invested in the ownership flats of Bombay
has been found by the private sector. The investment from individual
savings and the private capital (including unaccounted money) is largely
inhibited because of absence of an effective intitutional framework for
housing, and. due .to certain impediments as detailed in paragraph. 6 of
Chapter V. on Urban Housing. Besides, financial jnstitutions are, by and
large, absent from thé housing field in India, though in the other developed
and -developing countries they are actively participating by investing in it.
The usual plea, for example, in the case of commercial banks is that their
deposits are of short term nature and, therefore, cannot be invested on long
term basis in assets- like house-properties. ' It is, however, felt that all
deposits with the commerical banks are not of short term nature and all
are not ,r‘epaygble on demand. We also do not favour major 'parﬁcipation
by the banks n housing but would like to stress that as in other countries,
banks should give stimulus to investment in housing by other financial insti-
tutions like trusts, insurance companies etc. The Working Group would
like the matter to be fully examined by a Commission/Committee of Inquiry
as suggested (in para 6 Chapter V of our Report). Meanwhile, the Working
Group would urge upon the Government to initiate on the follbw'uig sugges-
tions (some of which have also appeared in other chapters of the Report):— -
(a) Permission to private colonisers to develop land under adequate

control and according to approved layout plans and standards.
(CE. para 4.4 of chapter IV).

(b) Mortgage Insurance for land development as is operative in the
Ugited States, (Cf. para 4.5 of Chapter IV).
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© Allo’tm’en.tv of land on no-profit no-loss basis to private builders in
major .cmes for construction of housing and barrack type accom-
modation for unattached individuals on rents predetermined by the
Government from time to time. (Cf. Para 7 Chapter V),

(@ Sale of developed land to commercial interests and to high income
Eroups on profit (Cf. Para 8 ChapterV).

(¢) Introduction of g new scheme under which subsidy may be given
Upto 10 per cent or Rs. 1000 (whichever is less) for interest free
deposits ‘made for purchase of house-sites/houses.

(O Introduction of a house-mortgage insurance scheme under which
amount advanced by certain approved lenders on house-mortgage
are insured by the Government or its agency,

(®) Introduction .of raffles/lotteries though it is conceded that their
Scope is limited in view of ‘the floating of lotteries by several
Stat.e Governments. The prizes under the housing lotteries may
be in shape of houses or house-sites.

5. Internaﬁonal/ioreign aid in the field of Housing

v Hllitherto such aid for boosting house-construction in India has‘ been

;Y _ttle. Some aid has been given by the United Nations for settlpg up
;I Begonal Housing Centre for Hot and Arid Regions of the ECAFE in the
NB.O. The W.H.O. (and the Ford Foundation) have given some aid to

e Calcutta Metropolitan Planning Organisation but that is strictly in the
field of urban development and housing received only a fringe benefit.
The.m 15, however, a great scope for investment of foreign capital for pro-
rr_mtxon of house construction in India. Cheap foreign loans, with a morato-
rum of at least ten years, can, for example, be immensely helpful in the
advance acquisition of land in major cities and new townships. Similatly,
mternational and foreign aid can be helpful for providing cheap building
materials and in .improving their durability, through the establishment of
a few pilot and demonstration projects for industrialised methods of con-
struction. One such project proposal entitled “A pilot and ._demonstratxon
project for modernization of the building industry with a view to reduce
construction costs” hag already been submitted by the Government of India
to the U.N. Development Programme, for obtaining assistance equivalent to
20 per cent of the estimated cost (i.e. $2-02 million) from Ehe.U.‘N. Special
Fund. The Working Group, however, feels that there issoo;ge for more of
such plants in India. Again, there is great scope for assistance by the
international and foreign agencies in introducing and promoting ho‘usmg,
finance institutions in this country. Such aid could be in th?, shape of st;,efl
capital of the institutions as well as for the training of Tndian personnel in
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the compelx subject of house mortgage insurance and savings floans associa-
wons. Foreign aid can also be helpful in the introduction of self-help
housing schemes whereby a portion of food surpluses of the developed
pations can be used, as was done in the case of Mali and Morocco, for
payment of wages in kind.

Here the Working Group would also like to draw attention to the
limitations of international assistance in the field of housing. Hitherto, the
international organisations have confined their contribution to the supply of
information and rendering advice which many countties are unable to imple-
ment due to financial difficulties and institutional gaps. A few pilot projects
have been taken up here and there but their.cumulative effect on housing
situations of the beneficiary countries has been quite negligible. None of the
existing international organisations has made serious efforts for ensuring
implementation of its advice in the field of housing. The 1LL.O., for
example, passed 2 comprehensive résolution (No. 115 of 1961) on Workers’
Housing but did not devise any system of aid with the result that in many
countries (at least in India) the resolution, though well conceived, has not
been fully acted upon. Similarly, the United Nations admitted, in their
report on Housing and Urban Development in the Decade of Development
(1961-70) that external funds would be needed but, as far as we are aware,
no such assistance has been provided. The fact is that the U.N.O, or other
international organisations have virtually no means of financing such pro-
grammes. Its Special Fund and the like do not go beyond ﬁnémc'mg cost of
experts and a few pilot projects. The World Bank (and its subsidiaries,
the International Finance Corporation and the International Development
Association) have not'bee.n favouring lending for housig and allied matters.
And, thus, whatever aid in these fields has flowed to the déveloping countries,
it has been from the UK., US.A., US.S.R., and other developed countries.
The U.K. advances such assistance through the Commonwealth Develop-
ment Corporation, France through a network of institutions and the U.S.A.
through th:a .Inte.r-American Development Bank, Similarly, the U.S.S.R
bas been aiding in the planning of cities (Accra and Yemen for exam'plé)'
supplying b|§1ldm.g equipment to a number of countries and helping growtb,
of cooperatives in the East Buropean countries. In the circumstances
the Working Group recommends that Government of India use their gooc;
offices with the UN.O. and the World Bank for the establishment of an
international bank for housing and urban development in the developing
countries. Meanwhile, the Government of India should seek bilateral
agsistance to the extent possible from foreign governments and from the
specialised agencies. It could simuitaneously in association with other
developing countries, urge upon the World Bank and its subsidiaries to set
apart some percentage of their investible funds for housing and allied pur--
poses, Till that is done, the Commiitee on Housing, Building and Planning
of the Economic and Social Council of the United Nations should
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coordinate tite aid available. from different sources to the various develop-
ing and. developed countries, according to their need and performance
capacity. This would avoid or minimise the disparity which obtains in such
aid at present, whereby, for example, South American countries receive.
much larger aid for housing in comparison to the Asian and African nations
though the problems are more acute in the latter.

9. Souynd Institutional Framework

The various measures suggested by us for mopping up additional
resources for housing can best be administered by a business-like National
Housing Authority. “Such an institution would also cut out red-tape,
build up a housing.fund, avoid lapse of government funds at the close of
w financial year and (peculiar to India) check diversion of housing outlays
to other fields of development. Almost all developed countries (UK.,
U.S.A., Canada, Australia, Japan) have resolved their housing shortages
with the help of such organisations. Even developing countries like Burma,
Ghanpa, Pakistan, Zambia, Kenya, Tanzania, Uganda, Guinea and Nigeria
efc., have established such authorities. In India, the need for such an
institution was accepted in the First Five Year Plan itself. Though the
proposal has been reiterated in the Third Plan and has been considered,
more than once, at vety high levels, it has not yet been approved.
Meanwhile, two Parliamentary Commiitees (the Estimates Committee and
that on Public Undertakings) have also recommended the creation of such
an institution. Independent bodies like the [Ford Foundations Study
Team on Urban Housing have also favoured its establishment. The Work-
ing Group learns that the main hitch in the establishment of such an in-
stitution in India is the lack of initial capital of about Rs. 25 crores. In
this connection, the Working Group would like to point out that a portion
of this capital can be found from the provisions made in the Plan for
social housing schemes. Tt may be pointed out that the Governments of
Kenya and Zambia have set up their central housing authorities with the
loan ussistance of the Commonwealth Development Corporation of the
UK. Similarly, the Nigerian Housing Corporation has been brought
about with the U.S. assistance. Like-wise, the Government of India may
also consider the desicability of tapping some foreign sources for a part of
the initial capital for its central housing authority.

10. State Housil_lg Boards

At the State level, the best agency for implementing the housing pro-
grammes is the State Housing Board. Bat despite consistent recommen-
dations (of the first three Plans) and persuasion, only seven States have
set up quch Housing Boards (two in Maharashtra). As recommended i
para 7 of the Ten Year Perspective Plan (Chapter 1), a token Conral
subsidy (say upto Rs. 2 lakhs per annum per Board) to cover the adminis-
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trative expenditure of the States on the Boards may be granted to them
during the Fourth Five Year Plan, to encourage them to set up such
Boards.

Simultancously, the fund-raising capacities of the State Housing
Boards should be exploited to the full. Almost all existing State Housing
Boards are, for example, statutorily empovered to raise debentures but
only one has entered this field so far. Similarly, there is an urgent need
for authorising the Boards to accept deposits from intending house-builders,

11. Encouraging and activising Housing Cooperatives

(a) The most effective instrument for harnessing private savings for
housing is through the Cooperative Sector. This has in fact provided
very substantial resources for resolving housing shortages in all Scandina-
vian Countries and in the US.A., and UK. Cooperative housing offers
several advantages. The beneficiaries can make substantial savings in
cost through group action; architectural planning can be done on a large
scale; and building' materials can be obtained cheaply when purchased in
bulk. Cooperative housing also facilitates more satisfactory 'community
surroundings since the entire area is planned out with common amenities.
Cooperative housing is the best means of providing decent houses
at reasonable costs to persons particularly of low and middle income
groups who cannot afford to satisfy their housing needs by individual
efforts. In India, where the problem of housing is of enormous magni-
tude, the housing cooperatives have a significant and vital role to play.

While cooperative-housing has gained considerable momentum in the
States of Madras, Maharashtra and. Gujarat and has also made a steady
progress in Andhra Pradesh and Mysore, it has yet to register a significant
progress in other States. At the end of 1965-66, there were 11,778 pri-
mary societies and 13 regional/state level societies. The societies and
members constructed 17,087 houses and 15,128 tenements during the year.

The working Group makes the following recommendations :

(i) 20-25 per cent of the funds allocated under the housing schemes
be earmarked for the cooperative housing sector. This percen-
tage may be raised to 40 in the States where cooperative housing

has made good progress,
(i) The State Governments should earmark adequate quotas of scarce
building materials, if any, for housing cooperatives.

uster of housing cooperatives, they may arrange

re is a ¢l . .
(it Wher the facture of building materials on  cooperative

large scale manu
basis.
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(iv) A new venture in the field of cooperative housing has beent initiat-
ed in the Mysore State by organising the Mysore State Scheduled
Castes and Scheduled Tribes Cooperative Housing Corporation..
The Corporation was set up in 1966. The State Government
have given them a loan of Rs. 3:4 crores and share capital of
Rs. 0-10 crores out of funds received from the Life Insurance
Corporation . Till 3rd September, 1968, loans amounting 10
Rs. 34 crores were sanctioned to members for construction of
17,224 houses. Loans to the order of Rs. 1-58 crores wereé dis-
bursed till date. 3310 houses have been completed so far. Thus
this Corporation is solving the problem of housing among Schf:—
duled Castes and Scheduled Tribes in Mysore State. There 15,
however, need to provide for better technical supervision t0 cnsure
that the houses construdted are of approved specification. jl"he
Working Group recommends setting up of similar corporations

in the States where housing problem among Scheduled Castes
an@ Scheduled Tribes is acute.

(b). Our housing cooperatives have not, by and large, created any €on”
fidence about themselves in the community. There have been some loop-
boles in the cooperative laws which have been taken advantage of by uf”
scrupulovs - management. Besides, the Indian housing cooperatives take
an unusually long time (from seven to ten years) in providing theit mem”
bers with houses/house-sites. In other countries (e.g- Israel), they 1a.ke
a~mz.;ximﬂm of three years. The Working Group would, therefore, like
to reiterate its suggestion (Cf. Para 7 Chapter 1) that each state should have
an Apex Cooperative Housing Society. At present, only gix States have
these bodies. To encourage their formation in the remaining States,
financial assistance (e.g. loans for share capital and subsidy for managerial
‘personnel for an initial period) may be given by the Central Government.



CHAPTER 1L~

BUILDING MATERIALS
1. Need tor expansion of Building Material Industries

Availability of building materials in requisite quantities is one of the
most important factors for increasing the tempo of house building activi~
ties and successful execution of building programmes. During the Third
Five Year Plan, shortage of essential building materials created serious
bottlenecks. In the Fourth Plan, a much higher investment of about
Rs. 2,500 crores is envisaged for housing gs compared to Rs. 1,567 crores.
in the Third Five Year Plan. It if expected that the investment in cons-
truction during the Fifth Plan will be further increased. Taking into
consideration the Ten Year Perspective (Cf. Chapter I), advance action
is to be taken for the expansion of various building material industries
such as steel, cement, lime, bricks, timber etc., as an essential pre-requisite
‘to the successful implementation of the housing programmes in the Fourth
and Fifth Plans.

2. The construction sector accounts for about 2/3zds of the total in-
vestment or capital stock of economy. Two-fifths of this investment goes
into buildings (residential and non-residential) and the remainder into the
non-building sector (such as roads, bridges, ports, dams, canals etc.). Out
of the building sector, a sizeable portion is generally represented by the
residential buildings. '

3. The Natiopal Buildings Organisation have collected information on
the requirements of building materials from various construction agencies
in the country and have estimated the consumption of materials in physical
terms according to stipulated norms of consumption of different materials
The pro;I)orti.on of cost represented by building materials in total cost of
construction is approximately 70 per cent, of which bricks and tiles, cement,
iron and steel, and timber, according to the Central Statistical Organisa-
tion study constitute 7.4 per cent, 7.3 per cent, 15.4 pér cent and 6 per
cent, respectively, This data has been used by the N.B.O. to determine the
financial expenditure involved on the four building materials,

4. Requirements of Building Materials:

An investment figure of about Rs. 2,500 crores in housing during the
Fourth Plan is based on the following assamption:—

19
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1. Private Sector . 7 . %

. . . . . . Rs, 1,800 crores
2. Public Sector (excluding 3 below) . . . . Rs. 400 croxes
3. Social Housing . . ., . . . . . Rs.233cr0me8

Rs. 2,433 Crores
General Pool accommodation

. . Rs. 50 crores

Cellular Concrete Factories etc. . . . Rs. 15 crores

Rs. 2,498 crores

(Say Rs. 2,500 crores)
In Chapter 1 (Ten-Year Perspective Plan), however, the working Group
have recommended an enhanced provision of Rs. 400 crores for social

housing schemes and the total investment in housing may be taken as Rs.
2,700 crores as indicated below:—

1. Private Sector . . .. . . ; . Rs. I,800 crores

2. Public Sector (excluding 3below) , . . . . Rs. 4o0crores
3. Social Housing . .« . . , . Rs. 400 crores

Rs. 2,600 crores
‘General Pool accommoadation . . . . . Rs. 50 crores
Cellular Conerete factories et . . . . . Rs.22cr0r8

Re. 2,672 crores

(Say  Rs. 2,700 crores)

The size of the new Fourth Plan is taken to be as about Rs. 22,000 crores.
On the assumption that the investment in the construction sector will: be
50 per cent of this j.e. Rs, 11,000 crores (Rs. 2,500 crores for residential
and Rs. 8,500 crores for non-residential) or Rs. 12,100 crores (Rs. 2,700
crores for residentinl and Rs, 9,400 crores for non-residential) depending
on the outlay on social housing, the reguirements of major building mate-
nal‘s in the construction sector (residential and non-residential) and their
estimated production during the Fourth Five Year Plan are given in An-
uexures I and IT, '

5. Current raie of production of different Building Materials .

() Bricks.—No exact estimate about the production of bricks is avail-
able because it is mostly produced in the unorganised sector. It has been
estimated by the National Buildings Organisation through the despatch as
of slack coal to brick kilns that in 1966-67 about 20,000 million bricks
were produced in the country. With the same level, it is estimated that

the production during Fourth Plan would be around 100,000 million
bricks.
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(b) Cement.—The production of cement in 1967 was 11.3 milliop tons
which is 90 per cent of the installed capacity. The capacity of industry
at the beginning of Fourth Plan is expected to be about 16.0 million tons
due to establishment of new plants and expansion of some of the existing
plants. It is assumed that the average growth rate (9% per year) over the
last 75 years is maintained in the Fourth Plan and it is estimated that about
87 million tons of cement will be produced in the Fourth Plan period.

(c) Steel.—For the period 1966-67 to 1970-71 (the original Fourth
Plan period) the Planning Commission has estimated that the production
of saleable steel would be 40.2 million tons, out of which about 22.5
million tons was expected to be available for construction.

(d) Timber.—The Directorate of Economics and Statistics (Ministry of
Food and Agriculture) have given out the turnover of timber as 6.5 mil-
lion cu, mt. and 5.9-million cu. mt. for the year 1963-64 and 1964-65
Tespectively. It is estimated that 45 per cent of the timber roughly goes
into the constructiop industry; on this norm 13.5 million cu. mt. of timber
would be available for the construction industry and rest will go for al-
ternate uses.

6. Steps necessary to meet the shortage of bricks

As will be observed from the Annexures I and 1I, with the anticipat-
ed investment of Rs. 11,000 to 12,000 crores in construction sector, there
is not likely to be any shortage of cement, iron and steel and timber (in-
cluding wood panel products). But the anticipated shortage of bricks
will be between 50,000 to 65,000 million depending on the extent of in-
vestment in the construction sector. The National Buildings Organisation
have <uggested that the shortfall in the availability of bricks mav be met
as follows :—

(@) two thousand million bricks by establishing 50 mechanized brick
plants of 40 million bricks capacity, each;

(b) two hundred million sand-lime bricks by establishing ten, sand-
lime brick plants of average capacity of 20 million bricks per
year each;

(c) three hundred million bricks equivalents by establishing ﬁve cel-
lular concrete plants of capacity 1.38 lakh cubic meters per year
each.

The estabhshment of the above new building material. -plants, would
tequire an investment of Rs. 34.25 crores involving foreign exchange of
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Rs. 13.5 crores_for production of two thousand five hundred million bricks
equivalent per year as given.in the table below :—

(Brick equivalenits in-million numbers}

New building material plants No.of Total - Total Total
' units capacity forsign  invest-
per year exChange ment
(Rs.in  (Rs.in
millions)  millions}

Mechanised brick planfs .

- i 3 50 2000 65 200
Sand-lime brick plants . e 10° 200 15 30
Cellular concrete plants . . 5 300 55 I12*5

65 2500 - 135 34z'5

(13*5 crores} (3425 crores
The establishment of the above mentioned new building material in-
dustries would also permit application of new construction techniques
thereby effecting economy in construction. Two cellular concrete plants
are proposed to be set up soon.. These plants should be shown as central-
ly sponsored programmes with 100 per cent Central (Loan) assistance dur-
ing the Fourth Plan period. As regards other plants, Government should
either directly undertake production of the above mentioned building mate-
‘rials or encourage their production in the private sector by givihg reason-
able facilities to the manufacturers, such as releasing the minimum foreign
exchange required for importing machinery and grant of financial assictance
to them, and by using these materials in Government construction. In
any case, foreign exchange to the extent of about Rs. 13.5 croreg should
be earmarked for setting up these new building material industries in the
Fourth Plan.

‘7. Reduction in Buildirfg Costs

The measures proposed above to ensure an adequate supply of tradi-
tional building materials, supplemented with production of compctitive

sou-traditional materials, would go a long way to keep down the building
costs, The Working Group further note that the subject of effecting
reduction in building costs has been engaging the atte ;

o 12 N ntion of the National
Buildings Organisation and a good deal of action has already been initiated

by them during the Third Plan. Tn this connection, the National Build-
ings Organisation have tried to minimise the consumption of scarce build-
ing materials, promote use of new building materials and techniques, lay
down economic norms and standards for repetitive types of buildings , for-
mulate guiding principles and building codes for low-cost housing,’ and
encourage building research and experimental construction, The Workin

Group recommend that action by the National Buildings Organisatio E
all these directions should be intensified during the Fourth Plan, in :ielw
of the heavy investment and Government subsidies involved in’ housin

and other buildings in successive Five Year Plans. ' ‘
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ANNEXURE 1

Building Ma'erials Requirements in the Fourth Plan when investment in Construction
Sector is Rs. 17, 020 crores {Rs, 2,500 crores in residential sector and Rs. 8,500 crores in
‘non-residential copstruction secior)

sl Material Unit Requirements Estimated Shortage
No. production
Residen- Non-res- Total during
tial dential the 4th
cong~ Plan
struction
sector
1 z 3 4 5. 6 7 8
I Bricks Nos. in 61,000 90,000 I15E,000 xoo,boo—st,ooo
Millions . .
2 Cement Million 23 57 8o 87 +7
Tons
3 Iron & Steel  Million 31 160 191 22°5  +3°4
. © : Tons
4 Tim"Yer Million 43 §-1 o 12°4 135 FI1°I
 cub. mt, :

ANNEXURE II

Building Materials Requirements in the Fourth Plan when investment in Construction
‘Sector is Rs. 12,500 Crores (Rs 2,700 crotes in residential sector and Rs. 9:400 crores in
non-residential construction sector)

81, Material Unit Requirements
No. Estimated Short-
Residen Non-resi- Total produc- age
tial dential tion
" construc- during
tion the 4th
seclor Plan
1 2 3 4 5 6 7 8
I Bricks .. . . . Nos. in 66,000 09,000 165,000 100,000 —65,000
) Millions .
2 Cement . « .. Million 25- ) - 86 87 +¥
) ‘Tons
3 Iron& Steel . . .Million 3'4- 180  21°4 22°5 4I°1
Tons
4 Timber . . Mitlion 46 9'0 136 135 —0'I
- Cub- Mt. 5

18 M of WH.8.—3.



CHAPTER 1V

LAND AQCUISITION AND DEVELOPMENT

Since land is the essential pre-requisite for all urban development and
housing programmes, ‘the most scientific approach to the question of land
acquisition and development would be to discuss it as an integral part of
the overall concept of urban development. However, Town and Regional
Planning and Urban Development are not within the scope of this Work-
_ing Group. TIn this chapter, therefore, the subject of land acquisition and

development is discussed only in its limited applicability to housing,

without losing sight of the basic principles of town planning which are
indispensable for any. successful housing ppogramme. The wider field
of Town and Regjonal Planning and Urban Developmeat is being covered
by the Working Group on Health, L.S.G.. etc.

In the previous Five Year Plans, the question of land acqui§ition and
development has received only a subjective importance in relation to its
value to the various social housing schemes. In the context of the grow-
ing need of developed land for housing and allicd programmes on the one
hand and the relatively limited resources of the Governmeni on the other,
this should be treated as a subject of major objective importance and the

.Fourth and the successive Plans should bring about some dynamic think-
Ing in the matter.

Physical and Financigl Requirements

2. It has been estimated that on the basis of the present average gross
density of 33 per acre about 24 lakh acres would have to be acquired and
developed to acoommodate the urban population by 1981.  Even assum-
ing that a highly intensive land-use s planned to achieve a gross density

of 66 per acre (ie. double the present density) the requirement of urbap
land would be ip the neighbourhood of 12 lakh acres. The correspond.

ing financial involvement would work out to about Rs. 6,000 crores on -
a fodest- estimate of Rs. 50,000 per acre’ (including cost of raw land
and development charges). Against the back-ground of a such collosal
mqujrement, the iﬂdications are that a meagrc sum Of Only RS- 25 crores
would be available from Government sources for financing land acquisi--

tion and development projects in relation to the programmes under the
social housing schemes,

24
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3. Land Policy.—It would be obviously impossible to attemipt - to
jackle so vast a problem through public sector activity alope. It should
be possible to deal with the problem effectively through a four point pro-
gramme as indicated below:—

First, ways and means should be devised to augment the éxtremely
limited funds available from governmental sources and to put
them into effective use, especially for meeting the housing shot-
tage of the low and middle income groups.

Secondly, suitable measures should be adopted to induce a steadily
increasing measure of actlwty in the private sector, which has to
provide the major effort and the bulk of fund

Thirdly, efforts should be minimise the delay in acqulsltlon proceed-
ings through legislative. action to the extent possible and by
gearing up the machinery for acquisition.

Fourthly, all urban housing pfogrammes should be planned and im-
plemented on the basis of intensive rather than- extensive land-
use.

Measwres recommended for adoption in the Fourth Plan

In consistence with the policy enunciated in the preceding paragraph,
the Working Group: would recommend the following ineasures for adop-
fion.

&. Revolving Funds—-(2) In the absence of adequate financial resources,
it is necessary to inerease the potency of the limited funds available. so
28 to enable the State Governments to finance larger programmes. For
whisipurpose, it was supgested in the Thitd Five Year Plan that revolving
funds should .be created with loan assistance provided under -Land Ac-
yuisition” and Development Scheme as the neuclei. According to . the
préseiit arrangement, funds for *the .Lang . Acquisition and Developmenl
"$chéme' are provided out of the loans ddvanced by the Life Insurance
Corpotation of India. Till 1965- 66, these were repayab]e by the Stats
Governments i 25 anrmal equated mstalments of principal and ‘interest;
#lternatively, it was ‘also open to the State Governments to pay only the
mierestr _annua,lly and retum the "principal in ong lumpsum at the end of
25 yedrs In the latter case, however, the State Governments were re-
quired to set up sinking funds to amortizé the loans: according to the
instructions of the Reserve Bank of India, the annual subscnptlons to the
sfnking-funds have 1o be equal to the annual instalment of prmmpal to
paivepaid, From ‘the year 1967-68, the Life Insurance Corporatlon are
wdvancing Joans for housulg ‘Tepayible in 25 annual equal instalments of
writicipal and interes; being- tepayablé half-yearly. In-effect, the return
from the investments in the’ Lahd Aéquisition and Development projects
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would be more or less sufficient to meet debt servicing and there is no.t
much margin for the proceeds to be ploughed back. Consequently, ®
has not been possible to set up Revolving Funds as envisaged in the Third
Plan. It is, therefore, suggested that the amount of Rs. 25 crores propos:
ed to be made available in the Fourth Plan should be ailocated to the
State Governments in the shape of regular Revolving Funds. If necessary,
the State Governments may be required to refund the amount so allocated
after a period of 30 years with simple interest. Normally, it would take
about 3—5 years before the returns from the investments on Land Ac-
guisition and Development 'projects can be expected to flow. Thereafter
the returns could be ploughed back into fresh projects and thus made to
revolve at least six times before maturity for repayment. By including an
appropriate percentage for debt servicing in the cost of each project and
by charging a higher sale 'price on the parcels of land allotted to commer-
cial interests, it might be possible’ for the State Governments to refund
the entire amount of loan after the period of 30 years without incon-

venience. The Working Group strongly recommend that this important
proposal be accepted.

(b) The Working Group, further consider that the revolving funds,

so constituted may be augmented by pooling the in®ome on account .of
the following:—

(2) Ground rent on land allotted on leasehold basis;

(b) Betterment charges on leasehold land (which may mop up 50
per cent of the un-earned increment in the value of such land),
when it is sold or transferred by the owner; and

(c) Betterment levies on free hold land, when some town improvement
results in an appreciation of the value of such land. '

The Third Five Plan had recommended the levy of a Capital Tax
on transfer of free hold lands. Although the current emphasis is
on the allotment of land on leasehold basis, it would be difficult to preven-t
the perpetuation. of freehold rights, .where they already exist. It woi:hf,
however, be reasonable to maintain that the transfer of such pﬁvile.geﬁ.
rights should also carry a premium, It is considered that the proceeds of
the Capital Tax should also be pooled to augment the Revolving Funds,

Tnducements to Private Colorisers and .S'e!f-Fz_'nancing 'Schemes

5.-Private Colonisers-—Since the problem is to V
public - authorities alone, private colonisers must be permitted

: ' to develop

land according to approved-lay-out plans and standards on .pa)m'l'fmt (3

betterment levy a‘fd charges for provision of trunk services, Wherever

passible, such projects could also be carried out by public z;uthorities m

¢ vast to be tackled by
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collaboration with private colonisers, cooperatives or other nom-profit
O)rganisations: in these cases, the pyblic authorities may ‘provide.the .land.

“and the lay-out plan, to the collaborators for development and. sale ac-
cording to prescribed principles.

6. Morigage Insurance for Land Development—It is noteworthy that
the Federal Government of U.S.A. have introduced a system of mortgage
insurance for land development to promote land developmen in the
private scctor. . The salient features of the relevant provisions are indicat-
ed in Annexure I.. The Government of India should examine the feasi-
bility .of .introducing a similar system through the Central Housing Board,
ff set up or otherwise in collaboration with Land Mortgage Banks and
other financial institutions and the Life Insurance Corporation of India.
The twin qualities of ‘security> and ‘liquidity’ inherent in .such insurance
will create a sound land mortgage market and encourage private sectar
investments in land development. Since land development lprogrammes
would involve only short-term credits of 5 to 7 years’ duration, large
banking institutionss would be mterested in financing such programmes on
the strength of the under-writing.

1. -Self-Financing Proiects'.-—Apart from the projects which may be
financed from funds provided by the Government.of India or any other
source, the State Governments should also formulate and implement self-

financing schemes.

Example—Let us assume that it is proposed to acquire and
develop 500 acres, according to an approved lay-out plan, in say
four stages or parcels. By advertising  the scheme; - about- oné-
tourth of the total estimated cost could be -collected from appli-
cants (including individuals,. cooperatives, small and medium
industries, commercial concerns etc.), With the amount so- col=
Jected; the first stage”of development might be - completed -and
building sifes ‘allotted by drawing lots. - Possession should . -be
giverion ‘payment ‘of full sale value arrived at on the basns of cost
analysis. Plots for industries or other commercial ‘purposes. may
be sold at a hlgber rate, with a premium or- surcharge for pre-
ferential ocalities, such proﬁts bemg turned over to reduce the
orice of plots for the low income groups. - The -sale proceeds
thus collected should ‘be uuhsed to finance, the second stage of
development and ‘so on. Smtable mutations’ of ' this procedure
may be adopted . wherever necéssary to render the - pmpasmon
practlcable The aim should bé to complete the entlre ‘project
expeditiously, say within a period of 5-6 .years.

The working of the “Salt Lake Redamanan Scheme - of: the Goverg-
ment of West Béngal would provnde some prachcal gmdance ‘in" the maner.
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. 3: Delay in Long Acquisitior, Proceedings.—It is a well known fact that
rgordmate,.dp l?‘y s almogy &% inevitable feature in land acquisition proces-
dings. This, in faor, Presentg p, | simary bottle-neck in ' the progress of
housing and Other Velopmens p:ggtaﬁlmes- The following statement of
the Law Commigg,,, Pointedly explgins the position:

“Tne Present Centeqy Act Yias bee in force for over 60 years. Ex-
pemience hag shown ¢hy ‘inordinate delay occurs in acquisition
Proceedings, The maig complaint of the Governments _is th.at
they are greatly havdicapped in carrying out large - projects s
and Outside he Development Plans as well as other works of

llity ag the machinery provided and the procedure laid
down in the Act fead 1o great delays in obtaining possession of
land Sought g be acquired. Most of the delay occurs in the

. - Stages of g proceedings between the date of the nogl}i]cau‘

ion under ‘section 4 ‘and the declaration under section 6. F.llrt ery

delays arige it the making of the award by the collector, with the

Tesult thay . under theg existing law, the Government cannot

obtaig Possession until the award is made and the taking ot

POssession ig iﬂdﬁﬁnite!y dela_yed";

the incorporatioy Of co ific time-limits in the existng Act for

£2s of the p::x: di:g:;c fl; :lhe Government 9f India were not
I L or OL any g0p statutory Jimitation. - It Was considered that '1f thg
time-limit happepeq 0 be transeressed at any partieular stage. owing td
some fortuitoyy Cimumstances begrznd the control of the authorities cop.
seried, the engye Proceedipgs nfight become null and void and wouly
have to be nstituteq 4y, im‘tﬁ:  While these is considerable force in this
argument, the Becessity for elimination of the delay cannot also be over.
siressed.  Tpe Thacker Comun ttee set up by the Housing Ministerg
Conference, Chﬂndiga.rh; recommended a compromise solution in thig
regard. The Committe, suggested that jn exercise of the power conferred
vader Section 55 o the Land Acquisition Act of 1894, the State Govern.
ments shounld frame rules kspecif . ﬁppr;,priate time-limits for completing
the different steps pof Proces dm’g:g the rules should be carefully worded
3 a3 10 be Purely directory ig ;:haracter and Dot susceptible of being
construed ag Mandatory, “This is-a very helpful suggestion which would
B0 a long way i expediting Jand acquisition proceedings. ‘The Working
Group wouid; thefe.fom,'wcommend that this should bs inclueded a5 g

specific directiy, in the Fourth Pian.

In order ¢, eliminate the delay, the Law Commission  recommended
. A ]
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9, Public Purpose—Another vexing factor is the absence of a clear-cu

dcﬁ]‘litjon Of‘ ﬂ]e'.telm 'pub[ic purpose' in the La_nd Acquisition A;:t (:lﬁ 1894_
This frequently leads to disputes and litigations and cox-lsequent y algpers
or vitiates land. acquisition proceedings. In this connection, the Law Com-

mission had observed as under:

“The determination that 2 purpose is a ‘public purpose’ is. no. longer a
matter for the subjective satisfaction of the appropriate Gov.af;n'_-
ment. _The existence, of a public purpose is a necessary cond.ltn:-.}_g
to the acquisition or requisitioning of property and that the exis;
tence of such a purpose must be established objectively has l_aee’q
settled by the decision. of the Supreme Court in Bella Banerjee’s
case....”

The existing Act contains only an inclusive definition relating to the provi-
sion of village sites in districts where it is customary for the Government to
make such provision. While the Law Commission was not in favour of an
exhaustive definition as it might militate against changing circumstances,
thev. however, considered it necessary to provide an enlarged inclusive defi-
nition;, accordingly they suggested an alternative definition, which would
have brought the acquisition of land for. housing and allied programmes
under the scope of the term “public purpose”, unequivocally. within thg
meaning of the Act. This suggestion was not accepted by the Government
of India as it was felt that there was sufficient case law available to determine
the scope of “public purpose™.

~ 10. Experience, since then, has shown that the absence of a statutory
definition of the nature proposed by the Law Commission is indeed a serious -
handicap in the implementation of housing programmes. The determination
of “public purpose”™ is justiciable; the rulings of the Courts are not always
helpful; and disputes in this regard could hold up housing programmes for
years,. On the other hand, if the land acquisition statute itself could con-
tain some positive guide-lines for the interpretation. of “public purpose”, it
would help to aoid unnecessary litigations and .accelerate hopsing pro-
grammes. The Working Group, therefore, recommend that the definition
of the term “public purpose”, as contained in the existing Land. Acquisition
Act (Central Act) should be amended to reflect the latest decisions of the
Supreme Court in the matter.

Organisational weakness of: the normal machinery in the State ‘Govern
mesnts would alse appear to contribute, to the delay in the - acquisition- of
Jand for housing and . allied ‘programmes; The Thacker Committee
observed that. “the-Land. Acquisition Collectors and other .officers are. gene-
rally unable.to devote sufficient time-to.land acquisition work, which is only.
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a secondary part of their executive or judicial functions.  As a result, acqui-
sition proceedings are abnormally delayed and hearing of cases is frequently
adjourned”.  The Committee, therefore, suggested that the State Govern-
ments should examine the feasibility of authorising the State Housing

Boards/Departments to acquire land for housing schemes instead of through
the Revenue Departments.

‘The suggestion is, no douabt useful; but since Housing Boards are auto-
nomous statutory bodies it may be difficult to invest them with the powers
of the State Govérnments in the matter of Land Acquisition, except to the:
extent envisaged i section 38 of the Act. The Working Group would,
however, recommend that the State Governments should consider the feasi-
bility of delegating necessary authority in this regard to their Housing Depart-
ments or otherwise the existing machinery should be suitably strengthened

to facilitate expeditious acquisition of land for housing and allied
programmes.

11, Land Use.—We now come to the last item of this Chapter, whch-
however, deals with the most important aspect of urban land problem.

A Team of Fdrcl Foundation experts, who examined the problem of

urban housing in India, in- 1965, have described the situation most Suc-
‘einctly, as under:i—

“The search for suitable building sites has become a major preoccupa-
~ tion of the public and 'private construction sectors, Regardless
of improvements made in housing finance and construction:
methods, there can be no hope of a significantly enlarged housing

programme unless something is done to correct the chronic shortage
and steeply rising costs of urban land.

The problem seems to defy solution. The prospects for developing
large supplies of inexpensive suburban lang are severely limited b;
an inadequate public transport system and highway network.. . And
efforts to éstablish administered - \

. . prices for.land acquired und
eminent domain have been frustrated b S et

N : ¥ a Tecent Supreme Court
tuling that ‘current ‘market value must be. the bag; '
N M ; - ~ asi -
ment of claims.” s for the setle

This refers to the decision of the Suprem . .

rate judgements” (of Sth October 1364;51‘;:;,;:1:1??:;?; n }tlw 0 sepa-
Acquisitipn»"@om‘pgy Amendme‘nt)r Act, 1948, and the iyt the _'I.:an
{Madras -Amendmeént) “Act, 1961 The Bbmbay ;amendn?; Acquisition
frecze-land value at Januaty, 1948 Jeve, 'W}iereas?the-‘Madr:f Soughrr to
provided for compehsation. on the basis of ‘the market varue::fm?i:lil?;
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date of publication of the notification under Section 4- of the Ceatral Act of
1894 or. an amount -equal to:average- market.value . during the five years
immediately preceding the notification - whichever is less. The Supreme
Court considered this as “a fraud on power™” dnd maintained that the com-
pensation should be relevant to the value of the- property at the time of
acquisition.. '

12. The problém is mot peculiar to India, but is common all the world:
over, especially in and around growing cities. The scarce and expensive
quantum of urban land has to be carefully balanced with éxpensive elements
of growing population and rapid industrialisation. Regional planning,
progressive urbanisation of rural areas, promotion of productivity potential
through village industries etc. are some of the Iong range measures which
might seem to provide lasting solution. = But the immediate answer indu-
bitably lies in the conservation of urban land by intensive land-use methods.
This has come to be accepted as a vital necessity in all the developed
countries.

13. “If urban land is to be conserved, it is necéssary to develop every
parcel of land to the highest density consistent with accepted environmental
standards. This means that despite innate preferences for one-storey: .in-
dividual homes, a much larger proportion of new housing should be in the
form of multi-storey structures. It also means that the height limitations
of the present zoning regulations should be liberalized and the, minimum as
well as maximum limits should be placed on floor-area ratio. Property
owners should be encouraged to build additional storeys on existing struc-
tures and to sub-divide large flats into smaller ones, which will increase the
supply of housing without simultaneously increasing the demand for sites.”
These remarks of the Team of Ford Foundation merit serious consideration.
If an appropriately high density is to be achieved, it also implies that the.
following factors should be kept in view:—

Three-Dimensional use of Land—The surface, the sub-surface and the
super-surface. should be fully utilised: the sub-surface for sewer
and water laterals and foundations, as also for basements, garages,
godowns etc. as the case may be; the surface for the basic ground-
fioor structure; and the super-surface for double, triple or multiple-
storeys (especially in large cities).

Air Rights—Wherever possible, buildings might be erected on the.
basis of air rights (i.e. right to the use of supet-surface by virtue
of the right of possession of the surface of the land) even over rail-
tracks, roads etc.  This might be followed in congested metropo-
litan cities:  ‘The Merchandise Mart in Chicago which is a huge-
structure built on stilts above rail-road tracks and the Life
Insurance Corporation building, “YOGAKSHEMA™” at Bombay-
built over a road, are good examples.
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_Sub-Division—"Site preparation is often loosely referred to as ‘sub-
dividing’ or *plotting’”.  “A tract of land may be sub-divided in
alternate ways, some ‘ielding more ‘buildable area than others.
Local authorities should supervise both public private sub-division
to a_._ésu_re that the land is carved up without waste, that only the
necessary minimum is devoted to streets and that future structures
will be grouped to provide more open space for the community
use and less for the individual parcel”. In other words, in the
planning of housing projects sub-division of a large area should
be made in such a manner as to yield optimum Iand-use. It
should be remembered that the economic value of land can be
markedly influenced by the shape and proportions of the parcels
Again in forming the lay-out, it is to be borne in mind that ‘strests
are not only a factor in the arrangement of land use, but also 5
major user of land area, upto 25 or 30 per cent in most cities’.

14. The Working Group have made the foregoing proposals after a care~
ful study and analysis of the current situation and they have no doubt that
the position could be 1mproved greatly in the coming years to the extent ta

which the proposals are adopted in the Fourth Plan and followed up in the
succeeding Plans.



ANNEXURE 1

Salient features relating to Mortgage Insurance for Land Development,

as pravided in the Housing and Urban Development Act of 1965
(US.A)

(a) The scheme is applicable only to agencies other than a Public Body.

(b) The Mortgage should be made to“and held by an approved
mortgagee.

{c) The mortgage will cover the . land to be developed and the
improvements to be made.

(d) The extent of Insurance wbligation shall not exceed 75 per cent of
the estimated value 'of the property upon completion of land development,
50 per cent of the value of land before development and 90 per cent of the
cost of such development, ' '

(e) The maturity of the period of land development morigage shall be
limited to 7 years.

(f) The land development project should be a fully approved project
undet an overall development plan and should passess a sound - economic
base, involving sound land-use patterns, provision of proper community
facilities etc.

(¢) The Pproject should be capable of encouraging diversified local home
building industry, ensuring proper balance of housing for families of low and
moderate income.

(h) The outstanding principal obligations of mortgage in a single land
development undertaking shall not exceed 310 million (Rs. 7.5 crores).



CHAPTER V
TIRBAN HOUSING

1. Rate of Urbanisation.—During the last three decades, there has been
a very rapid rate of urbanisation in India. In the ITast decade (1951-61)
in particular, the rate of urbanisation {26:14 per cent) was greater than
our rate of population growth (21.64 per cent). Even the urban popula-
tion of 7.89 crores, reported in the 1961 census, is likely to be about 9.72
crores in April, 1969. The situation is further aggravated by the increase
in number of large cities. While 1951 census had reported 75 towns having
a population of one lakh and more, the corresponding figure of 1961 census.
is 113, Among these, the largest towns have grown the fastest. About 2
crores of our people (or say one fourth of the total urban population) are
concentrated in eleven metropolitan cities of Calcutta, Bombay, Delhi,
Madras, Hyderabad, Ahmedabad, Bangalore, Kanpur, Poona, Lucknow_‘and‘
Nagpur. Their total population must be much more because the above:
statistics do not cover the families living in their suburban areas.

2. Urban Housing Need —House-construction osi the other hand,: has
been lagging ‘considerably behind - the ‘rate of urbanisation. ~The public
housing programmes of all Ministries, States, public undertakings, - Tocal
bodies- etc., could barely provide-about 8 lakh - houses during the last: 15
years. (This debt includes about 4 lakh houses built under the
schemes). Reliable statistics of houses constructed during the above
period in the private sector are not avaijlable. However, it bas been esti-
mated that this sector might have built about 2 lakh
Thus, the overall annual rate of new construction works out to only 3-5
units per thousand persons as against ten units recommended b any
group of the United Nations. Comparative figure Yy ar xpert

s (housing units per
thousand persons per year) of certain developed c : . p

ount .
of the trend:— P ries are illustrative

social housing

housing units per year.

1. U.5.8.R. .
b . . . io
2. West Germany . . . . R . . '3
' . . 102
3. Sweden . . . . . . . . _ 2

1006
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4. New Zealand . 9
5. Australia, - 87
‘6. Denmark | 76
7. Brance 7°3
8. Japan 7:2
9. Hong Kong 6-76
10. U.S.A. 65

That is why our urban housing shortage has been increasing progressively:
it was 28 lakh units in 1951, 93 lakhs in 1961, 114 lakhs in December,
1967 and is expected to rise to 119 lakhs in April, 1969. Further more,
about 12.5 lakh units may be added to the effective demand, during the
ﬁeriod of the (new) Fourth Five Year Plan; due to new family formations.
Another 5 lakh housing units would be required to cover replacement of
deteriorated houses. Thus, in all, there would be a shortage of about
136.5 lakh housing units during the next Plan period.

3. Urban Housing Conditions—Such a huge shortage inevitably results
in congestion and over-crowding. For instance, 84 per cent of the residents
of Gorakhpur have less than 50 sq. ft. of space per person. Similarly, in
Hubli, 14 per cent of the total population live at the rate of seven or more
persons per room. In Jamshedpur, 35 per cent of the dwellings have more
than one family in each. A recent National Sample Survey revealed that
as much as 22 per cent of houses in urban areas were ‘bad, dilapidated and
improverished”. Similarly, a recent survey by the Ranchi Improvement
Trust found 55.54 per cent of the existing houses as unsafe and unifit for
human habitation. As regards essential services, 60 to 70 per cent of the
residents in India’s two largest cities (Calcutta and Bombay) have no bath
room facilities of any kind while 8 per cent to 12 per cent dwellings have
po latrines even. Such living conditions: constitute a great health and social
hazard, besides adding to the pressure on the cities’ essential services.

4. Need for a New Housing Policy.—1In strict economic terms, urbanisa-
tion is an expensive process. While a moderate small-sized house in a
village costs about Rs. 3,000, similar accommodation in a medium dity
costs Rs, 10,000. The cost is still more (ranging between Rs. 15,000 to
Rs. 20,000) in metropolitan areas.

As stated earlier, the backlog of our urban housing shortage of 119 lakhs
is really gigantic. Besides, it is increasing at the rate, of about 5 lakh units
per year, as house construction is lagging far behind the demand. The
social housing schemes, due to low annual allocations, are able to ‘provide
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30,000 to 35,000 units per year. Even if the outlay is stepped up from:
Rs. 233 crores to Rs. 400 crores as recommended by us in chapter I, the
social housing schemes are not expected to p;ovide} more than 4 lakh houses
in the Plan period. Other public sector programmes are also not likely to
provide more than 50,000 houses par year, which would mean about 2.5 lakh
housing units in- the Plan period- As regards construction in private sector,.
reliable statistics are not available, The N.B.O. have unc}ertaken SUrveys
of house construction in 13 major cities, in association with the N.S.S., but
the resuits are likely to take somie more time. Meanwhile, it has been
roughly estimated that about 2 lakh housing units are being built by the pri-
vate sector every year  Thus, even if all assumptions come true (which
is very unlikely), we will be building about 3.3 lakh new units per year.
This would not meet even the annual increase in housing deficif, not to speak
of neutralising the huge back-log. In the circumstances, the Working Group

feels that the Government should evolve a bold housing policy, particularly
for the urban areas.

5. Measures for De-Urbarisation—The solution lies in checking further
migration of people from the villages and small" cities to- major - urban
agglomerations. This can bé made possible by re-orienting the licensing
policy for the establishment of new manufacturing units. At present, a
majority of new manufacturing units are being set up in major cities. For
example, 48 per cent of licenses issued for selected manufacturing groups
during 1951-61, were meant for cities with population of one lakh and
more. This policy will have to be radically changed so as to locate more
and more new units in semi urban or rural aréas and smal] cities It i
admitted that all rural areas may not be favourable for certain specified
manufacturing processes because of difficulty of communications, adequarte
power and water supply, etc, but the potentialities for their location 1n smafl

and medium size cities can always be improved In point of fact, many
other countries are now following a deliberate policy

10w | of encouraging establish-
ment of new factories in mediunt $ize cities. Simil

arly, as far as possible,
new offices of the Central Government, State Go

A vermnments and public
undertakings ete. should be located in well-connected medium-size cities.

Finally, for reducing the burden of population in metropolitan and other
major cities, the Government should draw up and implement co-ordinated
plans for :the-establishment -of satellite towns around these major cittes.

6. Exploitation of Private Capital for Urban Housing ~—Sec
areas offer much greater scope -for .exploiting the private capital for the
eonstruction of low-income housing. By and large, all urbap settlements
suffer from grave housing shortages, over-crowding and congestion. This
results in sharing and renting of even minirmum accommodation. 11,“3,

ondly, urban
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according to a recent study of the N.S.S. as much 47 per cent of the urban
population has been living in rental accommodation. This does not include
the number of families living in jhuggies and jhopris, slums and on pave-
ments. Now, with comparatively better employment opportunities, the
per capita income of urban population is better than that of all-India.
This means that the rent-paying capacity of a majority of urban families is
slightly better, In the normal course, therefore, private enterprise should
have come forward on a large scale to build houses for being given out on
rent. The cost of construction have, however, become so high that persons
in the low income brackets cannot afford the economic rent of even a
small two roomed house. Besides, there are 'a number of impediments on
the entry of private capital in the field of low cost housing, Unfortunately,
these restrictions have never been objectively studied in India. In other
countries, there have been periodical expert studies of such important
questions. The Working Group, therefore, urges upon the Government of
India to set up a competent commission/committee of inquiry to go into
this important -question. Prominent non-official experts should also be re-
presented on such a body when set up.  Meanwhile, however, the Central
and State Governments should initiate action on the following measures:—

(a) Rent Control Laws.—These laws were initially enacted by the
States in India, as in"many other countries, as war-lime measures.
for limited periods. But as in other countrics, these have become,
more or less, a standing feature here. It has, however, to be
recognised that from the housing point of view, rent control laws
tend to aggravate hoysing shortages in the foliowing ways:—

(i) By mmpeding the flow of private investment into new
onstructions,

(ii) By dimifiishing the stock of existing houses due to lack of
proper maintenance and repairs which is directly attributable:
to rents having been pegged down to levels which have no re-
Jation to prescnt day costs etc.

Of late, however, other countries have been reviewing their rent con-
trol Jaws with a view to:stimulating (or at least fiot inhibiting) new
house construction., Such progressive - review has not yet been
taken up in India, though all the three Plans havé emphasised it.
This is because in India, rent control is a State subject on
which the Ceatre cannot eract laws in normal circumstances and’
the States, by and large, do not appear to have shown wmuch aware-
ness of the gravity of the growing housing problem. 'The result
is that the Indian rent control laws provide for the fixation of fair
rents on the basis of 6 per cent 7% per cent of return on invest-
ment which, in present credit conditions, is much less than that
of investments in other ventures. The rent controt laws of some
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States do not also contain provision for ‘rent holidays’ for some
-years in respect of new houses- Finally, in some laws, there is
no provision for eviction of the tenants with a view to carrying out
essential repairs. The Working Group, therefore, would urge
upon the States, to review their rent control laws with a view:
to stimulating house construction,

{b) Income-Tax Concessions—Under the Income Tax Act, as

(c)

. amended in 1961, the income from new residential umits fetching
a rental of less than Rs. 600 per annum per unit is exempt from
income tax for an initial period of three years. A deduction
of Rs, 600 per annum per unmit is also allowed from the rental
income of all new residential units for an initial period of three
years for the purpose of calculating income tax. These conces-
sions, however, do not go very far in promoting the construction
of houses by private investors. The Working Group, therefore,
recommends that the limit of Rs. 600 may be raised to Rs. 1200
and the exemption period from three to five years. In this con-

nection, it may be pointed out that on the basis of a gross rental
calculated at 8 per cent of the capital cost, the rent of a modest
dwelling, costing about Rs. 15,000 works out to R's. 1200 per
annum. The present exemption limit of Rs. 600 is, therefore,

too low,

State Taxes on Houses and Buildings—In certain States (e.g.
Assam, Madras and Punjab) houses are subject to property taxes
of the State Governments, in addition to local municipal taxes
referred to in (d) below. Such a levy by a municipal body is
justified on the ground of the civic services provided by it. But
the same cannot be true of the property taxes leyxed by the. State
Governments, The Taxation Enquiry Commission also did not
see any justification for levy of any property taxes for the purposes
of the State Governments, The Commission had, on the other
hand, recommended that such taxes should be given up and
replaced by municipal levies. Besides, as pointed out by an
LL.O’s report, the property taxes are legacy of the, past when
ownership of property was the ‘best index of a mans ablllty fo
pay taxes. These are hardly an appropriate soUICe of public
fevenue now when taxes are mainly based on the tax payer's
income. The IL.Os report further stated that “the property
taxes are fundamentally a survival from a different sort o:f economy
and act as a hindrance in development of better housing stand-
ards”.  The: Working Group recommends that the States which
have levied such property taxes may be advised to ﬂb(ﬂish them,
as early as possible.
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(d) Municipal Property Taxes.—The. Working Group is also of the
view that the system of municipal taxation on houses needs to be
rationalised in the following manmer;—

(i) Such taxes may be levied on a sliding scale on the analogy
of income tax, under which the rate of tax .increases pro-
gressively with the size and cost of a house. This will pro-
vide relief to owners of low-cost houses without reducing
the overall revenue from such taxes.

(ii} In respect of houses for low incomie groups, the house tax
may be computed on the basis of an annual rental value not
exceeding four percent of the cupital cost. Further, houses
with annual rental value not excceding Rs. 250, should be
exempted from the purview-of such taxes as recommended

by the Conference of Housing Ministers held at Bhubameswar
in 1961,

(iii) The houses built by housing cooperatives should be allowed
30% rebate from the property taxes as recommended by the
Working Group on Housing Cooperatives and as actually
permissible under the Bombay Municipal Corporation Act.

(e) Surcharge on Stamp Duty—Many States have levied a surcharge
on stamp duty payable on the instruments of mortgages etc.
executed by the beneficiaries building houses under the Low and
Middle Income Group Housing Schemes. In certain cases, the
surcharge is as much as 50% of the original stamp duty and adds
considerably to the overhead costs of a new house. The State

Governments may be advised to exempt low cost houses from
this surcharge.

7. Selective Approach in Urban Housing

Thirdly, urban housing offers comparatively better scope for applying
the principle of selective approach as enunciated in our Ten-Year Perspec-
tive Plan (Chapter I). The 1961 census divides our urban settlentents as
under:—-

(a) Cities having population of five lakhs and more

13
(b) Cities with population between 3  and 5 lakhs. 13
(c) Cities with population between 1 lakh and 3 lakhs. __ 87
(d) Cities with population between 50,000 aﬁd 1 lakh. . 139
(e) Cities with population of less than 50,000. .. 2453

Thoygh housing conditions .in.all these: settlements are un-satisfactory;
those of the first category are the worst, In fact,-in these cities (i.e. with

18 M. of W.HS.,
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population of 5 lakhs and mdxje), the nature of housing problem is unique
in many respects. Land is Very scarce and its value is exorbitantly high,
4s indicated below, in the case of four such cities:—

Percentageincrease in land values in Major Citles during 1960—65

Centralor funetion- Undevelopedareas.  Surroundingareas
) allyimportantareas  within municipal outside municipal
_?q}. City limits limits
0.

Minimum Maximum Minimum Maximum Minimum Maximum

1. Calcutta o 100 300 900 567 1300
2. Kanpur 100- 400 .. 61 51
3- Nagpur . 220 28 8o o .
4. Hyderabad , 733 1567 1100 1900 . 300

(Source : Town and Country Planning Organisation)

Similarly, in the case of affiuent colonies of Delhi, land valued @ Rs, 10 to
Rs. 20 per sq. yd, in 195559, was sold between Rs. 150—250 per sq. yd.
in 1967. Labour wage rate in such metropolitan areas is also considerably
higher than that of smaller cities. Building materials, particularly bricks
and timber, are also costlier in these areas. The per capita income in these
areas is, on the other hand, higher than that of smaller citis. Broadly
speaking, each family has more than one earner. Sharing of accommodation
with other families is very common even though majority of families are,
able and willing to have their own rented accommodation, with compara.
tively lesser accommodation and esential services, provided it is available
within their means. After all, independent accommodation, even though
small, is considered better than sharing a room with another family or living
in jhuggies-jhopries or on the pavements. This calls for lowering of genera]
standards of accommodation for low income groups. It may consist of p
small two-roomed house (the second one as a kitchen-cum-multipurpose
room) or a room and a kitchen only. In order to reduce cost and con.
sequently rents, flush out latrine and bath room could, if necessary, he

shared by two families even though it would not be desirable from the
sanitation etc. point of view.

The effective demand of such houses is likely to be so large that even
with the reduction of standards, we may not be able to provide enough
houses with the existing provisions. We might, therefore, encourage con-
struction of such rental houses by the private sector on the basis of layout



41

plans approved by the Government. The private sector may be forthcoming
to do so only if it is ziven land (from that acquired for public purposes)
on no-loss no-profit basis and allowed a reasonable return (say nearabout
9% gross) on its capital with suitable safeguards. The lease of land should
be renewable, on a higher ground rent, after every lap of thirty years.

In metropolitan areas, there is also a large number of single unattached
people, both-white collared and unskilled labourers. The private sector
should be encouraged to build barrack type single accommodation (with
one cot space and one cupboard for each such occupant) for allotment to
such people on low rent. Here, as in the earlier case, the private sector
will have to be given land on moderate rates. Rents in both cases will be
pre-deterinined by the Government from time to time.

Such programmes .can be eventually -adopted in and around project
areas of new townships (like Durgapur etc.) and cities having population
of less than five Jakhs. The Working Group feels that by taking up such
programmes we may be able to make an impact on.the gigantic housing
problem in the urban areas.

8, Sound Urban Land Policy

The Working Group has separately made certain proposals about land
acquisition and development in the Fourth Plan (Cf. Chapter IV). Here, it
would like to emphasise that a sound urban land policy has the potentiality
for making all housing operations (of low income groups) self-financing.
A substantial part of acquired land can, for example, be sold on auction
to commercial and high income groups and the profit used to reduce-the
cost of land construction for low income families. Again, much valuable
land can be conserved by increasing density standards according to the size
of a city. . The building bye-laws of many local bodies which do not allow
construction of houses on small-sized plots, should be relaxed so as to
encourage construction on small-sized low cost houses. ‘Simulrtaneouély;
each local body of th¢ metropolitan and other major cities must fix maxi-
mum size of plots beyond which construction of houses would not be
allowed.

9, Social Housing Schemeg

(a) As already stated, three fourths of our urban housing shortage is
in eleven metropolitan cities. 1t is here that an impact of the problem can
be made. This can be done by giving some weightage to the following
States (having major cities) while making allocations under the urban housing -
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schemes, including L.I.C. funds, provided they agree to restrict their
housing programmes to the cities in question:—

1. Andhra Pradesh

. I Hyderabad
2. Gujarat . . I ¢ Ahmedabad
3. Madras . . . . . . X Madras City
4. Maharaghtra . '

3 Bombay, Pccna & Nagpur.
5. Mysore , . T  Bangalcre
6. Uttar Pradesh . z Kanpur & Luckrow
7. WestBengal . Tt Calcutta
8. Delhi . ¥ Delhi

Other Ministries/Departments, etc. responsible for any of the public sector
housing programmes, may- also be advised to give weightage to the above
cities while deciding upon ' their allocations in the Fourth Five Year Plan.

(b) All the existing urban housing schemes may continue in the next
Plan. However, in the case of the Dock Labour Housing, iis present
pattern of Central assistance (i.e., 20% subsidy and 35% loan) may be
revised to 50%, loan and 509, subsidy on the lines of-the State sector
Projects of the Integrated Subsidised Housing Scheme for Industrial Workerg
and Economically Weaker Sections of the Community. This is considerea

essential as the dock labour boards are not profit-making bodies and their
Tesources are very much limited,

10. Financial and Physical Targets under the Social Housing Schemes

As stated in last paragraph of the Ten-Year Perspective Plan (Chapte,
1), the Planning Commission have tentatively earmarked a sum of Rs, 173
crores for these Schemes in the new Fourth Five Year Plan. In addition,
a sum of Rs, 60 crotes is likely to be provided by the L.I.C. during the
next five years. But against the total of Rs, 233 crores, as indicated above,
thi;s Working Group has recommended an outlay of Rs. 400 crores inclusjye
of LIC. EP. funds for these Schemes in the next Plan period, Physicat
targets would depend on how much is actually agreed to by the Planning
Commission. Therefore two alternative targets, based on outlays of

Rs. 233 crores and Rs. 400 crores (with reference to average cost) are
being suggested that in the table on the next page.

11. General Pool Accommodation

The proposals about office and residential accommodation under the

above pool during the Fourth Plan are indicated in the Appendix to this
Chapter,
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Physical Target of Urban Housing Scheme

Outlay of Rs.233 Crores  Qutlay of Rs. 400 Crores

Sl Scheme
No.
Allocation  Physical Allocation  Physical
Rs.in crores)  Target (Rs.in Target
(units) crores). units)

I. Integrated Subsidised Hou-
sing Scheme for indus-
trial workers and Econo-
mically Weaker Sectiong .
of the CoOmmunity . 3400 55,000 61100 99,000

2. Low Income Grbup Hous-
ing Scheme ., . .. 40700 ° 30,000 60-00 43,000

3. Slum Clearanc:{Improve-
ment Schme . . 50-00 ¥,00,000 90" 00 1,80,0€0

4. Middle Income Group
Housing Scheme . 44-00 - 16,000 6500 24,CC0

5. Rental Housing Scheme
for State Government
Employeces .. . . 1000 10,000 2000 20,0¢0

6. DockLabour Housing . 35 7,000 500 10,000

7. Land Acquisition & Deve-
lopment Scheme . . 25-00 . 5000

8. Cellular Concrete: Factories
and Scheme for establish-
ing  building material

industries 4-00 e ' 7-00 .o
9. Promotion of Housing In-
stitutions etc. . . G-2 .e 10°00 .
10. Exptl. Housing, Research,
and Housing Statistics . 33 .- 5-00 .o
TOoTAL . . 220°00 2,18,000 373°00 3,76,000
Crores Units . Crores Unitg
11. Plus rural housing program-
mes including plantation
labour housing . 13-00 .. 2700 ..
233°00 - 400-00 .
Crores Crores
12. General pool accomroda- )
tion (offizz & residential) Rs. 50 . Rs. 70 e
283-00 Crores .. 479 Crores .

*Including departmental charges and cost of ancillary buildings.



APPENDIX TO CHAPTER V

General Pool Accommodation

Office ‘and Residential

1. To the Draft Outline of the Fourth Five Year Plan, a provision of
Rs. 50 crores was made for construction of office and residential accom-
modation in the general pool at various places ifi the country.

2. We have now redrawn our proposals for construction of office and
residential accommodation and development of land, etc. amounting to
Rs. 70 crores. In formulating the proposals, the following considerations
have been given due weight:

(i) Shortages of accommodation at various places.

(ii) The urgent need for construction of more -houses for low income-
groups (types I to IV).

(iii} The houses in higher categories also fall .much short of the
demand. As such, some accommodation for them has also been
proposed.

(iv) In planning new -construction, the availabliity of Government
land has been given due consideration,

(v} More emphasis has been laid on construction programme in Delhi,
Bombay and Calentta. These were the stations initially included
in the First Five Year Plan and it is here that the housing position
is most difficult.

Office Accommodation

Delhi.

Against 6 lakh sq. ft. of carpet area proposed, acceptance of Finance
exists for about 5 lakh sq. ft. On account of the large unsatisfied
demand and, at the same time, the need for demolition of hut-
ments and release of lcased and requisitioned buildings, it is
necessary to build more accommodation. We have proposed
only one lakh carpet area-in addition to what has already been
accepted.

Bombay and Calcutta

The proposed buildings are justified on consideration of the shortages,

For constructions at Hyderabad, . Bangalore and Poona, land is being
acquired.

44
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Constraction of office amd residentialbuildings inthe Gener'al_Poo_l

Residential Rs. mzor:ss
15000 units Delhi . . . .

2050 units Bombay . . . . . . . 5°35

1000 units Calcutta . . . . . . . . - 2:5¢

550 units Madras . . . . . . . . 1+60

520 units Chandigarh, ) ] . . . . . o'8s

500 units Nagpur | . . . ] . A . . . I'25

35'90

S ay .Rs. 36 CIores
Non-Residential .

Delhi . . - . . . . . . . ’ * Greo
Bomba)’ - - a . - ™ . . . . * 100
CalClltta r - . - - - - . e * T so
850
Say Rs. 9 Crores.
Development of land ¢
Delhi
(1) DIZ & Minto Road - -7
cz§ Megjid Mothsndaress) o .. . 300
(3) Badarpur Mehrauli Road j . . . . :
{4} Ghaziabad ) ) :
Bombay
SaltPanland . . . . . . . . 2-c0
Calcwrta
Santragachi . . . . . . . . - 00
N‘é&’?ﬂ"
eminary Hills etc. | . A
Madras : : - ' ) i ) ) o3
East of Lattice Bridge
West of Lattice Bridge
Kodambakkam—Pudur etc. . . . . - . - 050
Chandigarh + . o .. . s e 0- 50

7+ 50 Crores

Say Rs. 8 crores

Total : Rs. 53 crores.

Hyderabad, Bangalore, Poona—On an ad %oc basis we may allow
Rs. 7 crores.

‘Total 1 Rs. 60 crores

i g e e

Totel : Rs. 6o crores.

plus D.C. 10@ 109 crores

Rs. 66 crores.

Ad hoe forancillary buildings. . . . Rs. gcrores.

Rs. 70 crores.
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Shortages

13,275

4,762

2,202
727
III

53 J

71702 1
10,770

2,377 *
730 J

385

4,355
8,613

2,599

1,019
125 )

441 Y}

3,775
11667

484

233
19

539
987
217

135

948
1,377
309

206
98
17

Proposed
12,700X13,C00

-25500X 255000

500X50,000

2000X255200

50%70,000

105

1,000X2 55000

§C0X25,000

50%70,000

500XI5,000

20%50,000

500%X2 55000

Rs. in crores.
15-60

625

2- 50

2435

500

2-50

I:25

035
1-60

075

O°'1g

0'85

1'25



CHAPTER VI

RURAL HOUSING
Part I: Village Housing

Housing conditions in Rural Areas:—Whlie nearly 83% of India's
population live in about 5,60,000 villages, the housing conditions of rural
areas are by and large, deplorable. About 73% of the rural population
reside in miserable kacha structures with plinth made of mud (in some cases
of bricks without any cement or plaster) and walls and roofs built of grass,
reeds or thatch with or without any plaster: hardly 2% are able to live in
‘all. pucca’ houses, with plinth, walls and roofs built of burnt bricks or
tiles, stone, cement, concrete and/or timber. As regards the condition .of
rural dwellings -in general, only about 7% could be considered to be in
excellent - state of repair: the condition of 28% is ‘bad dilapidated and
jmpoverished’. . Again, it has been assessed that 73% of -the -households
living in houses in the rural areas did not have more than two rooms; about
24% had three to six rooms; and only 3% had more ‘than six rooms.

About 259, of these househo]ds comprised more than six members;
57¢% between three to six members; and only 18% had less than three
members. These data gathered by the National Sample Survey speak for

themselves. Allowing for some improvements, the existing housing condi-
tions in rural areas continue to be deplorable.

2. Housing Stock and the Shortage.—According to the 1961 Census,
out of 651 lakh rural houses (occupied), hardly 124 lakhs, or just about
19% were pucca houses. The remaining 819 or about 527 lakh houses
were kacha, which required to be rebuilt or substantially improved.
Further, these 651 lakh houses were occupied by 689 lakh rural house-
‘holds, which meant that 38 Jakh (689—651) households in rural areas did
not have any separate dWellmg units for themselves. In a welfare state,
the fundamental assumption in computing the housing shortage is that each
household (whether urban or rural) should have a separatc pucca dwelling
unit—i.e., a reasonably ‘permanent structure, which will provide the mini-
mum standards of comfort and safety. On this basis, the shortage in 1961
was 565 lakhs (527+38=>565) of houses, in rural areas. On the basis of
current population projections, the number of rural house-holds is expected
to increase to the level of 836 lakhs at the commencement of the Fourth
Plan period (1-4-69), raising the requirement of houses diso to a corres-
ponding number, . Against this, it has been estimated that owing to
" deterioration and obsolescence there is a recurring depreciation in the

47
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housing stock to the extent of 2% per annum. The annual rate of new
construction (pucca houses), which is estimated to be less fhan one
house per 1000 population, is not capable of keeping pace even with the
rate of depreciation. Consequently, at the commencement of the Fourth Plan,
the net stock of pucca houses in rural areas is likely to be only in the
neighbourhood of 118 lakhs. It can, thus, be said that the Fourth Plan
would begin with a back-log of 718 (836—118) lakhs of rural houses,

while the corresponding back-log at beginning of the Third Plan was about
565 lakh houses.

3. Living Conditions of Scheduled Castes etc.—In discussing a com-
prehensive rural ‘housing programme, it is necessary to take special note of
the position of Scheduled Castes etc. It is estimated that out'of 580 lakh
Scheduled Castes in rural areas; about 215 lakhs are engaged in agricul-
tg.lral occupations, - amongst whom' about 100 lakhs are estimated to be
landless agricultural workers: Several members of the Scheduled Castes
who follow other vocations also may not have any homestead. Mostly they
encroach- upon Goverpmerit Jands or lands belonging to the richer com-
Mmunities and live in constant fear of eviction and this’ uncertainty impairs
their baigaining power with the result that they do not get fair returns for
their personal efforts. . The need for providing these people with at least
a house-site for each family cannot be over-stressed. The average size of
a rural house-hold according to 1961-Census is 5:18 or say 5. The cur-
rent need for housing the landless agricultural workers belorlng_ix;gr to the
Scheduled Castes etc. could thus be placed at 20 lakh house-sites which
¢an reasonably accommodate cattle sheds, space for. storage of fodder etc.
besides the living accommodation.

4. Role of the Government.—On a modest estimated cost of Rs. 3,000
Per house investments to the extent of over Rs. 21,500 crores would be
required to wipe off the entire back-log It would be obviously impossible
to find the resources of this magnitude in the immediate or foreseeable
future, from a Governmental Jevel. The role of the Government has to he
necessarily confined to an educational, advisory and selective approach.

5. Programme and. 'PrOgress in the earlier Five Year Plans.—(a) In
the First Five Year Plan, rural housing was considered to be more or less
the (lirect responsibility’of' the State Governments. In the Sccond- Plan,
however, it was realised that some concrete measure of central assistance
would be necessary to help the State Governments to improve the -housing
conditions in the rural areas. Accordingly, a Village Housing Projects
Scheme was formulated and introduced. in August, 1957, as a Centrally
Sponsored Scheme. After completion of the initial formalities -and -setting
up of the requisite machinery for implementation, the Scheme came to be
actually put into operation only towards the close of the Second Plan
period: against a total provision of Rs. 4'85 crores (revised as a result of
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the ie-appraisal of the Second Plan), 2 sum of Rs. 3:77 crores was utilised
and about 7,200 houses were completed by the end of the Second Plan.

(b) During the Third Plan, the Scheme was designated as a Centrally
Aided Scheme, with the result that it becameé vulnerable to the pressure of
other important development programmes such as agriculture, irrigation,
power etc. which had also to be accommodated within the ceiling of the State
Plans. This had an adverse effect on the progress of the Scheme. As
against a total provision of Rs. 12.8 crores, an amount of only Rs. 4.4
crores was utilised by the State Governments and about 25,200 houses were
completed against a target of 79,000. - Since the end of the'Third' Plan (ie..
during the years 1966-67 and 1967-68), out of a total provision of Rs. 1.88
crores a sum of Rs. 1.11 crores has been utilised and about 4,400 houses
have been completed, bringing up the total to about 36,800 houses since

the inception of the scheme. The overall progress is, admittedly, far from:
satisfactory

(c) In the Backward Classes Sector, a sum of Rs, 5-09 crores was uti-
lised against an outlay of Rs, 6.63 crores during the Second Plan, while a
sum of only Rs. 2-79 crores was utilised against an .outlay of Rs. 7.45
crores during the Third Plan.. The total number of houses/house-sites pro-
vided since the inception of the scheme (in the First Plan period) is stated
to be in the neighbourhoo_d of about 2 lakhs. This reveals another interest-
ing feature: while an outlay of Rs: 7.45 crores was provided under Back-
ward Classes Sector, exclusively for the benefit of the Scheduled Castes etc.
who formed about 14 per cent of the rural population, a disproprotionately
small sum of hardly Rs. 12.8 crores was provided for the entire rural popu-

lation (including the Backward Classes) under the village Housing Projects
Scheme, in the Third Plan.

6. Slow Progress—Reasons and Remedy.—The Government of India:
have come in for a good deal of adverse criticism both in the Parliament
and in the Press, on account of the poor performance of the Village Hous-
ing Projects Scheme. The Estimates Committee, which examined the work-

ing of the Scheme in December, 1966, have, in particular, been very severe-
in their comments.

7. The Scheme, at present, broadly provides for the following: —
(a) loans to villagers for construction of new -houses or.for improve-
ment of existing houses. to the extent of 809 of the cost subjec!
to a maximum of Rs. 3,000/- per house: '

'b) 1009% - Grants to State Governmients for provision of
p .

(i) house sites to landless agricultural workers; and
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(ii) streets and drains for improving the sanitary conditions in the
selected villages;

(c) technical assistance and guidance to villagers and local authorities,
including provision of lay-out plans, designs, specifications etc.
through the State Rural ‘Housing Cells established for this pur-
pose—50% of the cost of pay and allowances of the staff being

met through Central grants.

Prima facie, the scheme appeared to be well conceived and apparently
there was mo reason why it should not work well. It was, therefore,
necessary to gain a first hand knowledge of the inhibiting factors at the
State and local levels. Wit this object in view, the Working Group sent
out four Study Teams to eight States for making & quick field level sample
survey of the progress and working of the rural housing programmes.

8. The major reasons for the slow progress of the rural housing  pro-
grammes, as observed by the Study Teams, are summed up as follows:

(a) The State Governments give the Scheme a low priority and do
not provide adequate funds for it in their annual plans., Even
the inadequate funds so provided are frequently diverted by them
during the course of a year, to other development heads carrying
a higher priority; such as agriculture, irrigation, power etc.

(b) The present organisational machinery at the_ $tate-and 10(;?1
- levels is far from ‘adequate  for , proper administration of the
scheme,

(¢) There is no effective machinery, especially at the State level for
coordinating the assistance available under the other comple-

mentary or supporting programmes for the improvement of the
tural areas,

(d) The villages for development under the Village Housing PJ.:ojects
S?heme are not selected in compact groups, thereby leading to
diffusion of effort and activity.

{e) It has been observed that in the field of education and health,
considerable progress has been made because of the pressing
Deeds of the society and the social pressures exerted for th_e:r
improvement. In the field of housing, especially rural housing
however, such pressures are lacking at present and the progress
depends to a large extent on individual efforts.

The general conclusions drawn by the Working Group from the reports of
the Study Teams are enumerated in the Annexure to this Chapter. For
remedying the situation two, distinct courses of action are called for—
which are discussed in the succeeding paragraphs.
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9. Completion of Existing Houses.—It has been vbserved by the Study
Teams that in most of the States, there are a large number of incomplete
houses. Many of them have remained incomplete, as the State Govern-
ments have not b..en able to disburse the second and/or third instalments
of the sanctioned amount of Ioan in time, for want of funds. In other cases,
the construction has been given up by the beneficiaries on account of the
increase in cost to' a level much beyond the original estimates and
their inability to find additional resources. Such incomplete houses,
besides involving considerable loss of money, material and effort also tend
to defeat the very purpose for which central assistance is given. It is
essential that deterioration in the situation should be arrested and conditions
improved. The Working Group, therefore, recommend that for the first
2 years of the Fourth Plan, the State Governments should suspend all
new - projects, refrain from -entertaining any new application for loan and
concentrate all their energy and resources in ensuring that all incomplete
houses are completed expeditiously. The cases where construction has
been given up by the beneficiaries for want of resources may be reviewed
and supplementary loans may be granted, provided that such loans can be
accommodated within the ceiling of Rs. 3,000/- per house. Additional
loans may also be given in cases where houses could not be completed due
to the inadequate earlier ceiling of Rs. 2,000 per house.

10. Pilot Scheme for Rural Housing—The other conclusions emerging
from the observations of the Study Teams indicate that the Village Housing
Projects Scheme should be continued in a simplified form only in specific
areas or regions having complementary or supporting programmes; with
provision of adequate funds; and with suitable safeguards to ensure that
the funds are not diverted to other development heads and that the assis-
tance available from different authorities flows in an integrated manner to
build up the rural economy and the social well-being of the area.

As mentioned earlier, it would be virtually impossible for the Govern-
ment to muster the necessary resources to tackle the problem on an adequaté
scale. In such an event, there is apparently no point in spreading the
extremely limited resources, thinly over extensive areas. This only leads
to diffusion of effort and activity without proper coordination and ultimately
results in unmerited criticism. The appropriate course would Se to con-
centrate all available resources .and. efforts in specific areas. where other
supporting programmes (such . .as. -provision of houses/house-sites for
Scheduled Castes/Tribes etc. Reclamation of Waste Lands and Resettle-
ment of Landless Agricultural Labour, Rural Industries Projects Programme
etc.) could be implemented simultaneously and financial assistance available-
from different authorities is utilised in.a coordinated manner.  In other
words, the housing programme for rural areas should in the Fourth Plan
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take the shape of intensive Pilot Projects which would make a perceptible
impact on the surrounding areas.

(c) The Working Group would, therefore;- strongly recommend that
the Government should. formulate, forthwith, an appropriate Scheme of
Pilot Projects and put it into operation from the ‘third year of the FourEh
Plan (ie. after the completion of the incomplete houses as suggested in
para 9). Funds for the Pilot Scheme should be treated as “ear—markf:d
irrespective of priprity that may be given to the subject of Housing.
According to present population projections, at commencement of the
Fourth Plan, the ryral population would comprise about 84% of the overall
population of the country; The Working Group feel that thfz \.’Jelfgre of
these economicaily depressed’ people, who formi the vast majority of Fhe
population, deserves special consideration, Since the proposed Pilot
Rural Housing Scheme is intended exclusively for the benefit of these people
the funds to be provided for the scheme should not be allowed to be
weighed down by such. considerations as general constraint of resources
and the pressing demands of other sectors of development.

(d) In formulating the Pilot Rural Housing Scheme, the suggcstuins
®ontained in the Annexure to this Chapter (which enumerate -the conclu-

slons of the Working Group in rélation to the observations of the Study
Teams) should provide the broad guide-lines;

(¢} The success of the Scheme would primarily depend on the selection
of the right type of areas, where an integrated flow of assm_taITCe from
different authorities could . be ensured. The Working Group coE151dcr thaF
the appropriate areas/villages -to be covered over the Plan period should
be carefully selected in the first instance and a phased programme evolved,

In consultation with the State Governments and approved by the Govern-
ment of India.

11. Areas Covered by Intensive Agricultural Development Pro-
grammes.—About 136 lakh villages are covered by intensive agricultural
Programmes and are witnessing a sharp. spurt in income, wh‘Ch' 1 being
Spent among other things, on hai)hazard and un-planned con.strucu.on of
houses and other buildings like shops, workshops, agro-industnal units, ete.
People in such areas are, by and large economically well off and do-not
require any financial assistance for construction of houses. Unless the
building activity in these areas is regulated, there is every danget oIE the.s;e
areas becoming rural slums. The Working Group, therefore, conSJ.der .“'
necessary that such, villages are given adequate technical guidance in vil-
lage planning, and construction of homses and other rural buildings.

Besides, each village Panchayat should be provided with a simple set of
mniel building bye-laws for adoption and enforcement.
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12. Organisation.—At the Centre, as at present, no special agency
exists for coordinating the assistance available under different rural
development programmes of differenf Ministries and Departments. The
Estimates Committee of the Parliament have taken a serious view of the
absence of a suitable machinery for' this purpose. The .primary need
therefore, is to constitute a Central Coordination Committée,_ _consisting
of the representatives of the concerned Ministries and the Planning Com-
mission, under the Chairmanship of the Secretary/Joint Sccretary of the
Department of Works and Housing. It should be the function of this
Committee to approve, in the first instance, the selection of appropriate
arcas/villages where the Pilot Rural Housing Scheme is to be put into
operation. It should also be the responsibility of this Committee to see
how best the Central assistance under different programmes of rural de-=
velopment could be canalised into the Pilot Project areas; to review the
programmes periodically; and to render such assistance as may be requir-
ed by the State Governments to implement the programme expeditiously.

13. The Working Group agree with following observation of the Esti
-mates Committee.

“The success of any programme depends to a great extent on ihe
adequacy and efficiency of the administrative machinery set up for

its execution. This is also true in the case of Rural Housing
Programme”.

The Working Group feel that the machinery for the implementation of
Rural Housing Prograromes as it exists at present at the Centre is extreme-
ly inadequate to administer a country-wide scheme of great importance.
There used to be a Central Rural Housing Cell (Technical Cell), under a
Housing Adviser, in the Department of Works and Housing, to render
advice to State Governments etc. on matters concerning rural housing. The
entire office of the Housing Adviser including the Central Rural Housing Cell
was abolished some years ago on considerations of economy. {The Vil-
Iage Housing Projects Scheme is now being. dealt with in one of the Hous-
ing Sections in a routine manner). This was a retrograde step and the
Working Group consider it necessary to revive the Central Rural Housing
Cell with adequate staff so that the Rural Housing Programme could be
given the attention it deserves., The Department of Social Welfare have
set up vegional offices in different parts of the country to look after. the
implementation of the Schemes for the Welfare of Scheduted Castes and
other backward classes. It would also help if similar regional effices are
set up to watch the implementation of the Pilot Projects on Rural Housing
Scheme and other housing schemes and accelerate their progress through
proper . liaison with different State authorities,

1t would be difficult for the Working Group to suggest any detailed
organisational machinery at the State level. It is however, necessary that



54
The State Governments should set yp Coordination Committees correspond-
ing to the Central Compjyge, refcge& to in para 12. The rural housing
programmes could be effectively administered by the Development Com-
l.mssmn_er Or any other simjlar authority. who controls the block staff. It
s felt that the State Governments should invariably entrust the implemen-
latmn. of rural hOUSiﬂg Programmes to these authorities (instead of their
Housing or other Departments), Further, the State Rural Housing Cells
should also be adequately strel;gthengd a;-ld attached to the office of the
Development Commissioper, Begides looking after the Pilot Rural Hovus-
ing .Scheme, the State Rurg) Housing Cells, should also be required to
provide necessary technical guidance and advise in the regulation of hous-

ing a-ctivities in the areag covered by Intensive Agricultural Development
Districts/Areas Programmes

14. At the 10031 level’ rural housing programﬂ'les are already being-
generally administered through - appropriate agencies—viz. the Block
Development Staff ang Panchayati Raj institutions, wherever they exist..
But block overseers are burdened with a number of other activitics and do.
net have sufficient time or the convenience to do full justice to the execu~
tion of rural housing - programmes. The State Governments have, there-
fofe; been authorised by the Government of India to employ adequate
number of additiona] overseers; 50% of the cost of pay and allowances
of these additional overseers being met by central grants. The State

Governments should ensure the employment of the staff without further
delay,

15. Provision of Streets and Drains and House-si§2§ for Landless
Agricultural Workers,—The scope of the existing  Village Housing
Projects Scheme concerning the provision of streets a-nd drains and house-
sites for landless agricultural workers may be contln.ued. They should,
however, be implemented primarily in the Pilot Project areas. For the
first two years of the Fourth Plan the State Governments should concen-
trate on the completion of existing projects: thereafter fresh programme

should be planned and implemented in areas which could be covered by the
Pilot Projects.

16. Pattern of Assistance.—The present pattern of assistance provides
for 20-year loans to the extent of 80% of the cost, subject t0 2 maximum
of Rs. 3,000 p'er house, The average cost of a house (All Iﬂdla) unc.ier
the existing Village Housing Projects Scheme during the Third Plan period
was slightly over Rs. 3,000. The cost of building materials, Tabour etc.
has since_gone up considerably and there is no indication that there will
be a fall in the price-level. Considering these circumstances, the Govern-
ment of India have, recently, raised the loan ceilings from Rs. 10,000
to Rs. 12,500 and from Rs. 20,000 to Rs. 25,000 under the Low Income
Group Housing Scheme and the Middle Tncome Group Housing Scheme
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respectively. Ceiling costs of houses. under. the Subsidised Housing
Scheme for Plantation Workers as also under the housing, scheme for
industrial workers have also been raised recently;. Accordingly the present
limit of loan assistance may be raised to say Rs. 3500 per house; and in
order to lighten the burden of amortization, the period of loan may be
extended to 25 years asagainst the current period of 20 years. Under the
Integrated Subsidised Housing Scheme for Industrial Workers €tc., 25 year
loans are granted to.cooperatives of industrial workers; and 30 year
loans are granted to persons under the Low Income Group Housing
Scheme. A similar treatment to the relatively poorer people in the rural
areas would seem justified assuming that the houses will last at least for
that period.

17. Further, the Working Group feel that some special concessions
should be given to the economically weaker sections -of the village
community—i.e. families whose income does not exceed say Rs. 100 per
month. - In their cases, financial assistance to the extent of 80% of the
cost, in the shape of 20% subsidy subject to a maximum of Rs. 400 and
609, loan subject to a maximum of Rs. 1200, may be allowad. The cost
of these houses must not excéed Rs. 2,000. Persons belonging to the
Scheduled Castes and Scheduled Tribes may be allowed to combine the

subsidy or other assistance that may be available to them from the pro-
grammes under Backward Classes Sector,

18. t:&s regards the programme for provision of streets and drains and
house sites for landless agricultural workers, the present provision of
allowing 100 per cent subsidy to State Governments may continue.

19. Since the requirements of funds for construction/improvement of
houses, the provision of streets and drains and house sites etc. would be
propo;ﬁonal to the peculiar needs of each Pilot Project, detailed apporiion-
ment .of funds (as prescribed in  the existing Village Housing Projects
Scheme) would present many practica] difficulties, in the circumstances

goveming];tl;te sl;‘:et tll)lzc;fc;oi::eme" it might be a hinderance instead of
help- , . mmes. involve two disti i
a 4 subsidy, it would be necesea distinct elements, viz,,

loan an
for facilit
their projé
pg]‘: Cent o

50. AHocation of Funds.—The Draft Outline of the old Fourth Plan
arst envisaged an outlay of Rs. 25 crores for rural housing, but this figure
was subscquenﬂy reduced to Rs. 11 crores. It is obvious that this bears
no relationship, whfxtsoever, to. the magnitude of the problem. Tt might
be argued that during the Third .Plan‘, the State Governments ‘were able
1o utilise only Rs. 44 crores against an outlay of about Rs. 12'8 crores

18 M. of W.H.S-—5

\ Ty to follow some broad principle
y of budgeting. The State Governments should therefore pﬁm

cts in such a manner that the total subsid
f the annual outlay. Y doss not exceed 50
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and that such performance does not warrant any provision of considerable
size in the Fourth Plan. It is to be remembered in this connection that
during the Third Plan period housing programmes, among other items,
suffered because of the national emergency resulting from two successive
hostilities with China and Pakistan, Further, the State Governments had
taken up programmes. on an extensive scale, which led to diflusion of
effort and activity and this was not conducive to proper and effective re-
gulation of expenditure especially in the absence of adequate organisational
machinery. In the Fourth Plan, however, they would be engaged on in-
tensive programmes limited to the Pilot Project Areas, which would facili-
tate closer control ‘and proper utilisation of funds; Besides, it seems also
necessary that a progressive Five Year Plan should anticipate future im-
provements and better performance in housing on the part of the State
Governments particularly in view.of improvement in the agricultural
sector, In the circumstances, the Working Group feel that the proposed
outlay of Rs. 11 crores is too meagre and deserves to be raised to at least

Rs, 25 crores as priginally provided under the Draft Outline of the Fourth
Plan.

2.1. However, on the basis of an outlay of Rs. 11 crores, the following
break-up is suggested:—

(a) Revenue Expenditure—According to the information available,
the expenditure on the State Rural Housing Cells (including the
State’s share) worked to about Rs. 40 lakhs, during the Third
Plan. Allowing for additional expenditure -on account of
strengthening these Cells, wherever necessary, the total -expen-
diture in this regard would be in the neighbourhood of Rs. 50
lakhs, A'rzother sum of Rs. 50 lakhs may be required for the
employment of additional overseers in the various ﬁrojects at the
field level, making up a total of Rs. 1 crore. 50% of this amount,

or Rs. 50 lakhs, would have to be provided as central assistance
in the shape of revenue grants,

() Loans sud Capital Grants,—The balance of Rs. 10 crores (..
after deducting the sum.of Rs.. 1 crore mentioned at (a) above,
from the overall provision of Rs. 11 crores) may be provided
equally in the shape of loans for construction/improvement of
bouses and subsidies for economically weaker sections of the
comumty and for provision of streets and drains and house
sites for landless agricultural workers: ie. Loan—Rs. 5 crores

and Subsidy—Rs. 5 crores. The followin ;
er g phased programme
may be adopted for utilisation of the proposed zutlay: P

1st year of the Plan—149% of the tgta] outlay,
2nd year of the Plan—16% of the totaj outlay.
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3rd year of the Plan—20% of the total outlay,
4th year of the Plan—24% of the total outlay.
5th year of the Plan—26% of the total outlay.

Altogether, about 309, of the total outlay may be consumed in the first
two years for the purpose of completion of the existing incomplete
houses and projects. The balance of 70% would be wutilised
under the new Pilot Scheme for Rural Housing,

22. Physical Targets.—The Estimate Committee of Parliament have
emphasised the necessity for fixing realistic targets. The Working Group
have no reliable data regarding the number of houses which hawe actually
remained incomplete in the various States and which will have to be com-
pleted during the first two years of the Fourth Plan, Again, it is difficult
to estimate the number of Pilot Projects that the State Governments would
be able to undertake during the later period of the Plan and the naturs
and extent of the problem in the areas selected for the Pilot Projects. The
Working Group ate not, therefore, in a position to indicate any realistic
target at this stage. This will have to be worked out later in consultation
with the State Governments.

Part IT: Plantation Labour Housing

23. The genesis, the provisions and the progress—The Plantation
Labour Act, 1951, makes it obligatory on every planter to provide
housing on rent-free basis to its resident workers. Many planters were,
however, unable to meet this statutory obligation due to financial diffi-
culties, Consequently, a scheme known as the ‘Plantation Labour
Housing Scheme’ was introduced in April, 1956, to help planters, espe-
cially the smaller cnes, to fulfil this obligation. The Scheme envisaged
the grant of assistance in the form of interest-bearing loans to the extent
of 80 per cent of the approved ceiling cost of houses; the balance of 20%,
was to be contributed by the planters. The ceiling cost of houses was
fixed at the rate of Rs. 3,000 per house for North Indian plantations and
Rs. 2,400 per house for South Indian plantations. The Scheme, how-
ever, did not make much headway. The Department of Labour &
Employment, therefore, set up a Working Group on Plantation Labour
Housing in 1962, After a comprehensive study of the conditions all over
the country, the Group made a number of recommendations in 1964, for
liberalising the Scheme.

24, Accordingly a revised scheme entitled “The Subsidised Housing
Scheme for Plantation Workers” was put into operation with effect from
the 1st April, 1966. The salient features of the revised scheme are
summarised below:—

() Planters are eligible for the grant of Central assistance, in the

shape of subsidy to the extent of 25% and loan to the extent
of 50%, with reference to the approved cost of houses,
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(i) Preference for subsidiseq assistance 15 1© be given to the most:

deserving . f astify £
i plantation ancial conditions Justl
assistance, s whose fiaa .

-

(iii) The ceiling costs of houses have been enhaaced for South /North

Indian plantations to Rs. 3,200/4,000 per bouse respectively-

(3v) The housing cooperatives of plantation workers have been allowed
for the first time to avail fhemselwas of assistanceé under ﬂ'le,
Scheme for construction of houses: Central financial 2ssis

+ tance upto 90%, of the approved cost of & house is aFlmisslble
to the cooperatives—65% as loatt and 25% as qubsidy, the
ba.lance of 10% being arranged bY the cooperatives themselves-

7 2 Planters of small estates, located contiguoustys fave been aliowed:
o to take up joint hOusin’g colonies, i the interest of economy.

; 'KVi)., In order to offset Josses, if any, AUSINE out of the relaxation of

L conditions for security ?c)f loarrs: the State Governm:—:nts have be:en
authorised to constitute “Poo! Guaraniee Funds” by collection
of an additional interest of 1% P&t annum from loanees.

25. Since the inceptt SRR i 1956, hardly 1350
: eptio nal: scheme * 5
houses have been Comilet:do;ngwa osﬁi of Rs: 47-89 lakbs has been dis~
bursed in five States, viz. Assam, West Bengal, Kerala, Madras_ and
1;43, sore, where the scheme is being jmplemented: - The various Iiber ai-
isations of the orig] . to have led to any appreci~
able improvemcnt.igma} scheme do not ap'peﬁf

26. General assessment of the working of ¢he Scheme in l:elatior‘. to
the problems of Plantation Labour Housing---T“SP“e of the imposition
of a statutory obligation on employers 10 F'm"'ide adequate resn‘iemia}
a?cpmmodalion 16 the plantatioflpwgrkers a man?fold concessions—
viz. the 'introduc:t'ioh of Pool Guarantee Funds to facilitate  relaxation _of
security conditions of loan; liberalisation of th° pattern of Central assis-
tance allowing a subsidy of’ 25% and loan gpto 509 to Planters; grant of
subsidy of 25%: and loan upto 35'7 {total assistance of 90%) to Coopera-
tives of Plantation workers etc.—-th: progress of the Scheme has rematned as
tardy as ever. Paradoxically howeve: S overall position of Plantation
Labour housing, as on 31st i)ecember’ 1962, revealed t_ha't out of a total
requ‘;rement of 4,51,670 houses for the workers then existing, the Plante.rs
had constructed 2,40,329 houses—ie. @ satisfaction of 54%. Again,
according to the latest information available, the Planters have com-
pleted 2,73,329 houses against the current quuiremf:nt of 4,29,026—i.e.
a -satisfaction of nearly 6:1;% which is R0 meart achievement. Out of t.he,
completed number of 2,73,329 houses, the plantation L.about Housing
Scheme/Subsidised Housing Scheme for - plaptation workers accounts for
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only 1,350 houses. An analysis of these figures show that - during the
period of five and a half years (from 31st December 1962 to ‘30th June
1968), altogether about 33,000 houses have been built by the. Planlers,
whereas the corresponding figure under the Central Govemment 'schem.e
is only 660 houses. While the overall annual rate of copstruction JS
6000 houses, the 1ate of construction under -the scheme is hardly 113
houses per year. On the basis of an estimated average cost of say
Rs. 3000/- per house, an investment of about Rs. 82 CIores should h:.we
gone into the construction of 2,73,329 houses mentioned above: as against
this huge sum of money, total Central assistance drawn -amounts 10 about
Rs. 48 lakhs, which roughly represents only about 0.6% ©f the i'o-tal
investment. The obvious conclusion that emerges from these. comparative
.data is that most of the planters, who are relatively well off, fulfil th:au'
statutory obligation from their own resources and do not need or claim
any Central assistance: the few others, who cannot do without govern-
mental assistance, are either wunwilling or otherwise unable to provide
residential accommodation to their workers, as required under the Act. 1t
is. therefore, imperative that the State Governments should take effective

steps to activate the progress of the scheme.

27. Legislative measures to activate the progress of the Scheme.—In
this connection, it would be interesting to examine the provisions of the
Plantations Labour Act, 1951, in so far as they relate to housing facilities
tor Plantation Labour. Section 15 of the Act makes it obligatory on the
part of the planters to provide and maintain housing accommodation for
every resident workers and his family. But the Act does not contain any
explicit clause of penalty specifically to deal with offences resulting from
the failure to provide and maintain housing accommodation in terms of
section 15. Such offences might be deemed to be covered by the penal
provisions under “Other offences” as embodied in section 36 of the Act,
whereby an offence of this nature is punishable with imprisonment upto
three months and/or fine upto Rs. 500/-, Considering that the Govern-
ment is prepared to give adequate financial assistance, including an out-
right subsidy of 25%, for the provision of housing accommodation to the
plantation labour, there is no reason why a more deterrent punishment
should not be provided for in the Act for failure to fulfil the statutory
obligation in this regard. The Working Group, therefore, tecommend
that the Government should examine the feasibility of amending the Act to
include the contravention of section 15 as an explicit offence, punishable
with imprisonment upto say one year and/or fine upto Rs. 1000.

28. Again, under section 40 of the Act, which relates to limitation of
prosecutions, no court can take cognizance of any punitory offence, unless
the complaint is lodged within three months of the date of the com-
mission of the offence. In cases (if any) which consist of disobeying a
written order nade by an inspector, the limitation will extend upto vsix
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months from the dage Of commission of the offence. Accordingly, most of
the cases of failure tq Provide housing - accommodation fo plantation
workers wculd now MOTe or Jess fime-barred- In other words, the
penal provisions ayg BOW Virtially in-effective in so far as the old cffences
against sectiop 15 are Concerned, The Government of India should,
therefore, examipe the position in detail, in consultation with the State
Governments ang try to remedy the defe;ts, if npecessary by suitably
amending the exigiy A Besides being vigilant in future, the State
Governments shey)

! d also take immediate steps to enforce the provisions of
the Act in new gaq

L8,

- 25, Outlay iy the
inception of the Sche
is hoped that with th
with the other
factors into accon
subsidy to the
lakhs,

Fourth piap. e total expenditure since the
me ig 19516," mgms to only about 47.8? lakhs. Tt
© recent liberalisation of the pattern of asszstan?e and
®asures the Scheme might gather momentum.  Taking all
nt, the Working Group suggest a provision of Rs. 2 erares—
Xtenit of Rs. 50 lakhs, and loans to the extent of Rs, 150



ANNEXURE
Conclusions of the Working Group on Housing on the Observations  of
the Study Teams on Rural Housing.

ctant social housing

. . . H 'm fe) .
(a) The Village Housing Projects Scheme is an imp ry. Ttis,

scheme covering a vast majority of needy population of the count
therefore, absolutely essential to continue it in the Fourth Plan. .

(b} The present Village Housing Projects Scheme should be‘ revised
and simplified, incorporating in clear terms only the basic requirements
and essential conditions.

{c) Sufficiently larger amount of funds should be provided for the
Scheme and suitable measures should be devised to ensure that the funds
provided for the Scheme are not diverted to other development heads.

(d) For the next two years or so efforts should be concentrated on the
completion of those houses the. construction of which has -already begun
on receipt of 1st instalment of loan, but completion has suffered for want
of securing further instalments of loans. Thereafter, the Scheme -should
be implemented in specific areas or regions, so as to ayoid dispersal of
effort. These areas should be located as far as possible, in places where
supporting programmes, such as the programme for grants to Scheduled
Castes and Scheduled Tribes, Harijans etc. for house building, reclamation
of waste lands and resettlement of landless agricultural Iabour, rural
manpower programme etc, are being implemented. Areas affected by

natural calamities should also be given preferenceé for implementation of the
Scheme. '

(e) Suitable prcvisions should be included in the Scheme to secure
proper coordination of all the rural improvement programmes at the State
and Block levels. This is necessary to facilitate the flow of assistance

from different authorities to villagers in the selected areas in an integrated.
manner,



CHAPTER V11
HOUSING STATISTICS, RESEARCH AND EXPERIMENTATION
‘Pari I— Housing Statistics

1. Scope of housing and building statistics—The success of a realistic
Pian in any sector of economy depends largely on the availability of satis-
tics, For the proper formulation of housing programmes with a view to
liquidate growing Lousing shortages, a wide variety of statistical data such
as on population, demographic behaviour, problems of housing economics,
finance, investment etc. are required. The data required may be classified
under the following broad categories, namely:—

i) Housing Census;

(ii) Permanent House Numbering;

(iii) Current Housing and Building Construction Activity;

¢iv) Production, consumption and distributive aspects of building

materials;

(v) Materials Budgeting;

(vi) Prices of building labour;

(vil) Volume and type of employment in housing and building activity;
(viif) Wages of building labour; '
(ix) Ipvestment and its distribution on various types of residential and
non-residential building constructions;

(x) Sources of Financing of various residential and non-residential
constructions;

(xi) Cousumer Preferences for various types of residential accom-
- modation;

(xii) Other data which have a bearing on demographic behaviour etc.

2. Availability of and gaps in statistics of Housing and Building Sector.—
(i) Housing Census.—In 1961, Population Census, at the instance of
N.B.O. in the house-listing stage, information on the purpose for which
“Census house’ was used, materials of its wall and roof, number of rooms
and number of persons in the census household was collecied. These data
as well as the All India tables prepared therefrom leave still many statistic
gaps unfilled such as the classification of housing units by facilities available
therein for living (e.g. water supply, toilet, electricity, bath) rental value of
the housing units, capital cost of the units, their year of construction etc.

Even the various surveys conducted by the National Sample Survey on
‘Housing Conditions’ do not fill all the foregoing gaps.

62
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Suggestions.—A full fledged Housing Census covering guite many
items on housing stock and housing conditions, etc. is proposed
to be conducted on the eve of the Population Census 1971. The
suitable agency for undertaking this work could be the Office of
the Registrar General of India from the point of view of adminis-
trative convenience and economy in expenditure. The N.B.O.
being the initiator of this Scheme has taken advance action for
fermenting ideas and developing methodology, definitions etc.,
for facilitating the field work to be undertaken by the R.G.’s
Office. - Based on a comprehensive technical note prepared by
the N.B.O., the R.G.’s Office organised a seminar of experis in
May, 1967, to consider the Schedule and related concepts and
terms in the Schedule for 1971 Housing Census. The seminar
examined various points and it was decided that (i) house-list
schedule for 1971 Census be canvassed on a universal basis; and
(ii) in 10 per cent samples of both Urban and Rural Census
Houses, a special house-list schedule ' be canvassed to collect
additional items of information such, as the age of the house;
different amenities like drinking water supply, electricity, bath,
kitchen etc. ~ This enlarged scope would, it is believed, bring
Indian data nearer to U.N. recommendations ‘'on Housing Census.

(ii) Permanent House Numbering.—Anothér Scheme to be implemented
by the Office of the R.G. is regarding ‘Permanent Number’. This Scheme
would provide a frame for conducting various sample surveys on socio-
economic aspects and, in addition, the information would form one of the
jmportant backbones of the work of the Election Commission. '

Suggestion.—The R. G’s office may be asked to take suitable steps o
impress upon the States to carry out the work envisaged under

the Scheme.

(iii) Current Housing Statistics—The main purpose of current housing
statistics is the provision of data for measuring the changes in the housing
stock (that is, additions in the new stock, and additions and alterations in
the existing stock), These statistics are vital. for evaluating housing situa-
tion, the physical input of materials in housing, the financial expenditure
and the contribution of labour. The data that are collected (or to be

enllected) under this head are:—

(1) Dwelling units by pature of construction, namely, new additions
. or alterations to existing structure;

@) Number of new dwelling units constructed in a specified period by

types and geographical dlsmbuﬂon; |

(3) New dwelling wnits authorised, started and. completed;

(4)' New constructions by number of rooms, plinth and floor area;
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(5) Estimated cost of work; and

(6) Value of work done, etc.

Ministry of Works, Housing and Supply (National Buildings Organisa-
tion) had initiated action on this Scheme during the Third Plan by request-
ing the State Governments/Union Territories to. establish statistical cells in
the P.W.D. and L.S.G. Deptt. a coordinating cell in State Statistical Bureau
for collection of data on current housing statistics in the public and private
sectors. In the private sector data are to be collected in municipalities
having a population of 10,000 and above. For public sector constructions/
additions and alterations the data are to be submitted for projects costing
Rs. 20,000/~ or above. In addition these cells are to collect data in respect
of prices of building materials and wages of building labour,

The implementation of the scheme by the States was pursued  constantly
in the last three annual plans;.' As a result, most of the States have agreed
to implement the Scheme except the States of Andhra Pradesh, Bibar,
Madras, West Bengal and Uttar Pradesh who have been asking for _100‘
Per cent central assistance whereas presently the Scheme is centrally-aided
with 50 per cent central assistance.

~ Similar data about the new building construction, additions and altera-
tf°“5 costing Rs. 20,000/- and above undertaken by the central construc-
tion agencies (j.e. C.P.W.D., M.ES., Railways, Posts and Telegraphs
Department etc.) as well as by industrial, commercial, banking, public under-
takings have also to be collected on half-yearly basis to provide complete
Picture at national level. All the central construction agencies and public
undertakings have agreed to supply the data through their construction
circles, direct to the N.B.O. or in some cases in a consolidated form (for
example, by the Railways). These departments have been informed by
the N.B.O, that there is no difficulty in obtaining funds for recruiting

additional staff, if necessary, to implement this Scheme as the Plan proyisiqn
for this purpose exists.

Suggestion.—The States who have not yet agreed to implement the
- Scheme should be pursuaded to set up the three-tier system for
housing and building statistics (i.e; in the Department of L.S.G.,
Public Works and State Statistical Bureaus). Any delay on their
part will yield incomplete data for the country as a whole and
would prove an impediment towards making analytical studies
which are highly essential for planning process. If there is any
hurdle to persuade the remaining States to implement the schemes,
it is suggested that the recommendation made earlier by the old
Fourth Plan Working Group on Housing and Urban Development

- be adopted for the new Fourth Plan also. This will imply the



65

provision of 100 per cent central assistance for all the $ta.teS‘
for implementing this core scheme of current housing and building:
statistics.

(iv) Production, consumption and distributive aspects of .buzldmg-
materials.—Statistics of production of building materials—after a(i!]ustr.nent
for imports and exports—signify total availability of these maten:ﬂ? in a
country. In India, statistics are available for materials produced in the-
organised sector such as for steel, cement, sanitary wares, sheet‘ glass etc.,.
but statistics pertaining fo unorganised sector e.g., for bricks, lll;’l'le, sawn-
timber etc., are not available. The available data also do not give de_tails;
regarding end-uses of various materials in the building industr.y, cI.as51ﬁed
according to residential and non-residential sectors. . For _estl‘matmg the-
production of bricks and lime in the unorganised sector, which is a Fourth
Plan Statistical Scheme, the National Sample Survey at the instance of
N.B.O. has agreed to cover these two items in the 23rd round along with.
.the wider survey of small scale -industries.

Suggestion—In order to put the production statistics on a sound
footing, well organised sample surveys as undertaken by the
National Sample Survey for bricks and lime, may be conducted:
periodically for other building materials produced in the usn--
organised sector,

(v) Materials Budgeting—The estimation in respect of quantum of
consumption of building materials in different constructions is & complex
one. For example, it is not feasible to collect data as regards each individual
construction as building practices vary from region to region because they
depend on  various factors like “climate, - availability of materials etc.
Reliance has therefore, to be placed on ‘consumption norms’ for building
materials in relation to investment (or plinth areas or floor area) in housing
for building up norms so that they may be useful towards conducting some
meaningful type studies. Special surveys and studies are also essential to
set up statistical series about the transport' of building materials by road
and rail as well as their volume passing through wholesale and retail frade.

Suggestion.—It is necessary that cooperation of the office of the
Development Commissioner, Small Scale Industries, should be
registered in helping to collect data in respect of un-organised sector
of building materials production, besides pursuading the National

Sample Survey to include increasingly these industries in their-
periodic rounds.

(vi) Prices of Building Materials.—One of the important components of
building cost is building materials and they make 70 to 75 per cent of total-
building cost. Therefore, collection of prices of building materials at various .
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district centres and: specified prices paid by the comstruction division of
Central and State .construction agencies is highly necessary.

At present data on wholesale prices of selected building materials are
available from important markets in the country on a weekly basis. But
data on retail prices are lacking though they are the operative prices and
essential for studying regional variations in building costs.

Suggestion:—The scheme of current housing statistics referred to earlier
envisages collection of statistics of prices of building materials. In
regard to state-wise building cost indices, the SSBs, as required in
.their functions, should further be persuaded to expedite the under-
taking of type studies and developing of weighting diagrams re-
-quired for computation of cost indices and analysis of price varia-
tions, '

(vii) Volume and Type of Employment in Housing and Building Acti-
vity—Regular collection and maintenance of data in respect of different
categories of workers engaged in housing and building construction activity
is urgent particulasly in respect of their supply and demand. It is as well
essential to ensure that large construction programmes envisaged under the
development plans do not suffer from inadequate supply of skilled workers
or should not have the ailments of un-employment. What is required is
ensuring of optimum supply of such man-power. Present data do not
warrant the satisfaction of various urgencies mnoted ~above. Therefore
“collection” of statistics of employment of skilled labour in building cons-
truction” was made a ‘top priority’ Fourth Plan Scheme.

After inter-departmental meetings and a series of discussions between
the National Buildings Organisation and Directorate General Employ-
ment and Training, procedure for collecting the data has been
evolved. The Directorate General, Employment and Training, have now
approached the Engineer-in-Chief in the Army Headquarters, Railway
Board, Posts and Telegraphs Directorate etc., as also varions public sector
undertakings, asking them to issue instructions to their subordinate wnits
to supply regularly the information on their reguirements of building labour,

‘This will enable the employment exchanges to locate the work sites and
-collect employment returns from the contractors.

Suggestion:—The Directorate General, Employment
have to continue and intensify their efforts to col]
data for which so far they have taken only prel;

and Training,
ect the required
minary steps.

(viii) Wages of Building Labour—Wages of buildin

g labour acco
for 25 per cent Yo BIhO Per —‘-‘E“‘ of the tom b}’“_di“g cost, Regular Cﬂ‘;‘;
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about- wages™ of building labour are not available. The National Buildings.
Organisation is making aitempts to collect data for Delhi Centre through
the Bureau of Economics and Statistics, Delhi Administration, which now
supply data regularly for each quarter, for three categories - namely, (i)
Mason, (ii) Carpenter, and (iii) Unskilled Labour, In addition, as a
cesult of the implementation of the scheme on current housing statistics
the data in respect of wages of building labour have started-coming to-
National Buildings Organisation from the States of Gujarat, Mysore and.
Kerala, enveloping about 50 district centres.

Suggestion:—The other States need to be activised to take up urgent
steps in supplying these data to the National Buildings Organisa--
tion regularly. - |

(ix) Investment and its distribution on various types of residentiat
and non-residential building constructions—No reliable estimates of invest-
ment in building construction are at present available, though it is believed:
that its proportion’ should be between 1/3 to 2/5 of the total  current

“cipital” stock as' well as that of total current capital formation.
Housing construction is undertaken in the government, corporate,
non-government, non-corporate  and  household  sectors. © The
budget documents of ‘public authorities give a wealth of information about
cxpenditure incurred by the Government but adequate details are. not
available from these to segregate’ the expenditure on residential housing
which are constructed for Government employees. Similarly, there is no-
provision in the balance sheets of the companies to show separately the
expenditure, on the construction of residential ‘houses in the corporate
sector. Very little information is available about the extent of investment
in residential buildings in the non-government and non-corporate sectors.
also.

Suggestion:—Under the arrangements that are being made to collect
data in ‘Housing Census’ information on the current financial
value of housing stock would be available. Again, under the-
Current Housing Statistics, data on estimated cost of new cons-
tructions as well as additions and alterations would be flowing.
They are expected to fill gaps in public and private sectors to
some extent. However, in order to cross-check the- data that
will emerge out of the two attempts of capital stock and current
investments just described, -the National Buildings Organisation-
has initiated the work on a pilot study to explore the feasibility
of obtaining the data on cost of. constructlc:n from the registered
architects by requesting 30 architects each in ‘Bczmbay and Delhi
to furnish data from 1960-61 onwan?s‘ on bm.lc}mg construgtions
that have been completed p;}figr their SulpemSlqﬂ_/cqntrol..- For
the corporate Sector, at the ;nstanée of .ﬂ_le‘ Na_t{qnail1_ Bgﬂdmgs
Organisatios, the: Pepartment of Company Affairs have agreed*
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to obtain figures for residential buildings through the company's
balance sheets. The action taken by different organisations are
to continue to fill this gap. In addition, through - National
Sample Survey, an enquiry is being undertaken on Investment
in Buildings. For this a pilot survey in 13 selected towns was
completed in the 22nd round of the National Sample Survey
(January, 1968-—July, 1968). The results -of this pilot survey
would be helpful in conducting countrywide survey on this as-
pect which may be taken up in the 23rd or 24th Round.

(x) Sources of financing on various residential and non-residential
constructions—The statistics of financing of housing. have been collected
by the National Sample Survey and by the Reserve Bank of India in the
Rural Credit Surveys and its follow up surveys. For the development of
new methods of real estate financing and developing of sound mortgage
market in the real estate which now constitute inherent ingredients of
social housing schemes and of housing funds 'provided by Life Insurance
Corporation, data need to be collected on various sources of housing
finance. Such data would inform about the terms, conditions and dura-
tion of loans, rate of interest at which loan finance is obtained and also
the extent to which down payments are to be mobilised for housing.
‘Various modern institutional systems of financing have to be developed
by graiting them into the indigenous system. in the country through the

Provident Fund and TInsurance resources, Government loans, Fousing
Cooperative Societies, etc.

The National Sample Survey at the instance of National Buildings
Organisation has undertaken a pilot survey to test the availability of
frame, concepts and definitions etc. in this regard in the 22nd Round of
the National Sample Survey (January, 1968—July, 1968).

Suggestion:—The National Sample Survey should give greater em-
phasis on this aspect and undertake a full fledged survey to filt
this lacuna. Further capital market units especially joint stock
banks, cooperative banks, Life Insurance Corporation and the

Central and State Governments may be requested to supply data
regularly to the National Buildings Organisation.

(xi) Consumer Preference/Surveys and Studies—With the passage of
time, consumer preferences and reactions for housing are bound to be

dynaruic as a result of rise in income, educational levels ang jp their im-
pact of industrialisation and urbanisation as a part of plamning for eco-

nomic and social development. Likes or dislikes of ‘the households with
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respect to the designs of the dwellings which have their bearings on the
<ost factor are materially affected by the changes in the quantum of various
economic variables listed above. .A survey on the dwelling habits of the
cccupants of two-roomed residences in the Government sector (F. & G.
Type) in New Delhi was done by the National Sample Survey in 1959-60
at the instance of the National Buildings Organisation.

Suggestions:—The data on consumer preferences are to be collected
by specially designed sample surveys. The National Buildings
Organisation has prepared a plan to conduct a survey of ‘Occu-
pants of multi-storeyed buildings’ constructed by the Gevernment
of India- at Bombay, Calcutta, Delhi and Madras. After that,
sﬁrvey for other types of residences may also be undertaken.
Such surveys-cum-studies are highly useful as they would help
in locating.various spots where the investments made do not
accrue the utility to the ‘beneficiaries or consumers—the occu-
pants of the house as well as it will decipher the areas or house-
Lolds where certain modifications of house designs and locations
of windows and doors, passages and balconies etc. would have
made & host of difference in making efficient use of housing in-
vestment or in raising the labour productivity of occupants.

(xii) Other Data—DBesides the main heads of statistical data discuss-
ed above, there is need for a number of ancillary data which can help
in the planning of housing programme. In estimating the future hous-
ing requirements, a reliable set of population projections with break up
by rural and urban areas should be made available not only for all India
‘but also for the States. The estimates could be further refined if, in addi-
tion to the above, information is made dvailable on the trends in the
size and composition of the households, marriage rate and on the rate
of family formation by means of special studies conducted in this regard.
Tn evaluating the future housing needs, some reliable estimates of ‘vacancy
reserve’ and Tates of obsolescence and depreciation are also to be built
up, probably by means of type studies. ' In thi.s regard, .aIready in the
.0ld ‘Fourth Plan, financial provisions exist for implementing the scheme
tion of households to be implemented partly by the

. i 0si
on size and comp fice and partly by the Wational Sample Survey.,

Registrar General’s O

. ing it emerges that the data
dations—From the foregoing 1
3. Recommen d if available these are meagre to meet

a avai about housing an . .
re not available anning and various aspects of housing

‘the requi ‘development pl : . .
'anLd rgﬁ?lgjitn;e;trsogammes.p The notable gaps pertain to housing stocks,

' 5 | ading activity. consumption of buil.ding materials
<current statistics of buddlng buﬂdiﬂg’ la'bolll', bl.lﬂding costs investment and

t of . . -
E‘:nlégniss :tfrzl;p:zmc?n (:)rder io fill the gaps in statistics of this vital
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sector of economy, 16 statistical schemes © (See Annex. I) sponsored by
the - National Buildings Organisation were included in old Fourth Plan.
These schemes were accorded either ‘top’ or ‘high’ priority by the Con~
ference of the Central and State Statisticians convened by the Planning:
‘Commission in July, 1965. - Later, housing statistics was as well consi-
dered a ‘core scheme’ of all-India importance in regard to planning.

The efforts made by the National Buildings Organisation in imple--
menting the schemes on housing and building statistics have yielded some
results as most of the implementing agencies agreed to undertake the work
and finalise the plan for execution as would be noticed from the details
given in foregoing paragraphs, The only bottleneck, it appears, which
checks their speedy implementation was the difficulty about -making of the-
budget provisions by various central agencies and insistence by five
States that. 100 per cent Central assistance be provided to them., The
question of budget provision for Central agencies has now been sorted

out and it is believed that for the States the question can be settled easily
if 100 per cent central assistance is given.

These 17 schemes, which are at various stages of implementation, are:
recommended for inclusion in the new. Fourth Plan also to accomplish
the work aiready initiated. The revised outlay on each scheme is indicat-
ed in the Apnexure. The Central Ministries/Departments/Organisa-
tions .and State Governments may be requested to make suitable provi:
sion in their budgets so that the implementation of the Schemes does-
not suffer on this account. Further as already mentioned in carlier para,

to induce the States the central assistance to the States may be raised
to 100 per cent instead of 50 per cent as at present.

The data that is collected/to be collected under the various statistical
schemes will flow to the National Buildings Organisation which is the
national co-ordinating agency for housing and building statistics. For pros
per collation, analysis and presentation of data at national level, it is im-

perative that the National Buildings Organisation should also be adg-
quately strengthened 'sg ag

qat to effectively discharge the function assigned
it,

4. New Schemes.—The United Nations hav
and surveys in their long term aim of im
and building statistics, Eatlier in the |
schemes m.cluded were in the light of urgency for feeding the requirements,
of_ecqnotmcl a.nd social planning as ‘well as in formulating housing pro-
grammes. It 1s now Proposed to provide, the followi h .

. 2 €s:
for the new Fourth Plan:— Wing two more schemes

e suggested various studies
proving information on housing
(Old) Fourth Plan, the statistical

(i) ‘Statistics on construction enterprises; and
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(i) pProjection of future level of housing conditions in the light of
the targets of economic and social programmes in the new Fourih
Plan.

The scheme: at (i)-will:-be :implemented by carrying out :“Economics
Censug’ of enterprises, and the material for the .-schere -af (i} will be
drawn by the past surveys of housing conditions and proposed: intensive
survey. of housing conditions to be undertaken..by the :Nationa}~ Sample
Survey, It is estimated that for the scheme at (i) above the e¥penditure
would be around Rs. § lakhs and for the scheme at (ii).-Rs. 2. lakhs:

ANNEXURE

Stati Sch s on honsing and brilding sector spodsordd by the
nn"ical'{h;o::icl}uﬂdings Og'ganisatiOn in the Fourth Plan.-

8. No. heme Implémenting Agencies’ Outlay in Fdurth
No Sehem Plan—Rs! in lakhs

Old New
1966-67  1969-70
to to

1970-71  1973-74

(N t2) &Y @ )
nt housing and building States/Unicn Terri-  70-00 75+ 00
T Ctsltrggstics* 8 '  tories, Ceéntral Con-—
struction Agencies, Pub-

lic, Sector  Under-
takings, National Build-
ings Organisation

2, Norms of input of building Nationz] Buildings 500 5-00
materials Qrgdnisation
3, GConsumer Preterence Survey -do- $00 5-00
4. Dats on cost of tohstructiol ~do- 280 250
through architects**
5. Houaing Census® Offlce of the Registrar-  30'00 50400
General of India
6. r Permanent House-Numbering* =do- 10466 1000
7. Intensive Survey of Housing = National Ssmple Survey 20°6 20006
Conditions*
8. Survey of Annual Produc- -do- 500 500
tion of building materials
9. - Investment -in building con~ -do- 5100 500
T*r struction® _
o s ‘
and studies of trends Registrar-General's Office 400 4060
1o e and Composition of & Natitnal  Snple
house-holds Survey

*Top Priority’ scheme 8s decided in the meeting of. Cev.tral and Stete Stetisticians
co vened by the Plandi' g Commissiod
**High Priority Scheme  (ibid)-

18 M, of W.H.8.—6
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® @ @) @ (9

I1, Statigtics of housing construc- National Sample Survey ~ 1°25 I°25
tion by employers for-their -
workers in.the industrial

Sector*
12, Survey of finanzing of housing -do- 0-50 ey
congtruction o
13, Survey of pucca dwellings in -do- 1-25 ‘12§
rural areast :
14. = Statistics of employment of Dt, General of Employ- 1°30 2°32
skilled labour in building ment & Training
‘congtruction®
15. Inclysion of data pertaining  Depaurtment of Company 1'2) 270
to residential construction Affairg
-in company’s Balance Sheet* _
16, Type studies o vacancy Nationsl Buildings Or- 050 07 50
reservest ganisation and State
Statigtical Bureau
New Schemes recommendes
17, Statistics . of construction Nationgl Buildings Orga- - .. 8-00
enrerpriges. nigation. )
18, Projections of future housing =do- 200
conditions
Granp  TOTAL 182°00 200*00

PART II--—RESEARCH & EXPERIMENTATION

5. The Working Party of the ECAFE on Housing and Building Mate-
rials have estimated that construction costs account for about .two-thirds
~of capital formation and that a 10 per cent reduction in costs of construc-
" tion will release as much as 1 per cent of Gross National Product, “which
will be of the order of over a thousand million dollars for the countries in
the ECAFE region. They have emphasised that the total outlay in cons-
" truction is enormous.and a housing and building policy that is not austere

can abserb a substantial portion of the resources. Apart from this aspect of
influence -on the general economic condition. of the country, it is common
- knowledge. that construction costs in India have been showing a steady and

alarming rise in recent years. If the object of meeting the housing
requirements is to be.achieved even by slow progressive measures, the

primary necessity is to reduce building costs through research and experi-
mentation.

' Top Prority’ scheme 14 decided in the meeti; jstici
commined by the P g iy eting of Central and State Staristicians

tPriority Scheme (ibid).



