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PRIEFACE 

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 Development. The 
Secretary, Department of Works and Housing, the Joint Secretary (Hous
ing) and· the Director, National Buildings Organisation, were appointed 
members of the Planning Group. 

<:onstitution 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 S/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 
to the Working Group that their proposals would have to be contained 
more or less within the limited outlay envisaged in the Draft Outline of 
the old Fourth Five Year Plan-i.e., on the basis of an outlay of Rs. 283 
-crores (Rs. 233 crores 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 



(ii) 

papers prepared by the various officers were discussed in detail. The 
Working Group also decided to have a practical assessment carried out of 
tb~ Rural Housing programme. Accordingly, four Study Teams were sent 
out to eight selected States to make a quicl! field level sample-survey. 
The observatjons oi the Study Teams helped in. arriving \lt cetU~in positive 
conclusions. In the light of ·the basic papers on different subjects, the ob
servations of the · Study Teams on Rriral Housing and the discussions in 
the various meetings, a Draft Report was· prepared and finalised at the 
conclud'ing·rneeting held on the 12th September, 1968. 

'fbe Working Group have been keenly alive to the magnitude and im
portance Qf the task allotted to them; In balancing the huge housing nee<t 
agamst the extremely· liinited• resources, the Working 'Group have sug
gested .some new· methods/approaches for 'tackling the ·problem. Some
of these sQggestions are new to this country but they have beeri' bf immense 
help ill tac14ing the 'housing probhim 'iil most of the developed' countries. 
1'be Working Group feel convinced that they could be adopted with advan
tage in this country also. 
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REPORl' OF THE WORKING GROUP ON HOUSING 

FOR FOURTH PLAN 

CHAP'(ER1 

f•n-Year Perspective Plan: 1969-79 

'fhe Working Group believes that· the next decade will witness anr 
unprecedented pressure -on our housing resources. Not only. will it com
mence with a backlog of 837 Iakb housing units, but also aqd about 100 
lakh new families· to the effective .demand. Further, with the expected 
tmprovement of our food situation, the public opinion will try to asserr 
itself, as strongly ~s possible, for the satiSfaction of the next basic need' 
of every farilily, i.~., shelter.. And in a <~emocracy, )ike. ours,. based on 
adult .universa~ sutfrage, it woul<jlx: difficult t9 .ignore this opinion for 
long. in (act, public authori~es,, at all levels, should anticipate this 
and 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 pr~ent ·coi:!struction 
rate Our housitig shortage, as earlier stated; Is not only stupendous but 
also aggravating rapidly every year. 

Urbaq Housing.~J'he urban ho11sing ~h()flage !lmounte~ to -28-
lakb units in 1951, 50 Iakbs in 1956, 93 lakhs in 1961,. US. 
lakhs at the end of 1967 and Is likely to ri~ to about llQ lakbs 
by April, 1969, when the urbap. population is likely to tie 9.72 
crores. AnothCI' 2~ Iakb uni\s are. likely to J>e require~,~ to cover 
the new families during the next decade. Ag!lin, tei\ ~ units 
of the existing housing stock of 110 lakhs would need replace
ment during the ne.xt ten years. Thus, in all, there would be
liD estimated shortage of about 154 lakh units (119 plus 25 plus 
10). 

Against this, our rate of new house-construction has been 
extremely low. The private sector could roughly build about 
2 1'llkb housing units per year. The social housing sche.m.es of the 
Department of Works and Housing barely provide<;! 4 lakh 
housing units during the last three Plans. Other Ministers, State 

· Governments, Public Underlakings and local bodies etc., might 
have also built about 4 Iakh 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 shortaae in rural areas was 565 
lakh units (including those which had to be completely rebuilt or 
improved substantially) in 1961, 696 lakhs at the end of Decem
ber, 1967, and is _expected to. shoot up 'to 718 Jakhs 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· 
~icipate.d increase in rural population. About eleven Jakh. hous
m~ ~mts wo~ be required to replace the deterioration m the 
ex•stmg. housmg_ ·stock in our villages. Thus, about 800 lakh 
new umts are requoired to be provided in the next decade. 

Against this demand, the rate of construction of new houses in · 
our rural areas has been extremely low. Only 3:,125 houses 
have~ been provided under the Village Housing Projects Scheme 
during the last ten yea.rs. About 1,459 houses have been pro
vided through the Plantation Labour Housing Scheme. The De
partme~t of Social Welfare have provided about 2.05. ~akh _ 
houses 1 house-sites during the first three Plans. The M1mstry 
of Industrial Development are said to have provided about 6,000 
houses for the handloom weavers Reliable figures for construc
tion,of rural houses in the privat; sector are not availab!e. The 
N,~.O. has, howev~~. estimated -that the rate of Jlnnu!ll ~;onstruc
?on of pucca:!Jouses (inciuding unde~ the social housing schemes) 
ts about 0.44 units only for 1,000- persons. 

~· The overall rate of construction in both urban 'and rural ·areas thus 
-works out to :2 houses per 1,00() persons annually. Againstt,~is, an ex
·peJt body ·of the United Nations has recommended constructiOn of 10 
"houses per year per 1,000 perSons; The "following annual "rates of. house 
.cqnsti'!'ction· achieved by certain . developed countries are illustrative of 
.the modern trend :~ 

I. U._S.S.Ri 10'3 

2. West Germany io·2 

3· Sweden .. 10•0 

4· Finland 8'7 

"5· Australia 8•4 

6. Denmark 7'6 

7· France 7'3 

8. Japan 7'2 

9· Hong Kong 6·8 

-so. u.s.A. 6'S 



S.No. Pl>n 

I 2 

I First 
2 'Second 

. 3 I Third 

3 

·. 

Public 
Sector 
outlly 

3 I ,. ..... I crorcs) 
2,356 
4,600 
7,soo 11 

•' 

4 
. ; s 

38· s \ I·6· 
84•00 . t·B 

122" 00 \ r·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' 
beruth during the three · Plans; the total ouilay 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 notwitlrstanding the fact that- education and 
health cannot improve greatly amidst poor housing conditions. Even in· 
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.I.C's expected contribution of about Rs. 60 crores is taken into ac
count, the toial 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 fro1n the. Asian Develop1nent Bank etc. In view of these consi
derations, the. Working· Grou'p ·. strongly urges upon the Govemment'to 
consider housing as ,a basiC necessity and accord it an. appropriate priority 
"fbe Working. Group feels that such a priority .would have a favourable 
multiplier, elfect on employment, .increasing pr.xluctivity and reducing re
.cLirring 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 
pf the funds to be provided by the Life Insurance Corporation and from 
the Employees' Proyident Funds. The Central· Govern.tiiim?t assistance 
IO the . States should, however be 'earmarked' so. that it is not diverted . . , . 
to other heads of development. The outlay for tlie Fifth Plan should be 
at least Rs. 800 crores. 

~- Another postulate of a bold housing policy should be throuJ!h 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 Al!fi
cultural Areas/Districts Programmes. What is now required is its exten
sion to other fields where it will prove effective. There is a J!reat scone 
for adoption of this method in the field of social housing. There is, for 
instance, much \:lifference in the nature of housing problem of metropoli
tan cities, other'" cities (with population up to 3 Iakhs), and the cities hav
mg a population of less than 1 lakh. The present policY does not fuvour 
me~ropolital\. areas and .other major cities etc., excepting by giving a little 
weightage in the fiXing of ceiling costs . under the suJ?sidised •. l1ousing 
schemes. · Similarly,. a differential approach can be made for .ameliora, 
tion of living conditions in mrai areas .covered by programmes in ·newly 
irrigated are·as (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 thls Report (cf. chap
ters V and VI). 

6. The third principle of.new housing strategy should, be ihroue:h maxi
mum exploitation of the resources of the private sector. for housing, parti
-cularly for the low income brackets. Hitherto, the private investment has 
been confined to luxury houses and that also in metroi>olitan areas and 
growing new td'wnships. In view of the meagre public and· Institutional 
finances available for housing, it is necessary to attract -private sector to 
.invest in new house construction for low income groups in big and small 
·Cities and also in rural areas covered by new irrigation programmes. which 
are having large scale immigratiJn from neighbouring . districts. ro en
·courage them to invest in housing, they will have to be j!iyen definite in
i:entives through relaxations in rent control acts (of the State~). through 
tax laws (of the Centre, States and local bodies), and through other fiscal 
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and administrative measures.. Where circumstanlies justify (Hke new town
ships at Durgapur and Erinore), private sector should be ·associated from 
the. beginning for integrated programmes for meeting public and privatP
housing neej:ls. 

7. The. fourth principle of new housing policy should be. an effective 
institutional framework. It may be ·pointed out that nowhere, through· 
out the world, housing shortages .have .been resolved )Vith the hell) .ot 
purely otlici!ll machinery, . In all develope~ amj in . many ·. deve!op!DJ! 
countde,, housing programmes . are being planned,, .financed and unpi:
mented through a central housing authodty. The peed of ~uch an !\uthc; 
rity for lndia has been emphasised since. the. First Five. Year Pla~ bu~ II 
has not yet been set up due to various reasons. Independent bodies :like 
the Estimates Committee of the Lok Sabha, the Parliamentary Com1n1ttee 
oQn Public Undertakings and the Ford Foundation's Study Team on Urb:m 
Housing have urged for the early establishment of such an authoritv. 

At the State level. the best agency for implementing the hol,lsing pro
grammes is the · S_tate' Housink Board.. But despite consistent recom· 
mendations for the first three Plans and persuasion at' the highest level, 
oQnly seven States have set up Housi!lg' Boards (two in. Maharashtra); The 
Working Group feels 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, GJJjarat, Mabarashtra, Mysore, Orissa 
and West. Bengal) have these bodies. T9 encourage their formation io 
the remaining States, financial assistance (e.g. loans for .share capital and 
subsidy for managerial personnell may be given. 

a. The Working Group note that almost all developed .countries and 
wany developing countries undertake/promote/support housiitg program· 
ro.es , through statutory enactments. In India, no housing law has yet been 
introduced t'hough 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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?!her _(fif~) pr~nciple; They observed that the already grave urban hous
mg SitUation · m ·the country is likely to worsen further due to ~e 
p~esent policy of preservation of agricultural land, (ii) the consequential 
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, urged that 
all efforts should be made for the reduction of the cost of a. house so as 
to bring it within the paying capacity of an average u~ban family. Since 
cost. of land forms a substantial portion of the investment on a house, the 
fifth pri~ciple should pe" to evolve a sound urban land policy whereby _only 
non-agncultural land is used for housing through the device of tQw regJO~al 
plans. Such a policy should, among other things, pr_escribe for ~tensJv~ 
!'_se of the urban land by following progressive no<ms for denstttes and 
s~es ·of houses etc.; in relation to the. paying capacity. of the different sec
ttons of the population. 

10. The Draft Outline of the old Fourth Plan had recommend_ed. a 
sum of Rs. 173 crores for social housing, apart from Rs. 60 crores whtcb 
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. A.~ men
tioned ?' para 4 above,. however, the Working Group felt that the ?utlay 
for socta! housing should be stepped up to Rs. 400 crores (inclus~ve of 
LIC/E. P · Funds), though the representative of the Ministry of Fmance 
thought this figure to be rather on the high side. 

. ':"hate~er outlay is finally agreed to, the Working Group w~uld like to 
dtstnbute Jt under the various schemes, in the manner indicated m 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 W~rking 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 add~ 
that he had no objection to pr:>vide· Rs. 50 crores for this purp~s~ but Jt 
should be under one Ministry. The representatives of the Ministry of 
W. ~1. '!' S. pointed out that they had a continuing Scheme (since 1 ?59) 
of th1s tttle while Health Ministry had no sllch scheme at present. ~estdes, 
a major portion of the land to be acquired and developed under this pro
gram~. 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 Works, Housing and Supply. 



S.No. Scheme/Programme 

I Integrated Subsidised Honing-
Scheme for Industrial Workers 
and Economically Weaker 
Sections of Community 

2 Low. Income Group Housing 
Scheme 

3 Subsidised Housing .Scheme for 
· Plantation Workers • • 

4_ Vi.llage Housing Projects Scheme 

S Slum Clearance/Improvement 
Scheme• • • • 

6 Land Acquisition & Development 
Scheme • • • • 

7 Middle Income Group Housing 
Scheme . • . • 

8 Rental Housing Scheme for State 
Govt. Employees • 

9 Dock Labour Housing•• • 

ro Celhilar Concrete Factories & 
Scheme for encouraging building 
material industries • • • 

n Experimental Housing, Research 
& Housing Statistics 

12 Promotion of Housin~ Institutions 
like National Housmg Authority, 
State Housing Boards, Apex 
Societies etc.. • • 

13 General Pool Accommodation 
(Office & Residential) 

GRAND TOTAL 

7 

Distribution 
in the Draft 
Outline 

Rs.173 
crores 

34'00 

I•oo 

n·oo 

4'00 

2'5 

3'7 

173'00 
50'00 

Rs. 
223'00 

----

Tentative distribution in 
the r.ew ofth p;an on the 

basis of outlays at 

Rs. 233 Rs.400 
crores crores 
(including (includin!l 
Rs. 6o LlC/EPF) 

(Rs 
Govt. 
ftind 

crores of 
LIC) 

in crores) 
LIC 
fund 

3o.oot 10• oot 

II•OO 

so•oo 

25'00§ 

t IO•OOf 

3'5 

3'3 

'73'00t 6o·oot 
so·oo 

Rs. 
223 ·cot 6o• oot· 

283•00 

6o•oo 

2'C0 

so·oo 

20•00 

7'00 

5'00 

10~00 

•Now being administered by the Ministry of Health, F. P. & U. D. 
••Being adminiatered by the Ministry of Labour, Employment & Rehabilitation. 
I As a revolving fund. 
tLIC funds. 
tinclujing departmental charges and c~t of ancillary buildinas. 

ISM ofw.H.S.-2. 



CHAPTER ll 

HOUSING FINANCE 

1. Housing and other policies 

Shelter is essentially 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 
~ections of the community or by the state itself. Secondly, the investment 
in 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 Developin& Economies. 

In the ultimate analysis, the bulk of development (including housing) 
is to be financed by internal savings. In fact, all developed· countries have 
resolved their housing shortages through 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' 
~anomies) 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 rat~ . of savings is very low; it 
bas 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 Intagre 
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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 social 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 
Third 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 :-

y;':/~.a 
Year \/~ Allocation Year Allocation \·\·:.-·K": ;:....-::; 

-~-~--~-:-. "~:< \: < '/ • ' 

~~f!l-"?- Rs. in crores Rs. in crores ~-.- ... 
' ·• ·-

*1961-62 24'85 *1962-63 24•67 
' 

,1963-64: . .,.:.;_:. -H ·• 12·97 1964-65 . 19-94 

1965-66 \ :I. i I· . :z.o·oo 1966-67 14'5 • I" .l-,i,-

195?-68 ttt:;;·~ 13·00! 1968-69 13.5 
~·~ 

u rr-71~-
Jt 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 tlte 
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 .giv.en for these schemes, as 
suggested in the Ten-Year Perspective Plan (Cf. Chapter I). 
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(cl A• house-construction involves considerable pre-planning, States 
imd 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 und~r 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 likt:; 
housing~ . The savings from premia etc. have some contractual embargoes 
as only limited funds cim 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 its assets are likely to rise steadily. However, 
the L. I. C' s contribution to soci~f housing commenced ' from the year 
1959-60. In the Second Five Year ·Pian (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 wa~ drawn by the States from the L.I.C. Similarly, ~ the 
three years ending 1968-69, the L.I.C's contribution has been at the untform 
figure of Rs. 12 crores per annum. Thus, till now the L.I.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 additi?n! the L.I.C. 
have contributed some amount to Housing Finance Socielles and on 
mortgages of house-properties etc. The ·overall investment of the L.I.C. on 
social housing schemes and other housing programmes therefore, works out 
to about 15 per ceni 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 Yea_r 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, 
in~ideutally, be in accordance with the preamble of nationalisa~ion which 
laid down that the L.I.C. would invest its funds in ventures which further 
the social advancement of the country. 

. . As stated earlier, housing construction invoives considera~le pre-plaun
mg. The State Governments and other executive agencies, therefore, 
require 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 1~5 per 
cent of their Plan outlays [Cf. para 3 (c) above] which should be ratsed to 
!50 per cent. Similar permission in case of the L.I.C. funds would go a 
long w11y towards proper planning of housing programmes financed by the 
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L.I.C. However, in the case of L.I.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 

S. Employees' Provident Funds 

(a) These funds, like those of the L.I.C., are ideally suited .for, leilg 
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 annum. .It has been 
recently decided that these funds will be invested as under, during the hal' 
year from 1st September, 1968, to the 31st March, 1969 :-

(i) Central Government securi~ies including small savings 65% 

(ii) State Government securities and other Govt. guarantecd·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 fo< 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 direcr investments according to the pattern referred 
to in {a) above. 

{c) It will now be possible to invest these funds into Government 
guaranteed securities (including loans for the State Housing BoB_Ids) 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 less than that of the L.I.C. 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. 'fhe remaining States may, as recommended 
elsewhere, take early action to set up such Boards. 
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(d) The pattern of investment of thes.e funds from April, 1969, onwards 
has not yet been settled. It is however expected to provide a larger 
mvest~ent_ in State Government 'and Gov:rnment guaranteed securities. 
Th~ Work>ng Group welcomes the above decisions of the Government of 
I~dta. !t also hopes that a. portion of 65 per cent of the E. P. F~nds 
Wlll ~e mvested in the initial capital (and also in the loans) of the National 
Housmg Authority as and 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 categories :-

(a) '1-~rb: given to the Government of India ir.. the shape of loans and grants 
pproved . development programmes • • • • . • 8 S% 

(b~ To be given to U.S. companies having collabotation with Indian firms s% 
(c) To be used by the Government of the U.S.A. in Ir.dia 10% 

~e. funds of the first category are invested in plan programmes by the 
MI?'stry of Finance and the expenditure is shown against P. L. 480 funds. 
It >S 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 housmg purposes. 

The funds of the second category (also known as Cooley funds) can, 
how~ver, be used for housing purposes. Total accumulations under this 
particular category amounted to Rs. 113·63 crores on the 31st March, 
~967, out of which Rs. 56·69 crores had been utilised by Indian concerns 
m colla_boration with American firms. such funds can be profitably used 
for settmg up of building material industries and also as 'seed capital' of 
the housing institutions discussed late.r in this chapter. 
7• Tapping of additional resources 

To check annual deterioration in housing stock and also to liquidate 
gradually, the backlog, the. U.N. has suggested construction of ten houses 
per thousand persons per annum. Against this, our current rates of house
construction are 3·5 and 0·44 units for urban and rural areas, respectively. 
The Wo~king Group have proposed a target of 5 units per ye~r ~r thous~nd 
perwns Ill the Fourth Plan which is to be raised to ten umts m the Fifth 
Plan. Even this modest target would involve a total estimated investment 
of Rs. 1,140 crores per annum or Rs. 5,700 crores for the Plan period. 
Our current rate of investment in house-construction is however, estimated 
to be nearabout Rs. 330 crores per annum (i.e. Rs. 200 crores in the priva~e 
sector Rs. 80* crores for social housing and Rs. 50 crores for other publtc 

---··---- ----
*A'lsuming that the W~rking Group's proposal for an outlay of Rs. 400 crores is 

finally agreed to. 
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. . f ds ill have to he raised sector programmes). ObviOusly, substantial un W • I 

from individual savings, private builders, corporate sectpr and fin:n~ta 
institutions. The scope for mobilising such resources, even in . deve opmg 
countries like India is very great. In the opinion of the "for~!l ~roup, 
the difficulty lies in giving undue emphasis on the aggregate statisttcs 1~ ~e 
formulation of policies. But, ·as is well-known, these, aggregate statlsttc;s 
have limite'd use. 'For example, average actual income in urban a~eas IS 

in many cases double or more than the per capita income an~ 1D the 
m.etropolitan areas, average income of a person is three to five times the 
per capita income. Seeondly, the social customs and p~ac~~ in ?evelop
ing countries give more credence to family incomes than mdiVldual mcomes. 
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.· Sinillarly, 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 fiats of Bombay 
has been fo!Jnd by the private sector. The investtnent from individual: 
savings and the private capital (including unaccounted money) is largely 
inhibited because of absenee 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 institutions are, by and , . 
large, absent from the 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, can~ot be invested on long 
term basis in assets. like house-properties. · .It is, however, felt that all 
deposits. with the comrnerical banks are· not of short term nature ·and all· 
are not repayable on demand. We also do not favour major ·participation. 
by the banks in 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 Worl<;ing 
Group would urge upon the Government to initiate on the followitig sugges
tions (some of which have also appeared in other chapters of the Report):-· · 

(a) Permission to private colonisers ~o develop land onder adequate 
control and according to approved layout plans and standards. 
(a. para 4.4 of chapter IV). 

(b) Mortgage Insurance for land development as is operative in the 
United States. (a. para 4.5 of Chapter IV). 
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(c) AII~tment of land on no-profit no-loss \)asis to private builders in 
maJor cities 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). 

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

(e) Introduction of a 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. 

(f) Introduction of a house-mortgage insurance scheme under which 
amo?nt advanced l>y certain approved lenders on house-mortgage 
are msured by the Government or its agency. 

{g) Introduction . of raffles /lotteries though it is conceded that their 
scope is limited in view of the floating of lotteries by several 
Sta~ Governments. The prizes under the housing lotteries may 
be ·1n shape of houses ot house-sites. 

S. lnternationalfforeign aid in the field of Housin!l 

Hi~herto such aid for boosting house-construction in India ha~ been 
very ~tile. Some aid has been given by the United Nations for setti?g up 
a Reg10nal Housing Centre for Hot and Arid Regions of the ECAFE m the 
N.B.O. The W.H.O. (and tho Ford Foundation) have given some aid to 
the Calcutta Metropolitan Planning Organisation but that is s~ctly in the 
field o~. urban development and housing received only a fr~nge benefit. 
The~e 1S• however, a great scope for investment of foreign ca~ltal for pro
~Ot!On of house construction in India. Cheap foreign loans, With a m?rato
num of at least ten years, can, for example, be immensely. helpfu~ 1.n the 
~dvance. acquisition of land in major cities and new townsh1ps. Slm~la~ly,. 
mtem~bonal and foreign aid can be helpful for providing che~p bmldmg 
matenals and in improVing their durability, through the establishment of 
a few pilot and demonstration projects for industrialised methods of c?n
struction. One such project proposal entitled "A pilot and demonstratiOn 
project for modernization of the building industry with a view to redu:e 
construction costs" has already been submitted ey the Govemmen~ of Ind1a 

th U N • • • tance eqmvalent to to e . . Development Programme, for obtammg ass1s . 
20 per cent of the estimated cost (;.e. $2 ·02 million) from the U.N. Special 
Fund. The Working Group however feels that there i!r1lc6pe for more of 
such plants in India. Again, there 'is great scope for assist~nce by !he 
international and foreign agencies in introducing and promoting ~0~!:f, 
finance institutions in this country. Such aid could be in the shape 0 sl • 

• . . . • of Indian personne m cap1tal of the mstitutlons as well as for the trammg 
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the compelx subject of house mortgage insurance and savin~sfloans associa
tions. Foreign aid can also be helpful in the introductiOn of self-help 
housing schemes whereby a portion of food surpluse~ of the developed 
nations 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 countries iue 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 eli'ect on housing 
situations of the beneficiary countries has been quite negligible. None of the 
~~isting international organisations h~s made serious efforts for ensuring 
implementation of its advice in the field of housing. The I.L.O., for 
example, passed a comprehensive resolution (No. 115 of 1961) on Workers' 
Housing but did not devise any system of aid with the result that in many 
cpuntries (at least in India) the resolution, though well conceived, has not 
been fully acted upon. Similarly, the United Nations admitted, in t11eir 
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 financjng such pro
grammes. Its Special Fund and the like do not go beyond financing cost of 
experts ;~nd a few pilot projects. The World Bank (and its subsidiaries, 
t]le International Finance Corporation and the International Development 
Association) have not been favouring lending for housig and allied matters. 
And, thus, whatever aid in these fields has flowed to the developing countries, 
it has been from the U.K., U.S.A., U.S.S.R., and other developed countries. 
The U.K .. adv:'nces such assistance through the Commonwealth Develop
ment Corporation, France through a network of institutions and the U.S.A. 
through th~ .Int~r-American Development Bank. Similarly, the U.S.S.R. 
bas be~n atd~n~ m the. planning of cities (Accra and Yemen for example), 
~upplymg b~tldm~ equtpment to a number of countries and helping growth 
of cooperal!ves m the East European countries. In the circumstances 
the Working Group recommends that Government of India use their good 
offices with the U.N.O. and the World Bank for the establishment of an 
international bank f~r housing and urban development in the developing 
·countries. Meanwhde, the Government of India should seek bilateral 
assistance to the extent possible from foreign governments and from the 
specialised agencies. It could simultaneously 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 Committee on Housing, Building and Planning 
.0 f the Economic and Social Council of the United Nations should 
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coordinate the 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. Sound Institutional Framework 

The various measures suggested by us for mopping up additional 
resources for housing can best be administered by a business-like Nationar 
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 
'II financial year and (peculiar to India) check diversion of housing outlays 
to other fields_ of development. Almost all developed countries (U.K., 
U.S.A., Canada, Australia, Japan) have resolved their housing shortages 
with the help of such organisations. Even developing countries like Burma, 
Ghana, Pakistan, Zambia, Kenya, Tanzania, Uganda, Guinea and Nigeria 
etc., have established such authorities. In India, the need for such an 
iPstitution was accepted in the First Five Year Plan itself. Though the ,., 
proposal has been reiterated in the Third Plan and bas been considered, 
more than once, at vety high levels, it has not yet been approved. 
Meanwhile, two Parliamentary Committees (the Estimates Committee and 
that on Public Undertakings) have also recommended the creation of such 
an institution. Independent bndies like the ford Foundation's 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. It may be pointed out that the Governments of 
Kenya and Zambia have set up their central housing authorities with the 
loan assistance of the Commonwealth Development Corporation of the 
U.K. Similarly, the :'igerian ~ousi~g Corporation has been brought 
about with the U.S. assistance. Like-Wise, the Government of India may 
als:> consider the desirability of tapping some foreign sources for a part of 
the initial capital for its central housing authority. 

10. State Housing Boards 

At the State level, the best agency for implementing the housing pro
grammes 'is the State Housing Board. But despite consistent recommen
dations (of the first three Plans) and persuasion, only seven States have 
et up such Housing Boards (two In Mabarashtra). As recommended • 
~;ra 7 of the Ten Year Perspective Plan (Chapter I), a token Centr~~ 
subsidy (say upto Rs. 2 Jakhs per annum per Board) to cover the ad mini~-



trativ.e 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. 

Simultaneously, 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 empowered 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 U.S.A., and U.K. 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 ·corrununlty 
surroundings since the entire area is planned out with corrunon amenities. 
Cooperative housing is the best means of providing decent houses 
at reasonable costs to persons particul'arly 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 ha!i gained considerable momentum in th~ 
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 : 

(il 20-25 per cent of the funds allocated under the housing schemes 
be eannarked for the cooperative housing sector. This percen
tage may be raised to 40 in the States where cooperative housing 
bas made good progress. 

(") Th State Governments should earmark adequate quotas of scarce 
11 e f h · ti building materials, if any, or ousmg coopera ves. 

"') Wh th e .8 a cluster of housin~ cooperatives, they may arrange 
(m ere er 1 . • • 1 t' 

1 nufacture of bmldmg matena s on coopera tve large sea e ma 
basis. 
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liv) A new venture in the field of cooperative housing has been 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 lnsutance. 
Corporation . ;fill 3rd September, 1968, loans amounting to 
Rs. 3 · 4 crores were sanctioned to members for construction of 
17,224 houses. Loans to the order of Rs. 1·58 crores were dis
bursed till date. 3310 houses have been completed so far. Thus 
this Corporation is solving the problem of housing among Sche
duled Castes and Scheduled Tribes in Mysore State. There is, 
however, need to provide for better technical supervision to ensure 
that the houses constru~tee!l are of approved specification. The 
Working Group recommends setting up of similar corpotations 
in the States where housing problem among Scheduled Castes 
and Scheduled Tribes is acute. 

(b) Our housing cooperatives have not, by and large, created any con
Jidence about themselves in the community. There have been some loop
holes in the cooperative laws which have been taken advantage of by nn· 
scrupulous· management. Besides, the Indian housing cooperati~es take 
an unusually long time (from seven to ten years) in providing thetr mem· 
bers with houses/house-sites. In other countries (e.g. Israel),. the'Y t~ke 
a· maximum of three years. The Working Group would, therefore, ltke 
to reiterate its suggestion (Cf. Para 7 Chapter I) that each state should have 
an Apex Cooperative Housing Society. At present, only six States have 
these .bodies. To encourage thetr formation in the remaining Statc;s. 
·financtal assistance (e.g. loans for share oapital and subsidy for managertal 
personnel for an initial period) may be given by the Central Government. 



CHAPTER -:m: 
BUILDING MATERIALS 

1. Need lor eX(I811Sion of Building Material Indnstries 

Availability of building materials in requisite quantities is one of tbe 
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 ~s ~ompared to Rs. 1 ,56! crores 
in the Third Five Year Plan. It i,r expected that the investment m cons
tructiop 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 Plaiis. 

2. The construction sector accounts for about 2/3rds 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 National 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 proportion of cost represented by building materials in total cost of 
construction ;s approximately 70 per cent, of which bricks lind 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 per 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 assumption:-
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-.. Private Sector • l .'11 . 

.2. Public Sector (excluding 3 below) 

3· S<>Oal Housing 

General Pool accommodation 

Cellular Concrete Factories etc. 

20 

Rs. I,Soo crores 

Rs. 400 crores 

Rs. 233 crores 

Rs. 2.,433 crores 

Rs. so crores 

Rs. I 5 crores 

Rs. 2,498 c~ores 

(Say Rs. z,soo crores) 

In Chapter I (Teri-Year Perspective Plan), however,. the working Gro~p 
have· recommended an enhanced provision of Rs. 400 crores for soctal 
housing schemes and the total investment in housing may be taken as Rs. 
2,700 · crores as indicated belov!·-

I. _Private Sector 

2. Public Sector (excluding 3 below) 

3· Social Housing 

General Pool accommodation 

Cellular Concrete factories etc. 

• 

Rs. r,Soo crores 

Rs. 400 crores 

Rs. 400 crores 

Rs. :z,6oo crores 

Rs. so crores 

Rs. 22 crores -- ---
Rs. 2,672 crores 

(Say Rs. z,?OO 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 
SO per cent of this i.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. 2.7.00 
crores for residential and Rs. 9 400 crores for non-residential) dependmg 
<J!' th~ outlay on social housing,' the requirements of major building mat:
na~s m the construction sector (residential and non-residential) and the.tr 
estimated production during the Fourth Five Year Plan are given in An
nexures I and 11. 

5. Current rate of production of dillerent Building Materials 

(a) Bricks.-No exact estimate about the production of bricks is avail
able because it is mostly produced in thii unorganised sector. It has been 
estimated by the National Buildings Organisation through the despatch as 
<Jf slack coal to brick kilns that in 1966-67 about 20,000 million bricks 
were pwduced in the country. With the same level, it is estimated. t~at 
the pro:luction during Fourth Plan would be around 100,000 mtlhon 
bricks. 
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(b) Cement.-The production of cement in 1967 was 11.3 million 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 c.tisting 
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) Stcel.-For the period 1966-67 to 1970-71 (the original Fourth 
Plan period) the Planuing 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.-Tbe 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 
respectively. It is estimated_ that 45 per cent of the timber rougbly goes 
into the construction industry; on this norm 13.5 million cu. mt. of timber 
viould 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 II, with the anticipat
ed investment of Rs. 11,000 to 12,000 crores in construction sector, there 
is· not likely lo 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 suggested that the shortfall in the availability of bricks mav be met 
as follows :-

(a) 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 establishment 
require an· investment 

of the above new building material .plants. would 
of Rs. 34.25 crores involving foreign exchange cf 
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Rs. 13.5 cror!lS.for production of two thousand five hundred million bricKs 
equivalent per· year as given. in the table below :-

New building material plants 

Mechanised brick plants . 
Sand-lime brick plants 
Cellular concrete plants 

(Brick equivalerits in-million numbers) 

No. of Total Total Total . 
units capacity foreign invest .. 

per year exchange ment 
(Rs. in (Rs. in 

millions) millions) 

so 2000 65 200 
10 200 IS 30 

5 300 55 nz·s 

6s 2500 135 342'5 

(13'5 crores) (34•25 crores 

The establishment of the above mentioned new building material in
dustries would also permit application of new · constru~ion techniques 
thereby effecting economy in construction. Two cellular concrete plants 
are proposed to be set up soon,. These plants should be shown as centra~
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 matec 
·rials or encourage their production in the private sector by giving reason
able facilities to the manufacturers, such as releasing the minimum foreign 
exchange required for importing machinery and grant of financial assistance 
to them, and by using these materials in Government construction. In 
any case, foreign exchange to the extent of about Rs. 13.5 crore9 should 
be earmarked for setting up these new building material industries in the 
Fourth Plan. 

7. Reduction in Bnildlng Costs 

The measures proposed above to ensure an adequate supply of tradi
tional building materials, supplemented with production of . competitive 
son-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 attention of the National 
Buildings Organisation and a good deal of action has already been initiated 
by them during the Third Plan. In 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, Jay 
down economic norms and standards for repetitive types of buildings, for
mulate guiding principles and building codes. for )ow-cost housing, and 
encou~age building research. and experimen!al construction. The Working 
Group recommend that actton by the NatiOnal Buildings Organisation in 
all these directions should be intensified during the Fourth Plan, in view 
of the heavy investment and Government subsidies intolved in housing 
<1nd other buildings in successive Five Year Plans. 
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ANNEXURE I 

BuUding Ma'erials Requirements in the Fourth Plan when investment in Construction 
Sector is Rs. IT, ooo crores (Rs. z,CjOO crores in residential sector and Rs. S,soo crores in 

·non-residential construction sectoi-) 

Sl. Material Unit Requirements Estimated Shortage 
No. production 

Rcsiden- Non-res·- Total during 
tial dential the 4th 

cons- Phn 
struction 
sector 

t 2 3 4 5 6 7 8 

1 Bricks Nos. in 
Millions 

6x,ooo 90,000 ISI,OOO xoo,,ooo-sx,ooo 

2 Cement Million 23 57 So 87 +7 
Tons 

3 Jron & Steel Million 3"1 r6·o 19'1 zz·s +3"4 
Tons 

4 Tim'Jer Million 4"3 
· cub.mt. 

8·1 12'4 13"5 +I'I 

ANNEXURE II 

Building Materials Requirements in the Fourth Plan when investment in Construction 
·seccor is Rs. xz,xoo Crores (Rs 2,700 crores in residential sector and Ra. 9,400 crores in 
.non-residential construction sector) 

Sl. Material 
No. 

1 2 

1 Bficks ,. 

2 Cement 

3 Iron & Steel 

4 Timber 

>8 MofWH.S.-3. 

Unit 

3 

Nos. in 
Millions 

Million 
Tons 

.Million 
Tons 

Million 
Cub·Mt. 

Requirements 
Estimated Short~ 

Residen Non-resi- Total prod.uc- age 
tial dential tion 

construe- during 
tion the 4th 

sector Plan 

4 5 6 7 8 

66,000 99,000 x6s,ooo too,ooo ·-6s,ooo 

25 61 . 86 87 +1 

3"4· t8·o 21'4 22'5 +I'I 

4"6 g·o '3"6 13"5 -()•1 



CHAPTER lV 

LAND AQCUISITION AND DEVELOPMENT 

Since land is the essential pre-requisite for all urban development and 
housing programmes, the most scientific a'p'prJach to the question of lan<i 
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. In 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 pnJgramme. The wider field 
of Town and Regional Planning and Urban Development is being covered 
by the Working Group on Health, L.S.G .. etc. 

In the previous Five Year Plans, the question of land acquisition and 
development has received only a subjective importance in relation tJ ita 
~alue to the various social housing schemes. Tn the context of the grow
mg need of develo'ped land for housing and allied programmes on the one 
h~nd and the relatively limited resources of the. Go~e~ment on the other, 
this should 'be treated as a subject of major objective Importance. and. the 
~ou~h and the successive Plans should bring about some dynamic think
Ing In the matter. 

Physical and Financial Requirements 

2. It has ··been estimated that on lhe basis of the present average gros~ 
density of 33 pex acre about 24 lakh acres would have to be acquired and 
~veloped to acoJmmodate the ur':>an population by 1_981. Even asswn
mg that a highly intensive land-use is planned to ~U>hiev~ a gross density 
of 66 per acre (i.e. double the present density) the reqmrement of urban 
~and would be in the neighbourhood of 12 Iakh acres. The corres'p'ond
mg financial involvement· would work out tJ about Rs. 6,000 crores on 
a modest· estimate of Rs. 50,000 per acre· (including cost of raw land 
and development charges). Against the back-ground of a such collosal 
requirement, the indications are that a meagre sum of only Rs. 25 crorea 
would be available f~)m Government sources for financing land acquisi-· 
lion and development projects in relation to the programmes under the 
social housing schemes. 

24 
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3. Land Po/icy;~Jt would be obviously impossible to attempt . to 
iackle so vast a problem through public sector activity alone. It shouhl 
be .possible to deal with the problem effectively ·through a four point pro
gramme as indicated below:-

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

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

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

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

Measures recOmmended fOr adoption in the Fourth Plan 

In consistence with the policy enunciated in the preceding paragraph, 
lhe Working Grou'p'· would recommend the following measures for adop
tion. 

4. Revolvillf!Punds.-. (a} In the absence of adequ·ate financial resources, 
it is necessary to increase. the potency of the limited funds available. so 
ail ·to enable the State Governments to finance larger programmes. For 
lblscpurpO"se, it was silggesied In the :Third ·Five· Year Plan that revolving 
funds should .be created With loan assistance provided· under ·Land · Ac
uuisition and Development Scheme as the.. neuclei.. Acco~ding. to . the 
present .atrimgenient, fund.s for· th~ .Limo. Acquisition ·and Deveiopment 
·ScMme· lire pro.vide(! mit of, the loans .advanced by the Life Insuraqce 
Qit'P'otatlon of India. Till '1965-66, thes~ were · ~epayable. by the Statb 
Gavetnments in. 25· annual equated instalments of principal and ·interesf• 
- ~ . . ~ . . - . . _., 
alternatively; it was ·also open tq the State Governments to pay ~mly the 
mteresr _aitnp~lly ~nd .return the ·pripcipal in one lumpsum at the end 'of 
1s· years In the latter case, however, the State Governments wete re·
quired to set up sinking_ funds, to amortize the ,loans: accordinl! to the 
instructions of the Reserve Bank of India, the annual subscriptions to the 
~king ·fUnds. have to· •be equai to the annual instaiment of principii! to 
I!III.JTePaid~ F'tortl ··the year 1967-68, the Life Insurance Corporation are 
;cf4\lanuiilg :loans ~or housing •repayable in 25 · aimual equal instalments i:lf 
~clp.al and intete~ ·being repayable half-yearly. Irt ·effect, the return 
from 'the inve:Stments in the' Lahd Acquisition and Development projects 
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would be more or less sufficient to meet. debt servicing and there is n~t 
much margin for the proceeds to be ploughed back. Consequently,_ it 
has not been possible to set up Revolving Funds as envisaged in the Third 
PI~. It is, therefore, suggested that the amount of Rs. 25 crores propos: 
ed to be made available in tbe Fourth Plan should be allocated to the 
State Goverrunents in the shape of regular Revolving Funds. If ne.cessary, 
the State Governments may be required to refund the amount so alloCated 
after a period •of 30 ·years wiih Simple interest. Normally, it would take 
about 3-5 years before the returns from the investments on Land Ac
quisition and De.velopment 'p'rojects 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 rprice on the parcels of land allotted to commeT· 
cia! 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 stn3ngly recommend that this important 
proposal be accepted. 

(b) The Working Group, further consider that the revolving fund•, 
so constituted may be augmented by pooling the ina>me on account )If 
the following:-

(a) 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 improvemel\t 
results in an appreciation of the value of such land. 

The Third Five Plan had recommended the levy of a Capital Ta.J: 
~~ transfer of free hold lands. Although the current emphasis II> 
on the allotm~mt of land on lea~ehold basis, It would be difficult to prevent 
the perpetuation of freehold rights, . where they already exist. It . wouid 
J!_owever, be reasonable to ma~ntain th~t the transfer of such privilege4 
nghts should also carry a prenuum. It Is considered that the p~xeeds or 
the Capital Tax should also be pooled to augment the Revolving Funds. · 

1nduceme11Js to Private Colonisers and Self-Financing Schemes. 

5: ·Private. ~olonisers~ince the problem is too vast to be tackled 11¥· 
pubhc · auth~nties alone, pnvate ~olonisers must be permitted to develOP. 
land according to approved· lay-out .Plans and standard · t ..& 

le d s on . paymen .... 
betterment vy an charges for provision of trunk se~• Wh ' 

· h · ld • .. ces. erevec; 
possible,. sue proJects con also be carried out by public authorities in. 
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eollaboration with private colonisers, cooperatives or other non-profit 
Organisations: in these cases, the pgblic· authorities may. 1prpvide.the.land 
'and the lay-out plan, to the collaborators for development @d. ~ale JlC~ 
chrding to prescribed principles. 

li. Mortgage Insurance for Limd Development.-It is noteWiorthy 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 sector. . The salient features of the relevant provisiJns 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, 
it 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 'liqu)dity' inherent in . .such insurance 
Will create a sound Ian~ mortgage market and encOurage private sector 
investments in land development. Since. land development !programmes 
would involve only short-term. credits of S to 7 years' duration, large 
llanking· institutionss would be interested in financing such programmes on 
ibe strength of the under-writing. · 

1. ·Self-FitU1Jlcing Projects:-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 one
fourth of the total e~timated cost could ·be colle.cted from appli
cants (including individuals,. cooperatives, small and medium 
bidustries, commercial concerns etc.). With the amount. so· col• 
Jected;· the first' stage· of development might ·be · cornlpleteil . and 
building sites · ailotted by drawing lots. Possession should , .be 
~vert· on payment ':Jf full sale value arrived at on the basis ·of oc~st 
::malysis. · Plots for ind~stries or other commercial purpi>ses may 
be. sold at .a higher rate, with a premium or surcharge for pre
fer~ntial iocalities;· such profits being turned . over to reduce the 
nrice of plots. for the low income groups. · The sale proceeds 
thus collected should ·be utilised to finance ihe · iecond stage· of 
development and so on:. Suitable mutations of ·this procedure 
'llay be adopted . wherever neeliiisary to tender . the . propJsition 
{'racticable. The ~iin. should be to complete the entire 'project 
expeditiously, . say within a period of 5-6 years. · 

'I'he working ·of the ·•salt 'take: Reclamdtioii SchemeL. o£ -the ·Govern_. 
ment of West B~ngal would provide soh:i& piactical 'gilldance ·:;n the inaner. 
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. 8: Delay in l.and Ac . . . · 
~rdinate. delay is altn qu<s<t<~n Proceedings.-It is a well known facphat 
~' This,, in fact, ost an \ll~Vi!able f~ature in land acquisition proce~ 
housmg and other de Presents the pririlary bottle-neck in · the progress of 
the Law Collllllissio Vel?Pment programmes. The following stlltement of 

n POintedly explains the position: 

'1be present Cent 
perience h raJ Act has been in force ·for over 60 years. Ex-· 
proceedj . as shoWn that ·inordinate delay occurs in acquisition 
they are ngs. The main complaint of the Governments is that 
and ontsi;reauy handicapped in carrying out large · projects ut 
public Uti!~ the Development Plans .as well as .other works of 

down . ty as _the machinery provtded and the procedure laid 
land .:: Act lead to great delays in obtaining possession .of 
initial st t to he acquired. Most of the delay occurs in the· 
tion u d ages ~ the proceedings betWeen the date of the nJtifica" 
delay 

0 
:r section 4 ·and the declarati_on· under section 6.' Furtben_-1 

sartse· th ·· d .. 
result tha m e making of the awar by the collector, wttb the 
obtain · t as _under the existing law. the GJvemment cannot 

Posse. . PDssess1on untU the awar<l is made and the taking of 
sston · · · · 

· 18 Indefinitely delayed". 

Jp <;>rder to eli . • . . 
1he inco~:pnrati IIUnate the !lel~y. the. :Law ComllllSSlOI! recommended 
diffe~:ent stages 

0~ of certain specific thne.--Jimits .in the existng Act fot 
iB favour of the proceedings; but the 0Jvernment of India were not 
time-limi~ hap~:;ch statutory )imitation. . It was considered that if the 
JOJDe fortuitoua . to be transgressed at any parti~ar stage, owing t.i 
eemed, the . CirCumstances beyond tbe control of the authorities c~n
llave to be ;"O::re proceedings might become null and void and woullf 
argument, th:Sn!ute.i_ ab initio, While there is considerable force in thia 
messed. The Th cess tty for ~ination !Of the delay canna~ also ~ . over. 
Conference, OJ ~ker Committee set np by · the Hot~smg Mimsters• 
regard. The Co andt~h, recommended 11 compromise soluti~ in this 
IIDder Section SS IIUnittee, suggested that m ~xercise of the power conferred 
ments should f !lf the Land Acquisitio!l Act of 1894, the State Govern. 
the different strame JUles specifying 11ppropriate time-limi~ for completing 
liB ·as ·to bA eps of proceedings: the rules should be carefully worded. 
· · ~ purely if · · 
construed as m lrectory in -character and not susceptible of being 
go a long way :mdatory: · :This ·is ~ yery helpful spggestio~ which would 
Group Would; thm expedttmg land acquisition proceedings. · The Working 
8pecili4; 4irective e~efor~, ·recollllllend that this shauld llo inclueded 1111 a 
· ' · · m 1he ·Fourth Platt. · 
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. . . th bsence of a clear-cut 

9. Public Purpose.-Another vexmg factor IS e a . . . A· 1 __ f. 1894: 
definition of the-term 'public purpose' in the Land AcqwsiUOn cl 

0
h 

· · · · · · d equent y ampers 
This_ frenuently leads to disputeli and litigations an cons L 0 .,_ · · · - . · the aw om-
or vitiates land: acquisition proceedings. In thts connecuon, 
ffiission had observed ·as under: · 

. - . bl" rpose' is no long<:r a "The deterrruna.tlon that a purpose IS a 'pu IC pu . · 
matter for the subjective satisfaction of the appropnate Go~':""r-

. · · necessary conditLan ment. . The existence. of a public purpose IS a - . . · 
to the acquisition or requisitioning of property and that the eXIS; 
tence of s.u.ch a purpose must be established o?jectively h~ ~==·I! 
settled by the decision. of the .Supreme Court tD Bella Ban rj .s 

" ca~e ..... 

The existing Act contains only an inclusive definition relating t{)_ .t11e :provt~ 
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 circumstanc~s. 
thev. however, o~nsidered it necessary to provide an enlarged inclusive deli.~ 
nition;. accordingly they_ suggested an alternative definition, which would 
ha,;e ·brought the acq11isition of land for. housing and allied programme~ 
under the ·scope of the term "public-purpose", unequivocally. within th_; 
meaning of the Act. This suggestion was not accepted by the G~vernment 
of India as it was felt that there was sufficient case law available to determine 
the. scope of ''public purpOse".· · 

1 0 .. Experience, since -then, bas shown that the absenctl of a statutory 
-definition of the nature propose!! by the Law C~mmission is indeed a serious 
handicap in the implementation of honsing programwes. Tho;> detemiination 
of "public purpose" is justiciable; the rulings of the Courts are not always 
helpf\11; and disputes in this regarq couldhold up housing programmes for 
Ye'lrs,. On the otile.r hand, ie thll_ land acquisition statute itself. could con
taiJl son1e 'positive guide-lines for the interpr~tation. •of "public purpose", it 
wpuld help to aoid Ut)llecessary litigations and . accelerate ho11sing pro
grai!lmes. The_ Working Group, therefore, recommend that ~h~ definition 
of the term "pu_blic pqrpose", as CO!ltained in the existing L!!nd. ~cquisition 
Act (Centia.l Act) should be amended to reflect the latest decisions of the . . . 

Supreme Court in the matter. 

Organisational weakness of· the normal machinery in th~ ~tate 'Govern 
ments w.ould also .app(l~ to contribute. to the delay in the- acquisition- of 
land 'for. housing and . allied 'programmes, The Thacker Committe-e 
.Qbserved that. ·~the Land. ~cquisition C3l!ectors and other .officers- are. gener
;r~jly unable- to devote su(li.cient time-to.Jand acquisition work, whiob is: only. 
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!I 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, theref<>re, 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 doubt useful; but since Housing Boards are auto
nomous statutory bodies it may be difficult to 'invest them with the powers 
of the State Governments in the matter of Land Acquisition, except to the 
·extent envisaged iri 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 Ford Foundation experts, who examined the problem of 
uibari housing in India, in. 1965, have· described the situation most suc
'cinctly, as under:-

''The search for suitable building sites has become a major preoccupa
tion ~f the. public and !private construction sec~~rs. Regardless 
of Ullprovements made in housing finance and construction• 

methods, there· can be no hol'e .of a significantly enlarged housing 
programme u~_ess something is done to correct the chronic shortage 
and steeply nsmg costs of urban land. 

The problem seems to defy solution The prospe.cts f d 1 · . . · or eve opmg 
lar~e supplies of m~xpensive suburban land are severely limited by 
an ~adequate P?bhc tr~n~port system and highway network ... And 
efforts to establish adtnlm_ stered · prices br .land acq · d d . . . . . . uue un er 
.~~ment domam·have beeri frustrated by a recent Supreme Court 
~ling that :urrent marke.t value must be the basis for the settle~ 
ment ot cla1ms." 

Tbis refers to the decision of the Supreme Court as co t · d · 
rate judgements' (of 5th Oetobei" 1964) which 'struck n :ne m two sepa
Acquisit~on ·<B.ombay Amendment)· Act, 194S, and the own. the .• ~a.nd 
.(M. adras Amendment) Act 1961' ·The· B. b · Land AeqniS!tiOil' 

· . . ' .. · om ay 'amend · · 
,freeze-land value at Janttat}', 194!! level, ·whereas th M: ment sought to 
provided tot compeltsation nn the. basis oJ''tbe . k e • adr~s amerldment· 
. · · mar et Value-of land· at ·the: 
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date of publication of the notification under Section 4 of the Central Act of 
1894 or. an amount-equal t:>;average· market. value. during the five years 
immediately preceding the notification · whichever is less. The Supreme 
Court considered this as "a fraud on power" and· maintained that the com
pensation should be relevant to the value of the- property at the time of 
acquisition.. · 

12. The problem is ·not peculiar t:> India, but is common all the world: 
over, especially ·in and around growing cities. The scarce and e.Xpensive 
quantum ·of tirban !arid has to be carefully balanced with expensive 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. long range measures which 
might seem tq provide lasting solution. . But the immediate answer indu
bitably lies in the conservation of urban land by intensive land-use methods. 
Tllis has come to be accepted as a vital ·necessity in all the .developed 
countries. 

13. "If_ urban land is to. be conserved, it Js necessary to develop every 
parcel of land to the highest density consistent with accepted environmental 
standards. · This means that des'pite 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 Tearn of Ford Foundation merit serious consideration. 
If an apprdpriately high density is to be, achieved, it also implies that the. 
following .factors shJuld 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 late.rals and foundations, as also for basements, garages, 
godowns etc. as the case may be; the surface for the basic ground
floor 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 su'pet-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 
altern~te ways, some yielding more buildable area than others. 
Local authorities should supexvise both public •private sub-division 
to assure that the land is carved up without waste, that only th~ 
necessary minimum is devoted to streets and that future struct~es 
will be grouped t<? provide more open space for the commuuity 
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 maimer as to yield optimum · land-use. It 
sl!ould be r~membered that the economic value of land can hi, 
markedly hifluenced by the shape and proportions •:>f the parcels 
Again in forming the lay-out, it is to be borne in mind that 'streets 
are not only a factor. in the arrangement of land use, but also a 
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?f the_ current situation and they have no doubt that 
the position could be improved greatly in the coming years to the extent tu 
Which the proposals are iulopted in the Fourth Plan and followed up in tho 
811Cceeding Plans. 



ANNEXURE! 
Salient features relating t:> Mortgage Insurance for Land Development, 

as provided in the Housing and Urban Develdpment Act of 1965 
(U.S.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 .th~ 
improvements to be made .. 

(d) The extent of Insurance ,~bligation shall not exceed 15 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 'pet cent o! the 
cost of such development. 

(e.) The maturity of the period ,of land development mortgage shall he 
limited to 7 :years. 

rf) The land development project should be a fully lipproved project 
under an overaiJ development plan and ·should 'possess a sound · economic 
base, involving sound land·use patterns, provisbn of proper communitY 
'facilities etc. 

(.~) The proje.ct should be capable of encouraging diversified local home 
building industry, ensuring proper balance of housing for families of lciw 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). 



CHAPTERV 

TIRBAN HOUSTNG 

1. Rate of Urbanisation.-During the last three decades, there has been 
a very rapid rate of urbanisation in India. In the fast dec·ade (19 51-61 ) 
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 gro"'!n 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, B!JDI.bay, .Delhi, 
Madras, Hyderabad, Ahmedabad, Bangalore, Kanpur; Poona. Lucknow ·an(r 
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.~Ho'use-construction on.· the· other· hand : has • been Jagging ·considerably behind the 'rate of urbanisation, The public 
hou~ing programmes of all M~nistries, States, public undertakmgs~ · local 
bodtes · etc., _could barely .proVide· about . 8 1akh ·houses during the !'ast · 15 
years. (This debt includes about 4·lakh houses built under the social housing· 
sch~me~). Reii~ble statistics of houses constructed during the above 
penod m the pnvate sector are not available. However it has been e f _ 
mated that this sector might have built 'about 2 lakh houslng units per ye:~. 
Th_us, the overall annual rate of new construction works out to only 3-S 
umts per thousand persons as against ten units recomm d d b 

f . . en e y an expert 
group o the Uruted Nations. Comparative figures (h · . ousmg uruts per 
thousand persons per year) of certain developed cou t · ill . 

f h t d n nes are ustral!ve· o t e ren :-

r. u.s.s.R. 
2. West Germany . 

3· Sweden . 
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4· New Zealand 

S. Australia . 

'6. Denmark 

1- France 

8. Japan 

9· Hong Kong 

IQ. U.S.A. 
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9· 

8•7 

7•6 

7'3 

7'2 

6•76 

6·s 

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, 
~bout 12.5 lakh units may be. added to the effective demand, during the 
period of the (new) Fourth Five Year Plan, due to new family formations. 
Another 5 lakh housing units would be required to cover re'placement 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 totai population live at the rate of seven or more 
persons per room. In Jamshedpur, 35 per cent of the dwellings have more 
ilhan 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 
im.proverished". Similarly, ·a recent survey by the R:anchi 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 
no 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 Po/icy.-In strict economic terms, urbanisa-
1ion is an expensive process. While a moderaie small-sized house in a 
Village costs . about Rs. 3,000, similar accommodation in a medium dry 
-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 n 9 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 
11ocial housing schemes, due to low annual allocations, are able to 'proVide 
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30,000 to 95,000 units per year. Even if the outlay is .stepped up from· 
Rs. 233 crores .to Rs. 400 crores as recommended by us m chapter I, the 
social housing schemes are not expected to provide more than 4 lakh houses 
in the Plan period. Other public sector 'programmes are also not likely to 
provide m6re than 50,000 houses par year, which would mean about 2.5 lakh 
housing units in· the Plan period. As regards construction in private se.ctor,. 
reliable statistics are not available. The N.B.O. have undertaken surveys 
of house construction in 13 major cities, in association with the N.S.S., but 
the results are likely to· take· sorrie more time. Meanwhile, it has been 
roughly estimated that about 2 Jakh housing units are being bnilt 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 deficit, 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-Urbanisation.-The solution lies in checking further 
migration of people from the villages and sma!I · cities to major ·urban 
agglomerations. This can be 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 mamifactunng groups 
during 1951-61. were meant for Cities with population of one lakh ~nd 
more. This polity will have to be radically changed so as to locate more 
sud more new units in semi urban or rural ·areas and small cities It iS' 
admitted that all rural areas may not be favourable for certain specified 
manufacturing processes because of difficulty of communicntions, adequate 
power and water supply, etc, but the potentialities for theidocal!on m small 
and mediu~ size cities cart a~ways be improved In point of fact, many 
other countnes are now fotlowmg a deliberate policy of encouraging establish
ment of new factories in medium size cities. Similar1y, as far· as possible, 
new offices of the Central Government, State Governments and public 
undertakings etc. 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,ordin'ated 
plans for the·establishment ·of satellite towns around these major cities. 

6. Exploitatio.n of Private Capital for Urban Housing.-secoudty u b 
h f . ,ran 

areas offer muc greater scope · or .exploiting the private capital fo th 
eonstruction of Jow-inc~nne housing. By and latge, ali urban settle~ent: 
suffer from gr~ve housmg ~hortages, over-~r~wding and congestion. This 
results in sharmg and rentmg of even trummum actommodation. 'thus, 
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according to a recent study of the N.S.S. as much 4 7 per cent of the urban 
population lias 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-p·aying 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 
•mall two roomed house. Besides, there are 'a number of impediments on 
the entry of private capital in th~' field of low cost housing. Unfortunately, 
these restrictions have never been objectively studied in India. In other 
£Ountries, there have been periodical expert studies of such important 
questions. The Working Group, therefore, urges upo11 the Government of 
India to set up a competent commission/committee o.f 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 tho 
States in India, as ·in· manv otber countries, as war-time measures 
for limited periods. But a~ in other countries, these h,ave become, 
more or less, a standing feature here. It has, however, to be 
recognised that from the housing point of view, ~ent control laws 
tend to ag,uravate hmJsing shorrages in the following ways:-

(i) By 1mpeding the flow of private investment into new 
onstrudions; 

(ii) By diminishing 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
lation to present day costs etc. 

Of late, however, other. countries have been reviewing their rent con
trol 'aws· with a yieW to·stimulating (<ir at least not inhibiting) new 
house· conmuction., Such progr.essive ·review has not yet been 
taken up in India, though all the three Plans hav6 emphasised it. 
This is because in India, rent control is a State subject on· 
which the Centre cannot enact laws in normal circumstances and· 
the· States, l:iy and large. do not appear to have shown much aware
ness of the gravity of t!1e growing housing problem. The result 
H that the Indian rent control laws provide for the fixation of fair 
rents on the basis of 6 per cent 7t pet cent of return on invest
ment which, in present credit conditions, is much less than that 
of investments in other ventures. The ~rent control laws of some 



38 

States dJ not also contain provision for 'rent holidays' for some 
years in respect of new houses. Fmally, 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 
amended in 1961, the income from new residential units 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 unit is also allowed from the rental 

incJme 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 GMup, 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 ,3 f the capital cost, the rent of a modest 
dwelling, costing about Rs. 15,000 works out to Rs. 1200 per 
annum. The present exemption limit of Rs. 600 is, therefore, 
too low. 

(c) State Taxes on Houses and Buildings.-In certain States (t'.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 bod:y h 
justified on the ground of the civic services provided by it. But 
the same cannot be true of the property taxes levied 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 
l.L.O's r~port, the property taxes are legacy of the past when 
ownership of property was the ·best index of a man's ability to 
pay taxes. These are hardly an appropriate source of public 
revenue now when taxes are mainly based on the tax payer's 
income. The I.L.O's reoort further stated that "the property 
taxes are fundamentally a survival from a different sort of 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 abolish them, 
as early as possible. . 
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Municipal Property Taxes.-The Worldng Group is also of the 
view that the system of municipal taxation on houses needs to be 
rationalised in ·the following manner:-
(i) Such taxes may he 1evied 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 income groups, the house tax 
may be computed· on the basis of an annual rental value not 
exceeding four percent of the C'apital cost. Further,. houses 
with annual rental value not exceeding Rs. 250, should be 
exempted from the purview· of such taxes as recommended 
by the Conference of Housing Ministers held at Bhubaneswar 
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 imd 
Middle Income Group· Housing Schemes. In certain cases, the 
surcharge is as much as 50% of the original stamp duty and add< 
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 settlements 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 Iakh. and 3 lakhs. 87 

(d) Cities with population between 50,000 and 1 lakh. 139 

(e) Cities with population of less than 50,000. 2453 

Tho1•gh housing conditions in .a\l these: settlements are un-satisfactory, 
those of the first categocy are the worst. In fact,· in these cities (i.e. with 

18 M. of W.H.S. 
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population of 5 lakhs and more), the nature of housing problem is unique 
in many respects. Land is: veiy "Scarce and its value is exorbitantly high, 
as indicated below, in the case of four such cities:-

St. 
No, 

,. 
•• 
3· 

4· 

Percentage increase in 'and values in ~ajor Cities during rg6.o~6s 

City 

Calcutta 

Kanpur 

Nagpur 

Hrderabad. , 

Ceiural or funetion~ Undeveloped areas. 
ally importantareas within municipal 

limits 

SurrOunding areas 
outside municipal 

limits 

~inimum Maximum Minimum Maximum MinimumMaximuPl 

0 100 300 900 ~67 1300 

100· 400 Iii s• 
220 28 So 

733 ·~67 IIOO 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 1955-59, 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 smalle"r cities: Building materials, particularly bricks 
and timber, are also costlier in these areas. The per capita income in thc£e 
areas is, on the other hand, higher than that of smaller citi~s. Broadly 
speaking, each family has DIOre than one earner. Sharing 9f accommodation 
with either 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 eseiltial "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 livi~g 
in jhuggies-jhopries or on the pavements. This calls for lowering of genera] 
standards of accommodation for low income groups. It may consist of l\ 

small two-roomed house (the second one as a kitchen-cum-multipurpose 
rooDI) 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, be 
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 hoQses by the private" sector on the basis of layout 
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plans approved by the Government. The private se.ct<;>r may be forthcoming 
to do so 'only if itis given land (from that acquirJd f~r public purposes) 
on no-Joss no-profit basis and· iillowed a· reasonable return (say nearabout 
9% gross) on its capital with suitable safeguards. The leas~ 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-determined by the Government from time to tinae. 

Such programmes . can be eventually .adopted 'in and around· project 
areas of new townships (like. Durga{mr etc.) and cities having population 
of less than five lakhs. The· Working Group feels that by taking 'up such 
programmes we may. be able to make an impact on. the gi,l!antic 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 (C/. 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 
cqst of land construction for low income. families. Again, much valuable 
land can be conserved by increasing density standards according. to. the. siz!l 
of a city .. The building bye-laws of n1any local bodies 'which dq not allow 
construction of houses on small-sized plots, should be relaxed so as to 
encourage construction on small-sized low. cost houses. Simultaneously,. 
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 Schemes 

(a} As already stated, three fourths of our urban housing shortage is 
in eleven metropolitan cities. It is her~ that an impact of the problem can 
be made. This can be done by giving some weiglltage 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:-·-

t. Andhra Pradesh I Hyderabad 

2. Gujarat . I Ahmedabad 

3· Madras . I Madras City 

4· Maharashtra 3 Bo-mb:ay, PC!='na & Nagpur. 

S· Mysore . L Bangalcre 

6. Uttar Pradesh z Kanpur & Luckr~ow 

7· West Bengal I 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, its present 
pattern of Central assistance (i.e., 20% -subsidy and 35% loan) may be 
revised to 50% loan and SO'Yo subsidy on the 'lines of ·the State sector 
projects of the Integrated Subsidised Housing Scheme for Industrial Workers 
and Economically Weaker Sections of the Community. This is considered 
essential as the dock labour boards are not profit-making bodies and their 
resources 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 (Chapter 
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 crores 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, 
this Working Group has recommended an outlay of Rs. 400 crores inclusive 
of _L.I.C. E.P. funds for these Schemes in the next Plan period, Physical 
targets would depend on how much is actually agreed to by the Planning 
Gommission. 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. 2.33 Crores Outlay ofRs. 400 Crores 

Sl. Scheme 
No. 

Physical Allocation Physical A1location 
Rs. in crores) Target (Rs.in Target 

(units) crores) units~ 

I. Integrated Subsidised Hou-
sing Scheme for indus-
trial workers and Econo-
micallY Weaker Sections 
of the C.,mmunicy 34"00 ss,ooo 61•00 99,000 

2. Low Income Group Hous-
ingScheme . 40'_00 30,000 6o·o_o 43>000 

3· Slum ClearanC!/Improve-
I,8o,cco mentSchme , • so·oo r,oo,ooo 90'00 

4· Middle Income Group 
Hous!ng Scheme • 44"00 16,000 6s·oo 24,CCO 

S· Rental Housing Scheme 
for State Government 
Employees -. IO·OO JO,OOO 20•00 20,0CO 

6. Dock Labour Housing 3"5 7·000 s·oo ro,ooo 

7· Land Acquisiticn & Deve .. 
lopment Scheme . 25'00 so·oo ... 

s. C'!Ilular C'lncrete ·Factories 
and. Scheme for establish-
ing building material 
industries . 4"00 TOO 

9· Promotion of Housing In-
stjtutions etc. 6·2 JO•OO 

10. Exptl. Housing, Research, 
and Housing Statistics . 3"3 s·oo 

TOTAL 220•00 2,18,000 373"00 3,76,ooo 
Crores Units Crores Units 

"· Plus- rural housing program-
roes including plantation 
labour housing 13•00 27"00 

-----·· 
233"00 400•00 
Crores Crores 

12. General pool accomrnoda-
tion (offi.::! & residential) Rs. so Rs.70 

283·00 Crores 470 Crores 

•Inclu:iing departmental charges and cost of ancillary buildings. 



APPENDIX TO CHAPTER V 

General Pool Accommodation 

Office and Residential 

1. In· the Draft Outline of the Fourth Ffve Year Plan, a provision of 
Rs. 50 crorcs was made for construction of office and residential accom
modation in the general pool at various places in the country. 

2. We have now redrawn our proposals for construction. of oltice and 
residential accommodation and development of land, etc. amounting to 
Rs. 70 crores. In formulating the proposals, the .folhwing 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 Calcutta. Tliese were the stations initially included 
in the First Five Year Plan and it is here i.hat the housinp. 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 ttme, the need for demolition of hut
ments and release of leased 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 C8lcutla 

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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. 1 theGeueralPaol 

CoDIItructfou of office aadresklelldalballdurgs 0 · -
Rs .. i_l?.~reg 

Resi'dential 
xsooo unitsDelh! 

2050 units Bombay 

xooo units Calcutta 

550 units Madras 

520 units Chandigarh. 

soo units Nagpur : 

IV. on-Resitl,mtial 
Delhi • 

Bombay 

Calcutta • 

Development of land 
.Delhi 

(rJ D IZ & Minto Road areas 1 
(2 Masjid Moth'· )
(3 Badarpur Mehrauli Road J 
(4) Ghaziabad 

Bombay 
Salt Pan land 

Calcutta 
Santragachi 

• 

Nagpur 
Seminary Hills etc. 

Madras 
East of Lattice Bridge 
West of Lattice Bridge 
Kodambakkarn-Pudur etc. 

Chmull"garh • • 

., 

24"35 

5"35 

:z~so-

x•6o 

o·Bs 

x·:zs 

35"9<> 

Sa'y Rs. 36 crores 

6•oo-

x·oo-

z·so 

. B·so 

say Rs. 9. crores. 

3"00 

1"00 

o·so 

o·so 

7" so Crores 

Say Rs. 8 crores 

Total : Rs. 53 crores. 

Hyderabad) Bangalore, Peons-On an ad l1oc basis we may allow 
Rs. 7 crores. 

Total : Rs. 60 crorcs 

TotLl : Rs. 6o crores. 

plus D.C. to@ IO% crores 

Ad hoc for ancillary buildings. 

Rs. 66 crores. 

Rs. 4 crores. 

Rs. 70 crores 



Residential 
Delhi 

Type 1~} 
In 
IV 
v 

VI 
vn 

VIII 

Bombay 

Type I 
fl 
III 
IV 

v 
VI 

Calcutta 

Type I 
n 

III 
IV 
v 

VI 
.Madras 

Typel 
II 
III 
IV 

v 
VI 

..Chandigarh 

Type I 
II 

III 

IV 

v 
VI 

Nagpur 

Type I 
II 

III 

v 
v 

vr 
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Shortages 

13,275 

7·702 ) 
10,770 } 
2.,377 

730 J 

385 

233 
19 

539} 987 
217 

135 

948} 1,377 
309 

206 

98 

17 

Proposed 

12t')OOXI3,COO 

sooxso.,ooo 

2000X25,1JOO 

SOX70,000 

105 

r,OOOXZ!"J'JOO 

scoxzs,ooo 

sooxrs,ooo 

Rs. in crores. 

15"60 

24" 35 

,s·oo 

5" 3s 

0"35 

t·6o 



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 ]lOusing 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, 
re~ds 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 OJndition .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 
1mpoverished' ... ·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 25% of these households comprised more than six members; 
.57% between three to six members; and only 18% had less than three 
rnembers. 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 
J9% were pucca houses. The remaining 81% 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-
11olds, which meant that 38 lakh (689-65!) households in rural areas did 
not have any separate dwelling 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 !i separate pucca dwelling 
unit-i.e., a reasonably 'p'ermanent 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 lak'hs at the commencement of the. Fourth 
Plan period (1-4-69), raising the requirement of houses ruso to a corres
ponding number. , Against this, it has been estimated that owing to 
-deterioration and obsolescence there is a recurring depreciation in the 
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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 than 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, 
th': 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 (83!i-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 ruraJ·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 Iakhs are engaged in agricul
tl!'al occupations, · amongst whoni· 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 Government lands or lands belonging to the richer com
munities and live in constant fear of eviction and this' uncertainty impairs 
their bargaining power with the result that they do not get fair returns for 
their persomil 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 i961-Census is 5:18 or say 5. The cur
rent need· for housing the landless agricultural workers belonging to the 
&heduled Castes etc. could thus be placed at 20 lakh house-sites which 
can_. 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 investme'nts 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 iii the immediate or foreseeable 
future, from a Governmental level. 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 Plap. rural housing was considered to be more or less 
the direct responsibility ·'or the State Governments. In the Second Plan, 
howev~r, it was realised that some concrete measure of central assistance 
would be necessary to help the State Governments to ·improve the .. housing 
conditions in tJ:le rurai 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 te-appniisal of the Second Plan), a 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 became 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 (i e .• 
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 totai 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 Plim, 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 neighbourhood of about 2 lakhs. This reveals another interest
ing feature: while an out!'ay 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 disproprotionntely 
small sum of hardly Rs. 12.8 crores was provided for the entire rural popu
lation (inclu<linJ! the Backward Classes) under the village Housing Projects 
Scheme, in the Third Plan. 

6. Slow Progress-Reawns 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 t11e Village Hot,s
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. 

1 .. The Scheme, at present, broadly provides for the followlng:-

(a) loans to villagers for construction of new .houses or for ill\prove· 
ment of existing houses. to the extent of 80% of the cost subjccl 
to a maximu'ni of Rs. 3,000/- per house: 

~b) 100% · Grants to State Governments for provision of 

(i) house sites to landless agricultural workers; and 
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(ii) · street.; 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. 

~hrough the State Rural ·Housing Cells established for this p\lrc 
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 no 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. With this object in view, the Working Group sent 
out four Study Teams to eight States· for making a 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 th~m 
during the course of a year, to other development beads carrymg 
a higher priority, such as agriculture, irrigation, power etc. 

(b) The ·present organisational machinery at the State and local 
levels is far. from . adequate for . proper administration of the 
scheme.. 

(c) 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 
rural areas. 

(d) The villages for development under the Village Housing Projects 
~be~e are not selected in compact groups, thereby leading to 
dtffuswn of effort and activity. 

(e) It has been observed. that in the field of education and bea~th, 
considerable progress has been made because of the pressm.g 
?eeds of the society and the social pressures exerted for th.etr 
Improvement. In the field of housing, especially rural housmg 
however, such pressures are lacking at present and the progre~s 
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 observed 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 been able to disburse the second and/or third instalments 
of the sanctioned amount of loan in time, for want of funds." In other cases, 
the construction has been given up by the beneficiarie"s 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 he 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" he reviewed 
and supplementary loans may be granted, provided that .s.uch 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 onty ·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 adequate 
scale. To such an event, there is apparently no point in spreading the 
extremely limited resources, thinly over extensive areas. This only leads 
to diff11sion of effort and activity without proper coordination and ultimately 
~esults in unmerited criticism. The appropriate course would ,'Je to con
centrate all available resources .and. efforts in specific areas. where other 
supporting programmes (such:. as .. provision of houses/house-sites for 
Sc)leduled Castes/Tribes etc. Reclal]1ation of Wasta .Lands and Resettle· 
ment of Landless Agricultural Labour, Rural Industries Projects Programme
etc.) conld 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 Oroup would, therefore;, strongly recommend that 
the Govemme1;1t should, formulate, forthwith, an appropriate Scheme of 
Pilot Projects and put it into operation from the third year of the Fourth 
Plan .(i.e. after the .completion of the incomplete houses as suggested in 
para 9). Funds :for the Pilot Scheme should be treated as "ear-marked" 
irrespective of priprity that may be given to the subject of Housing. 
Accqrding to present populatian projections, at commencement of the 
Fourth Pl31), the ll.!ral population would comprise about 84% of the overall 
population of the country; The Working Group feel that the welfare of 
these economically depressed people, who forni the vast majority of the 
population,, deserves special con;ideration. Since the proposed Pilot 
Rural Ho!lsing 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 R\mil Housing Scheme, the suggestions 
C_Jntained in the Annexure to this Chapter (which enumerate the. conclu
Sions of the Working, Group in relation to the observations of the Study 
Teams) should provide the broad guide-lines. 

(e) The success of the Scheme would primarily depend on the selectiofl 
<>~ the right typ~ of areas, where an integrated flow of assista~ce from 
different authonties could, be ensured. The Working Group consider that 
the appropriate areas/villages . to be covered over the Plan period should 
~e carefully. selected in the first instance and a phased programme evolved, 
m consultatton with ,the State Governments and approved by the Govern
ment of India. 

11. Areas Covered by Intensive Agricultural DevelopD)ent Pro
grammes.-About 1·36 Iakh villages are covered by intensive agricultural 
~rogrammes and are witnessing a sharp, spurt in income, which. i~ being 
pent among other things, on haphazard and un-planned con~trucl!.on of 

houses ~nd other buildings like shops, workshops, agro-industnal umts, etc. 
Peo~le m such areas are, by and large economically well off and do. not 
re~m~e any financial assistance for construction of houses. Unless the 
buildmg activity in these areas ~ regulated there is every danger of thest'! 
areas becoming rural slums.. The Workiu'g Group, therefore, consider it 
necessary that spciJ, villages are given adequate technical guidance in vii
lag~ planning, and construction of houses and other rural buildings. 
Besides, each village Panchayat should be provided with a simple set of 
mn"lel building bye-Jaws for adoption and enforcement. 
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12. Org:misation.-At the Centre, as .at present, no special ;tgency 
exist• . for coordinatinl! the assistance available under different rural 
development rrogrammes of' different' Miilistries . 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 Coordinatk>n Committee,, . consisting 
of the representatives of the concerned Ministries and the Plannin!l Com
mission, under the Chairmanship of the Secretary jJoint Secretary 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 
areas/villages where the Pilot Rural Housing Scheme is to be put into 
operation. It should also be the responsibility of this Committee to •ee 
how best the Central assistance under different programmes of rnral <le
veJ.Jpment could be canalised into the Pilot Project areas; to review the 
pro!'.rammes periodically; and to render. such assistance as may be requir
ed by the State Governments to implement the programme expeditiously. 

13. The Workinz Group agree with following observation of the Esti 
wates Committeec 

"The success of any programme depends to a great extent on th~ 
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 Grcmp feel that the machinery for the implementation ot 
Rural Housing Programmes as it exists at present at the Centre is extreme
ly inadequate to ;!dminister 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 Qovernments .etc. on matters concerning rural housing. The 
entire office of the Housing Advise~ including the Central Rural Housing Cell 
was ·abolished. some years ago on considerations of economy. {The Vil-
1a~e Housing Pmject• Scheme is now bein!!. dealt with in one of tbe Hous· 
ing Sections in a routine manner). This- was a retrograde step and the 
Workin.g 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 regional offices in different parts of the country to look after. the 
impkmentation of the Schemes for the Welfare of Scheduled Castes and 
other backward classes. It would also help if similar regional offices are 
set up to watch the implementation of the Pilot Projects on Rural Housing 
Scheme and other housing schemes and accelerate their prol!ress through 
proper liaison with different State authorities. 

lt would be difficult for the Working Group to suggest any detailed 
organisational machinery at the State level. It is however, necessary that 
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the State Governm t . · d . . h . en s should set up Coordination Committees corrcspou -
mg to t e t:entral Colllrnittee referred to in para 12. The rural housing 
pr~~ammes could be effectively administered by the Development Com
~sstoner or any other similar authority. who controls the block staff. It 
IS ~elt that the State Governments should invariably entrust the implemen
tatto~ of rural housing programmes to these authorities (instead of theii 
Ho~sm~ or other Departments). Further, the State Rural Housing Cell~ 
should also be adequately strengthen~d and attached to the office of the 
~evelopment Collllitissioner. Besides looking after the Pilot Rural Hous
mg ~cheme, the State Rural Honsing Cells, should also be required to 
?rovtde_ ~~ces~ary technical guidance and advise in the regulation of hous
tn~ ~cttvtttes m the areas covered by Intensive Agricultural Development 
D1stncts/ Areas Programm es. 

14. At the local level, rural housing programmes are already being 
generally administered through appropriate agencies-viz. the Block 
Development Staff and Panchayati Raj institutions, wherever they exist.. 
But block overseers are burdened with a number of other activities and do· 
~ot have sufficient time or the convenience to do full justice to the execu
lton of rural housing. programmes. The State Governments have, there
fore, been authorised by the Government of India to employ adequate 
number of additional overseers: SO% of ihe 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 Honse-sites for Landless 
A~cnltural Workers~ The scope of the existing Vil~age Housing 
~roJects Scheme concerning the provision of streets a_nd drams and house
Sites for landless agricultural workers may be cont1~ued. They should, 
however, be iinplemented 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 j)rogramme 
should be planned and implemented in areas which could be covered by the 
Pilot Projects. 

16. Pattern of Assistance.-The present pattern of assistance provt<l~!> 
for 20-year Ioims to the extent of 80% of the cost, subject to a maximum 
of Rs. 3,000 per house. The average cost of a house (All India) under 
the existin~: Villa~e Housing Projects Scheme during the Third Plan period 
was slightly over Rs. 3,000. The cost of building materials, labour 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 Income 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 r1ili;ed recently. Accordingly the prese?t 
limit of Joan assistance may be raised to say Rs. 3500 per house; and m 
order to lighten the burden of amortization, the period of loan may be 
extended to 25 years as ·against the current period of 20 years. Under the 
Integrated Subsidised Housing Scheme ·for Industrial Workers etc., 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 simila~ treatment to the relatively poorer people in the rural 
areas would seem justified assuming tbat the houses will last at least for 
that period. 

17. Further, the Working Group feel that some special concessions 
should be given to the eco'nomically 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 tbe extent of 80% of the 
cost, in the shape of 20% subsidy subject to a maximum of Rs. 400 and 
60% loan subject to a maximum of Rs. 1200, may be allowed. The cost 
of these houses· must not exceed Rs; 2,000. Persons belonging to the 
Scheduled Castes an~ Scheduled Tribes may be allowed to combine the 
ubsidy or other assistance that may be available to them from the pro

;rammes under Backward Classes Sector. 

18. As regards the programme for provision of streets and drains and 
bouse sites for landless a!¢cultural workers, the present provision of 
allowing· 100 per cent substdy to State Governments may continue. 

19. Since th~ .requirements of funds for construction/improvement of 
houses, the proVISion of. streets and drains and house sites etc. would be 
proportional to the pecuh~r nec;ds of each Pilot Project, detailed apportion
ment .of funds (as prescnbed rn th~ existing Village Housing Projects 
Scheme) would. present_ many practical difficulties, in the circumstances 
.,0 verning the ~!lot ~roJects Scheme, it might be a hinderance instead of 
~ help. But ~mce. t ese programmes involve two distinct elements, viz., 
Joan and subsidy, It ~auld be necessary to follow some broad principle 
foi facilitY of. budgetmg. The State Governments should therefore plan 
h . projects tn such a manner that .the total subsidy does not exceed 50 

t elr t of the annual outlay. 
per ceo 

20• ,Allocation of Funds.-The Draft Outline of the old Fourth Plan 

Vl·soaged an outlay of Rs. 25 crores for rural housing but this figure 
first en d d t R 11 · · ' was subSequently re uce. 0 8 · · cron;s. It •s obvious that this bears 
no relationship, wh~tsoever, t~ the magmtude of the. problem. It might 
be argued that dunng the Third _Plan, the State Government~ ·were able 
to utilise only Rs. 4·4 crores agamst an outlay of about Rs. 12·8 crores 

18M. of W.H.S.--5 
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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 diffusion 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 miginally provided under the Draft Outline of the Fourth 
Plan. 

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

(a) Revenue E.cpenditure~According to the information available, 
the expenditure on the State Rural Housing Celts (including the 
State's share) worked to about Rs. 40 lakhs, during the Third 
Plan. Allowing for additional expenditure on account ol 
strengthening these Cells, wherever necessary, the total -expen- . 
diture in this regard would be in the neighbourhood of Rs. .~0 
lakhs. Another sum of Rs. 50 lakhs may be· required for tho 
employment of additional overseers in the ~arious projects 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. 

(b) Loans and Capital Grants.-'the balance. of Rs. 10 crores (i.e. 
after deducting the sum· of Rs. 1 crore mentioned at (a) above, 
from th~ overall provision of Rs. 11 crores) may be provided 
equally 111 the s~a~ of loans for construction/improvement of 
houses anrl suhstdtes for economically weaker sections of the 
c?mmunity and for ~revision of streets and drains .and hou~e 
Rltes for ~andless agncultural workers: i.e. Loan-Rs. 5 crore.• 
and Substdy-Rs. 5 crores. The following phased programm~ 
may be adopted for utilisation of the proposed outlay: 

1st year of the Plan-14% at the total outlay. 

2nd year of the Plan-16% of the total 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 30% 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 utilised 
nnder 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 ha11e 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 natura 
and extent of the problem in the areas selected for the Pilot Projects. The 
Workin(! Group are 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 ll: Plantation Labour Housing 

23. Tbe genesis, the provisions and the progress.-The Plantation 
Labour Act, 1951, makes it obligator'y 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 ones, to fulfil this obligation. Tbe Scheme envisaged 
the grant of assistance in the form of interest-bearing loans to the exte.nt 
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. Tbe Department of Labour & 
Employment, therefore, set up a Working Group on Plantation Labour 
Housing in 1962. Mter a comprehensive study of the conditions all over 
ttte country, the Group made a number of recommendations in 1964, for 
Iibe<alising 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. Tbe salient features of the revised scheme are 
"ummarised below:-

(i) 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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(ii) Preference- fo~ subsidise-d assistance is to !:nd~;:s t~ustify this· 
deserving plantations whose financial 
assistance. 

(
iii) . . enhanced for South/North 

The .ceilmg costs of houses have been er house respectively. 
Indian plantations to Rs. 3,200/4,000 P d 

. . . k rs have been aUowc 
fiv) The housing cooperatives of plantation wor e . e under the 

f h . of asststanc · . 
or I e first time to avail themselves Central financial assts· 
Scheme for construction of houses. f a house is p,dmissible 
tance up to 90% of the approved cost d 0 

25 o/o as subsidy, the 
to the cooperatives.-.-65 '/'o as loan an peratives themselves. 
bal f . . db thecoo . ance o 10% bemg arrange Y 1· d 

· . . uously have been a 10we · 
(v) Planters of small estates located conll& . t;rest of economy. 

·ttk ·· ' · jnthetn o a e up ]omt housing colomes, 
. . . . . out of the relaxation of 

·(vi) In order to offset losses if any, anstng Govemments have been 
conditions for secudty ~f loans the State Funds" by collection 

· · G rantee uuthorised to constitute "Pool ua from loanees. 
I . . "' r annum o an addttional interest of !-;o pe 

·. . · . 1956, hardly 1350' 
25 S. · . · · ' scheme !U d' , . mce the tnception of the ongtna< 47. S9 lakbs has been IS·· 

houses have been completed and a ·sUill of Rs. Kerala, Madras and 
burse.d in five States, viz. Assam, West Benga~d . The various Iibera· 
Mysore, where the scheme is being implement b ve Jed to any apprecl
lisations of the original scheme do not appear to a 
able improvement. . 

. f the sclteme in relation l<t 
26. General assessment of the workhtg .0 

1 spite of the imposition 
the problems of Plantation Labour Housmg.- ~de adequate residential 

Provt . 
of a statutory obligation on employers to th manifold concesstons-
accommodation to the plantation workers and e facilitate relaxation of 
viz. the introduction of Pool Guarantee Funds to ttern of Central assis
secudty conditions of loan; liberalisation of t~e 5~% to Planters; grant of 
tance allowing a subsidy of 25% and loan upto e of 90%) to Coopera-. ~ · tanc 
subsidy of 25rr and loan upto 65% (total ass>s S heme has remained as 
tives of Plantation workers etc.-the progress of the 11 cposition of Plantation 

d . . the ov•ra ! tar Y as ever. Paradoxically, however, - Jed that out of a tota 
Lab h • b 1962 revea . PI our ousmg, as on 31st Decem er ' then eXistmg, the anters 
requirement of 4,51,670 houses for the "'~rke~sf tion of 54%. Again, 
b d . · . sahs ac h a constructed 2,40,329 houses-t.e .. a th Planters ave com-
according to the latest information avatlable, ~rement of 4,29,026-i.e. 
pleted 2,73,329 houses against the currevt requt aebievernent. Out of the 
a 'Satisfaction of· nearly 64% which is no. m;~:ntation .Labour Housing 
completed number· of 2,73,329 houses, the tatioil workers accounts for 
Scheme/Subsidised Housing Scheme for· Plan 
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th t . durina the 
only 1,350 houses. An analysis of .these figures show a. 

0 30
th June 

period of five and a half years (from 31st December 1962 1 . Pl l rs 
1968), altogether about 33,000 houses hav~ been built by the_ a~ e~; 
whereas the corresponding figure under the Central Goverrunent sc e .

5 · Whil f constructJon 1 1s only 660 hot:ses. e the overall annual rate o . dl 113 6000 houses, the ! ate of construction under . · thei scheme IS bar r 
l!ouses per year. On the basis of an estimated average cost;d h say 
Rs. 3000/- per house, an investment of about Rs. 82 crores sho ~v~ 
gone into the construction of 2,73,329 houses mentioned above: as ag~ns t 

:this huge sum of money, total Central assistance drawn amounts to a oual 
f th ··ot Rs. 48 Iakhs, which roughly represents only about 0.6% o e ' . 

investment. The obvious conclusion that emerges from these. comparatJ~e 
,data is that most of the planters, who are relatively well <>If, fulfil th~rr 
statutory obligation from their own resources and do not '?eed or c!a;: 
any Central assistance: the few others, who cannot do Without gove. -
mental assistance, ure either unwilling or otherwise unable to provide 
residential accommodation to their workers, as required under the Act. . It 
is. therefore, imperative that the State Governments should take effective 
st~ps to activate the progress of the scheme. 

27. Legislative measures to activate the progress of the Scheme.-ln 
thi~ 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 ~rom 
the failure to provide and maintain housing accommodation in tenns 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 
~hould not be provided for in the Act for failure to fulfil the statutory 
obligation in this regard. The Working Group; therefore, recommend 
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 for fine upto Rs. 1000. 

28. Again, under section 40 of the Act, which relates to limitatbn of 
nwsecutions. 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 made by an inspector, the limitation will extend upto six 
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months from the date f 
the cases of failure to 0 CO~mission of the offence. Accordingly, most of 
workers would now be PtoVlde housing · accommodation to plantation 
penal provisions are n tn?re or less time-barred. In other words, the 
against section 15 ar ow 'Yirtually in-effective in so far as the old cffences 
therefore,. examine the con~:rned. The Government of India should, 
Governments and 1 e PDsltton in detail, in consultation with the Slate 
amending the exis? to remedy the defects, if necessary by suitably 
Governments shouldm~ Act. Besides being vigilant in future, the State 
the Act in new cases.a so lake immediate steps to enforce the provisions of 

· 29. Oullay in the F . 
inception of the Sche 0 '_'llh Plan.-The total expenditure since the 
is hoped that with th me Ill 1956, amounts to only about 47.89 lakhs. It 
with the other e recent liberalisation of the pattern of assistance and' 
factors into accomeasures the Scheme might gather momentum. Taking all 

unt thew k' · · f subsidy to the ' or mg Group suggest a provlSlon o Rs. 2 cr:>res-
extent of R ·h . Iakhs. . s. 50 lakhs, and loans to t e extent of Rs. 15() 
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ANNEXURE 

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

(a) The Village Housing Projects Scheme is an important social ho~s~g 
scheme covering a vast majority of needy population of the country. t IS, 

therefore, absolutely essential to continue it in the Fourth Plan. . d 
(b) The present Village Housing Projects Scheme should b~ revise · 

and simplified, incorporating in clear terms only the basic reqU!rements 
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 J!Uffered for want 
of securing further instalments of loans· Thereafter, the Scheme ·should 
be implemented in specific areas or regions, so as to. avoid 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 resettlen1ent ot landless agricultural labour, rural 
manpower programme etc. are being implemented. Areas affected by 
natural calamities should also be given preference for implementation of the 
Scheme. 

(e) Suitable p!OVISions 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 integl"l!ted 
n1anne;r. 



CHAPTER Vll 

HOUSING STATISTICS, RESEARCH AND EXPERIMENTATION 

· Part I- Housing Statistics 

1. Scope of housing and building statistics.-The success of a realistic 
Plan 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 :..ousing shortages, a Wide variety of statistical data such 
as on population,· demographic behaviour, problems of housing economics, 
finance, investment et~. are required. The data required may be classified 
under the following broad cate~ories, namely:-

(i) Housing Census; 

(ii) Pep:J?.anent House Numbering; 

(ill) Current _Housing and Building Construction Activit¥; 
(iv) Production, consumption and distributive aspects of building 

materials; 
{v} Materials Budgeting; 

(vi) Prices of bUilding labour; 

(vii) Volume and type of employment in housing and building activity; 

(viii) Wages of building labour; 
(ix) {~;~vestment and its distribution on various types of residential and 

non-residential 0 building constructions; 
(x) Sources of Financing of various residential ·and non-residential 

constructions; 

(xi) Consumer 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 collected. These data 
as well as the All India tables prepared therefrom leave still many statistic 
gaps tmfilled such as the classification of housing units by facilities available 
therein for living (e.g. water supply, toilet, electricity, bath) rental value of 
the hJJusing 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 



63 

Suggestions.-A full fledged Housing Census covering quite 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 arid economy in expenditure. · The N.B.O. 
be\ng the initiator of this Scheme has taken advance action fot 
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 experts in 
May, 1967, to consider the Schedule and related concepts and 
terms in the Schedule for 1971 Housin!! 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.-Another Scheme to be implemented 
bY the Office of the R.G. is regardi~g 'Pe~ent Number'.· This Scheme. 
would provide a frame for conductmg vanous sample surveys on socio
economic aspects and, in addition, the information would form one of the 
important backbones of the work of the Election Comnrission. 

Suggestion.-The R. G's office may be asked to take suitable steps to-. 
impress upon the States to carry out tbe 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 
collected) under this bead are:~ 

(1) Dwelling units by 1l~t~e of cons~ction,- namely, new additions 
or alterations to existing structure, 

(2) Numb~r of new dweUing ?ni!s constructed in a specified period by 
types and geographical distribution; 

(
3
) New d~eUing units 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 pu'blic 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. 

. ~he implementation of the scheme by the States was pursued constantly 
m t~e last three annual plans.· As a result, m~st of the States have agreed 
to 1IDplement the Scheme except the States of Andhra Pradesh, Bihar, 
Madras, West Bengal and Uttar Pradesh ;.vho have been asking for 100· 
P~r cent central assistance where·as presently the Scheme is centrally-aided 
With 50 per cent central assistance. 

. Similar data about the new building construction, additions and altera
~ons costing Rs. 20,000/- and above undertaken I:Jy the .::entral construc
tion agencies (i.e. C.P.W.D., M.E.S., Railways, Posts and Telegraphs 
De~artment etc.) as well as by industrial, commercial, banking, public under
t~kmgs have also to be collected on half-yearly basis to provide complete 
Picture at national level. All the central construction agencies and public 
u~dertakings 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 'b'Y 
the .:r:r.B.o. that there is no difficulty in obtaining funds for recr~it.ing 
additi~nal staff, if necessary, to implement this Scheme as the Plan provlSion 
for this purpose exists. · 

Suggestion.-The States who. have not yet agreed t<,> implement the 
Scheme should be pursnaded to se!: 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 whore 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 
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provision of 100 per cent central assistance for_ all the ~ta-tes· 
for implementing this core scheme of current housmg and building: 
statistics. 

(iv) Production, consumption and distributive aspects of building 
materials.-Statistics of production of building materials-after adjustment 
for imports and exports-signify total availability of these materials 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 to unorganised sector e.g., for bncks, hme, sawn
timber etc., are not available. The available data also do not give details 
regarding end-uses of various materials in the building industry, classified· 
a~ording to residential and non-residential sectors. For estimating 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-Jn order to put the production statistics on a sound
footing; well organised sample surveys as undertaken by th,. 
National Sample Survey for bricks and lime, may be ·conducted·, 
periodically for other building materials produced in the un- · 
organised sector. 

(v) Materials Budgeting.-The estimation in respect of quantum of 
consumption of building materials in different constructions is a 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 
uepend 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 trade. 

Suggestion.-It is necessary that cooperation of the office of the 
Development Commissioner, Small Scale Industries, should be 
registere.cl in helping to collect data in res'pect of on-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 and1 specified prices paid by the construction division of 
Central and State .construction agencies is highly necessary. 

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

Suggestion:-The scheme of current housing statistics referred to earlier 
envisages collection of statistics •:>f 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 particularly in respect of their supply and demand. It is as well 
e.ssential 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 noted · 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-Ch!ef in the Army Headquarters, Railway 
Board, Posts and Telegraphs Duectorate etc., as also various public sector 
undertakings, asking them to issue instructions to their subordinate units 
to supply regularly the information on their requirements 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 and Train' 
have to continue and hitensify their efforts to collect the requ;~~ 
data for which so far they have take.n only preliminary steps. e 

(viii) Wages of Building Labour.-Wages. of building labour account 
for 25 per cent to 30 per cent of the total building cost. Regul d 

1 - ~ -' • . ar aa 



about- wages of building labour are not available. The National Buildings. 
Organisation is making attempts to collect data for Delhi Centre through
the Bureau of Economics and Statistics, Delhi Administration, which now 
suoply data regularly for e.ach quarter, for three categories namely, (i) 
Mason, (ii) Carpenter, and (iii) Unskilled Labour. In addition, as a 
result 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-. 
lion regularly. · 

(ix) Investment and its distribution on various types Of rel·idemial 
and non-residential building ~onstructions~No reliable estimates of invest· 
ment in building constructioQ. are at present available, though it is believed2 
that its proportion should be between 1/3 to 2/5 ·of the total current 
capital" · 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 docume~ts of --public authorities give a wealth of information about 
expenditure incurred by .the Po.vernment but ·adequate details are. not 
available from these to segregate the expen!liture on residential housing 
which are consiructed 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 a'!:lout 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 'Housmg 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 
h initiated the work on a pilot study to explore the feasibility 

fas btaining the data on cost of construction from the registered 
0 

ho't t by re.questing 30 architects each In Bombay and Delhi 
arc tees . d . b '!eli 
to furnish data from 1960-61donwahr. s_ on"" u~ . ng/ constructions 

I 
· been completed nn er t etr sur-rvtston control. · For 

that mve · ' ·· ·, f th N. t" - 1· B 'ld' the co ·· rate sector, at the_ tns ance o . . e a ~on a _ u1 · mgs 
. ~ - the :Department of Company Affatrs have agree.d· 

Otgamsation, 
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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 Sam'ple 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 
co11structions~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 no~ constitute inherent ingredients of 
social housing schemes and of housmg funds 'provided by Life Insurance 
Corporatbn, 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 grafting the.m into the indigenous system in the country through the 
Provident Fund and Insurance resources, Government loans, Housing 
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 fill 
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/Survey~ and Studies.-With the passage of 
time, consumer preferences and reactions for housing are bound to be 
dynamic as a result of rise in income, educational levels and in their im
pact of industrialisati>on and urbanisation as a part of planning for 
nomic und social development. Likes or dislikes of ·the households :;; 
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Iespect 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 
occupants of two-roomed residences in the Government sector (F. & G. 
Ty'pe) 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 t~ 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 Government 
of India· at Bombay, Calcutta, Delhi and Madras. After that, 
survey for other types of residences may also be undertaken. 
Such sufl!eys-cum-studies are highly useful as they would help 
in locating. various s'pots where the investments made do not 
accrue the' utility to the beneficiaries or consumer~the occu

pants of the house as well as it will decipher the areas or house
!Jolds where certain modifications of honse designs and locationS 
of windows and doors, passages and balconies etc. would have 
made a host of difference in making efficient use of housing in
vestment or in raising the labour productivity of occupants. 

(xii) Other Data.-Besides the main heads of statistical d1ta 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 available 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. 
In evaluating the future housing needs, some reliable estimates of 'vacancy 
reserve' and rates of obsolescence and depreciation are also to be built 
up, probably by means of type studies. In this regard, already in the 
·old Fourth Plan financial provisions exist for implementing the scheme 
·on size and com~o~ition of households to be implemented partly by the 
Registrar General's Office and partly by the National Sample Survey. 

3 R mendations.-From the foregoing it emerges that the data 
. ecom .1 bl h are t "] bl about housing and if ava1 a e t ese are meagre to meet no ava1 a e . d . . 

· th • ·' · t f development planrung an vanous aspects of housmg o reqUiremen s o · , . . 
·and b ildi mmes. The notable gaps pertam to housmg stocks, 

u ng progra . f b ild" ·a1 
·cu · · f b ild"1ng activity consumption o u mg maten s rrent statistics o u ' . . . 
"-d 

1 1 f building labour, bnildmg costs mvestment and 
"" norms of emp oymcn ° · ti" · f th" · 1 
1in J Order to fill the gaps m sta sties o IS VIla 

ance resources etc. n 
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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 Planningc 
·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 undertal<e 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 roo per cent central assistance is given. 

These 17 schemes, which are at various stages of implementation, nre· 
recommended for inclusion in the new. Fourth Plan also to accomplish· 
the work already initiated. The revised outlay on each scheme is indicat
ed in the Annexure. The Central MinistriesfDepartments/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 earlier para, 
to induce the States the central ·assistance to the States may be raised 
to 100 per cent instead of SO 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 C?·ordinatin~ agency for housing and building statistics. · For pro' 
per collation, analysts and presentation of data at natbnal level it is im
;>erative that the National Buildings Organisation should als~ be adll
qu~tely strengthened so as to effectively discharge the function assigned 
to 1!. 

4. New s.chem~s--The United Nations have suggested various studies 
and surveys m the1r long term aim of improving inf t" h sing 

d b il'd· · · E . _ orma ton on ou 
an u mg stattsttcs. arlier in the (Old) Fourth PI · th t t" t"cal 

h · ldd . · an, e satst 
sc emes me u e were m the light of uraen'"" for t'eed' · h · · · · ts · . . • . " -> . mg t e requtremen . 
of economtc and soctal plannina as well as 1·n fo 1 t' h · . . . . . " · . rmu a mg ousmg pro-. 
grammes. It ts now proposed to provide the f 11 · h. s · o JWing two more sc erne · for the new Fourth Plan:.,..-

(i} ·statistics ·on construction enterprises; and 
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{iiy .t'rojectie>n of luture level of housing conditions in tile light of 
the targets of economic and social programmes in the new Fourth 
Plan. 

The scheme· at (i)·:will--be :implemented by: c_:.rrying out :'Economics 
Census' of enterprises, and the material for thi -sc)1ei'ne .-af (ii) ..;.,!) be 
drawn by the past surveys of housing conditions and proposed' intensive 
survey. of housing conditions to· be undeqaken.·.by the. Nation&]•·. Sample 
Survey. It is estimated that for the scheme at (i) above the· expenditure 
would ·be around Rs. 8 lakhs and for the scheme- at (ii) .. Rs. 2· lakhs; 

ANNEXURE 
Statiltical Schemes on hOUSfng·at~d·building seCtor Spi:Jrlsored b$'"the 

National Buildings Organisation in the Fourth Plan.:. 

S. No. Scheme Implementing Agencies' Outlay in Fdurth 
Plan-"'Rs: in lakhs 

Old NeW-
1966-67 1969-70 

to to 
1970-71 1 973-74 

(I) E•l (3) (4) (S) 

r. Current housing and building States/Union Terri- 70•0() 75'00 
statistics* ' tories, Centtal Con--

struction Agencies, Pub-
lie Sector Under-
lalcings, National Build-
ings Organisation 

•• Norms of inout of building Nationel Buildings s·oo s·oo 
materials Oi'gsnisation 

3· Gon,umer l~reteroncc . .:;urvcy -do- s·oo s_·oo 
4· Data on ·cost Of tohstructioJ -do- 2.·00 2'0'0 

through architects•• 

s. HOllSing Census• Otnce of the Registtar-
General of India 

1)0'00 so·oo 

.6. r pcmtanent l-louse-Numbering* •do- 10•00 10•00 

7'· intensive Su..Vey of llou•ing 
Condit;ons• 

Nation"al Sample Survey 20110 00 20"66 

a. Survey of Annual Produc-
tion of building materialS 

-do- s·oo '\'00_ 

9.- Investmept ·i.l'l building con- -do- s·oo S'QO 
.. srruction• 

to. Survey and studies of trends RegiStrar-Generl!l's Office 4'00 4"¢ 
itt siZ~ artd Composition of &' Natitina.l Sample 
bouse-holds Survey 

••T p · 'tv' sch"W'le as d.ecided ln the meeting of. Cet.tral an4St-(l.te _Statisticians - ·OP non...,_ ...... ~. . -· · 
co vemld by the' Pl8uDI' g <:~mmiSSIOD 
••Hig:1 Priority Sc~eme (lbJII). 

t8 M, of W.H.S.-6 
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(1) (2) (3) (4) (S) 

II, Statistics of housing consttuc- National Sample Survey I• 2.5 x·is 
tion by employers for-their 
workers in-the industrial 
Sector• 

I~. sUrvey of finan:ing of hoUsirig -do- o·so 1'"JJ 
construction 

13. Survey of pucca dwellings in 
rural areast 

-do- 1'25 , •·zs· 

14. -Statistics of employment of Dt. General of Emp~oy- 1'30 2'3~ 
skilled labour in building ment & Training 
construction• 

IS. Inclusion of d 1ta pertaining Depntment of Company l':ZJ 2'70' 
to residential construction Affairs 
·in company's BallllCe Sheet• 

16_ Type studies on vacancy 
reservest 

N•tion•l Buildings Or-
ganisation and State 

o·so o·so 

Statistical Bureau 

New Schemes recomtnen<ie-' 

17. Statistics . _of construction National Buildings Orga .. B•oo 
enterprisCs. nisaiion 

IS, Projections of future housing -do- 2'00 
conditions 

GRAND TOTAL 182.•00 200'00 

PART II-RESEARCH & EXPERIMENTATION 

5. The Working Party of the ECAFR on Holising 'and Building Mate· 
rials have e&timat•d that construction costs account for about . two-thirdJ 
of capital formation and that a 10 per cent reduclion hi costs oi 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 tlie total outlay in cons· 

· !ruction is enormous . and a .. housing .and building 1>0Jicy that is not austere 
can absorb a substantial p:>rtion 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 st•ady and 
alarming rise in recent years. H the object of meeting. the housini 
requirements is to be achieved even by slow progressive measures, thP 
primary necessity is to reduce building costs through research and experi
mentation. 

·--------
1 Top Priority' schem~ 11 decide~ i? the·meetihg of Central and State Shtisticiam 

convened by the Planning Comnusston, 
tPriority Scheme (ibid). 


