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S o U, ON_SLUM CLEARANCE CIES AND PROG:
Note by the Secretariat

| The Working Party on Develomment of Housing Policies decided at its last
| , ~ session 1n’00tober 1955 to conduct an enquiry on slum clearance policies and
f programmes., The delegations of Belgium and Demmark were invited to nominate
F _ ~ Tapparteurs, It was mgreed that “"governments should be invited to prepare
- memoranda describing the policies pursued, measures taken or being considered
i and the _experience and lessons learnt in their own country. The Secretariat
{ . - was asked to make this material available to the rapporteurs and to assist them i
| the preparation of their reports," (HOU/WP.1/26, paragraph 7)
L ~ The Secretariat, in consultation with the rapporteurs, Mr, Blgcher and -
Mr, Vanderveken, have drawn up the general lines of an enquiry to .indicate he
- kind of information which should be collected (Appendix I), The rapporteurs
| have drawn up "model repliea" from Belgium and Demmark as a further guide to
govermments in preparing their memoranda (Appendix II (a) and (b)). These two
model replies may not necessarily comstitute the final official replies fram
Belgium and Denmark, It will be noted that the enquiry has been framed in
8uch a way as to allow govermments to emphasize their own particular experience,
This is also evident in the model replies which follow the general lines of the
: enqxiiry but not necessarily in the order in which the questions are raised,

It would be appreciated if the memoranda required could be prepared and sent
b0 the Secretariat by the middle of April 1956,

Lriariitane aast e
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APPENDTX T

b

1, Definition snd Criteria of Slums : :
~ Define slums as commonly understood in your counmtry or described in

legislative acts, distinguishing where necessary the isolated slum dwelling,
urban slum areas and rural slum dwellings: '

Give the official, legal or administrative, criteria of what constitutes
. & slum dwelling or slum area as defined above and distinct from sub-standard
dwellings which are capable of being improved.

2, Character and Magnitude of Slums '

What type of data is available on the character and magnitude of the slum
problem? Is the information derived mainly from the general census or have
special investigations been undertaken or are envisaged, perhaps by regional .
or local authorities? 1In a few countries a permanent inventory is maintained
or has been started by some municipalities and regional authorities of the
existing housing stock, its age, gquality and nature of occupation. Describe
briefly methods of investigation in your country to establish the character
and magnitude of slums, to identify slum dwellings or slum areas and as a basis
for drawing up slum clearance programmes,

Have scientific investigations of a socio-economic character been undertaken
on the occupation of slum dwellings to determine such factors as the influence
on health and the relationship of level of incame ard education or training\of
slum tenants; if so, describe briefly the method of investigation and the
results obtained, including references to published material where available,
3. Slum Clearance Methods and Administrative Procedures

Give a short account of slum clearance methods and administrative

procedures followed in your couhtry. Which are the main public or semi~-public
Bodies involved in exeouting slum clearance policies and programmes, distinguishing
if possible the responsibility of central, regiomal and local authorities?

Select and deseribe the more important experience in slum clearance work

involving several approaches : complete demolition and rehousing or
reconditioning of a slum area by a combination of pulling down some and

improving other dwellings,
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4, Public Aids to Slum Clearance

What main provisions exist or are being considered to aid slum clearance,
in particular financial aids for the acquisition of slum dwellings or slum
areas? To what extent have these measures been used in practice? What are the
main provisions for fiiing compensation and adquiring by public or semi-~public
authorities slum clearance dwellings? _

What are the main provisioms, mcluding financial assistence, for
rehousing temporarily or permanently former tepants of slum dwellings?
5. Results Obtained and Obstacles Encountered

Deseribe briefly the results obtained so far in slum clearance work in
your country, What were the main obstacles or problems encountered which
might be the subject of discussion and of exchange of detailed experience
in the Housing Committee?
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' APPENDIX II(a)
MODEL REPLY FROM BELGIUM

Prepared by Mr. Vanderveken, Rapporteur

General ,

The object of the international enquiiy is te permit comparisen of the
varipus methods applied and the results achieved,

The public authorities have to deal with beth insanitery dwellings which
cen be left standing subject to the necessary improvements and slum dwellings
which are not only irrevocably condemned to disappear but which should be ﬁisusad

in the meantime amd demelished as spon as pessible because of their nuisance or
_ oven danger to soelety. It 1s true, of oourse, that between the insanitery
dwelling capable of improvement and the sium dwelling gualifying for demolidion
comes & whole range of_interm@diate grades, The dividing line between the two .
varies continuously depending on locality, degres of development of thevpopnlation,
node of living, the country!s technical sanitary resources etc,
The questions put should, therefsre, elicit information on these various
points. -

. Slum clearance campeigns conducted by the publie authorities en the basis of
a general body of lawe and regulations can remedy the situatien previded the
anthorities have public opinion behind them so as to provide-the necessary
atmosphere cyndueive to resslute action. '

For a country wishing to proceed on these lines and obtain effective anb
radical results, this means conducting a preliminary enquiry combineé with a
general census, The identification of slum dwellings of whatever category
requires the existence of centrally controllable but operationally decentralized
legal and administrative machinery permitting direct and continuous eontact betwsen
the authorities concerned and the prospective bemeficiaries (landlords and tenants).
The cempaign will only produce its full social effect if other factors can operate
simultanecusly. On the one hend, measures te raise the socisl status ef working-
cless families (family allowances, puﬁlic sdueatidd, general imprevement of living
end working conditions etc,) create the favoursble atmosphere, On the other hand,
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the country's financial position must allow of substantial_investments in the
‘housing sectar in order to increase hnusing ‘space at least sufficiently to permit

'the re~housing under proper conditions of families removed from slums or
iinsanitary dwellings while also covering normal housing demand,
- I, Definition and Criteria of Slums

"N Definition of slium dwellings
// Belgium has no official definition Af insanitary sr slum dwellings, nor are

the criteria used in identifying them laid down in any laws, general regulations
. or even administrative provisions,
The bodies hitherts responsible for classifying dwellings--as falling short

cf sxistingwrequirementg have had little difficulty in daing so. In so@a
localities ~ industriel centres, .densely populated urban areas and even %ountry
distiicts, where rural slums abocund - insanitary dwellings are still sufiieiently
(), to warrent o
recoﬁditioning of’replacement campaign. At one time, such dwellings we%e the

numerous, and constitute a sufficiently cleerly-defined group

rule rather than the exception.

Thanks to the experience s~ far gained, however, it will now be possible te
draw up regulations governing slum dwellings as announced an behalf of the '
Government by Mr. Leburton, Minister of Public Health and Family Qnestioﬁs' the
regulations will be based An the results of the varicus slum clearance programmes
carried out t& date by the local authorities, as in Antwerp, Brussels, Liege,
Ghent, Seraing and Jemappes, or by national instituticns such as the National
Low-cost Housing Scciety (Société Nationale des Habitations et Logemanta%é Bon
Marché ~ HLEM), National Smallholders' Society (Spciété Nationsle de la Petite
Propriété Terrienne - PPT), Large Families' League Housing Fund (andé dﬁ .
Logament'de la Ligue des Familles Nombreuses) and others. Meanwhile, the array
of legal and administrative provisions (lncal regulations on housing san#tatien,
reports by the Central Health Board and Central Housing Board, the RoyaliDecree

(1).4an important point to be noted is that two-thirds of the dwellings m Belgium
date from before the First World War (1914-1918). The proportion in the .
provinces of Liége, Namur and Hainaut is as much as three-quarters hnd even
four~fifths,
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on Temporary Dwellings far Miners, the Public Health Law of 1 September 1945 etc. }
will provide the data for defining the criteria and standards to be laid down for
a general hOusing census from the standpoint of unfitness for habitation - a wider
and far less subjective concept than that of poor sanitation.

Scientific basis fog the definition of slums |

In circles directly concerned with this social evil more and more attempts
are being made to arrive at a systematic study of the problem of slums; but for
valid conclusions to be reached in such a study, it must be based on prior
investigation of dwellings both from the physical standpoint (structure and
materials, date of construction, living space and living area, aspect, inside
arrangement and ‘general facilities) and from the standpoint of utilization by
the family now in oocupation but scheduled for rehousing in another (01d or_new)
dwelling. L

If the building, apart from being decrepit or dilapidated on account of age,
is too eramped, too dark and lacks the necessary minimum of amenities, it clearly
ranks as a slum and needs to be demalished. However, there are 1nsanitary
dwellings which can be made larger and which can be fitted with proper sanitaticn
and given more air and light by adapting their surroundings. Where this is the
case, the authorities can take appropriate steps to 1mprove them and so grant

them at least a temporary reprieve.

A contrast with an up~-to-date dwelling accommodating a family under normal
conditions gives the two extremes - the slum requiring immediate demolition and
the perrect dwelling, in between comses the whole gamut of dwelllngs capable of
being improved in various ways, adapted to present~day needs and rendered habitable
(using the latter word in both its material and social sense)

A further point is that if the authorities (State, provincial or local) wish
to0 act logically, they will have to take stock of their financial possibilities
end decide on the most effective way of using the available capital. In deciding
whether it is more economic, espeeially in the long run, to demolish buildings
and build new. ones or try to prolong their 1ife by a minimum amount of more or
less costly reconditioning or adaptation, they will hava to allow, in their ‘
calculations for the subjective factors which also arise.{
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. For instance, the criterion of decrepitude should distinguish betwjped

. normal decrepitude (as in the case of a smell house over 100 jrears old)% and
premature decrepitude (aé in the case of a house eaten away byl_ damp as &

result of poor maintenance of the roofing).

Demolition will be necessary, in both cases but its urgency will depend

on the degree of dilapidation and the finmancial means which the authori*biee

concerned can call upon,

Variods methods of taking a cendus of imsanitary dweilings have been tried
out in various areas in Belgium, the method used in each case being decided by
the local authorities. - i
. 4Antwerp has adopted a census~type system which shows to what extent
housing conditions in the town are insanitary. Brussels applies a method
based essentially on investigators' assessments and not on out-and—dried
gbandards. Courtral has established a number of stendards whereby values
can be given to the data collected. In this case, &lso, the mvestiga'd,ors'
Judgment is largely relied on for certain of the data (e.g. standards or
lighting and ventilation). ‘

Other census methods, including that devised by the Central Housing
Board and that adopted by the National Smallholders' Society, are based | on
a set of indices for insanitariness worked out according to a points syﬂ\tan.

By adding up the points, the dwelling can be placed in whichever is presumed
to be the proper category. The ariteria adopted leave out same of the | essent ial
aspects of sanitary dwellings (such as adequate daylight), o

For urban dwellings, these oriteria apply to slum areas, and not t0
dndividual dwellings, ‘ |
II. Cheracter and Magnitude of Slums

Jdentification of slums

No official national census of slums has been undertaken in Belgium in
view of the absence of definitions covexing the characteristics of dwellings
classed as insanitary or unfit for habitation. |
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Slum clearance is organized by, the Government with the help of the
local commune and provincial authorities, national institutions such as the
HLBM, the PPT and their approved societies, the Large Families' League Housing
Fund, credit societies coming under the General Savings Bank and Superanriuation
Pund (Caisse Géndrale d'Epargne et de Retraite), Patronage Committees and
local Sanitary Inspector's departments,

The part played by these various bedies in the Gampaigns is governed by
legal provisions (Law of 7 December 1953) (l)

It follows that there is no rational or uniform system of identifying slums,

.It is the responsibility of the local cammune authorities  (in practice the
Burgomaster) to record and receive information concerning the existence of slum
dt{ellinge in their localities, submitted by the bodies mentioned and by private
;i.ndividuais in the form of reports; these reports also specify what measures should
be 'afiopteél in the interests of publie health, The Burgomaster's decision on
the, reports must be given within one month of receipt, failing which, or if the

. measures applied by him appear to be inadequate, the Sanitary Inspector and the
reporting bodies can appeal to the Crown (Article 9 of the Law of
7 December 1953) , _

The Crown may, on the proposal of the Minister ~of Health and Family
Questions, declare houses which are the subject of appesl unfit for habitation
and order the Burgomaster to have them vacated and closed (by a given date),

' Very oftexi, the really active figure in identifying slums is the Ministry
of Health and Family Q,uestions' Sanitary Inspector for the area in which the
slum dwelling is located. By law, howeveér, it is the local commune authorities
who are regarded as the body ultimately responsible for slum clearance,

~ It is they, of course, who are in closest touch with families and know
what accammodation they need and how far those needs can be met,

~ Although the cammunes are not all equipped to exactly the same extent to
carry out the directives of the central authorities(z), they can all rely on
..financiel aid from the Government, ‘

. . (1) Some of the Royal Decrees for implementing the provisions of the Law have
still to be published, :

(2) Belgium has 2,670 communes for a population of about 8,5 millions,
?
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It is quite simple for each commune administration, if it has not already

done so, to. take a census ‘of its housing stock. However, their classif
have still to be based on general criteria ‘applicable to the country as
Pending such standardization, the Gentral Statistical Office has ma

effective contributlon towards it on the national level by means of a

detailed questionnaire gent out in connexion with 1ts general and partial ’

¢censuses,

ications
a ‘mble'o )
de an

The issueiof a building permit in Belgium is conditional on complidnce with

~the building regulations which most local cammune authorities have, 1In
way, safety and sanitary conditions (in other- words, conditions guerante
fitness for habitation) are laid down which by their mature help to stav
if not prevent slum development,
There are same in Belgium who hold that no really uniform method 1s
conceivable, However; the present concept of "sanitary dwelling" is su
clear to allow directives to be framed which would be in the nature of a
guiding line for all institutions and organs working in this field. It

this

eing
e off

fficiently
definite
was

this fact which enabled the Government'to'table a Bill (now being’debate
Parliament) making provision not only for the funds for large-scale hous
construction over a five-year period(1955/1960)but also for a general ce
ascertain housing requirements,’ concurrently with a census of insanitary
dwellings,

applying suitable criteria, and this will be the first task of the Natio

Arrangements will have to be made for a slum identification

a in
rins

nsus to

systam
pal
Housing Institute to be set up in the near-future under the proposed Law
III, Slum Clearance Methods and Administrative Procedures ,
~ Condemnation of slums ban on the use of insanit cmises for ha
In Belgium, the task of looking after public health and sanitation
of the most important the communes have, It is their responsibility to
the health of the community and they have statutory powers in this field
{a) Isolated slums .
* Local Councils in most communes and towns of any. size have issued r

[

itation
is’one

see t0O

sgulations

banning the use of insanitary dwellings for. habitation, and the general measures

to ensure that individual houses and their surroundings are sanitary and
for habitation are laid down by the local autharities in their building.

regulations.

ftt
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The latter, while subserving the public interest, leave the right of ownership
laid down in articles 537 and 544 of the Civil Code unimpaired,
The Burgomaster of the commune has the right to issue closing orders

_ for slum dwellings, Such action, although not based on local regulations,
- 48 a police measure having equal force and 1s motivated by the Decrees of 1789

and 1790 (structures in denger of collapse)e It iz not within the jurisdiction of
the courts to rule on whether such decisinus cre justifieds
, In the case of failure by the Jocal suthorities to take action, the
oentral authorities mey act in the Burgomaster's place (by Royal Decree, issued
autametically ' on the proposal of the competent Mirister)., This decision, where
theiBurgdmasfer fails within a given time-limit to carry ocut the order he has
receivéd' is”followed up by the despatch of a special commissioner,

(b) Slum areas (insanitary blocks) .

In addition, penalties may be imposed on perscns having any responsibility

J‘for bhe occupation of condemsiel premises, but only where the closing order comes

from the central authorities. The system applied has recently been simplified,
and there is now no néed to have an investigation by the Sanitary Inspector\o:
apply to the Central Health Board for a closing order, k .

Slum clearance in this case covers expropriation cn a zonal basis in order to
rgcondrbion or improve the whole cr part of an old district or develop a new.one.

This power of expropriation is conferred only on towns, communes or suburban
parts of communes which are subject to the street regulations.
IV, Public Aids to Slum Clearance

' Aoguisition and_expropriation of slum property
~ The communes in Belgiul have considerable means at their disposal and are

thus responsible for prcmoting effective action against slum conditions,
The'Legfslative'DeCree of 2 December 1946 provides for the preparation of

) general'and individdai local develomment plans. These are drawn up on the

bdsis of a survey and spedify the residential areas and public highweys to be

- constructed and the conditions attaching to structural works.

It is the communes, likewise, which decide where roads are to be laid out,
8ee to their maintenance and irstall them with drainage systems and water,
gas and electricity conduits. In planning, they will be mindful of the public
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amenities: (parks, promenades, playgrounds, nurseries, kindergartens and sohools)
which residential areas need in order to form an arganic whole,
However, the State assumes responsibility in this field not only f¢r
highways which come directly under its jurisdiction, but also for the urban v
development of residential centres (garden cities or blocks of flats) built under
- the -auspices of the HLBM and PPT.
(a) The r6le of the local suthorities |
Condemmed dwellings may be acquired by the commnes by purchase or‘
expr0priation with a view to demolition. The cost involved is very often high
and this in itself is a serious obstacle to a systanatic campaign. ‘
Formerly, under the Law of 20 April ‘1931, the communes bore one—third of
.the cost of the operation, the other two~-thirds being shared equally b,y ‘the
State and the provinge, Where the slum dwellers were rehoused in substitute
quarters, the cost to the commune was reduced to one-~guarter. Even soif
the cost was heavy and had no immediate set-off, (the slums usually being bunched
together on land particularly high in value), apart fram which the commme
'was required to make the site available to a low-cost housing socliety free of
charge for constructing new dwellings, _
’ - As for the province and State, the budgetary allocations were hardly large
- enough to permit sustained co—-operation in this field,

A

» * *®

Commines which are subject to the street regulatiomns can also expropriéte
on a zonal basis, In such cases, they acquire a block or sector for the ob‘ject
often is to improve the sector by laying out roads, However the re-sale of the
building land flanking the new highways never brought in enough to offset the
high cost of acquiring the whole of the property, slums included, N

The State accordingly realized .that o financial effort was requirei of 1it.
It will in future take action (under tho Law of 7 December 1953) in favour of
cammunes acquiring‘ or expropriating slum property by paying 80 per' cent(l)of the

(1) "A bill is now being debated ir Parliament which provides for State
asslstance at the rate of 1.0 per Lvnto
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} difference between the cost of the operation and the value of the land as
‘" calculéted by the Ministry of Public Health and Family Questions. In addition,
the Jmid thus made available will no longer have to be transferred free to a
b _].arw-cost housing scciety. 'The commune can make use of it in the way it thinks
‘best suited to its town-planning, or for that matter to its real estate
policy. , ‘

Pinally, the province no longer has to intervene, although 1t can always
dq 80 by providing subsidies in speclal cases where communes experience financial
aifficulties, |

(b) The r8le of the national institutions (HLEM and PPT)

The Law of 7 December 1953 authorizes the HLBM and FPT, as an extension
of their statutory duties, to acquire or_expropriate blocks of slum dwellings

m g view to demolition.

Both bodies are empowered to conctruct new dwellings themselves to replace

slums; but whereas the adminisiraiion of HLBY hocses has to be entrusted or
handed over to an apprcved society, the PPT is allcwsd to administer its own

| . houses.,
| .

 The same Law avthorizes the avproved encieties ¢f vhe two bodies to

acquire and_expropriate slum vroperty. In practice, tiey will always act
' Jin agreement with the local authorlties concerned bub can start work without that
agreement in the evert, for example, of the authorily failing to act.
The Law ‘spe“cifies that in that case the State will shoulder the cost-of -
interest and depreciation on the sum representirg the difference between .'

. the acquisition or exprcpriation price and the Mini stert!s- valuation,

It also specifies that the State will bear the cost of.-the site over and
above the amount normally allocated by the building societies (for example,
the cost of the site for a one-family house must not exceed an average ot
one~tenth of the building cost, except in large towns, where the prOportion '
‘18 increased to one-eighth), ' o

o c_onstructi_qp of new dwellings to replace demclished:slum prope:t"tx' o
| The funds for constructing H.2M, FPT and Large Families' League Housing '
Fund dwellings are provided by these national institutions themselves, which
. 'issue loans which are part-subseribed by the State(l). '

(1} Law of 15 April 1949, which 1s due to be superseded by a new Law at
the beginning of 1956, .
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. Under the Law of 7 December 1953 loans issued by any of these insttitutions
' ‘are guaranteed by the State, subject to the institution concerned undertaking
in advance to earmark a percentage of the money raised for the purpose of
financing the construction of accammodation to be let or sold to slum dwe].l.ecrs.
The percentage, which is determined annually by the campet ent Ministers, mast be
at least 20 per cent. for 1955 and subsequent years.

Another prineiple embodied in Belgian legislation is that new adva,nces by
T1:hese national institutions to the approved societies can be made cogdﬂgibg_a_;
on an undertaking to use part of them for constructing houses or flats of a
type épproved by'the national institution concerned and reserved in the first
instance for occupants of slums scheduled for demolition or closure or of
overcrowded premises which may or may not be located in one of the areas where
the society operates,
' To facilitate the task of the approved societies, which are permanently
faced with the question of the profitability of the buildipgs to be eregted
on slum~cleared sites, ‘the new Law provides for additional State aid.

In future, State guarantees will be extended to loans granted by credit
organizations for the construction and purchase of other dwellings by
slum-dwellers, or for improving and reconditioning slums and installing sanitary
facilities (Article 13 of the Law of 7 December 1953),

Finally, the HLEM and PIT will also be able to grant advances for
essential furnishings for dwellings built by them or their approved societies
for re-housing slum~dwellers, Furnishings is understood as meaning
"essential furniture, bedding and housshold utensils",

Assistance to families removed from slums
) The bodies engaged in slum clearance usually keep case histories of the
composition, income and mode of living of slum families, this material being
campiled at the mequest of inspectors or social welfare workers fram thg
local authorities or the HLBYM, PIT or Large Families' League, A certah amount. of
screening is carried out by these means with a view to taking into accoﬁnt, when
rehousing slum femilies, the prospects of each family's adapting itself|to the
0ld or new dwelling offered it in exchange. |
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A removal grant of 2,000 franes is given to heads of households moving o
sanitary dwellings from slums which have been declared unfit for habitation
by the Crown or the Burgomaster or with a view to the demolition of which the
S'b-até’ has agreed to share in the cost of acquisition or expropriation or to
make a demolition grant. " '

This is gram',ed to private owners who consent to the demolition of their
slum ;premises but does not cover the demolition of acquired or expropriated
: premises or iemporary dwellings forming part of a block belonging to a single
' landlord, It amounts to 80 per cent. of the difference between the market
value of the property plus cost of demolition and the market value of the
site, up t6 a limit of 30,000, 25,000 or 20,000 francs, depending on the
muber of '1nhab1tants in the commune, . '
. Finally, families removed from slums can obtein contributions towards
' 3 rent;payments, as they rank as needy persons and so came unde:? the Public
Assistance Boards which function as legal entitles in every Belgian commune,

SILUM CLEARANCE RESULTS IN BLIGIUM
‘Sector: National Low-Cost Housing Society (HLBM)

- The following table shows the results achieved in each province as at
- 3k December 1955 with the aid of the capital specially earmarked by the HLEM
“for '‘slum clearance and, accessorily, for housing construction to meet normal

- demand.
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As will be seen, cloéing orders were issued by Burgomasters
for 2,722 slum dwellings, of which 353 have been closed and 654

demolished; which the HLBM gave various of its approved socleties
authorization to acquire the sites of 785 slum dwellings scheduled .
_for demolition, of which 134 have so far been closed and 90

demolished.,
In addition, slums closed and demolished without any prior
measures being taken total 109 and 501 respectively,

* To this must te added the 698 slum dwellings demolished to

mske way for the comstruction of dwellings intended to meet normal
public requirements, making a total of 1,943 slum dwellings
demolished and 596 closed,

Finally, 138 slum dwellings were reconditioned.
It should also be noted that large numbers of slum dwellers were
rehoused by the HLEM's approved societies in the houses
expressly built on the strength of "slum credits" as well as in
thelr other dwellings,

The returns due to came in to the HLEM in 1956 will enable it
within a few months to provide exact figures in this connexion,

% * *

As regards the clearance of industrial hutments, the figures
recorded ait 3L December 1955 are as follows: demolition orders
by Collieries and Burgomasters for 1608 units, of which 31 have
been closed and 225 demolished,

Thus the tctal number of slum dwellings and hutments
affected by measures taken within the framework of the slum
clearance campaign is 6,561, _ Total

(In application of the law of 7 December 1953; the actual perjod
covered is the second half of 1954 and the whole of 1955),

2,722

785

109
501
698

138

1,608

6,561

————
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| ’ APPENDIX II(b)
MODEL REPLY FROM DENMARK

1 prepared by Mr,Blpcher, rapperteur
Before the individual questions are answered, a few general remarks about the
development in Denmark will be mmde.

: Throughout.many'years the right of the public authorities to take action for
the improvement of the housing conditions was based on sporadic provisions in
gsanitary regulations, fire regulations, building regulations, etc.  These
provisions often veried from one local area to another.

| . After the first World War a conscious housing policy was gradually developed

as to the new building by means of modern building regulations, town planning

acts, financial aid to housing, etc., and in this connextion it was recognized
‘that a-modern legislation aiming at an improvement of the conditions of the
existing houses was necessary. . By an act of 31 May 1939, on house inspection
and clearance of slum guarters rules about these matters applying to the whole
. | country were passed. '

, The replies to the questions asked are based on the rules of the said act.
It should, howsver, be mentioned that experience has shewn that the act is not
adequate and sufficient in all respects. A committee appointed by the Ministry
of Housing is therefore preparing proposals for the revision of the act. The
work of the committes, however, is not so far advanced that at the present time
dn account can be given ‘of the amendments which may be expected to be. proposed.
I. Definition and Criteria of Slums

In Denmark a distinction is made between the isolated slum and slum areas.
1. .The.Isolated Slum :
A slym house or dwelling is so to speak defined in two stages. First, the

act lays down what requirements shall be complied with, in order that a dwelling
can be considered satisfactory. Second, it lays down in which way the dwelling

.~ shall differ from these requirements in order to be considered slum. The ‘
requirements are based on two considerations, n namely firstly consideration of the
inhabitants! physical and mental health, and secondly consideration of the
inhebitants! safety in case of fire.
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(a)
(b)
(e)

(a)

(e)

(£)
(g)

which are taken into consideration.

In order that a dwelling shall be deemed sanitarily satisfactory it must comply
with the following minimum requirements:

give protéction against dampness} cold and heat;
give satisfactory acecess to day-light;

give satisfactory access to renewal of the air of all rooms, all residential

rooms, including kitchens, having to be provided with one or more windows
which can open direct to the open air;

contain facilities for sufficient heating.

Further, it is required that the individual flats shall
have facilities for the supply of good and sufficient drinking water;
have proper discharge for waste water; and

have satisfactory access to the W.C. or, if the installation of a W.C. has not

been ordered, to securely arranged closets.

This enumeration is not exhaustive, but it covers the most important matters

In order to be satisfactorily protected against fire the arrangement of the

individual flats and rooms and the access to them shall be so arranged that persons

staying in the house in question shall not thereby be exposed to special
case of fire.

is made on the merits of the individual case.

danger in

A dwelling is considered slum if it is dangerous and injurious to health to
live in it, or if it is especially dangerous to stay in it in case of firs.
not defined in details when such a danger shall be deemed to exist. The decision

Accordingly, a slum dwelling may be defined as a dwelling substantially

It is

differing from one or more of the requirements laid down in order tea oonsider a
dwelling satisfactory with a view to health and the protection against fire, F-To)
that the continued use must be considered insecure-

The above rules are the same for towns and rural districts, but the ﬁdministrative
procedure varies, see below re question IIT.
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2. Slum Areas

A slum area is defined as an area sanitarlly dlﬂsatisfactory or dangerous in
case of fire, in which.a better arrangement of the bulldlng conditions is required.
By the definition of slum areas importance is also attached to the fact whether
unheal+hy condltlons or danger of fire exlsts, but the judgment of the individual.
casg’ diffels from the judgment of the 1solated slum Thus, it is not required

“that all 1ndividual dwellings W1thin the area qre slum dwellinﬁs accordlng to the’

definition under &.
" On tce other hand, according to the act in force it is not sufficient that

the area is socially defective, e.g. on accrunt of lacking recreation areas, Or.

' objectionable from a town planning view, e.g. on account of inadequate traffic

conditions, if nevertheless the area cannot be congidered sanitarily dissatisfactory
or liable to catch fire. In such cases attempts at improvemcnt of* the conditions
must -be made according to other rules, e.g. according to the town planning . -
legislétion. The @ifference between the slum clearance legislation:and the town
planning legislation is in this respect espeeially that Covernment financial aid
m&y‘ﬁé granted to the local authoritics for the carrying through of slum clearance
piéns;:wheréas Government aid.cannot be granted for improiémonts/made.under the
toﬁﬁgﬁianning legislation. ‘ '

The Scientific Basis of the Definitions of Slum

In Denmark sclentiflc investigations proper of substential 1mportance to

these guestions have not been made. ‘This is felt to be a definite disadvantage,

and we should be greatly interested in learning of investlggtions in other countries.
A present we build in practice on ex rperts! estimate. '

II. GCharacter and Magnitude of the Problem ' o

Methods for the Calculation of the Number of Dwellings Unfit for Hhman
Habitation

This questloh hes been thoroughly considered in Demmark, and & number of

possibilities for calculating the number of dwellings unfit for humen habitation

have been examined - both the number of dwellings accuwnulated on accgount. of

.previous neglect and the current number of dwellings owing to the continual

obsolescence of the housing stock.
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The Age of the Houses

Tt has been considered to lay down a general rule about obsolescence of dwelling
houseés, according to which it should be possible to demand houses above a certain age
demolished without -a concrete examination of their condition. A rule of this kind
exists in the Copenhagen Building Code of 1939. Under this rule it may be demanded |
that a house, which is 100 years old, shall be altered so as to comply with the
requirements which the Building Code in farce at this future time may lay down.

The rule, however, can only be applied to houses, which will be 100 years old after
2039. So far it has not been deemed advisable to introduce such a rule for slum
clearance purposes for the following reasons:

In the first place it is often difficult to ascertain the age of the old
houses.

In the second place the quality of a house at the time of its construction
is of the greatest importance to its life. .

In the third place the current maintenance and a later modernization will
play a great part,

Therefore, it would be necessary to allow for a very long time limit, which

would reduce the practical importance of such a rule, This may be illustrated by
means of the survey of the age of the houses in Denmark (excluding rural districts)

given below (in thousand units):

Period of ' Number Number of houses to be
construction of houses demolished per year
1 2 3

Before 100 - 270 6.0 1

1900 to 1915 145 9.7

1916 to 1930 140 9.3

1931 to 1935 87 17.4

1936 to 1940 88 17.5

1941 to 1945 47 9.4

1946 to 1950 66 : 13.3

1951 to 1955 R0 18,0

| Total 933

o
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Ir the time limit is fixed at 100 years, and if it is assumed ‘that houses
buils before 1900 shall be demolished before 2000, the average annual demolition

vrate is shown in column 3. It is not likely that the slumwclearance problem is

80 great 1n this country, and it would hardly be possible to comply with a. slum~

' ~e1earance programme of thie magnitude.. At present 20,000 - to 23, 000 flate are

conetrueted annually in Denmark,  For the time being it would hardly be realistic
to assume that as great a number of flats as stated in column 3.can be taken from

‘the-cunrent construction for re-housing purpeses,. or that it will be possible to

inerease the building capacity - as to manpower, materials, and. financing - by
this number, = . . SN ‘ ' '
acil;t;e : , . o

~ Danish houses are rather well provided with elementary facilities such as

Jinetallations of water, gas, electricity, and W.C,. -Such matters will therefore

hardly give a practicable eriterion for the calculation of the number: of houses-

in Demmark unfit for human habitation... To this must be added that other criteria
are. most likely more impartant in connexion with the judgment of whether & o
dwelling is unfit for human habitation, e.g, its access to daylight, the occurrence

-of dampness etc.

Individual Jgggm nt

According to the aet in force the decision of whether .-} dwelling or a’ house
is unfit for human habitatlon is made on the basis of an expert judgmenx of the '
dwelling or house in question, SO far such ‘judgments have only’ been made to a
limited extent and not in a sufficient degree to make- it possible on’ this basis
to. calculate the total number- of slum-dwellings.,.. Gradually we shall probably
get S0 mmch knowledge by experience that it can form'the baeis of a tolerably o
reliable total estimate, - ‘At present it is supposed that there are between
50,000 and 60,000 dwellings (excluding, the rural districts), corresponding to -
about 6 per cent of the total number of dwellings._;.' '

nethods for the Improvement of Slums

(a) Isolated elggg v : |
Accordlng to the act in force a distinotion is firstly made between -

remediable and.irremediable defects.. | e SR

.



wawr.l/working Pa.per No.l
“*Appéndix IT- (b) R :
page 6 : -

» If the defects are remediable, the owner may be ordered to repair(the
'house, so that the condition which is dangerous to health or involveSwdangerjof

-

“tire ceases to exist.nv‘ - R
l If the defccts are irremediable, a closing order may be msde (oondemnation).'

:The defects are deemed to be irremediable not only ir improvements are technically

:impractioable, but also if the improvement would not bear a reasonable ratio to

”‘bthe expenses 1nvolved o
) Secondly, a distinction s made as to whether the danger is immediate, or
'whether 1t is less pronounced. ' o ‘:-
" If the danger 18 immediate the use shall be prohibited at once or eubject

b

to a very short notice.
In othexr cases a time limit is fixed which cannot be less than twelve years.
This limit is objectionable frcm an expert view, as it makes the system too rigid.
N Administrative Procedure: An order for the remedy of defects or a closing
order may be given by local housing inspectorates for each mnnioipelity. The
'decision of the local inspectorate may be appealed to a central housing inspeotion
board.

The members of local housing inspectorates are generally the members of ‘the
sanitary board supplemented with special building experts.
The members of the central agency, the Housing Inspection Board are‘the
chief medical officer of the Danish Health Department as chairman, two judges
and two experts (an architect and a builder) ‘ | a
i. Housing inspectorates, however, only exist in towns and urban districts.“
In the rural districts the decisions are made by the local sanitary boards, andi
the decisions of these boards may be appealed to0 the Ministry of Housing,
Compgnsation° An order for the remedy of defects or a closing order does
not entitle the owner of the house to compensation. ' Such action is considered'a
general regulation of the limits of the right of mroperty. N
Other Uses ef Closed Premises~ A closing order is only to the effect that
the premises must not 'bd - Used- for dwelling purpcses “or i'or people to etay in, If
another use of the premises does not involve danger to health dr danger‘of fire -
8+ the convereion of a dwelling into a workehop or the conrersion of a workshop
into a store room - such ‘use cannot ‘be prohibited This is often considered ’
objectionable, as the new kind of use may be troublesomeand decrease the ‘Velue ‘
of the neighbouring houses, The same is true if a house is unused aiter
condemnation, |

\
|
[



HOU/WP ,1/Working Paper No.l.
Appendix II (b)
page 7

- {b) As to Slum Areas
~It an area must be considered a slum area according to the definition under

- question I,2, the council of the municipality may agree on a slum clearance plan
,for the area with the effeet that the houses of the area may be expropriated,
.gee below re question IV.

So far only one large slum clearance plan has beeéen carried through under
the 1939 Act. This clearance was carried through as a total clearance with

. demolition of all houses within the area, - Consequently we have no experience

2s to other kinds of slum clearance, e,g. demolition of the internal areas of

,:blocks, conversion and modernization of houses unfit for human habitation ete.

) The sum clearance plan is prepared and agreed upon- by the council of the

;municipality, but the plan must be approved by the Housing Inspection Board.v

L If Government aid is desired for the carrying through of the plan, the plan

'mnst also be approved by the Ministry of Housing.

The plan is.carried through by the municipality which then sells the cleared

._areaa for the construction of new houses or keeps them  for- its own purposes, .g.
‘ for the extension of streets ‘the: laying out of parks, the constructlon of schools,f

1ibraries, ete,
Iv. Public Aids to Slum Clearance .

Expropriation of Slum-Areas
As already mentioned, the 1939 Act. authorizes the7expropr1ation of private

houses in case of slum clearance. The limitation of the right to expropriation
_ 1s based on the Danish Constitution of 1953 which provides as follows.‘

‘ "The right of property is inviolable, Nobody can.be<bound to surrender his
property,'unless public welfare so requires. It can only take:plaoe according to
law and against compensation in full®, |

It is thus provided firstly that expropriation can only be made, if public
welfare so requires, and secondly that expropriation can only.be madé against’
compensation in full,. |

As to the first question the 1939 Act provides that the municipality mey
damand the surrender of the sites and houses necessary for the carrying through
of the slum clearance plan, if they cause substantial danger to the inhabitants'
health or danger of fire, Desides the municipality may demand houses so situated

. :
Lm&m__g__#_su_;~ o B o
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in relation to the above-mentioned houses as to make it necessary to dispose of
them, with a view toa satisfactory carrying through of the intended arrangement
of the building conditions. h
| As mentioned,only one slum clearance plan has been carried through as a"
total clearance with demolition of all houses. It has therefore not been decided
in practice to which extent expropriation may take place out of regard to '
conversions etc. It has not been decided elther, to which extent ‘areas may be

expropriated the value of which may be supposed to rise as a result of the
clearance (apart from a rule to the effect that if only the surrender of Iggt of
a property is demanded the compensation for this part shall be reduced by the
increase of the value of the remaining part of the propertyi
. As to the second questirn' What shall be understood by compensation in
,.full the following will be mentioned. It is general practice in case of
ezpropriation in Denmark that the compensation shall be equal to the value of
~ the property on the market, i.e, the price which a sensible purchaser would pay.

purchases within the area in question ete., In the 1939 Act 1t is provided that

in fixing the compensation regard shall be paid to the condition, situation and

the other mature of the property and to possible condemnation orders, and no

regard shall be paid to possible improvements which might have been done after

~ the making of such orders. The above provisions ‘do not mean, however, that the
_ordinary valuation has been changed, as a sensible purchaser will take such

' matters imto comsideration too. |

There are not many leading cases from which it may be laid down . hou practice

‘_:;is as to the fixing of compensation in case of expropriation for slum clearance

purposes, but in connexion with the above large shmnclearance the compensation
was fixed on the following lines. -
o If the house had been closed without notice being given, only cdmpensation
for the value of the site was paid but not for the value of the houée (apart
from the value of the house, if it was put to another use, .g. stord room) .

' If the house had been closed subject to a certain number of years' notice,

ﬁthe compensation ror the value of the house was fixed with a view to the number
of years allowed o -
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In oase of expropriation the administrative procedure is as follows:

As mentioned the municipality marks the bounds of the slum c¢learance area,
iee. the area within which expropriation may be made. This marking of the bounds
ghall be approved by the Housing Inspection Board, v

The expropriation of the individual house is also made by the municipality.
The question whether the compulsory purchase of the individual house is necessary
may‘by the owner be placed bofore the Ministry of Housing for decision.

The.size of the compensation - if the municipality and the owner cannot
agree ~ is fixed by special veluation boards., The boards have a chairman and
four members, The chairman, and two members, are appointed by the Ministry of
Housing and two members by the President of the High Court. The members shall
have the necessary knowledge in the building field. If the munieipality or the

1 owner is not content with the compensation fixed, they are entitled, before six

'uaeks, to bring the question of the compensation before the valuation board again,

+ and ‘the board will then discuss the question again, In this case the board will
""be joined by two High Cowrt judges. ’

Finaelly, any question of the lawfulness of the expropriation order and the
size of the eompensation may, under the Danish Gonstltution, be brought before
the courts, '

Finanoing of Slum Clearance Plans

The 1939 Act (as amended in 1941) contains provisions about Government aid
to the municipalities for the carrying through of slum clearance plans., The
authority of the Govermment to grant Govermment aid was, havever, limited to
cortain financial years, and is not in force at present. The provisions are to
thé fcllowing effect: The Government and the municipality in question divide the
loss arising in connexion with the slum clearance in equal parts, The loss is
defined as tho difference between the value of the area before clearance with
additton of the slum clearance expenses (demolition expenscs, compensation to
tradesman etc.), and the value of tho area in a condition fit for rebuilding.

SN The municipality may obtain a loan from the Government to cover its share

of the loss, ‘
Loans for the robuilding of the area are granted according to the ordinary
acts about Govermment aid to housing. The 1939 Act, however, authorized tho
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Govermmert to grant Government loans alse fo'xlithebconstr\ictien of office and
business premises in slum clearance areas, but $his authority dees not exist v
any more, o '
Provision of Re-housing _ |
When the 1939 Act was rassed, there was a certain reserve of dtleliings
in this country., It was therefore assumed that alternative accommpdation
could ‘be provided according to the "promotion principle”, This assumption
proved to be wrong, In the first Place, unocoupied dwellings were not to be
found among the cheapest dwellings, and consequently it became necessary for
the municipality to grant rent subsidies for a limited number of years. In
the second place, the reserve disappeared very rapidly, and therefore it became

‘necessary to secure alternative accommodation beforehand either in houses owned

by the municipality or by agreement with non~profit housing societies.

In whatever way the question of solving the problem of providing alternative
accommodation is attempted following slum clearance, it is generally agreed that
the authorities should avoid transferring the inhabitants of a slum clearance ‘
area to another area, since it is desirable to spread the inhebitants of the
former slum area over several communities,
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Working Party on Develomment of Hausing Pnliejes™

NOTE PY THE SECRETARIAT COMMUNICATING

A REQUEST FROM THE GREEK GOVERNMENT

| It will be reealled that the Greek delegation te the Housing Cenmittee teok
| an aetive part in the project relating to the hqusing prodlem in the less
industrialézed sountries. The Warking Party at its last session agreed that
"the request by the Yugoslav and Turkish delegations, and other less industrielized
- eountries who might subsequently make a similar request, that a small mission should
. be sent to6 their countries should be endorsed” (HOU/WP.1/26, paragraph 1l(a)}.
8uch a request has now been received from the Greek Gevernment.
The Warking Party will wish to censider this request and espeeially the timing
of such a visit., Detailed arrangemente can then bé made in the same way as for the
visits to Turkey and Yugoslavia.
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cte by the Secretariat

At its last session, in October 1955, the Werking Party cn Development of

Housing Policies discussed a skeleton of a survey cf Eurcpean homasing trends and
policies in 1955, It was agreed that follewing ncrmal practice Part I shonld
consist of a discussion of the mein trends in 1955 and Part II of a scmewhat fuller

treatment of selected problems of a more l-ng-term character, discussion of which

wasg, however, likely to be of current >uterest;
selected were:
(a) the private financing of housing;

the problems provisicnally

-{b) ce-operative housing and its relatizn tu Govermment policy: and

{c) same aspects of state planning in relation t~ house ccnstruction

(HOU/Working Paper No. 23, paragraph 6).

This document, which is a prvvisional versi-n ~f the survey, has been drawn

up in accordance with the wishes »f the Working Party, except that in the time
available it has not been pcssible to treat the third special topic suggested.

Parts I and II of the paper are circulated separately, in order tn give

delegates as much time as possible to examine at least the first part, It is
hoped that the Working Party will concentrate its discussi~n on the principle

issues discussed in the survey and that ccmments end cuorrectisns of a more miner

character, and particularly of a statistical nature, will be transmitted to the

Secretariat in writing either before cr during the meeting.

The paper will be thoroughly revised in the light of ccmments received in
writing and the discussion at the eighth session of the Working Party and will

then be geperally released, following normal practice, .n the respznsibility of

the Seeretariat.
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PART I : THE MAIN TRENDS IN 1955

CHAPTER I

THE LEVEL OF AND TRENDS IN BUILDING ACTIVITY

-y Fhe level of house-building

During the year 1955 about 3.5 million dwellings were completed in
Iurcpe(l), compared with about 3.35 million in 1954, an incresse of approximately
5 per cent. The increase was,‘however, lower than that of about 12 per cent
between 1954 over 1953. The improvement of the housing situation in Europe as
a whole, which became apparent during the ccurse of 1954, has thus continued.

In many countries, however, dwelling construction is still far behind that
required to improve the rver-all pcsiticn(g). It can be estimated that rather
less than 1 million dwellings rut of the 3.5 million built contributed to an
easing of the housing situation(s). '

Dwelling constructisn fcr the years 1953 to 1955, together with dwelling
output per thousand inhabitants for the last two years, is shown in Table l<4).
Tﬂe average number of dwellings completed per thousard inhabitants was about
5.3 for Europe as a whole, compared with 5.2 in 1954. While practically all

countries participated in the 1954 increase, only some were responsible for that

(1) Including the whole of the USSR and Turkey.
(2) Compare estimates c¢f requirements given in the European Housing Situstion,
ECE, Geneva, January 1955, (E/ECE/221).

(3) The average number of dwellings per thousand inhabitants for the whole of
Europe is about 237. The annual pspulation increase being about 7 million,
1.6 million dwellings are needed for housing the additional population at an
unchanged number of persons per dwclling. A furthor 1 million is required
for current replacement needs, leaving only 0.9 million dwellings for
amelicration of the housing situation.

(4) Dwellings completed are only one factor in measuring house-building activity,
the other major factor being dwellings under construction, which is not shewn
in the Table. Moreover, the two need to be related to existing housing

situation and demugraphic trends in evaluating the adequacy of the level of
house-building.
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Table 1
Dwellings Completed from 1953 to 1955
I 1053 1954 1955 ;
¥ ‘ ) 4
. Country . In thousends | In thousands Per thousand In thousends Per thousand |
' : ‘inhabitants ‘inhabitants
4 L : : (a) Y : ia)
Albania { e . o, .y
Austria i 38.0 41,0 i 5.9 ! 50,0 7.2
Belgium 5 39.2 4.9 | 5.1 42.0* |} 4.8
: Bulgaria z . . E . t 25.0% - 3.4
| Czechoslevalkia | 35.0 7.5 2.9 |  48.0 3.7
Denmark g 21.3 23.3 | 5.3 | 24,0 . 5.4
Finland ; 29.0 3.0 7.4 i 30.0° 7.2*
France 115.5 162.0 | 3.8 | 205.0 4.8
Eastern Germany 37.0 42.0 2.5 : .. .
Greece 48,3 4.7 ; 5.7 : .o oe
 Hungary 16.0 25.3 ' 2.6 | 30.0" 3.1*
. Ireland 11.9 10.5 | 3,6 9.3* |,  3.2*
Italy 149.0 175.0 | 3.7 . 220.0* 4.8*
Netherlands 63.0 7.0 6.7 | 63.0 5.9*
Norway 35.1 35.4 10.4 : 33.4 9.8
' Poland(b) 58.0 57.0 - (5.2) i 59.0 : (5.4)
! Pbrtuga%(b) 16,9 .o ! .o 1 .e i T
Romanial¢ 7.2 8.4 . (2.3*) ! 16.5 (4.5%)
' Spain(D 20.7 6.0 | (2.3) | 250, ' (2]
, Sweden 52.6 58.0 ' 8.0 P 540 i 7.5
: Switzerland 29.0 36.0 7.3 : 37.0 ! 7.5
- Turkey (b . 54.0 | (10.0) i . , .o
. USS:R 1,100-0 1,270o0 : 599 ! 1,375.0 . - B4
: United Kingdom 330.3 357.4 7.0 i 327.0, ; 6.4,
. Western Germany 487.0 510.0 ! 10.3 : 510.0 ! 10.3
: Yugoslavia 41.2 3.5 | 2.0 ! . I . ;
; i
Quarterly Bulletin of Housing end Building Statistics for Burops, ECE, ‘

. Source:

! Notes:

i
]
1

N
:
H
§

Geneva, Vol. ITII, No. 4.

of new and reconstructed dwellings.

Figures given botween brackets are ba

dwelling construction.

(b)
()

sed on an incomplete coverage for

As a rule, data refer to new and reconstructed units and those units made
available by alteration and conversion, which represent only

i (2) As a rule the population data refer to the situation mid-year 1954,
Only urban areas.

For the account of, or with ecredits from, the State.

1 to 5 percent;
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of 1955. Thus, the number of houseg finished rose considerably in a few

western European countries such as Austria, France and Italy and in some
eastern European countries, particulaerly in Czechoslovakia and Hungary. In

" Poland and the USSR the relative rise wes somewhat lower. The almost

hundred per cent rise in Romania is perhaps partly due to the more ample supply
of building materials, which has made it possible to complete the large number

of dwellings that had been under construction for some time. In 2 number of

countries output of dwellings appeared to be at the same level as in the previous

‘year, for example in Demmerk, Finland, Western Germany and Switzerland; there

wes a downward trend in Belgium, Irelsnd, the Netherlands, Sweden and the
United Kingdom. Western Germeny and Norway were still in the lead with an
annual sutput of about ten dwellings per thousand inhabitants, followed by
Austria, Finlend, Sweden and Switzerlend, where there were about 7 to 7.5

ﬁdwallings‘completed per thousand inhebitants. The United Kingdom, where
~dwollings completed fell by about 8 per cent, end the USSR, where completion

rose by about tho same percontage, were both at the seme level of 6.4 dwellings
per thousand inhebitants. The Netherlands experieneed a considerable drop,
which brought down its output per thousend inhebitants to only slightly above
the Buropean averege. Housebuilding activity was about this aﬁerage in Demmark
an@ in the urban areas of Polend (it being apparently substantially below in the
rural areas). Residential building in Belgium, Frence, Italy end Romenia was
somewhat below the European average per thousand inhabitants, while Bulgaria,
Czechoslovakia, Hungery, Ireland and Spain werc legging behind.

Statistics of the number of dwellings authorized or begun end under -
construction fer those western Europcan countrics for which this information is
availeble show an expanding rate of house construction in such countries as
Italy, the Netherlands (where the 1955 drop seems to have been only temporary),

Norway, Spain and Switzerland. Stabilization of residential activity is a

striking foature in Ireland, Sweden and Western Germany but there is a pronounced

~downward trend in Belgium, Demmark and the United Kingdom.

In eastorn Europe considerable expansion of houscbuilding is being planned

for the coming years. During the period of the sixth Five Year Plan (1956 to

1960) the USSR aims to build an average of 41 million m® floor space yearly,
compared with an average annusl output of 30 million n? during the years 1951 to
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1955, i.e. an inerease of almost 40 per eont. Romania Plans to build during the
1956 to 1960 pefiod on the average about 0.5 million m2 yearly, compared with an
average annuel figure for the last five years of 430,000 m2. The extent of
plemned expansion is particularly striking in Hungery, where it is intended te .
build about 52,000 dwellings in 1956, as against 30,000 in 1955. In Czcchoslovakia
the 1956 plan for State dwelling construetion appears to be 9 por cent above the
1955 output. According to the 1951 to 1955 plan in Bastern Germeny, housebuilding
should heve reachsd an annual average of 1.82 million m? and will, acccrding to
tho plan for 1956 to 1960, attain an average output of 2.40 million mE per annum.
Considering that output has beon fa2lling short of prlans, the target for the coming
years would appear to be all the more considerable(l)-
Typo of dwollings built

Therc appears to be considerable diversity in the types of dwellings built
during recent years in Europe. In some countries the one- or twb—faqily houses
predominate, in others the multi-family houso, while in a few cases v@rietj seoems
to be the rule. From Table 2, which supplies a broakdown by type of hwellings
clmpleted(z), it eppeers that in Austria, tho Netherlands, Sweden and ij:I.tzerland ‘
the majority of now dwellings arc of the multi-family type. Almost a@l dwollings
built in the urban areas of Poland and tho USSR are stated to belong tb this
category. On the other hand, the one- or tvo-family house predominat%s in
Belgium, Hungery, Ireland, Norway, Turkey, the United Kingdom and WBst%rn Gormany.
It is noteworthy that the two-family house =ppears to be particularly #n favour
in Norway and Western Gormany, where it accounts for the mejority of d*ellings

built. In Demmark the onc- and multi-family houses account for about equal
sheres of the total.

(1)

The degree of fulfilment of investment plans in housing in eastern|Europe in

reeent yoers is as follows (in percentages): Albania 81; Bulgaria |103;
Czechoslovakic 82; Eastern Germany 81; Hungary 91; Poland 85 and Romania 1la.

The figures for Bulgaria and Poland inelude also schools, hospitals, public
buildings ete. and trade. For furthor details see Economic Survey of Europe

in 1955, %CE, Geneva, 1956 (8/2C%/235). |

(2> Separate figures for urban and rural arcas are nut availeble for mdst countries.

In rural areas, one or two-family dwellings arc normally to be found. The .
usefulness of drawing comparisons of types of dwellings being builﬁ based on

figures for total construction is therafore lessened.
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When considering developments since 1948, some countries show a more or
less fixed distribution among the types of houses built, while in others certain
changes of proportion are to be noted. In Austrie, Hungary, Sweden and the
United Kingdom, multi-family houses have sccounted for a growing share of the
ennual total; the opposite seems to be the case in Denmark, while in Norwsy
two-femily houses have been in favour. In most of the other countrics the
relative proportions remein more or less constant.

The reasons for the predominance of one or other type and for changes in
recent years are not discussed in this annual review. It is evident, however,
that guch factors as the institutional basis of the housing policy, living habits

end the availability of land and its prices determine to a large extent the types
of houses being built.
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NOTES (Table 2)

R

" Austria

PR

Dennark

Norway

Sweden

United
Kingdom

The figures on multi-family houses incliidé dwellings located in nen-residential

© -butldingsy- “the number of sugh dwellings'i§ InSignificant.’

The wwmﬁwmm refer to dwellings bullt in urban areas wsa principal rural areas.
The figures on multi-family houses inciude dwellin:s located in mainly non-
residential buildings; the number of tu:cn dwellings is.very low compared with
the totzl number of dwellings moﬂ%uoamau 4,2% in 1950, 4.8% in 1951 -and

4.8% in 1952, L . |

The wwmﬁummAvﬁ Ecpﬁwrmmawpw.wozmom.Hsszpo dwellings located in mainly no=l

. .residential dﬁwwmwﬁmmm,ldwm.bzsdmu.om.mCow dwellings is.insignificont. (less than

1l per omsdvn.

The figures are based on dwellings built by local authorities for which such

information is available.
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Size ¢f dwellings

In the course of recent years, some chenges have taken place in the size
of dwellings currently built. In countries such as Austria, Demmark, Finland
and Western Germany, a tendency to build larger dwellings is to be noted; the
oppcsite seems to be the case in Switzerland and to some extent the
United Kingdcm(l). Changes are shown in Table 3, which gives the number of
dwellings completed, classified acccrding to size and measured in terms of rooms.
It should be stressed that this type of information is ill-suited to inter-
country comparison and should consequently be interpreted with great carec. The
concept of a room, for example, is not the same for all countries, Moreover,
in order to make size comparisons, information is required on the average size
of the rooms (in square motres and cubic metres) and on the extent of service
and circulation space. The infermation shown alltws therefore unly rough
comparisons to be made and may indicate certain general trends. It wouwld
appear(z) that the Netherlends, Belgium, Demmark, Ireland, Switzerland znd the
United Kingdom ﬁuild the largestAdwellings in Burope. In these countries feur
and five-room dwellings appear to be the most common form of new'housing.
According to building authorizations, the average number of rooms per dwelling
currently built in France is about four. Three and four-room dwellings account
Tor the largest share in Western Germany, Norway, Bulgaria, Sweden, Italy and
apparently in the USSR, while Yngosiavia builds mostly three-rocm dwellings.
Two and three-room types provail in Austria, Finland and Poland; and one and
two-room in Hungary and Greoce. It is not possibvle within the scope of this
doocument to discuss how far the size of dwelling built in each country is a
matter of policy. Nevertheless the rdle played by such factors as the urgent
character of the over-all housing shortage, the level of building costs and the
composition of households is evident.

(l) Information for the United Kingdwm applies only to a section of local

authority housebuilding. The over-all picture may therefsre be somewhat
different.

(2) Based on Table 3 and supplemented with other information available to the

Beeretariat.
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NOTES (Table 3) o . o

. . . A 2 L
Booamamwmw&o:aoosﬁspwmzyH.m.sooSmowAmﬁwmmdemswwoow mvmomgwooamomwmmm

than 15 m? being considered as half roaom-units. For the sake of simplification the
following chariges have been made to the original statistics:

Austria

1 ‘room =-4 to 1 room~unit
.. . 2 rooms =1} -to 2 room-units etec.

The figures for 1952 rcfer to the period 1 June 1951 to 31 December 1952.

Denma.xk - The figures refer to urban areas, including principal rural areas.

e

Finiand for the sake of simplification the following changes have been made to the original

statistics relating to towns and market towns:

1 room = 1 room or kitchen
.1 room and kitchenette

2 rooms = 1 room and kitchen , . e .
. 2 rooms and kitchenette

3 rooms = 2 rooms and kitchen
. 3 to 5 rooms and kitchenette (the figures for these series are insignificant)

L %ooam,m wtwooam msa.xwﬁosms etc.
The figures for rural districts are based on authorizations.

Hd@WH" UmwmHm%m%#osmswwwchHwazmHHMSMmMsaomwnc5¢wmwwzwwawsmmxﬁw.m.wo& mebuwbmdwocmmsa
dwellings out of total of 177 thousand dwellings) - -« - = _ -

L2 v I
O
(o8

. dwellings built by the "Central administration for town building!- (VZOR").. . .. e e e

.. Sweden for the sake .of simplification the following changes have been made. in. the original statistics:.-.

1 room =1 room with or without cooking facilities - S : .-
.1 room with kitchenette

]

2 or more rooms stsocd,wHwormSmﬁﬁm (figures are insignificant) e

2 wooam !
© 7 1 room and kitchen

3 rooms = 2 rooms and kitchen cte.

Switzerland : +towns with more than 2,000 inhabitants.

United Kingdom : dwellings built by local authorities for which such information is available;

‘the original information was expressed in number of bedrooms; to these figures two rooms.

l.e. one living-room and a-kitchen, have been added for the sake of comparison with other
.. countries. - ... .. S . _

Yugoslavia : for the sake of simplification the following change has been made in the original .
statistics: .

1 room = H,MHmwwmﬁ.
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Category of builders

BSome changes in the relative contributions mede by various builders have
become apparent in recent years. The most striking feature is the increasingly
important r8le played by the privéte builder in a number of western as well ag
eastern Eurcpean countries.(l) k

- In Czechoslovakia State-aided private dwelling construction rose from
14 per cent in 1953 to almost double in 1955, the share taken by State~built
dwellings decreasing accordingly. In France, private persons building dwellings
with the help of subsidies accounted in 1951 for 10 per cent only of the total
number of dwellings built. This percontage rose to about 47 by 1956. In

- Wegtorn Germany, private builders were respcnsible for 55 per cent in 1953 and

64 per cent in 1954. 1In thgary,'state-built dwellings amounted to 55 per cent
in 1953 and only 25 .per cent in 1955, leaving a greater shere to private building
with subsidies (10 por cent in 1953 and 25 per cont in 1955), or without
subsidies (35 per cent in 1953 and 50 per cent in 1955). In the Netherlands,
private persons (almost all of them building dwellings with the aid of subsidies),
are currently building almost 40 per cent of all dwellings, as against only
16 per cont in 1948. In Switzerland, almost half of all new dwellings are built
by private persons, compered with 33 per cent in 1949. In the United Kingdom,
dwelling construction for the account of local zuthoritiss fell from 83 per cent ﬂ
in 1948 to 60 per cent in 1955; +the shere of private owners rose from 16 per cent
t0 36 per cent over the same pericd. Some of the underlying financial measures
responsible for these changes are described in Chapter II.
Investment in building

With few exceptions, expansion of house construction in reccent years has
aepparently gone hand in hend with an incrcase in output of non-residential
building and other construetion work. In the following paragraphs the trend of
construction in recent yesrs is bricfly reviewed on the basis of investment
data (as mainly illustrated ty Tables 4 to 7)(2); in particular, the contribution

(1)

The information supplied in the following paragraphs is based on official
national statisties. A detailed comparative study of dwellings built,
according to the category of housing agency, is not undertaken in this report.

(2) Investment data for 1955 were generally not available when this provisional
version was prepared. Should they become sveilable for the final version

they will of course be incorporated snd, if necessary, particular developments
////§§i§\bq\taken into acccunt.
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of construction to total investment;
and other building within total investment in the form of construction.

- In western European countries investment in new dwellings during t
two years has been a little less than half investment in totel construg
the exception of Western Germany where dwellings accounted for about 60
and the Netherlands, Norwey and Sweden, which were somewhat under the

western European average(l). If 1950 to 1953, however, arc considered

and the relative importance of residential

he last
tion, with

per cent,

it will

be seen that for most western countrios these percentages were lower, except in

the Netherlands, Norway and Sweden, wnere the sharc of housing has fall
eastern BEuropean countries investment in dwellings appears to have acco
a smaller share of total investment in construction, priority having be

en. In
unted for

en given

to non-residential building and othor construction projzets in connexiqm with

the industrialization policy pursued in these countrics.

While the share of building end construction work in totael investment

appeers to have remained more or loss steblec in the individual countrie
varied from country to country.

work.

|
s, it has

In the majority of westorn European cbuntries
|
about 50 per cent of total investments are devoted to building and construction .
The Netherlands end Demnmark appear to invest somowhet less in this

sector (eround 40 per cent) and Sweden and Groece more (ovar 60 per cen%).

An average of about 25 per cent of total investment 1s directed towards

dwellings in western Europe, compared with about 10 to 15 por cent or 1
eastern Ewropean countries.

work as a percentage of total investment is of about the same order as
wegtern Europe;

in Romenia (1951 to 1955) and over 6O per cent in Poland (1955)(2).

888 in

However, investment in building and construction
in
6.g. 43 per cont in Czechoslovakia (1949 to 1953), 51 per cent

3 _
(1) In these three countries, housebuilding in terms cf dwellings completed per
thousand inhabitants has however becen above the average European lovel in

recent years (see Table 1),
(2)

Romania: 1951 to 1955 Plan and Plen Fulfilment.
Poland: Nowe Drogi, Warsaw, No. 2, 1955,

Sources: Czechoslovakia: 1949 to 1955 Plan; Rudé Prévo, Prague, 25 February 1951.
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Teble 7

r_Social Capital as Percentage of

Investment ianousigg and Othe

Total

Gross Fixed Investment in Xastern European Countries, 1950 to 1955

Schools, hospitals and

Country Housing public buildings(e)
1950 {1951}1952 f 1953!1954; 1955 || 1950 |1951| 1952|1953 1954] 1955
: ' ' i i : i i !
{ ; ! ' i
Albania .o 3 10.0 .o .e .0 . .o .o
Bulgaria 14 : 9110 9 13 .. 4 4 3 3 41 ..
Czechoslovakia 10,0*(b) e e ve | oen eo | ee i ee | e
Eastern Germsny 13 {15115 17 15 14 5 6 4 4 15 3
Hungary 5 1 5| 4 | 6 9{..i 707 6 {12 {13! .,
Poland 7 f0) 9 ' j128 12 1111 6| 81 91{ 10%
R ia(c) *a . 3.3 | .0 *s *s . . e LN )
ussrie) 12 713712 18 116 14 | o . | ]
Source: Based on Economic Survey of Furope in 1955, ECE, Geneva 1956, (E/ECE/235),
‘ rages: 221, 240, 242, 243, 245 and 247,
(a) Excluding administrative and public buildings for lastern Germany.
{b) Estimate for the years 1949 to 1953,
(¢) State only.
Zxpanding activity in the whole of the building and construction industry

experienced by most western European countries has been made possible gartly by a

greater supply of labour.

It appears that the inerease in building wdrkers has

been particularly significant in, for example, iustria, “estern Gemamﬁ, Finlend

and Freanecse,

labour shortage and this might hamper a further expansion of the buildi

(see Table 8).

reducing unemployment during the winter season.(l)

(1) In this connexion it should be reported that Sweden has to a considersble extent '
-solved the problem of winter building and achieved a substantial reduetion in

seasonal unemployment in the building industry.

In the first two, however, there have been complaints coﬂcerning

ng industry

In these coﬁntries, therefore, and in those where seasonal
unemployment is rather high, renewed attention is being paid to possibi

lities of
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Table 8

Changes in Fmployment and Unemployment in the Building Industry in
Selected estern Ruropean Countries

Employment (a) Unemployment (b)
Percentage increases over the Percentages of wage- and
Country corresponding period of the salary- earners c)
previous year .
- 1954 1955 4 1953 1954 2 1955
1
Austria 2 10 A .e 2,9 1.5
Balgium 3 3 8.9 6.3 4,5
Denmark | 1(a) .. 4,1 3.6 5.8
Finland 12 O *e s ‘e
France 6 7 0.7 0.6 0.4
Netherlands T 2 2.3 1.8 1.0
Norway 4 -3 0.7 0.6 0,7
Sweden 2 oe 2.1 1.7 1.9
Switzerland 5 5 0.1 0.1 -
United Kingdom 1l 1 2.0 1.6 1.2
Weatern CGermany 7 5 5.6 3.5 1.1
Yugoslavia 11 4 oo .e .o

Sources: Economie Survey of Europe in 1955, ECE, Geneva 1956, (E/ECE/235), page 11,
= Quarterly Bulletin of Housing and Building Statistics for Europe,
ECE, Geneva,

(a) Employment data for 1954 refer to the whole year; for 1955 to the
months for which data are available.

(b} Unemployment in the normally lowest month of each ysar. Austria:
Applicants for work; France: unsatisfied applicants for work,

(¢) Denmark and Sweden: unemployment as a percentage of workers insured
against unemployment,

(4) Man~hours worked.
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CHAPTER II
REC:NT CHANGES IN JINANCIAL POLICY AFFECTING HOUSING

There have been important changzes in the financial conditions applicable to
house building in many Europeen countries in 1955; sometimes these changes were
introduced in 1954 and in most cases the general trend continued in the éarly part
of 1956, The common feature cf these changes has teen an attempt to obtain a
groater financial contribution to house building from prospective occuplers of
dwellings in the form of either an initial investment or annual payment, or koth,
In some countries where the possitilities of drawing upon the contributions of the
prospective occupiers had been utilized only to a limited extent earlier, as has
generally been the case with urban house building in eastern European countries,
the primary objective meemed to be to channel private savings for the purpose of
increasing house building, which in many of these countries was relatively low
compared with needs. In other countries, particularly in the United Kingdom and
De#mark, the nature of the financial changes was part of pslicy of curtailing
demand for housing and indeed in general. Since the upward trend of rents of pre~
war dwellings has been relatively slow #t these countries, the greater coiz.tributions .
" being required of occuplers of new dwellings (account being also taken of charges
carried by‘owner occuplers) generally tend to make more pronounced the irrational
character of the housing market with its different categories of varying price
levels (whether rents or annual charges) frequently unrelated o standards and

. amenities. This has been partly due to increased charges cn each oategoiy of new
dwellings, whether owner-occupied or rented and both in the private and pﬁblic
_sectors, and partly to the increasing importance >f thé categoriea of ocoﬁpiers
of dwellings carrying the highest charges, such as cwner-occupiers and meﬁbers of
co~operative housing societies, ' N
Strains on the economy led to considerable increases in the interest rates on
the market in many western European countries, Table 9 shows how this wﬁs
reflected in the Central Bank discount rates in those countries which changed
their rates in the course of 1955 or the beginning of 1956,
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Table 9

'Chggges(a) in Central Bank Discount Rates in 1955 and Barly 1956

(rate in percentages given at perinis indicated)

f end of
Country Be%i;négg :
of 19 I Quar- | IT Quar~ |III Quar-}IV Quar~ | I Quar-
ter 1955 ! ter 1955 'ter 1955 |ter 1955 ter 1956
Austria 3.5 3.5 4.5 4.5 5.0 5.0
Belgium 2.75 2.75 2,75 3.0 3.0 3.0
} Denmark 5.0 5.0 5.5 5.5 5.5 5.5
' Federal Republic ' '
of Germany 3.0 3.0 § 3.0 3.5 3.5 4.5
Netherlands 2.5 2.5 . 2.5 2.5 2.5 3.9
Norway 2.5 3.5 3.5 3.5 3.5 3.5
Sweden 2.75 2,75 3,75 3.75 3,75 3,75
Turkey 3.0 3.0 4.5 4.5 4.5 4,5
United Kingdem 3.0 4.5 4,5 4.5 4.5 | 5,5

Source: Official financial statistics,

v(a) Figures representing a change from the previous quarter are underlined,

Interest rates on long~term loans are higher, sometimes considerably, than
discount rates, the latter indicating the level cf interest rates in the sheért
market. Mortgage and other long~term loans accordingly carried higher 1nterest
rates than those shown in Table 9. The difference between discount rates and
interest rates on long-term loans with the best security varied considerably between
countries. It was high in Austria and Turkey, from 4 tc 5 per cent in Western
Germany, bﬁt only 0.5 to 1 per cent in most of the other countries 1isted. ' Changes
in long~term interest rates in some of the ccuntries which have had the greatest .
changes, together with changes in subtsidies are discussed below.

In the United Kingdom the interest rate on State loans to local authorities by
and large followed the market raté on lcng-~term bonds, It stood at 3,75 per cent
at the beginning of 1955, 4 pér cent in March, 4,25 per cent in July, 4.5 per cent
in August, 5 per cent in September and 5.25 per cent in January 1956, From Octoker
1955 subsidies were also reduced for new houses built by local authorities in
England and Weles from £22 to £10 annually, except in special'cases such as building
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for slum dwellers, building »f high flats or by new town corporations.

Government also announced that it proposes t> abolish in the coﬁrse of a
the remaihing £10 subsidy on dwellings provided by local autharities for
needs and to carry through similar reductions in Scotland, The reductis
subsidy,.together with the increase in interest rate, will lead to a cons
increase in the annual net capital charges, which for an average house ca
abecut £1,500 would go up from about £41 t~ more than £72,

would ering the rent of such a house to about 20 per cent of the income ¢

The resulting
average worker. After abolition of the remaining subsidy ancther 2 per
The lces
If ¢
spread the increased charges con new dwellings over the entire stock, the

so J9f the worker'!s income would be required t» cover the rent.
authorities swn, however, a stock of about 2.75 million dwellings.

The
year or so
general
n in

31 derable
sting

; increase
f an

cent cr
Ll :

they

average

annual rent of a council house should not need to be increased by more than about
£1 to £1, 10s annually, assuming that local authorities build about 100,¢OO

dwellings annually not benefiting from special subsidies.
undue svcial hardships for several years, since the rents on local author
are relatively lcw,. The Government has also recommended municipalities
differential schemes so as to graduate rents on their estates according t
of tenants, The main question is therefore rather to what extent local
There may be difficulties, for example, for some local authord

charges, although provisicns have been mads to continue the same subsidy
to new town corporatiocns (£24 per house annually) in the most important ¢
cases, The local authorities have alsc been asked te raise their loans
in the market instead of from the Exchequer, and have done so to a consid
extent.,

For privately finarced dwellings, in March 1955, the tntal annual cl
the average £1,500-house, including rates and repairs, would ¢eke some 2%
of the average inccme c¢f a worker, and in this sector there are no possil
of spreading the charges on an cld stack ¢f dwellings. This will probat
to limit privately financed house bxilding to the relatively better off,

ccnsiderable fall in tetal house building seems therefore a likely conseg

This should ﬁot cause

ity houses

to intreduce
o the needs
authorities
will continue to build fer general needs when annual charges for new dwellings are
so high,

own a relatively small stock ~f houses in successfully spreading the inc:

|ties which
reased

as granted
vf these
preferably

lerable

harges on
? per cent
pilities
bly tend
A

yuence

of the reduction in subsidy and the increase «f interest rates, the extent of the

fall depending mainly cn the line taken by lncal authorities.
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In'Denmark the system of puhlic financial aid to house building was completely
refised by new laws of October 1954 and April 1955, Since 80 to 90 per cent of
new dwellings benefit from the system of subsidies (in spite of a gradual reduction
of the amount of loans tc be annua>ly available for house building from the State
during the period 1955 to 1958), developments in the field of financing can best
be described by relatiig them to changes in the system of subsidies. The system
of private mortgages mn high priorities and public loans for the remainder was
retained. The interest rate on State loans for new dwellings, which under the
cld system was about 2 per cent (varying slightly according to categories of
dwellings), was henceforth to follew in principle the market rate at which the
State could raise funds; at present it is ¢ per cent. As compensation, an
annual subsidy was introduced, fixed per m? grass floor space up to a maximum
dwelling size of 85 m?. The subsidy may be sufficient to offset the increase in
interest rate on the State loan, in the categories with the lowest building costs,
providing building costs are kept down to the 1955 level, but rent is bound to be
higher where this is not accomplished. The high interest rate paid on additional

building costs should act as an incentive to greater efforts to reduce costs,

‘Non-profit-making housing associatiocns continue to be given somewhat more favourable

conditions than private builders, both with regard %o the amount of subsidy and
the initlal contribution from owners, The requirement for initial investment has
been raised, however, to about twice the previous amount for all categories; for
non~-profit-making assceiaticns, which form the m~st important group, it is now
generally 6 per cent <f costs,

A new category of "semi-~subsidized' dwellings was alss introduced. Building
projects not receiving a subsidy are entitled to a State loan on second mortgage
at 4.5 per cent interest (compared with the market rate of about 6 per cent),

The relevant rules are such that in practice an initial investment of 30

per cent of costs will be required from owners of such dwellings, Up to 27.5
Per cent of total funds available for State loans for housing may be uéed for

this category of building. These projects may consist of dwellings up to 130 m?
gross floor space. They are subject to less public contryl owing to the limited
subsidy which they receive, Considering the high initial investment required
and the relatively large dwelling permitted, this semi-subsidized category of
dwellings is likely to benefit mainly better off people and may lead to a less
economical use of public funds than appears possible,
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Repayment of Govermment loans for housing from now An need not start until

1971, the date when all subsidies are to be abolished, since it is cons
as leng as dwellings are subsidized repayment to the State would be inc
A plan has been established for the gradual abolition, during the perioc
1971 of subsidies on dwellings built in the years 1955 to 1959; State
then be required to be repaid over forty-five years,

In Sweden the rise in interest rates did not lead to important cha

idered that
onsistent.
d 1967 to
loans will

inges in

the financial charges for house building, since the overwhelming part of new
dwellings benefit from State loans and subsidies, the rules on which have not
been changed, except for the subsidy pald by the State to offset rising interest

rates on private first martgages or subsidized dwellings,

The maximum interest

rate guaranteed in this case was raised by 0.5 per cent for dwellings bhilt before

1951,

resulting additi~nal charges are carried by the State acc-rding to its
guarantee. This increased considerably the burden ¢f subsidies carrie

State budget and, if the higher level of interest rates remains and the

The interest rates on private mortgages were, however, raised but the

previous
@ on the

rents now

established of new subsidized dwellings are held, a gradual increase in the amount

of subsidies carried in the State budget will be required. It 1s prot

of the main reasons why in December 1955 a governmental committee was &

ably one
ppointed to

consider possibilities of reducing or abolishing the general housing subsidy and

relying wholly cr mainly cn special subsidies acccrding to the needs of occupants.

In the reasons given for establishing the committee(lz it may te that a

somewhat

over optimistic'picture has been drawn c¢f the improvement ¢f the housing situation

in Sweden in the post-war period(z).

On the other hand, little was sa#d about

the possible consequence if this course is followed of a splitting up'oﬁ prices

in the housing market nor ~f the rcle =f general subsidies in the shift

———————————

(1) Post occh Inrikes Tidning, Stockholm, 21 December 1955.

(2) Compare the limited progress found in Sweden in The European Housing

Situation, E/ECE/221, Geneva, January 1956,

}towards




o
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' larger dwellings required in Sweden(l)‘ In order to limit investment per dwelling

in subsidized house building, specific rules on maximum building costs per dwelling
have been introduced,

In Nerway a guvernmental committee reporting in October 1955 suggested inter’
alia a scheme of gradual reducticn of subsidies similar tc that introduced in
Denmark and an increase of the interest rate on State lcams for housing from 2.5

to 3.5 per cent. In December 1955 an agreement was reached between the State and

" the credit instituticns on the credit prlicy to be followed in 1954 and 1957, ‘he -

cf the main aims of the agreemeni was to secure for the State necessary funds for
housing losne without inflaticmary effects,

In the Netherlands the interest rate on State lcans to municipalties and non-
profit~making associaticﬁs under the Heousing Act (c:overing slightly more than half
of new dwellings) was lowerad 2t the beginning of 1955 froem 4 to 3.5 per cent,

“which had been for some time the appr-ximate market rate. Towards the end of

the year a marked increase tcok plase in general rate of interest, This increase
had net,’by February 1956,‘affected interest rate on State loans for housing, but
has affected builders nct receiving State lcans (although for the overwhelming
part receiving State subsidies), representing s-me 40 to 50 per cent of house
building.

In the Unicn of Scviet Sceialist Repullics the predsminance of State con~

struction contimues, but steps have been taken to speed up the comnstruction of
owner-occupled one-~family houses, Data on percentage increases in sales of

building materials to private persons compared with percentage increases in production
¢f such materials, indicate that the part played by private house building has been
rising recently. ‘A %ig increase is als:, however, foreseen for State house building
during the next five years, so that it is difficult to f-resee whizh sector will
develcp relatively faster. The maximum State loan per dwelling is now 25,000

(2)

draft five~year plan 1956 to 1960 envisages vari-us measures to encourage the

roubles s ccmpared with 15,000 to 15,000 earlier for most categories, and the

D —————— ]

(1) The Govermment had also asked tie f-rmer chief of the Bank of Sweden, Mr. Lemne,
to investigate whether State lrans for housing could be abclished and replaced
by a system »f State guarantees of private lcans. Mr. Lemne in his repcrt of
November 1955 came to the concluern that at least for the present such a reforn
could n-t be recommended, /P M. angfende inf’rande av kreditgarantisystem pa
bostads-mrédet (P.M. concerning establishment of a system cf credit-guarantee
fer house building), St:ockhclm, N-vember 1955 (romescd)/

(2) Information supplied by the USSR authoritles,
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building»of owner-occupied houses(l).
In other eastern Buropean countries also private house buillding sbems to play
an increasing role. In Bulgaria, the Eastern Zone of Germany and Hnn%ary decrees
of late 1953 or early 1954 prnviding for an extension of State credits%and other
steps to stimulate private house-building are now showing results, I# Eastern
Germany the part played by private and co~operative housebuilding incr?aeed from
one-fifth in 1954 to abcut cne-third in 1955, and in Hungary private hbuse building
(including the part which is subsidized) passed from slightly above on%-half to
about three-quarters of the total. In Czechoslovakia the number of p#ivate
dwellings started in 1954 increased sharply compared with 1953, and a %1milar
increase in completions was expected in 1955, Private bwilding in th%t country
now covers more than half of total house ccnstruction, a prsportion wh#ch up to
recently was much lower., In Romania, State credits for private houseibuilding
increased from 70 million leis in 1954 to 140 million in 1955, but pri%ate house
building with State lcans still represents a relatively small sector c&npared
with State house construction and especially compared with private hou%e building
without State credits. This is als~ the case in Poland, when 1955 wa%, however,
the first year in which State eredits for private and co-operative houge building
were of any importance at all. |

(1) It is prescribed that "everything possible shall be done to help workers,
employees and members of co-~operative farms to start building thelr own
houses with their personal savings and by means of loans from the State
and the cy~operative farms."
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CHAPTER IT

RENT POLIOTES IN WESTERN KURQPE'M)

In this chapter the genoral rent level at the end of 1955, compared with
tho cost of living, is roviowed, togethor with recent changes in rent regulations,
SR For a more dotailed discussion of the rent control systoms in the majority of
| wegtern BEuropean countries, roference should be made to an oarlier report.(e)

Many western Buropean countrics have in the course of 1955 taken further
.. .-8tepa to decontrol rente or to raise them within the existing system of control
to'a more economic level, It would appear that this course has beon facilitated
paitly by é slackoning of tonsion on the housing morket, combined with a rise
in the goneral income level,
" fThe level of rents for most westorn Huropoan countries in 1953 and at

the end of 1955 is shown in Table 10.

(1) No recent changes are te be reported for castern Europe, where the
o institutional busis of the rent policy is quite different from that of
western Burope, For information en rent policy in eastern Burope see:
European Housing Progress and Policies in 1953, ECE, Geneva, August 1954
{E/ECE/189), pages 47 and 48; and the European Housing Developments and ©
Policies in 1954, ECE, Geneva, iugust 1955 (3/2CE/HOU/54), pages 9 and 10.

{2) RBuropean Rent Policies, Geneva, August 1953 (&/ECE/170).

R o e
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Table 10
Index Numbers of Rent and Cost of Living (i#xcluding Rent) in 1953 and 1955 .
(1938=100)
T ' |
! 1953 December 1955 (a) Ratio of \
.iCost of { Cost of
living living
Country Rent ‘excluding Rent excluding B/A | D/C C/A | D/B
rent rent !
[ a | B i ¢ ! p !
Austria (b) 334 | 668 334 721 2.00 |2.26 [1.00 j 1.08
Belgium 256 405 323 409 1.58 | 1.27 (1.26 | 1.01
Denmark 120 219 136 246 1.83 | 1,81 }1.13 | 1.12
Finland 494 1,178 697 1,147 2.38 | 1.65 |1l.41 0.97
France 945 2,639 1,204 2,665 2.79 | 2.21 11.27 1.01 |
Greeco 1,170 4,365 1,800 5,398 3,73 {1 3.00 }1l.54 1.24 ;
Ttely 990 5,798 1,317 6,157 5,86 | 4,68 |1.33 1.06
Netherlands 115 285 146 325 2.48 } 2.23 |1.27 1,14
Norway 102 221 113 230 2.17 | 2.04 |1.11 | 1,04 !
Sweden 125 210 144 232 1.68 1.6 |1.15 1.10 ;
Switzerland (c¢) 114 178 122 182 1.56 | 1.49 | 1.07 1.02
United Kingdom 122 252 132 277 2,07 | 2.10 |1,08 1.10
Western Germany 112 189 122 175 1.51 }{1.43 | 1.09 1.04
Yugoslavia (d) 135 987 180 1,126 7.26 | 6.26 |1.32 1.14
| Sources and notes:
| - Rent: The indices have been taken from the official natianal statistics for the ‘
follewing countries: Austria, Federal Republic of Germany, Finland, Greece, the |
y Netherlands, Norway, Sweden and Yugoslavia. The indices for the other countries have §
. been obtained by applying to the 1952 index given in European Remt Policies (E/ECE/170).
Table 1 (the figures of whieh have subsequently been amended in Government Comments
on European Rent Policies, ECE, December 1953,p.10, (E/ECE/IM/HOU/76)): Denmark, i
France, Italy, Switzerland and the United Kingdom, the ratio obtainable in official
statistics, between on the one hand, 1952 and 1953 and, on the other hand, 1952 and
1955. 1In the case of Belgium, however, the ratio applied has been based en the
indices published by the Institut de Recherches économiques et sociales, Université
de Louvain.
- Cost of living (exeluding rent): The indices have been taken from official national

statistics, except for Belgium, for which the index published by the Institut de

Recherches économiques et sociales, Université de Louvain, has been used. The rent

component has been removed by the use of the woights officially employed fer the

compilation of the general index. These are as follows: Austria: 4.2;}Belgium: 10; ;

Denmark: 8.,7; Federal Republic or Germany: 10; Finland: 5.6; France: 4; Greece: 13; 3

Italy: 2.,5; the Netherlands: 8; Norway: 8,7; Sweden: 8.6; Switzerland: 13;

United Kingdom: 7.2; Yugoslavia: 2.5, . i
(a) October 1955 for Belgium, January 1956 for Denmark, and November 1955 for Italy. .
(b) April 1938 = 100 '
; %c) August 1939 = 100. §
|

d) 1939 = 100. %
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The following may be noted:
(1) since before the war, rents have increased eighteen times in Greece,
thirteen times in Jtaly, twelve times in France, seven times in Finland,
. somewhat more then three times in Austria and Belgium, and almost twice
in Yugoslavia. The increases in the other countries were less
pronounced, ranging from 13 per cent in Norway to 46 per cent in’ the
Netherlands; : )

(11) the cost-of-living index (excluding rent) is in all cases much higher
than the rent index, although the relation between the twn varies
considerably between countries: the cost-of-living index is more than -
8ix times the rent index in Yugoslavia, almost five times in Italy,
three times in Greece but only 1.3 in Belgium; '

(11i) the ratio between cost of living (excluding rent) end rent has been
decreasing since 1953, except in Austria, where it increased, and
 Denmark and the United Kingdom, where it remained stable. Between 1953
and the end of 1955, rents as a rule increased more rapidly than the cost
of living, reducing the gap between the two indices,
It should be kept in mind however that for most countries the rent indices refer
bnly to pre-war generally rent-controlled, dwellings and for the others to rent
for such dwellings and for newly built, not necessarily rent-controlled, houses
(e.g. in Demmark, Switzerland and the United Kingdom). The figures should there-
Tore be'taken merely as an illustration of certain general trends and comparisons
between countries should not be too narrowly drawn,

Recent developments in western European countries are reviwed in the following

paragraphs.

In Demmark, the Act of 14 April 1955 amended the Landlord and Tenant Act

and applies to more than half of the oxisting dwelling-stock. The provisions
regarding rent increases have been substantially changed, the landlcrd now being
authorizod to make certain increases to cover higher running and maintenance coats.
For this purpose dwellings are classified in two groups, i.e. those rented on Or
prior to 1 Septumber 1939 and those rented between that date and 31 December 1948.
The increases permitted during 1955 for dwellings in the first group are 15 per
cent above the 1939 level, From 1 April 1956 19 per cent, and from 1 April 1957
onwards 23 per cent above the 1939 level will be permitted. In the case of flats

~with central heating, the percontages are 16, 20 and 24 respectively. If by
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agreement the tenant has assumed the landlord's responsibility to effect internmal
(1)

repairs, each of the above-mentioned percentages are reduced by 10 per [cent.
In cases where the landlord is responsible for internal repairs, a special

repairs account is established for each dwelling, to which he has to eredit an
amount corresponding to 10 per sent of the rent paid on 1 September 193b Rent
inoreases for the second group of dwellings are somewhat smaller, thus reducing
the existing gap between rents for old and new dwellings.

Special rules apply to dwellings built before 1890 in towns of a c%rtain
importance. Rent increases of only 10 per cent in 1955, 13 in 1956 anh 15 in
1957 above the 1939 level (11, 14 and 16 per cemt in the case of flats with
central heating). As regards payment of higher rent on acocunt of improvements
to these old dwellings, the Act contains certain limitations to the landlordf’s

right to make conversion, alteratiocns, etc. If the total rent 1ncreasp owing to
improvements made after 1 September 1939 are expected to exceed 50 per %ent of the

rent paid at that date, the landlord must obtain permission before carr&ing out

the work, This authorization nay be refused if the work is deemed unwgrranted,

due regard being paid to the situation, nature and other conditions of %he dwelling. ‘

In the Federal Republic of Germany, the Law of 27 July 1955 has revised
‘
existing rent legislation and applies to about half of the dwelling-ato¢k. The

general objective of the reform is apparently to raise rents towards an}econqmic
level and to reduce the area of control. The rents of dwellings readyifor
occupation before 20 June 1948 have been raised by 10 per cent, correspénding to
an increase of about 1 per cent in the cost of living, Provision is ma#e for
higher inereases in the better equipped dwellings, in which case an inc%ease
between 15 and 20 per cent may be allowed. The law also extends the p&ssibility
of free negotiation of remts between landlord and tenant. Should the aﬁove~

mentioned increases not suffice to cover repairs, a higher rent may be ésked,

(1) Besides the general increase of 5 per cent above the 1939 level, a further
increase up to 7 per cent (for certain large dwellings up to 10 per cent),
had been approved in 1951 by the rent control committees, for repairs of
dwellings leased before Sevtember 1939, if a clause to that effect oxisted
in the agreement between landlord and teonant.
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taking into acecount, for example, the rise in building costs since 1936. If no
privete agreement can be reached, there is recourse to the control autherities,
Dwellings which became ready for occupation between June 1948 and the end of 1949
and were financed by public aid are subject to a rent increase as a compensation
for higher running costs; the other dwellings in this age group have been freed
from control.

Since the new law came into force, 1 August 1955, and up to October of that
year, rents for dwellings built before 1924 had increased by about 7 per cent, and
for those built between 1924 and 1948, by 10 per centgl)ln order to meet possible
hardships in the lower income groups as a result of the increased cost of living,
the Federal Government will, during the three subsequent years, grant an annual
sum of IM 13 million for distribution among the Linder,

In Finl , aocording to a law of 20 December 1955, rents for dwellings built
before-l'fune 1939 were to be increased by 25 per cent as from 1 Jamuary 1956
onwards. Rents for dwellings built between 1939 and 1948 are to be incrsased
according to a sliding scale ranging from 23 to 3 per cent, depending largely on
the age of the dwelling. Moreover, provision is made for free negotiation between

Jlandlord and tenant on possiblt rent increases beyond these limits., It should be

noted that only a small section of the dwelling-stock is still remt-controlled,
control having been abolished in a large number of localities since April 1954.

In October 1955 the Bureau of Social Research carried out an inquiry covering
twenty-eight iocalities in which housing controls had been abolished either in
April 1954 or in July 1955£2) In the former group the rents of stove-heated
awellings oompleted before 1949 had increased, between March 1954 end October 1955,

| by 37 to 40 per cent and those with contral heating by 27 to 45 per cent. In the

secand group the riss in remts between October 1954 and October 1955 was 7 to 14
por cent and 7 to 9 per cent respectively.

(1) It should be remembered that a 10 per cent rent increase came into force
in 1952, applicable to property built before April 1924.

(2) Social Tidskrift, Helsinki, Nos. 11 and 12, 1955, pages 404 to 407.
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In Italy the Law of 1 May 1955 extends existing tenancy agreemsnts until
the end of 1960 and at the same time decrees an annual cumulative rent increase

of 20 per cent.
rented dwellings. Controlled rents were extremely lew in 1954;
they accounted for omly 2.3 per cent of a worker's budget.
estimated that this percentage will have risen to about 5.4 by 1964, |
af freeing dwellings from rent control with a change of teonancy is sti
however, and is likely to lead to a higher rent expenditure in an inex
number of cases, owing to increased mobility as the gap between contre
freez ronts closes.

In the Netherlands, where the majority of all rented dwellings ar
under control, a further 5 per cent rent increase for pre-war dwelling
place as from 1 September 1955, thus reducing the rent gap betwsen pra
post-wer dwellings. A point worth noting is that all rent increases 4
years have been compensated by wage increases and reductions in taxes
or both.

In Sweden the Government decided on a general inerease in rents,
from 1 Oectober 1955,

9 per cent in and around Stockholm, and by 14 per cent in the rest of
For privately financed housing built since 1942, the increases are 7 t

This legislation applies to a considerable section of the old

on an average
It has been officially
‘The system

|11 in force,

reasing

lled and

¢ still

8 took

-war and
uring recent

and rates,

effective

Rents for dwellings built before 1942 were increased by

the eountry.
o 10 per

cent in the Stockholm area and 9 to 14 per cent in the rest of the country.

In December 1955, the Government of Switzerland provisionally pro

longed

until the end of 1960 all existing rent legislation originally due to terminate

by the end of 1956. This measure was endorsed by a referendum of Mar
’Thus, dwellings built before the end of 1946 are still rent controlled

for the gradual decontrol of rents between n~w and 1960 will be made be

ch 1956,
Provisions

3fore the

end of 1956. The rent level of newly built dwellings is considerably
of rent-controlled dwellings.

;above that

It appears from a recent investigation ﬁndertaken _

in the Canton of Basle that on an average rents for newly built dwellings are

60 per cent above those for old dwellings(l)

(1) Bouw, Rotterdam, 14 January 1956, pags 43.
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In the United Kingdom it would seem that only a limited number of landlords
availed themselves of the provisions of the 1954 Housing Repairs and Rent Act,
affecting about one-third of the total dwelling-stock, which allowed a rent
increase mainly for the purpose of carrying out repairs. Privately owned dwellings
built after August 1954 had been freed from rent control by the same Act, but
most of these are in any case occupied by the owner. The recent reform of the
system of housing subsidies to local authorities and its possible effcct on rents
of council houses is discussed in Chapter II of this repcrt. As shown, the
increase in rents, if spread over the entire stock owned by the local authorities,
is not expected generally tobcause immediate social hardships. Such a revision
of council rents would affect at most 2.75 millicn dwellings. The scope fpr such

' a polioy may however differ greatly from one local authority to another, given
the varying relationship between the existing housing stock and future building

programmes of unsubsidized dwellings. The Govermment has also recommended to
local authorities the introduction of differential rent schemes. The purpose of
this policy would appear to be to combine the édjustment of rents on pre-war and
post-war dwellings with an alignment of rents according to the ability to pay.

These Government measures may bring couneil rents still more out of line
with those of privately owned dwellings. In this connexion, the Government is
considering a review of the operation of the Rent Acts, which affect about '
7 million dwellings.

In pursuance of the Law of 1948, amended by the Decree of August 1953, rents
in France are being raised at six-menthly intervals, until such time as they will
have reached a level considered as providing a normal return on house property.
Despite these peri»dic increasss, rent as a percentage of family expenditures is
gtill only about 4 per cent.

In Belgium, only a very small part of rented dwellings remains subjeect Ho
control and it is planned to decontrol all dwellings by the end of June 1957.

In Yugoslavia, although a considerable inercase of controlled rents has taken
place, the percentage of rent expenditure in a worker's budget remains extremely

low,
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CHAPTER IV
BUILDING PRIC.:S AMD COSTS

Table 11 illustrates the trend of building prices in ten western E
countries and of building costs in four. The former are as a rule bas
"index house" of one kind or another and are essentially weighted avera
and material prices, i.e. input prices. Hence they do not reflect any
the productivity of building operations or in the quality and size of ¢
actually built. Since in most cases, however, the type of index house
reviewed regularly,it may be considered that the input-price series con
reliable tool for measuring the genaral trend of building costs. The o
show actual building costs and are series of output priees, Hence, the
into account certain changes in productivity (not always of labour and
necessarily the same in all countries) In the case of Belgium and Swit
real cbsts are applied to a residential building considered as typical,
the case of the Netherlands houses currently byilt are taken as a basis

calculating the indices. From this table it appears that in almost all

uropean

ed on an

ges of wages
changes in
he houses

is being
stitute a

v also take
not
zerland,
while in
for

countries

for which figures are available, except Belgium, building costs increased during

1955, When congidering separately the trend of material prices and of

hewever, mat=rial prices have béen increasing only slightly (in Italy t

wages,
hey went

down) compared with a considerable rise in wages.‘ The only countries which

experienced marked increases in material prices, apparently mainly'due
higher prices of sawn timber and structural steel, seem to be the Feder
Republic of Germany and Switzerland. The rise in wages which in many c¢
continued in 1935 was by.no m:zns solely confined to the building secto
shared by industry generally. It was a consequence of the rapid indust
upswing experienced during the last two years in most western Eurcpean ¢
and the accompanying investi.ent boom, and hence the full employment, or
full employment in building.(l)'

(1) See Chapters I and II.

to the
al
puntries
r, but
rial
ountries

near-

ther indices}
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Index Numbers of Building Prices and Costs 1951 to 1955 in Western Eurepe

i . : i ' ' 1955 )

Couttry ;195131952§195351954 195 pr—rr i
Péilding prices: | R ] }
Austria (December 1949 = 1oo) 1 ? ! i ;

, Total { 151 | 166 166! 170: 177 | 173} 176 | 176]183
Materials | 155 | 170 | 168 168| 171 | 169! 172 | 172|171
Wages i 144 1162 ; 163! 173! 185 | 180} 181 ! 181|198

C i !
Denmark (1948 = 100) : ; ! l ;
Total . 133 ' 140 | 134 | 135, 140 | 139|140 | 240|142
Materials § 137 { 141 | 131} 130} 135 | 133{134 : 135/137
Wages 1 125 138 | 142 ¢ 148, 153 | 151{152 | 1541154
‘Finland (1951 = 100) : : Lo !
Total | 1100 1103 | 101! 101} 203 ' 101102 | 104{105 ,
Materials 100 °104 [ 101§ 98! 96: 96, 96| 96! 97
' Vages | 1001031 99° 105! 113 108;110 | 117116
‘ .
France (1948 = 100) P i . | | : ,

Total | 164 185 1179, 177| 184 /1811183 | 186190
Western Germeny (1949 = 100) 5 § . | !
Total t 110 117 113 z114« 123 117!124 | 125/124

Materials | 1111121 113 114 | 124 . 1211124 | 1261126 |
Wages ! 115 © 124 '127 1130 | 139 130:140 : 143]144
Ttaly (1948 = 100) b l S R
Totel | 112 | 119 1120 {124 126 1283125 124 {125
Materials ! 107 113 !110 113114 117.114 |111{112:
Wages _ {122 {131 {141 '147 | 152 151151 ; 152|154 |
¢ i H : !
Norway (1948 = 100) - 3 I L i
Total | ' © 110 : 127 1129 127 | 135 .. 133 136
Portugal (st qtr. 1949 = 100) S U
Total . 93¢ 93 88 ;88 ..} 89]8 8.,

f Materials 92 92 86 84! .. 85 8 B85 ..
Wages .97, 96 96 . 97 ,.{100100:101} ..

| Sweden ( 1 Jenuary 1950 = 100) i . Lo

. Total 133 ;138 135 134 ‘138 ‘135 (138 | 139 {140
Materials 144 {146 '138 136 140 '137 139 | 141 143

| Vages - 119 .129 {133 133 135 | 133135 | 1351135

: : b 1 ) {

; United Kingdom (1st qtr, 1955 = 100) | ' C

{  Materials ee 97 | 96 97 102 100 101 |103 {104
Wages .. ! 88 93 :97 104 100 {104 | 105105

HBu:l.ldig costs: : . ' , i !

Belgium (1lst semester 1950 = 100) ( ‘ . : : {
Netherlands (3rd qtr, 1948 = 100} . : L o
;  Total - i 92196 92 96! ,, 1104 104 1109 ..
! switzerland (1948 = 100) Coh ‘
Total ' 97 103 ,101 99 jlo01 100 102
United Kingdem (1st qtr. 1955 = 100) T § %
Total .. 100 ' 97 98 102 ‘100 :102 1104 105 |
Source: Quarterly Bulletin of Housing and Building Statisties for Europe, ECE,
Geneva.
(a] Second semester.

o
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The percentage changes of materisl prices and wages in western Europe during

1954 and 1955 as cempared with the preceding year are shown in Table 12,
, Table 12
Changes in Materiael Priees snd Wages in Western Europe, 1954 and 19%

55

(in percentages over previous year)

Country Materials Wages
: 1954 1958 __ 1954 1955
Austria - + 1.8 + 6.1 + 6.9(a)
Belgium + 4,1 + 1.6 + 5,8 + 4.7
Denmark - 0.8 + 3,8 + 4.2 + 3.4
Finland - 3,0 - 2.0(b) + 6.1 + 706(b)

‘ France - + 0.7 + 4,1 + 4,5
Italy + 2.7 + 0.9 + 4-3 + 3.4(b
Netherlands X i *0 + 1205 + 4.9(b;
Pertugal - 2.3 i + 1.2 + 1.0 "+ 3,1
S"eden hand 1.4‘ ‘ + 2.9 - 4 + 105
Switzerland + 0.9 : +11.8 .o .o
United Kingdom 4+ 1.0 + 5,2 + 4.3 + 7.2
Western Germany + 0.9 I+ 8.8 + 2.4 + 6.9
Sources: Table 11 fer Austria, Demmark, Italy, Portugal, Sweden, the United

“Kingdom and Western Germany. National statistics on wholesale prices
and wages. for the other countries,
(a) First two quarters of 1955, !
(b) First three quarters of 1955, ’

Since Belgium seems the only European country where building costs went down,

despite price increases in both n'xaterials and wages, it may be useful to
some details of the reduction achieved. It should be noted that these in
numbers refer to costs per square metre for dwellings (one-family houses

flats) built by the Low Cost Housing Society(l), which i8 responsible for a

glve
1dex

and

growing sector of house~building in Belgium (almost one-quarter of new dwellings
.in 1955). Between 1950 and the first semester of 1955 the real cost of this type
of dwelling decreased by about 33 per cent. Taking into account only current

(1) Société nationale des Habitations & BOn Marché.
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prices, it appears thzt net costs per square metre in 1950 and 1955 amounted to
B. fr. 2,797 and 2,488 respectively for a one-family dwelling (i.e. a decrease of

11,3 per cent), B, fr. 2,908 and 2,421 for a flat (i.e. a decrease of 16,7 per cent).

On the average, the decrease wes thus of the order of 14 per cent, The quality and

emenities of dwellings built by the Séciety inereased considerably, moreover, over

this period of six years.

When comparing real costs for these dwellings, i.e.

taking into account the increase in nominal prices for materials (14 per cent) and

labour (23 per cent) ¢ver the period considered, the decrease would be of the

qrder of 30 to 33 per cent.

The fcllowins substantial reduction in costs seems

to be obtained: 12 ver cent due to an improved eonception of the plans i.e.

-8limination of useless space, lighter structure, better choice of materials;

11 per cent attributed to specific progress in productivity on the site, wider

" competition and standardization of tenders;

and 10 per cent due to the progress

achieved by the building industry ih gensral, It should perhaps be emphasized,

however, that no attempt is or can be made in this report to compare the level of

building costs in Belgium with other western countries,
Building productivity in eastern Burope '

In the USSR inereases in building productivity over the preceding year in

recent years is reported to be as follows: 2

1951 -
1952 -
1953 -
1954 -
1955 -

%

10
7
4
8

10

" A further 10 per cent rise in produciivity is plamed for 1956, together with a

- 2.8 per cent reduction in buildinz costs,

Similar information for Czechoslovakia,

« Hungary and Peland shows considerable increases,ih productivity for the first two

countries but a more moderate one in the case of Poland as can be seen from

Table 13.

(1) Official rate:

U.S. $ 1 = B, fr, 50, "

(2) Economic Survey for Europe in 1955, ECE, Geneva, 1956, (%/ECE/235) pages 168

~and 183,

(1)
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Table 13
Index Numbers of Output per Building Manual Worker(a)
(1949 = 100) '
Year Czechoslovakia Hungary Poland
1950 .. 119 .
1951 .o 139 .o
1953 « 142 ! 136 ve
1954 - 153 : 151 118
1955 170 i .o oo
Sources: Czechoslovakia - Plan Fulfilment Reports,
- Podnikovd organisaecd, No. 6, 1954,

p. 211,
Statisticky zpravodas, No. 2, 1950
Pl4nované hospoddrstvi, Nos. 1 and
2, 19585,

Hungary = Bconomic Bulletin for Burope,
Vol. 7, No. 2, ECE, Geneva, l
August 1955, page 90. i
~ Table 7. !
Poland - Economic Survey of Europe in 1954, :

et A s A B B
.

ECE, Geneva, 1955 (E/ECE/194),
i Table 24, page 38,
: - Table 7.

i (a) Output per empleoyed person for Poland.

b e et e

During the years 1954 and 1955 the USSR witnessed a decisive change
construction policy. Two important congresses of Soviet architects were

in its
held, ene

at the end of 1954 and another at the end of 1955, and two decrees (August 1954
and November 1955) of the Central Cemmittce of the Cormunist Party and of the

Council of Kinisters, laying down new regulations for the building industry, have

been issued., The main eriticisms during the congress were that building

costs

were much too high, especially that too much attention was given to exterior

decoration and that the building sector was lagging in productivity behind the

other industrial brancpes of the economy. Fresh 1ﬁpetus was given to the




l
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introduction of modern building methods and of new materials. A considerable
programme aiming at the inerease of prefabricated ferro-conerete elements was
expected to make it possible to pass on to industrial methods, Thus, during

the sixth five-year plan (1956 to 1960} the output of reinforced conecrete structures
and components is planned to increase by 480 per cent (l), enteiling an expanded
oement production.(z) The use of large prefabricated units is eensidered in the

- Soviet Union as leading to wide possibilities of economy in building costs,

eépécially in the use of steel and timber, of increased productivity and hence
of rises in workers' earnings. The elaboration of model plants is considered
an important factor in applying industrial methods. It has been stated that,
ef the country's 1,100 arehitects' offices, rnly 152 were reported as working
partially on the elaboration of model plans. In 1953, only 12 per eent of
jndustrial building was carried out according to model plans.

(1) The actual output of pre-east cenerete scctions was as follows (in milliens m?):
1952: 1; 1954: 3; 1955: 5; 1960; 28 (plammed), of which 7 million n°
pre-stressed structwres, .

(2) A 145 per eent inerease is planned during the period 1956 to 1960, 1.e, an
output of 55 million tens in 1960; B8 per cent of this increase is plamned
to be obtained by now plants und 32 per cent throuch better erganization of
production and utilization of existing production capacities. A
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PRIVATE FINANCING OF HOUSING

‘ Hitherto the Housing Committeec has been primerily concerned with various
aspects of the public finaeneing of housing, This chapter discusses some agpects
- of the private financing of housing. The current importence of the problem is
apparent partly from the fact that a number of countries in both eastern and
western Burope are giving morc emphasis to private house-building and partly
because rccontly restrictions have becn placed on the availability of credit
facilities and intersst rates have been inereased in several western European
countries.. |
Information on the private financing 6f housing is much less complcte than .
that aveilablc or public Pinencing. This adds to the difficulties of making a
satisfactory analysis. Morcover, the basic concepts differ from country to
gountry, which mekes intoernational comparisons still more difficult. The private
element in the financing‘of house~building can be thet the builder or prospective
owner is a private person or company, or that the capital invested is made available
from privete savings cither provided by the builder or by loans from private
persons or institutions. In foet much public investment in housing is based on
private savings, sinecec State funds are froquontly raised by open-markcet borrowing.
." The proscnt analysis is, however, limited to the more direct forms of private
investment in housing by the prospective owner or by loans mede aveiloble from

privete institutions or private persons directly intorested in house construction.
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Categories of private builder
The three main categories of private builder in Europe arc:

oceupiers;

letting in the open market;
(1)

and industrial or other enterprises buildi
for their own employees.

Since the war owmer-occupiers heve becn quentitatively the most in

category. As to houses built for letting, this category is virtually
in eastern Furope and has been hampercd in western Europe by the risks
in the difference botween the current cost of new dwellings and low con
rehts, Morcover, State subsidies end other prcferential treatment hav
granted to houses made available by public or semi-public bodies and tc
occupied houses. Houses built by enterprises for their own employees

to have played an important part in Europe since the war,

private persons or institutions constructing for the purpos

ownor-

e of

ng houses

portant
prohibited
inherent
trolled

re been

) owner-

do not seen

t that

The predominance of owner-occupicd houses rosts largely on the fac

almost 2ll rural houscs are owner-occupicd.

This is the case, for exdmple, in

1
Turkey wherc nearly three-querters of all houses arce owner-occupiced hoqses built

in rural arcas, and in the USSR, whexc the proportion is more than one#third.

In &ll tho loss industrialized countries rural housing, virtually alwajs

constructed by owner-oceupiers, accouvnts for a predominant sherc of toﬁal house-

building. |

In the more industrialized countrics private house-building is boéinning to

account for an inereasing proportion of the total.
cxemple, until recagtly private housc-building piayed a modest part.

however, morc than one-third of total new housc-building is accountad
private building. Most of this is likely to bc for owner-occupation.
Fedeoral Republic of Germany some 60 per ccent of new dwellings for whicl

authorization was granted in 1954 were built for the eccount of privet

h

2]
-

In the United Kingdom, for

Recently,

for by

In the
a building

persons.,

Only 6 per cent of new dwellings built by privetc firms were for letting.

Owner-occupicd dwellings, including two-family houses, hove also been a pre-
dominant feature of Norwegian housinz.
Sources of capital
In the rural districts of the USSR an overwhelming proportion of new owner-
(1) Housing co-operatives are not considercd here sinco thoy arc diseussed
separately in the next chapter. Nor is building by congractors for sale

considered as a separate questica, since the provision of finance
depends mainly on the individual buyer of the bousec.

in this case
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occupied one-family houses are built without loans from the State or State
institutions, although something is made available by co-operative farms for their
members., It seems likely that the vast majority of rural dwellings are built
entirely with the private meeans of the owner, with his own labour or that of his
neighbours, This seems also to be the case with the majority of new owner-~occupied
dwellings built on the outskirts of towns, The same applies by and large to new
owner-occupied houses in Poland and Romania, in most of eastern Europe and in
Pinland, On the other hand the number of new dwellings financed in this way is
negligible in Sweden and less than 10 per cent of new dwellings in the United
Kingdom, the Federal Republic of Germany, Denmark, Norway, the Netherlands, France

and Belgium. In Europe as a whole roughly one-third of all new dwellinge are built

without loans or subsidies from public authorities and in addition without loans
from private finaneial institutions,

In Burope as a whole a distinet majority of all femilies appear to have a
family income insufficient to meet the annual cost of a new dwelling of reasonable
minimum standards. This serves to illustrate the difficulty most families have of
saving sufficient to finance a new dwelling with their own means, Some families,
particularly in rural areas, may receive some help in the form of labour fram‘their
neighbours and may well also have easy access tb Jocal materials, but these
relative advantages are not likely significantly to change the over-all picture,

It is evident that houses built largely or wholly by the owner-occupiers are of a
modest standard, In Greece, for example, the vast mejority of dwellings consist of

only one room, with sometimes a kitchen in addition, and no modern amenities, The

" game is true generally of Turkey., In Finland, whers, in contrast to other

Scandinavian countries a large number of dwellings are built wholly by the self-help
‘of the owner, the standard of rural dwellings in respect to both size and smenities
is much below the general level in Scandinavia., Indeed, in almost all countries

;the standerd of rural housing is well below that of urbon housing, despite the

relatively stable population.
The Buropean countries where funds provided by private finance institutions
for new house-building appear to play the most important part are Denmark, the

Pederal Republic of Germany, the Netherlands, Sweden, Switzerland and the Uhited

Kingdom. In the Federal Republic of Germany, funds provided by private institutions
have been increasing rapidly during recent years and in 1954 represented soms



HOU/WP,1/Working Paper No.3/Add.1
pege 4

(1)

43 per cent of total investment in new housing. The prinecipal agencies
participating were the special mortgege institutions, accounting for about three-
eighths of the total, followed by rezl estate savings institutes and éavings
banks, cach accounting for about one-quarter. The first, and to som% extent

the second of these groups raise their funds by the sale of bonds or ﬂy accepting
savings deposits on a sufficiently long-term basis to enable them to g
or long-term loans for house-building. This is also the case with 1i
companies, which accounted for same 10 per cent of total direct investment in
housing by private credit institutions.

In Sweden the overwhelming bulk of the contribution from private
in the form of loans on first and second mortgege, with the State gran
on third mortgage, together with a subsidy. This contribution accounts for
about half-the total investment in housing, while loans from credit institutions
to non-subsidized dwellings represcnt probably less than 5 per cent, i

rant medium

fo insurance

sources is

ting loans.

In the United Kingdom the most important sources of priwate finan@e for

house building are the building socicties, which were originally co—oﬂerative

societies of borrowers and prospective borrowers saving to build new houses but

which now operate mainly as savings banks, investing their funds in mo
. In the Netherlands some 40 to 50 per cent of private loans for house ¢

are granted to private persons end institutions building with the aid

rtgeges,
onstruction
of a State

capital subsidy but obtaining the remainder of the capital required from other

sources,

Other countries where loans from privote finance institutions are
importent are Demmark, accounting for some 25 to 30 per ccnt of total
in house-building and with loans from eredit institutions on first and
mortgages; and Norway, mainly losns on non~subsidizcd dwellings grant
commereial banks, savings benks, credit institutions and life insuranc
In Belgium only some 10 pcr cent of total investment in housing comes

rrivate financing institutions.

In France and Italy loans from prival

relatively
investment
second

ed by

e companies,
from

te

institutions are on a very modest scale, since the lerge finaneial institutions
dealing in housing loans are controlled by the State and operate by an@ large

under the directives of Government authorities.

Investment by employers in hous: building is more important in th

e Federal

(1) "Bulletin des Presse und Informationsemtes der Bundesregiorung’, Bomn,

16 April 1955,
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Republic of Germany than elsowhere but this is to be accounted for partly by the
post-wer distortions in the geographical distribution of man-power.(l) During
1954 some DM 1 million (rather less in 1955) was invested in housing on 2 non-
recoverable or non-interest-bearing basis by persons or companies in & position to
daduct part of this investment from their taxable income. It seems tlear that
the overwhelming part was contributed by employers in order to house their own

- employees. The DM 1 million represented some 11 per cent of total investment

in housing, »

'In France a law which came into force on 9 August 1953 imposed on employers
with more than ten employees the oﬁligation to invest in housing each year 1 per
cent of the totel wage bill, This does not, however, represent more than 2 to
3 per cent of total investment in housing. In Italy there is a similar obligation
but it goes much further in directing the investment. All employers other than
in agriculture are compelled to pay 1.2 per cent of the wage bill into a national
housing fund (Ina-Casa) and their employees pay 0,6 per cent of their earnings.

A considerable contribution is also made by the State. The manner in which this
contribution by employers and employees is directed into house construction means
that it is a form of public investment financed by what amounts to a special tax.

In Yugoslavia some 10 per cent of the total wage bill of all public
enterprises is set aside to finénce house construction. This on the face of it
large amount is required in view of the fact that it is the mein source of
housing finance since rents are very low, baerely accounting for repairs and main-
tenance and meking no contribution to interest on and emortization of capital.

In Sweden some 3 per cent of new dwellings are on account of employers
building for their employees. Investment by employers is however very limited
since State loans and subsidies are méde available for some two-thirds of
dwellings built in this way. In Norway the employers' investment is malnly in the
form of e capital subsidy or a personal loan in the form of e partial contribution

‘to the relatively high initial investment required from owner-occupiers and members

of housing co-operatives. It is grented both for subsidized and non~subsidized
dwellings.
Interest and amortization rates: access to subsidies and loans

The rate of interest is probably more importent in the case of private house-

(1) Investment by State-owned enterprises in the USSR and other eastern Buropean
countries is regarded as State investment and not considered in this context.
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building than in other major sectors of the economy.  In countries with a
relatively low rate of interest, i.e. some 3 to 4 per cent, a shift of some 1
per cent accounts for a change of some 20 per cent in annual costs and therefore
rent.(l) In countries where the rate of interest is high, i.e. 7 to 8 por cent,
such a shift results in a variation of annual cost and accordingly of rent of some
10 per cent. There is a marked difference between the rate of interagst on

(2)
are even greater than those of intercst rates, since private mortgage loans are

frequently subject to a numbor of additional cherges of & legal or semi~legal

private and public mortgage loans. In practice the differences in charges

character, Public loans are normally exempt from such cherges or arce¢ subject

to them to a much smaller extent. For private loans these lcgal and semi-

legal charges may be roughly estimatcd at some 5 per cent in Austria and

Switzerland, 5 to 10 per cent in France, 10 per cent in Belgium and 10 to 20

per cent in Italy;(3)
The next question of major importance in the financing of private building

is the extaont to which there is access to subsidies. In most Buropean countries

public housing is directly subsidized or is in receipt of a low intercst rate on - .

public loans. Privately finenced dwcllings, on the other hand, attract no

subsidy and are finenced on the open merket =t higher rates of intere&t.(4)

Normally, in countries with & comprehensive system of State loans on favourable

terms and subsidies, non-subsidized privctely financed housing for letting is
not practicable on a substantiel scale; frequently this is also the c¢asc with
non~-subsidized owner-occupied houses.
Some countries grant State assistance to all categories of builder; some
only to public or semi-public &gencizs including co-operatives and non-profit-

making organizations;i others again pursuc a policy somewherc between the two,

(1) In this connexion the rate of depreciation of the house is taken into account
but not the rate of amortization of the loan, whieh is frequently a good deal
higher than technical depreciation.

(2) See Europecan Housing Progress and Policies in 1953, Geneva, Angust 1954,
(E/ECE/189), Table 8. The differences set out there still by and large
obtain and have become if anything rather more marked, since markét rates have
gone up in most countries, while interest rates on public loans for housing
appear to have been raised only in the United Kingdom and Denmark,

(3) See Methods and Technigues of Financing Housing in Europe, Geneva, March 1952
(E/ECE/IM/HOU/38), .

(4) See Buropean Housing Progress ard Policies in 1953, (E/ECE/189), page 39.
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granting preferences to ownér-occupied dwellings over private buildings for
letting, The countries where general subsidies and State loaﬁs arc available

to all cetegorics of builder are Austria, the Federal Republic of Germany, Finland
and Sweden, but even in these countries there are differences in the kind of
subsidy offered to vafious categories of builder. In the Federal Republic of
Germany the promotion of owner-occupation is one of the main aims of housing
poliey. Prosﬁective owner-occupiers are therefore granted capital subsidies

and entitled to a State loan, in addition to the general subsidy, provided a
cortain minimum emount of saving is contributed by the prospective owner=occupier,
who also bénefits from preferential treatment with regerd to tax exemption.

In Preance proferential treatment is given to semi-public agencies., In
Belgium and Ttaly subsidies are granted only to semi-public agencies. In
Denmark and Norway & distinction is mede from thé point of view of the granting
of subsidies to owner-occupiers as distinet from private builders constructing
houses for'letting. Relatively chezp State loans are however available to oll
categories of builder in these two countries.

The United Kingdom appears to be the only'European country with an
extensive scheme for the public finencing of housing where subsidies are generally

(1)

providing a partial Government guerantee of loans to owner-occuplers up to a

not available to private builders, including owner-occupiers. A scheme
high proportion of total cost has recently, however, been introduced.

In the USSR, owner-occupiers, and in most other eastern Europcan countries
co~operatives also, are entitled to State loans and subsidies.’ The financial
charges carried, however, are gencrally higher than the rents of dwellings built
on State account. Thus in the USSR interest on State loans, together with a
tax on building of 1 per cent of the value of the house, means that annual charges

are higher then the rent of c similar State-owned flat, 1In the Eastern Zone of
Germany the situation is somewhet different since Statc loans for owner~occupiers
and housing co-oporatives are extended on an interest-free basis.

The rate of repayment requiréd on mortgege loans for house construetion
varies widely, and is normelly considerably higher than the technical depreciation

~rate, The owner therofore normally increases his equity in a house as the loan

.(1) There arg exeeptions in the case of subsidies to farm houses, which are

guantitatively unimportant, and certain housing schemes in Northern Ireland,



HOU/WP.,1/Working Paper No.3/Add.l
page 8

is progressively paid up., Normally, repayment periods of more tham forty years
are rere, Periods of between five and twenty years are relatively frequent. In
Italy, for example, the maximum repayment period appears to be thirty-five years.
State loens to owner-occupiers of most eastern furopean countries are repayable
over twenty-five years; in the USSR the period is ten years. On the basis of a
maximum loan of roubles 25,000 and taking into account taxes and ground remts,
annual financial charges are of the order of roubles 3,000 to 3,500,  Thi:

compares with an annual rent on new State-owned flats of some roubles 500 to 800.

U2

The initial investment required from the owner seeking a mortgage on &
privately financed dwéllia§ is almost always considerable,usually 25 to 30
per cent of initial cost. This is partly owing to the fact that rents of pre-
war dwellings are controlled at a low level and this increases the risk on private
loans for the new housing estates. In Denmark, for example, the total amount
likely to be obtained on first and second mortgages for new dwellings amounts to
no more than 30 to 40 per cent of costs. In Sweden, on the other hand, it is 60
to 70 per cent, The reason lies in the much greater discrepancy between the rents
of old and new dwellings in Denmark. The higher rates of interest obtaining also
tends to limit the percentage of costs which can be covered by private loans. In
Belgium low controlled rents account for a very small part of the total housing
market and therefore can have little or no bearing on the risks obtaining on
private loans. Nevertheless, first mortgage loens for housing rarely exceed
40 per cent of building costs; second mortgege loans are rare and the rate of
interest on them virtually prohibitive. 1In contrast, the situation in this
respect is quite different in Switzerland, where interest rates are lower and
prices more stable and the private capital market well developed. Private first
and second mortgage loans up to or even more than 70 per cent of costs are readily
available; even third mortgages can be obtained, so that some 90 per cent of cost
can be covered, Another exception is the United Kingdom which has recently
introduced a scheme of State guarantees for private loans up to 90 per cent of
cost and even higher.(z)' Even when State loans are available it is not uncommon for

the investment required from the private owner (except in the case of co-operatives)

(1) This compares unfavourably with the United States of America, where, in 1954, the
average loan ensured by the Federal Housing Administration ( a State agency
ensuring against loss of principal but with no money available to lend and in a
position to pay no subsidy) was some 83 per cent of the voalue of the property.

(2) This scheme cannot be compared with the United States scheme referred to in
the previous footnote, since in the United States there is no State gwarantee
and the cost of the insurance is charged to the borrower. 1

|
|
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to be some 25 to~30-per cent, This 1is ﬁhé case in Bulgaria, Denmark, both Eastern
and Western Germany, Hungary and Norwsy. The percentage which hes to ‘bo covered
by a private owner is lower, no more theam about 15 per cent, in Sweden. In the
case of the USSR the initial investment required appears to be considerable.

The high proportion of the annual charges on dwellings financed by loans
accounged fér by interest and amortization of prineipal makes it essential to have
some guerantee against too frequent and too great changes in the terms of loans.

For some mortgages the terms are fixed throughout the entire repayment period; for

rief conclusions, , :
;jﬁ‘,.lij\&. A
. J N L \‘H? <

others they may be ehanged at short notice. The fixing of terms over & long
period is generally considered to imply additional risks for the creditor, unless
the situation at the time when the loen is raised is particularly in his favour.

. The péssibility of private financing institutions granting loans with an
interest rate fixed for a long period in advance is linked to the manner in which
these institutions raise funds. Institutions accepting deposits on short-term
or on demand, such as savings banks or commercial banks, are in a difficult position
in this reapect. The institutions which appear. to be best fitted to make long-
term arrangements for house construction are those which raise their funds on the
open market by means of long-term bonds, in addition to life ‘insurance companies
and those administering pension funds. Taking these factors into acbount, it
appears that the countries best fitted to raise loens for house construction without
serious risk of changes in the rate of interest or the rate of repayment are
Denmark, the Federal Republic of Germeny, Sweden and Switzerland,

/In the final version i} would appear desirable to add something on the

general factors influencing private investment in housing, énd perhaps also some

Ve
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CHAPTZR VI

. CO-OPFRATIVE HOUSING AND ITS RELATION TO GOVERNMi:NT POLICY

This chapter is confined to z.discussion of the yraditional or conventional
housing co—bperative, but in order to establish proper perspectives it would be
useful at the outset to indicate briefly the other main forms of non-profit

housing organizations, No firm line of demarcation exists, there being many

variations in and combinations of diffcront non-profit housing organizations,
but a eriterion might include such main factors as whether some investment is

required from the occupicr or prospectivs oceupier; who is responsible for

repairs and maintonance; and whether the tenant is a member of the society
and has a voice in its management.,

Apart from house-building dlrectly by or for the account of public
authorities, three or four main groupings of other non-profit organizations may
The most important of these are the semi-public
Generally,

be diseerned at present,
organizations, usually referred to as social housing orgonizatlons.

they are established under - spocial governm.nt legislation and fully backed by

central or local govermment credits. As 2 rule tenants are not memberg of the

Typically,
or prepayment is required and the tenant is not responsible for repairs
Examples of this increasingly important category of hous

society and do not have a direct voice in its management.

maintenance.
are the municipally sponsored building co-operatives in Denmark and Swe
moderate rental housing societies, Société Nationale des Hebitations et

Logements & Bon Marché in Belgium and™Habitations & Loycr Modéré" (HLM)
Some of thesd

no down
and
e-building
den, the

in
e

France, and the Housing Associations in the Netherlands,

housing organizations may employ partially particulaer co-operative tecnniques,
and some of the approved societies affilinted to the aforementioned Belglan and

French housing organizations are essentlnlly of a co~operative charactér. Like

the housing co~operatives, these organiznations are non—profit-making qnd

facilitate lerge scale and continuity of house building operations,

They have

the advantage of being able to allocate dwellings according to specifié needs

and of cherging different rents bassd on a fixed criterion.

a down payment and can therefore recach lower income groups,

- They do ¢ot require
|
The main dis-—

advantages are that little initiative is expected from the tenant and there is

e
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a bigger financial drain on the State, thc tenant not being required to save
and invest in his housing cithor as an initial contribution or later on for
repairs and maintenance,

A second category is the building producers! co~operative, which
frequently takes the form of a Joint stock company, Their main purpose is to
brovide building trade workers with employmcnt,  Tenants are not members and
do not have a voiee in the managenent, Examplcs of this type of housing
organization are the Workers! Co—operative Building Soéieties in Denmark,
Co-operative Building Producers' Socicties in Italy, National Builders

Adssociation (SR) in Sweden and Union of Social Building Entérprises in

. Switzerland,

A third group are tho bullding eredit socletles, cssentlally co~Operative
finaneial institutions, They pool individual savings and mcke them available
in the form of loans or mortgages to members who wish to buy or build houses,
Examples are the Building Societieé in the United Kingdom and the Société de
Crédit in Belgium, .

4 A fourth group may be added,'eoncarned with aided-sélf-help organizations,
Their main featurc is a eontribution in the form of labour from the prospestive
occupier, They are of little importance in the more industrialized countries
which have developed co-operative and éocial housing organizations, although a
few exist in Norway, Sweden =nd the United Kingdom, but may be particularly
suitable in the less industrialized countries, some of which are now considering
the adaptation of this form of house-building organization, In many countries,

notably in Scandinavia, several types of non-profit housing organizations in

- addition to co-~operative housing socictics cxist .gide by side, but gencrally

there appears to be no conflict in the activities since each caters for a
sepérate housing market based on difforunt income groups and housing needs.

It is not possible on the basis of available data to evaluate precisely

. the relative importeonce of the co~operative housing sector in different

eountrics comparcd with total housc construction and compared with other housing
agencies, namely central or local government, semi~public and non-profit-maklng,
owner occupiers and private building for letting, Tho reason lies partially in
what is meant by co-operative housing, sincc many types and combinations of
these exist and some of them are sometimes not caslly distinguished from semi-

public and other non~profit housing organizations, Statistics are goenerally
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not regularly publishod separately for co-oporative housing and most
are grouped togethcr with all forms of non-profit housing organizati
including sometimes the public sector. Morecover, some of the housi
co-operatives are not of a continuing nature or whon.the complcted 4
pass into the ownership.of the occupier, separate figurcs are no lon
Some indication is, however, available for certain countries as to t

centage of the housing stock owned by or the percentage of total bui

accounted for by the activities of the more important housing co~-ope

a particular year, Othor indications of their growth are given in

the number and membership of socicties.

froquently
ons ?

ng
wellings

ger kept,

he per-
lding
ratives in

figurés on

Before the second war, co-operative housing rarely accountc.d f@r'mcro'than

10 per cent of total housing activity and gencrally considerably leés in any

country in any particuler ysar.

In Sweden, it represented 10 per éent of

urban house building betwcen 1924 and 1933, but this inereased to 1? per cent
betweon 1939 and 1948 and in recent yoars it has buien about ono~founth of total

urban house~building.

other non-profit housing organizations, has been responsible for thd groater

part of the increased house construction in recent years.

At presdnt, as a

Morcover, in Swedon, co-operative housing, ﬁogether with

-proportion of totel housc~-building, co-operative housing accounts f@r about

20 por cent or more in Norwey (about 40 per cent in Oslo) and Sweded, more than

15 por cent in Denmurk, about 10 per cent in the Federal Republic oﬂ Germany,

less than 5 por cent in Austria, Belgium, Finlend, France.and Italyﬁ
gencrally less than 1 por cont in the eastern Europcan countries whu
beon initiated, except in Zastern Gormany where in 1955 it was repor
account for some 15 pur cent, In reeent years interest in co-opera
has increased in moct casturn Europcan eountrizs, excent the Sovict
Thgs, for cxample,- the 1956 plan for Eastern Germany cnvisages that
hogsing should account for 18 per cent of total dwelling constructio
with 15 per cent for 1955 mention.d above and 7 per cent for 1954,

housing co-operatives were introduced in 1954 on a smell sc2le and m
experimental basis confined to one~-family houscs, but this is plannc
considarably oxpanded in the currcnt year, In Bulgaria and Hungary
loans for co-operative housing were m:dc available by a Govermment d

June 1954 and summer 1950 respectively,

and

re it has
ted to

tive housing

Union,

co~opirative
n compared '
In Pol=nd,
ostly on an

d to be

» State

ecreec of
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In the remainder of this chapter th¢ develeopment of co-opurative housing
is discussed, its mein characteristics deseribed and its relative advantages

enalyscd, particularly in relation to governmont housing poliey.

Development of co-operative housing

The nesd for organized action by the housing consumer, first mainly through
associations to represent tenants'! intcrests and later hore direetly by forming
housing co~operatives, arose in thc scecond half of the nineteenth century and
oontinued in the ensuing period, which was marked on the one hand by a
persistent housing shortage and ovsrerowding, fluctuating and speculative house-
building and an unfavourable ront/income relationship, and on the other hand by
& lack of ‘public responsibility, intervention being mostly in the hands of local

authoritics and philanthropic associations and coufincd to a pieccmeal approach.

The history of the co-operative housing movement is vory uncven; attempts before
the first world war were not of a continuing nature and most of them did not
aurvive.‘ Action wes ofton initiated and supportcd by co-operatives in othor
fields which had hed a longer history, such as »roducers' and marketing
oo~operdtives, consumsrs! co-oporatives, espceially tonants! associations, and
by trade unions, Apart from administrative and tochnical difficulties, the
lack(of adequate finaneing preventod the housing co-opcrative movemcnt from

’ gpréading and reaching tho lower inecome classes most in need of housing.

Co~operative housing gained momentum during and immediately after the
first world war and in the 1920s and 1930s in the Scandinavian and a number of
wostern Buropean countries but, as has been notcd, rarcly reachcd more than
10 por cent of total houso-building in any country for any ysear hefore the
second world war, The adoption of more or less comprehonsive if not long-term
houging policices, and espeeisally the granting of gpﬁernment aids to house-building
after thc second world war in many countries gave a major impotus to & rapid
growth of co=operative housiﬁg,'as well as to other non~profit-making housing
organizations, which made it possibls to reach somewhat lower income groups zand
thoreforc widen the basis for participaticn in co-operative housing.” Experience
sghows a morc rapid development in what may be callod "bettor-off" countrics,
which pursued a subsidy policy designed to provide adequate housing for the
greater majority of the population, and in particular in countries which had
given special recognition and aids to co=-operative housing. Thug, as shown
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carlier in this chapter, co-~operative housing in a more strict sense ¢

has devcloned furthest in Sweden, Norway =nd Demmerk. The pattern of

f the temm

developm-nt differs even in the Scandinavian countrics, where it has madc the

I
most substantial progress and is* rclated pertly to national customs aqd

‘traditions, in particular, whether, at least in the largcr urban cent#es, the

form of occupancy was mainly temancy, as in Sweden, or house ownershiﬁ, as in

Norway.

‘Where a strong pattern of owner occupaney existed, as in th# latter

country, people were accustomed to making a substantial initial down ﬁayment

and carrying responcibility for maintenanco,

even to smaller towns and requires a less centralized organization in

Co-operative housing has spread

Norway

Where rentcd dwellings wore relatively more predominant, as in Swedenw the great

preponderanée of housing co-~operatives have been in larger urban areaé, most
|

housing projects have been of multiple dwelling>types, housing co-ope#atives

have generally exacted a low down payment and the organization has bedome of a

centralized character.

The inportance of State financial assistance in the growth of co-
In Swit

there has been no consistcnt period of Federal support to housc~buildi

housing may be illustrated by developments in two countrics,

in 1950 Federal housing subsidics ceascd altogsther, although some can

municipalities continued cheap loans or subsgidics,

housing accountcd for nearly one-fourth of total house-building, but i

In that year co-0

oﬁerative
zerland,
ng, but
tong and
perative

‘n the

following ycars there was a sharp drop both in the number of dwellingé built by

-
Ca

housing co-operatives and as

declined to 19 per cent in 1951 and 13 per cent in 1952, In Denmark,

comprehensive Town Planning Act was enacted in 1938 and in the samc ye

Aet adopted providing for public subsidicvs for dwell;ngs suitaﬁle for
families, In that ycar housing co=oOperatives built about 3 per cent
residential construction, but
.in activity, and between 1945
congtructed,

On this eriterion it may cppear surprising, on the face of 1%,

percentage of total house-building, whi

ch

a

ar an
largo

of total

in thc following years there was a sharp increase
and. 1950 they built 15 per cent of all dwellings

that

co-operative housing has not developed further in some of the more in@hstrialized

countrics in westsrn Europc, such as Belgium, France, the Netherlands
United Kingdom,

and the

The main reason is that othcr forms of public and non-profit
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housing organizations have.been developed on a large scale; in the United Kingdom
the local authorities, and in Belgium and France the semi-public organizations
"Société Nationale des Habitations et Logemonts & Bon Marché" and the HLM.

Conversely, the least development of co-operative housing is to be eipected
in countries where government subsidy policy is confined to helping the lowest
income groups to obtain housing and where public and semi-public agencies are by
far the more important;;' In Itely, for example, co-operative housing accounted
for only 3 per cent of total building activity between 1945 and 1950 and still

” ﬁlays a small role., A part of this covers multi-dwelling houses built by Ina-Casa
"and‘sold to housing co-operatives formed by this sémi-public agency. Some of the

other Italian housing co-operatives are mainly for present and rstired State
employses., ; _
It is sometimes suggested that co-operatives‘may provide the solution to the

"housing problem in the less industrialized counﬁries. The historical development

of co-operative housing in Europe'does not bear this out. Co-operative housing is

-in fact a rolatively advanced form of housing organization which presuppoées the

existence of some private savings, an adecquate urban land poliey and a traditionm,

" including education and experience, in the co-operative movement. In the present
'stage of economic development, it would appear more suitable for most of the less

industrialized countries to develop public and semi-public agencies and aided-self-

help housing schemes as the main form of housing organization, apart from the

private -sector. Some of the techniques and adVantages of co-operative housing may
usofully be introdﬁced, especially in relation to aided-self-help housing, such as

"joint purchase and ownership of building laﬁd, bulk procurement of building
" materials and supplies, greater responsibility on the part of tenants for roepairs

and maintenance and in rural arcas common efforts for improvements such as water
supply and socwagg disposal. 4

In the castorn European countries house-bullding in the urban centres has
generally boon the responsibility ofvpublic authorities and in the rural arcas of
private owner-occupiers. Co-operative housihg:has been introduced on a small
scale in the past yoar or two and a considerable expansion is planned for the
forthcoming ycars. In Eastern Germah& it is reported to account already for some
15 per cent of total house-building, In the Soviet Union on the other hand it
appoars to nlay virtually no part gt all, The main rcason why attempts are now
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being madc to encourage co-opcrative housing, and indeed to oxpand pr#vate house-~
building in these countries aﬁpears to be to incrcase the total amoun% of house-
building, with some assistance from but not the full burden borne by the State,

and perhaps also to siphon off incressed purchasing power in a direction considered
to be socially desirable. |

Relative advantages and limitations of co-opcrative housing ?

Co~opcrative housing can be rogarded as a device to combine some?of the
advantages of both owner-occupied and rentcd houses. Like the fbrme#, co-operative
housing engeges the initiative of the occupiors, of ﬁrimc importance ﬁn connexion
with repairs and maintenance of dwellings but also instrumcntal in chinnelling
savings of prospective occupiers into house-building which might not o%herwise be
available for this purpose. The quality and cost of maintenance of cb-operative
housing has generally been found satisfactory compared with privately %cnted housing,
the maintonance of which is sometimes inadequate, and with public housing the cost

"of maintcnance of which tends to be hlgh since tcnants have lcsas feeling of respons-

ibility,
Ixternal repairs and maintenancé are carried out as decided by ele{acted boards, .

the cost of work being met by the socioty out of tho ront account or péssed on to

the members, Internal repairs, howover, arc gonorally the responsibiiity‘of the

occupier who may derive the semc advantage as the private owner-occupi%r from

improvements to his dwelling or the consequenco from its neglect by, f&r example,

the value of the house in case of possiblc sale. Tho socicty may, foﬂ instance, .

take into account the state of repairs of a dwelling in allowing some imcreaso in

the resale price beyond the original contribution and amortization paympnts. This

could hardly be arrenged for rented dwellings. Somotimes payment s areireduced for

those dwellings whose maintenance costs have boen kept low, but this reguires that

maintonence records be kopt scoparately for cach dwelling, If necessar&, careless

occupiers are controlled by the board. In somec cases it may also be f%und ‘

advantagcous to let the oceupiors carry out cortain outside ropairs andémaintenance

work and perhaps also some of the administrative work, and thus reduce &vcrhoad

cxpenses. Moreover, like owner-occepicd dwellings, co-oporative housiﬁg removes

the rent problem from partisan conflict end providos for security of tcﬂure.

|
|
i

]
o
|
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Compared with private owner-occupicd dwellings individual initiative has less
Scope and thore is less freedom to enjoy the full rights of owner-occupation,
ospecially, as will be shown later, in the sale of the housc, Mobility of labour
is obviously greater both for the privately rented dwellinge and the public and
semi-public housing sector. Co-operative housing societies éenerally have a less
firm financial basis than public and semi-public agencies, Depending upon the
siie of the down payment and tho monthly charges, co-operative housing unlike tho
public and semi-public sector is frequently not within the reach of lower income
groups. Moreover, the latter has tho advantage of being able to allocate dwellings
according to needs and charging a differential rent based on a fixed eriterion.
Co-operative societies are generally slower in reaching policy decisions vhich if
the orgenization is democratically run must take their course in fhe general‘
assembly of the national federation.

Actual construction of co-operative housing is usually left to private
contractor firms, somotimes to building producers! co-operstives and in the eastern
European countries to Statec enterprises, Whon on a sufficient scaie, co-operative
housing genorally has tho advantages in thé organization of building activity
usually aseribed to large-scalec building, particularly in the application of
accumulated oxperience in now housing projects_and in the possibility of epplying
the principles and techniques of mass maintenénce. The economios which should
aceruc frqm these advantages and the fact that co-operativo housing eliminates much
of the speeulativo profits should lower housing costs to mombers. Thesge are also
some of the rcasons for public support of this form of housing organization.

State and municipsl suthorities find it casier to deal with a few large housing
organizations than individual housc-builders., Moreover, housing co-operativos
generally aim to raise housing standards and pursue widér goeial objéctives in.
the provision of cbmmnnity facilities and in good town planning, which are also
normally objectives of government policy. In Sweden, for cxample, the National
Association of Tonants' Savings and Building Socicties (HSB) has beon instrumontal
since the war in the provision of larger and better equipped dwellings and greater
community facilities. In many countries the attaining of proper standards is a
condition of government aid.
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Much of the discussion in past ropérts of the Housing committeé(l) on financial
ald tp housing made available directly or indirectly by different governments also
applies to co-operative housing, but certain aspects particular to co-oﬁerative
housing are raised in this chaptor. Co-operative housing societies geﬂerally
benefit from special lggislation or regulations applicable and public aésistance
available to non-profit-making housing organizations, the effect of whic& is to:
reduce the ultimate housing costs to their members. In Belgium and Frabce, for
example, co-operative housing socioties come within the framework of "moherate

rental' or '"cheap housing" legislation'and recoive low interest loans frkm
gdvernment-supported institutions. In many countries housing co-operat%ves are

eligible for larger State or State-guarantecd loans, of longer duration bnd at

lower rates of interest than those obtainable by private builders, as fo# example

in the Scandinavian countries. - Interest in the early years of part of btate loans

is sometimes reduced or amortization delayed or dispensed with altogethe%, as in

Denmark, France and Norway, or loans grantcd free of interest as in Hnng%ry and

the Eastern Zone of Germany. In some countries housing co-operatives a%e exempt

from certain taxes, such as property or municipal taxes in Austria, Denmi:ark, Italy .
and Norway, minor corvoration taxes in the Fedoral Republic of Germany, ;nd

‘registration, legal and building taxes in Bulgaria. Reont subasidios furfher

reduce houéing costs for large familiecs in most Scandinavian countries. 1 Moreover,

urban land policies pursued in a number of countries have enabled municiﬁalities

‘to purchase land outside the built-up arces, generally well served by pu#lic

utilities, for long-term lease or sale at advantageous terms to housing #o-operatives

and other non-profit housing organizations. This is the casec for exampie in
Coﬁenhagen,:Oslo, Stockholm, Zirich, some towns in the Netherlands, and in most

eastern Europcan countries where housing co-operatives have been initiat%d. It

is done not on}y as a means of reducing housing costs, but for purposes #r carrying

out city planning.

(1) There was a brief discussion of the role of co-operatives in relation to other
non-profit-making bodies engaged in house construction in the report, Methods
and Techniques of Financing Housing in Europe, ECE, Geneva, 1952 (3/ECE/IM/
HOU/38), pages 54 to 56. ]

- European Housing Progress and Policies in 1953, ECE, Geneva, August§1954 .
(B/BCE/189), Sections IT and IV. 1

~ The European Housing Devolopments and Policies in 1954, ECE, Genevai August
1955 (®/3CE/209), Part II, Section 2. |
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A mémber's liebility is limited to the amount he has contributed or committed
himself to contribute to the co-operative housing socisty in order to meet the
requirement of "down payment’, If it is desired that co-operative housing organ-
izations should function on a large scale and reach a wider group of the population,
it is essential that the initial investment required of the prospective occupier
should be within his means, The right amount which would be low enough to be
afforded by the majority of people secking a new dwelling will naturally vary
considerably between countries, depending upon the general level of incomevaﬁd
employment and perhaps also the possibility of the prospective occupier finding
extra employment to cover such an additional expehditure. Down payments do not
exceed 5 to 6 per cent of building costs in Denmafk; Norway, Sweden and some
cantons of Switzerland, but are usually higher in the Federal Republie of Germany,
generally upwards of 15 per cent in Finland and France, and considerably higher in
Bulgaria, Hungary, Bastern Germeny and Poland. Frequently, therefore, additional
State financial assistance‘by way of direct loans or guaranteed loans would be
necessary for lower income groups to qualify. - In Eastern Germany, for example,
the initial payment may be made,in one lump sum or in fixed monthly instalments.
In Finland, a recent development allows the initial payment to be spread where
necessary in monthly instalments.over ten years. In Norway, municipally
guaranteed 1bans are available for part or the whole of the down payment to people
who need them, In Zirich the municipél authorities contribute about 10 pesr cent
of the down payment.

The principle that the initial investment of the occupisr should not_be too
high obviously applies equally to the purchase of a co-operative dwelling by a
chenge of ‘occupancy, a matter particularly difficult to achieve in a period of
rising prices. The question of the resalc price of a co~operative dwelling and
how a new buyer may finande the initial payment has not yet boen satisfectorily
resolved, There are, however, some general safeguards against speculation end

undue profits. Sale of a member's equity or property is usualiy permitted only

with the approval of the co-operative gsociety, as in the Scandinavian countries,

and if government aid was originally involved aﬁproval is also required by an ‘

appropriate govgrnment or local agehcy, such as the Miniétry of Housing in Denmerk

and the Hbusinngank in Norwhy. In Italy a co-operative dwelling built with State
finencial assistance may not be resold during the first ten years.
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Mention was made earlier in this chapter of the role of co-operative
as a device for stimulating and collecting savings from members for house-
In Sweden, for example, parent societies serve as branch offices in a bank
The me

purpose of these savings is to mest requirements of down payments or prepa

system incorporated in the National Association of HSB Socisties.

but local socicties have found them usoful in helping short-term financing

costs during construction, as in Norway and Sweden. The orgenizing of th

system and the rules which may be established in this connexion are of some

importence. In some countries a minimum deposit must be regularly mede o
period of time as a condition for coming in turn for the allocation of a @
dwelling, as in Denmark. In Bulgaria a Stete loan is granted aftor savin
the State Investment Bank have accumulated up to 30 per cent of the amount
loan requested. Public suthorities might consider whether, on the one ha
existing rules encourage savings and, on tho other, how to prevent co-oper
which obtain public financial assistance from putting up requirements for
which only bettsr-off people could afford to meet. In Norway it is propo
house co-operatives should not be allowed to accept funds from prospective
before building and financing plans are approved by public authorities as
measure to ensurc the soundness of vroposed housing projects in which memb
funds are invested.

The orgonization in countries where housing co-operatives are respons
for a significant sector of house-building frequently follows a pyramidal
In Sweden, for example, (and the pattern is broadly similar although less
in Norway, and to some extent in Denmark and Finland) the HSB operates at
national level and renders all kinds of assistance to its chapter societie

covers technical functions such as resesrch and development, planning, arc

and engineering services; legel and administrative matters, includihg con’

governmentel and semi-public agoencies, cnd advice and help with orgenizeti
problems, especially in establishing ncw housing co-operative socicties;

finencial and economic questions, including bulk procurement of materials

supplies cither directly from the manufacturcrs or through subsidiary manu

entorprises in which the societies participate or own outright, such as fa
Similar
may also be provided by managerial and consultant institutions such as the

brefabricating staircases, windows, doors and kitchen fittings.

housing
building.

ring
in

yyments,

at low

¢ savings

Wwer a
ompleted
gs in

of the
ind,
atives
snvings
sed that

tenants

a

ers!

ible
structurc.
centralized
the

s. This
hitecturel
tacﬁs with
onal

and

and
facturing

ectorics

garvices




(3

HOU/WP.1/Working Paper No,3/Add.l
page 21

1Arbejderbo" in Denmark, established with the support of co-operative and other
non-profit housing organizations and trade unions. In Finland, this is the
responsibility of the Housing Department of KK (Central Co-operative Union).

On the regional or local lovel some of tﬁese functions are carried out by
what arelsometimes describod as "parent" societies, composed of occupiers and
prospective occupiers end ﬁerh&ps elso municipalities,.trade unions and other
organizations. Each membor exercises a single vote jrrespective of the number
of shares held. The main tasks of the psrent socicty are to initiate building
projects in a particular area, obtain building sites, pefform certain bookkseping

- and bamking functions, including the collection of savings from members, and carry

out gcneral supervision of their“offspring. Dwellings completed are allocated

. usually on the basi's of seniority of membership. In the eastern European
'poﬁntries funections comparable to those carried by e parent society may be the
‘pesponsibility at least initially of the local authorities, as for example a

speciglly constituted office of the city authorities of Sofia in Bulgaria(l).

The "daughter! societics, which are separate legal entities, own znd manage &
single housing project when completed. Its relationship with thé parent society
is generally laid down in contract., '

An imvortant mensgement probleﬁ’érises in the relative influence of occupiers
end prospeotive occupiers who may have conflicting interests, Thoge who have
elreoady obtained a dwelling may generally be inclined to favour a lgss'active
house-building policy by the society than would be the desire of memb ers who are
still on the waiting list and also of course of public authbrifies_who.wduld have
little interest in ad hoc co-operative housing societies‘as a pdséible instrument
of government housing policy and organizers of house-building activity oﬁ a large
scale. The solution successfully applied in some countries is that repreéentatives

. of members who have not yet‘bbtained a dwelling should at all times form the majority

in the managoment of the parent society and the national organization. Such a
provision is sometimes incorporatcd in the statutcs of the society, as is the case
of the 0Oslo Co-operative Housing Society, OBOS, but may also be a condition of

D ]

(1) By a decree of June 1955 such an office was to be established and be responsiblo
for "assisting citizens by enrolling them in housing co-oparatives, applying
for State-owned sites for house-building,. preparing plans and ostimates,
obtaining loans from the Bulgarian Investment Bank and providing full inform-
ation concerning co-operative and individual house-building”.
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government ald or special recognition by the public authorities, as in Denmark.

Moreover, in Denmark societies are obliged to use thair surplus funds for
construction of new houses but may also use them for the modernizastion of
existing dwellings.

The conclusion may be reached that co-operative housing cannot replac
can play a useful intermediate part between the public and semi-public age
on the one hand, and private house-building, both rented and owner-occupie
the other,
size of the public and semi-public sector and the extent to which this sec

The further expansion of co-operative housing depends partly

combine some of the merits of co-operative housing;

which co-operative housing can serve as an instrument of government poliey.

,'principal measure of encouragement to co—operative housing is public aid,

or indirect, of the kind deseribed eerlier in the chapter, It -appears ds
that such aid should not be restricted to any one social or economic group
this would lead to co-operative housing becoming segregated housing, altho
obviously individual societies must often have common interests and a cons
degree of socigl cohesion; Public aid is generally’éubject to compliance
certain technical standards, level of amenities, maximum building costs, n

2
rooms, or m of floor space, and maximum rents,

Since in some countries co-operative houses, in return for certain ad

are used as an instrument of government housing policy, somc degree of pub

and supervision of this form of housing organization is usual.
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It is common in

most countries wherse there is a substantial housing co-operative sector fo& the

\
appropriate govermment agency to roview and approve the statutoes of the co

~operative

society, regularly audit their books or eppoint the auditors, and particip%te in

the management of the parent society and the national association. The object of

government intervention in this conmexion is to ensure the soundness of hopsing

nrojects in which publie funds and those of occupiers and prospective occubiers

are invested and to safeguard the non~spceulative and non-profit-meking ch&racter
’ |

of the co-opsrativs housing organizations,

An important problem however which

arises in this connexion is how to maintain the initiastive of individual mémbars
and local societies when the tendency is for the administration of the orghnization

t0 become very coentralized and the government influence in management to b
dominant.

ecome
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ECONQMIC CQMIISSION FUR EUROPE
HOUSING CQMITTEE
Working Party on Development of Housing Policies

HOUSING IN THE IESS INDUSTRIALIZED COUNTRIES OF EUROPE
Note by the Secretariat

As wag recalled in the report of the seventh session of the Working Party on
Development of Housing Policies, "the Secretariat's provisional report on tHousing
in the Less Industrialized Countries of Europe! (HOU/77) put forward .three
categories of recommendations: first, those which individual govermments in the
less industrialized countries could themselves consider; secondly, certain types
of action which these countries might usefully take co~operatively and in agreement
with each other; and thirdly the possible contfibution which the Housing Committee
could make to assist these countries in developing and expeditipg their housihg
progremmes,"  (HOU/WP,1/26, peragraph 8),

At that session the Working Party confined itself to the third category,- basing
itself on the fact that the delegations of Yugoslavia and Turkey stated that they

"’wbuld welcome an export mission from the Housing Conmittee to examine what might be
done to help them in developing and expediting their housing programmes. The

decisions of the Working Party at its seventh session were as follows:
"(a) the request by the Yugoslav and Turkish delegations, and other less
N jndustrialized countries who might subsequently make a similar request,
that a small mission should be sent to their countries should be
endorsed;

(b) every effort should be made to arrange that the mission should proceed
to Yugoslavia and Turkey in sufficient time to report to the next session
of the Working Party and preferably between the middle of February and
the end of March 1956;

{e) the torms of reference of the mission should be:

(1) to set out preeiscly on the basis of the. wishes of the Govermments
receiving the mission the types of international assistance required;

o i

{11) to propose ways and means of affording such assistance;
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(d) Governments nf countries willing to nominate suitable officials who

could partieipate, who should prefcrably be from among those normally
attending the Housing Committee, should inform the Secretariat b& the

end of November 1955 of their nomination,

The Secretariat, in

| A
agreement with the Govermments receiving the missions and the Govermments

of countries willing to provide participants, should arrange the
An endeavour should be made to en
that some of the participants in the missions would proceed to b
(HOU/WP,1/26, paragraph 11},

Subsequently expert missions were formed and proceeded to Yugoslavia

camposition of the missions,

countrics,”

Turkey from 11 to 31 March 1956 and draft reports by.the expert missions ¢

gure
oth

end
0

Yugoslavia and Turkey are being circulated separately, as Addendum 1 and Ahdendum 2

to this document,
In considering these reports the Working Party should bear in mind th
following points:

g

(L) a dctailed outline, the conclusions and the recommendations of eLch

report were discussed and agreed upon by the expert mission conc
at the end of its tour and before it dispersed;

brned

(11) since it was not rracticable in the time available for the expert missions
"to adopt the full text of their reports before circulation to the Working
Pérty, cach report has been preparcd by the secretary of the mission as

a draft, on the basis of the detailed outline and conclusions as agreed .

and with the aid of detailed notes sutmitted by cach member of t

he group.

The draft reports are however being circulated simultaneously both to

members of the mission and to the Working Party on Development o
Policies;

(1i1) each mission will meet in Geneva on 14 May to examine the draft

f Housing

report

and to make such amendments and additions as it considers necessary.

These will then be incorporated as necessary in a.corrigendum wﬂich will

be prepared the same day and circulated to the Working Party the following
day, The Working Party will then be invited to discuss both tne draft

reports and the corrigendum on 15 May with a view to reaching cc@

and making recanmmendations to Govermments;

(1v) at the meeting of the Working Party thc Yugoslav and Turkish del

should be invited to express their views on the report relating

respective countries;

nclusions

egationa
to their

'
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(v) it is suggested that thereafter interes
tgﬁﬂmgmemherrse_ﬁion of the Housing Committeec on the action the

should report to

e — P

taken or are e taking on the b531s of the reports.

e e o 154 i
e e

While the primary purpose of the twWo ~expert missions was to examine oossibili-
ties of internatioual aid to the countries who are seeking such aid for the PUrpose
of promoting their housing programmes, at the request of the authorities ‘concerned
each report sets out a number of recommendations on matters wholly within the purview
of the YUgoslav and Turkish Governments, It has not been possible so far to
oonsider the other type of question which arises, referred to in the first paragraph
of this note, namely, "types of action which these countries might usefully take
co-operatively and in agreement with each other", In this connexion the attention
of the Working Party is drawn to two points,

‘First, the following passage from the report to the eleventh session of the
Economic Cammission for Europe of the Expert Group on Econamic Development of
Southern Europe deals with housing and in its first part draws attention to
possibilities of collaboration between the Committees concerned,

"In housing, we have taken advantage of the existence of the Housing Committee,
within the Economic Commission for Europe, and of the fact that its Working
Party on Housing Policies has recently begun to devote considereble attention
to the housing problems of the less industrialized countries of Europe. We
have particularly recommended to the Working Party that it continue its
invesgtigation of the possibilities of specializatioﬁ and co-~ordination of
production of building materials, and that it give attention to the
establishment of common documentation and research facilities among the
countries of the region, We consider that the visits of experts from
countries outside the region, which are being organized under the auspices of
the Housing Committee, will be bensficial in providing guldance on the
technical improvements necessary to our building and our building materials
industries, and also in advising us as to ways in which international
co-operation could bc organised, Definite arrangements are being made for

a small mission of experts from the Housing Committee to visit Turkey and
Yugoslavia in March 1956, The mission is t9ﬂ§9§~9331ﬂ99;§§3.ba313 of the

/_-\ﬁ
wishes of the Govermments receiving the mlssion, the precise types of

e e e e e e < MWM“N
international assistance required and 18 to propose ways and means of affording

such assistence,'  (E/ECE/233/Add.1, pages 140 and 141).

—_
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Secondly, the Working Pa.rty's attentxon is drawn to HOU/WP, l/Working Paper
No, 2, vhich records a request from the Greek Govermment that a small expert mission
should be sent to0 Greece along the same lines as those sent to Yugoslavia and
Turkey. I:t such a mission is sent to Greece and when it has reported, it should
a156 be possible for the three Govermments primarily concerned and the WOr!d.pg
Party to exemine possibilities of co-operative action,

L) 'J.
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Addenda

With reference to HOU/WP, 1/Working Paper No., 4, attached herewlth are

Addenda 1 and 2(1) "Draft Reports of the E:_cgert Housigg Missions to Yugoslavia
end Turkey", ,.L M
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(1) The following correction should be made to the English text only of
HOU/WP.1/Morking Paper No. 4, page 3, paragraph 3, of which the last line should
read "possibilities of collaboration between the countrieg eoncerned,"”




Distr.
RESTRICTED

HOU/WP.1/Working Paper No,4/Add.l
25 April 1956

Original: ENGLISH/WRENCH

EQONOMIC COMIISSION FOR EUROTE
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Draft Report of the Expeft Housing Mission to

YUGOSTLAVIA
Addendum

SECTION I
THE SCOPE OF THE VISIT

The expert mission consisted of the following members:

Mr, VAN DER MEER (Netherlands), Chairman

Mr, BATH (United Kingdom)

Mr. BLOKHINE (Union of Soviet Socialist Republics)
Mr. BONNOME (France)

Mr. PAQUAY (Belgium)

Mr., RINALDI (Italy)

Mr. TRAUTMANN (Hungary)

Mr. TRIEBEL (Federal Republic of Germany)

The mission was accompanlod by a member of the ECE Secretariat,
The mission assembled in Belgrade on Sunday 11 March and concluded its work
on Tuesday 20 March. The principal organizers of the mlssion were:

Mr. D. STEFANOVIC
Chef de la Section de l'Habitat de l'Instltut économique de Serble

BEIGRADE

Mr, M. MAKSIMOVIC

Chef de la Premiére Section de 1'Institut d'essais

et de recherches sur les matériaux et les constructions,
BEIGRADE

In addition, the following were the principal offiecials with whom discussions

were held at various stages of the tour:
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Mr. M. BAJLON, Arhitektonski fakultet, Beograd (Faculty of Architecture of Beograd

Mr.

University)

S. BJELICIC generalni sekretar Stalne konferencije gradova Jugoslevije Beograd .
(Secretary General of Standing Conference of Towns of Yugoslavia)

Mr. O, BOJOVIC, generalni sekrctar Savezne gradjevinske komore, Beograd (Secretary

Gencral of Federal Building Chamber)

Mrs. N. BOZINOVIC Drzavni sckretar za poslove opste uprave i budzet ENRJ Beograd
(Seeretary of State for General Affairs and Budget)_

M. DERMASTIA, pretsednik Okrajnog Ljudskog odbora, pretscdnik Stalne konferenci je
gradova, Ljubljana (Mayor of Ljubljana, President of Standing

Conference of Towns of Yugoslavia).

J. DRAUéNIK potpretsednik Narodnog odbora kotara Zagreb (Vice-Maypr of Zagreb)
J. FINCI, Direktor Zavoda za stanbenu izgradnju NR BiH, Sarajevo (Manager of

Housing Institute, Sarajevo).

M. V., hOLJEVAC pretsednik Narodnog odbora kotara Zagreb (Mayor of Zagreb)
v. IVKOVIC Mesno sindikalno veée, Beograd (Secretary of City Trade Union

Mr.

Council of Beograd).

Mr. Lj. KOJO, pretsednik Gradskog veéa Sarajeva (Chairman of City Counpil of

Mr.

Z, KOVACEVIC , direktor Urbanistickog zavoda Sarajeva (Manager of wan Planning .
Institute of Sarajevo).

Saragovo).

Mr, S. LACAN pretsednik Narodnog odbora opstine Sisak (Mayor of Sisak).

Mrs. M. LAZAREVIC Hldrotehnicki Institut, Beograd (Interpreter)
M. MARIC, Narodni odbor kotara Zagreb (City Architect, Zagreb).

Mr.

M.
M.

B..

B.
B,

R.

B. RABICA, Savez drustava arhitekata Jugoslavije, Zagreb (Union of

MINIC, pretsednik Narodnog odbora srceza Beograd (Mayor of Beogr

NENADOVIC, pretsednik Stalne komisije za urbanizam SNO Beograda
of Standing Town Planning Committee of City Council

NOVAKOVIC protsednik Narodnog odbora sreza Sarajeva (Mayor of

PEJCINDVIC nacelnik Odel jenja za komumalne poslove Narodnog od
Beograd (Manager of City Engineers Department of Be

PEJOVSKI, Sekretarijat za investicije Saveznog izvrsnog veéa, B
(Secretariat of Investments of Federal Bxecutive Coun

PETERCIC, Urbanisti€ki zavod Sarajeva (Town Planning Institute

PETRISIC, direktor Urbanistickog zavoda Beograda (Manager of To
Institute of Beograd),

PLEJIC, Drzavni Sekretarijat za inostrane poslove, Beograd (Sta

of Foreign .ffairs),

of Yugoslavia).

B.d) .

(Chairman
of Beogred).

Sarajevo) .,

bora sreza
ograd) .

eograd
cil),

of Sarajevo).
wn Planning

te Seerctariat

Architects .
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Mr, I SENJANOVIC, Pretsednik Narodnog odbora.kotara Split (Mayor of Split).

Mr. H, STOJANOV’C, generalni sekretar Saveza urbanista Jugoslavije, Beograd
(Secretary Gvneral of Union of Town Planners of Yugoslavia).

Mr, M, TC u‘“TC, clan Saveznog 1zvrsnog veda, Beograd (Member of Federal Executive
Council). : o -

Mr., B, TOMIC, potpretsednik Narodnog odbora sreza Beograd (Vice-Mayor of Beograd).
Mr. D, VEKIC, Pretsodnik Narodnog odbora opétine Zenica (Mayor of Zenica).

v ¢
Mr. M. VIICEK, sef Protokola Narodnog Odbora sreza Beograd (Chief of Protocol of
City Council of Beograd).

Mr, B. ZEiELJ, upravnik Instituta za ispitivanje gradjevinskog materijala, Beograd
(bhief Institute for Ressarch of Ba¢1d1ng Materlals)
The'principr; places visited are set out nelow, It should be empha81zed that
although there are occasional references to rural housing, the mission was concerned

almost exclusively with the urban housing problem,

11 to 13 March - EELGRADE. |

| Discussions with Federal officials aund in particular thé>Permanent Conference
of Towms and Urban Municipalities of Yugoslavia and the Chamber of Building and the
Municipaiity 6f Belgrade, In additicn, a hrick and tile factdry, a concrete factory,
the hou31ng of a large national building enterprise and various housing projects in
or near Belgrade were visited.
14 and 15 March - ZAGRFB

Discussioné were held in thp Municipality of Zagreb. A brickworks, a metal

~ products factory, o wood working *actcry, a prefatricating hou31ng factory and a
factory producing prestresscd concrete profucts were visited, in- additlon to various
housing sites in ocnd around Zagreb, Houses in and on the way to SISAK, near
Belgrade,Awere ﬁlso visiﬁed and discussions were held with the Municipality. A
steel tube factory was also visited,

16 March - ZENICA

A visit was pdld 0 the principal XagOQlav steel plant at Zenica, and also

to the Municipality and housing sites in the town.
17 March - SARATEVD

A visit was paid to the Municipality of and housing sites in andfarbund Sarajevo,
18 to 20 March - EELGRADE A |

Final conferences were held in Belgrade, On-19 and. 20 March there was a final
meeting with Feldaral 6fficials and with Mr. M; Todorovic, a membér of the Federal

Executive Council, respectively. _Dﬁring this period the mission met to agree the

detailed -outline and conclusions of its réport.
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SECTION II

THE HOUSING FROBLEM IN YUGOSLAVIA(I)

A, The Existing Stock and Quality of Houses

There are some 3,5 million dwellings in Yugoslavia, and the total population
in March 1953 was 16.93 million. There werc therefore 207 dwellings per thousand
inhabitants, one of the lowest ratios in Europe. The housing shortage can be
estimated at approximately one million dwellings.(z) Dwellings are ususlly small;
in urban districts the average number of rooms per dwelling, including kitchen,

in 1949 and 1950 was 2,51, and in rural districts about 20 per cent les

s, The

exact average density of occupation for the country as a whole is not kmown but

can be estimated at about 2,32, which is well above the general average

(2)

for Europe.,

Only some 26.4 per cent of urban dwellings have running water. There ars no
figures available for rural distriets but it seems certain that the percentage is

much lower. Electricity is available in 86.6 per cent of urban dwellings, compared

with 18.5 per cent in rural areas.(a)

A recent enquiry brought out that 60 per cent of all small dwelling units in
the towns had been built of poor quality material. In Sarajevo, for example,
which is typieal of most of that part of Yugoslavia which was under Turkish
occupation, 50 per cent of the houses datc from the days of Turkish occupation.

Consequently their minimum age is eighty years and many of them arc a good deal

older. When they were built they were of low quality, with unburnt or mud bricks

and reed framing. 43 a result, they were virtually slums from soon after they were

constructed and are now in a very bad state,

There are marked regional variations in addition to the basic difference

(4)

between the urban and rural arcas.

The following figures show the differences

in the average per capita floor space in the towns in the different Republics., The
table also brings out that the situation has deteriorated appreciably in the last
five years owing to the steady influx of population into the towns, superimposed

on the general growth of population.

(1) Except where otherwise stated, the information presented in this Section of the
report has been obtained from documents provided by the Yugoslav authorities,

or observations and discussions on the spot.

(2)' See "The European Housing Situation", Gensva, January 1956, page 42, (E/ECE/221). .

(3) "The European Housing Situation", page 43.

(4) The most recent figures available, which were supplied to the mission by the

Yugoslav authorities, show that there were 930,200 dwelling units
semi~urban areas and 2,556,500 dwelling units in small localities

in urban and
and villages.
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. Average per Capita Floor Space in Towns

(in m°)

. ' Towns in People's Republics ! Middle of 1950 |Middle of 1955

Serbia 11,3
Croatia 13.1
Slovenia 13.1
Bosnia and Herzegovina 9.3
Macedonia(a) 9.7
Montenegro 11.0
FNR Yugoslavia 11.6

(a) Not inecluding Skoplje.

The following table shows the marked differences between the different Republics
in the provision of basic amenities and also the improvements in the last five years.

Housing Amenities
in Urban and Semi-Urban Areas

| Percentage of dwelling units provided with
. Psople's | Number of | Total number —— '
Republic localities| of dwglllng Coogipg Water Lava-~ Bathe Electric
surveyed units facili- , L s
| ties supply | tories | rooms Lighting
Serbia ‘
1949/1950 97 378,801 59.8 16,9 15.3 11,6 85.7
1l Jan.1955 97 400,745 65.3 19,7 17.4 13.8 86,7
Croatia : 4
1949/195¢ 100 249,556 83.9 41,5 50.9 20.5 87 .2
1 Jan,1955 95 265,823 85.2 42,3 52.1 22.1 87.3
Slovenia
1949/1950- 86 105,415 84,7 37.1 34.5 13.8 94.,7
lJ—a.n.:LQSS LI ] ] ”e LN * e ' L ] * e
Bosnia and
Herzegovina
1949/1.950 36 66,764 43,5 24 4 33.9 14,1 85.5
1l Jan.1955 36 75,834 57.1 28,6 44,9 25,6 86,5
Macedonia _
1949/1950 . 19 57,161 25.0 8.7 10.9 4.0 - 75.2
1 Jan,1955 19 61,943 28.3 12.2 14..8 67 T7.1
Montenegro
1949/1950 8 9,727 30.1 14.3 23,9 6.8 88.6
. 1 Jan,1955 8 11,108 36.6 21.4 30.2 13.5 89,7




HOU/WP.1/Working Paper No.4/add.l
page 6 '

It will be seen that in almost every respect the Republic of Croat
better off than the others and that there is a very marked difference b
Croatia, Slovenia and to some extent Serbia, on the one hand, and Bosni
Herzegévina, Macedonia and Montenegro, on the other.(l)
B. Regg;remepts
It has been estimated(
couples and oné-quarter of widowed, divorced and unmarried persons over
years of age by’the end of fifteen years, some 1.6 to 1.7 million dwell
be required, without making allowance for dwellings which may be destro

demolished during this period.

2) that to provide a separate dwelling for a

of 110,000 dwellings per annum, which is some two and s hulf times the
'construction in 1954, the last year for which complete figures are avai
| Residential construction since the war has accounted for a small D

of total gross investment, 13 pef.cent.in 1955, since it has been the p
to give priority to the building up of industry. However, the proporti
aécounted for by residential construction is expected to rise sharply,
cent of gross investment in 1959.(3) It avpears that the average rate
" house construction during ﬁhe next five years is expected to be about 6
per year. Even so, this is still much less than requirements,
As is to ‘be expected, in all the towns visited by the mission, whi
included the capitai and some of the key industrial centres, there were
to produce new hoﬁses at from twice to more than four times the rate of
years, '
The immediate aims of the ngoélav housing pfogramme are stated to
prevention of a further deterioration of housing standards, the removal
e#jsting housing shortage at a rate of about 4 pér cent per annum, and,

immediate floor space target, the provision of a minimum of 12 m? per p

(1)  For fyrther data on the marked regional variations, see "The Europ
Situation”, op,cit., page 43,
(2)

(3)

"The European.Hbusing-Situation", page 43.

(E/ECE/233/Add.1, page 24).

This. means an average rate of house con

"Report of the Expert'Group on the Economic Development of Southern
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It is also 'intended to concentrate much more than has been the case in the past
on largerbuildings. Thus the next five-year plan provides for 28 per cent of
one-storey, 30 per cent of two-storey, 10 per cent of three-storey and 32 per cent
of more than three-storey buildings.

C. Houging Plans and Standards

Standards as to space were laid down in the immediate post—war period and
reméined in force until 1948, These allowed for 50 m? in a dwelling house
consisting ‘of two rooms, kitchen and bathroom, up -to 75 m2 in a dwellipg house
with thréé and a hélf rooms, kitchen and bathroom. Areas of balconies andvloggias
were also laid down, . These standards were sbandoned in 1949 and subsequent 1y
‘areas of dwelling houses have been substantially greater, with marked variations.
Thﬁs areasfof single;room dwellings in Belgrade‘cdnstructed in 1954 extend up to
70 m?, two-room dwellings up to 100 m? and three-room dwellings up to 120 m?,
.apart from baleonies and loggias.

There is little or no standardization and, for example, a great variety of

"types and sizes of'kitchun'stoves, sinks, taps, doors and windows. Work has now

'bégﬁﬁ'ﬁo introduce standardization. It is proposed to adopt the 10 cm module and
then to start work on the preparation of standards for doors, window cross sections,
built-in cupboards, sanitary installations and window and door flxtures and
fittings, At bresent, however, the movement towards the introduction of standard-
ization is proceeding individually in the different Republics and there is not

yet any co-ordination at the Federal level.

D. Materials and Building Equipment

The typical system of constructién in Yugoslavia is solid bricks as an
in-filling in a reinforced concrete skeleton with beams in wood and roofs in tile.
This is & reflection of the fact that Yugoslavia is well endowed with the raw
materials required for the productivan of almost all traditional building materials,
including natural stone, clay, sand and gravel, cement-making materials, plaster,
limestone, the raw materials for glass manufacture, the raw materials for iron
and steel production, timber and the raw materials for the manufacture of paint.
The following table shows. present consumption standards per 1,000 m? of house
construetion in respect of the key materials, the quantltles required for the
housing programme envisaged in 1960, expected total production of each material
this year and expected total production in 1960,
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Building Materials Required for Yugoslav Housing Programme
Standard Total amount reguired Planned
Consumption for house construction{ Production
Material peg 1,000 ]
m<  of Ut ) 960 | 1956 1960
housing area : k.easure
Cement 84 t 3 ' 1,000 t3 L07.0 1.902 | 2.200
Sawn timber 7.5 m 3 1,000 m.3 W7.6 1.160 | 1.050
Parquet _ 7.02 m 1,000 m 31.5 38.4 52.0
Reinforcement steel 7% 5 1,000 t2 33.9 81.0 160.0
Flat glass 326 m 1,000 m 1.580 4.500 4.500
Galvanised sheet l.61 ¢ 1,000 t 7.22 13.0 24L.0
Paints and lacquers 0.24 t t 11,163 18.700 |27.000
Bricks ° 190,000 millions 935.3 839.9. 11,250.0
units
Tiles 96,700 millions L3.4 186.0 230.0
units
Lime 37t 1,000 t 179.3 L94.5 500
Plaster 3.6t 1,000 t 17.4 - 18.0 70.0
The proportlon of total production required for house construction naturally
varies considerably. It is relatively small, for example, in the case of cement,
glass, galvanised sheet and very small in the case of paints and lacquers.  These
figures are in themselves no more than a »rima facie indication of the extent to

which planned production is regarded as adequate in relation to the pl#nned

housing programme. The Yugoslav authorities consider, however, that tﬂe real
vbottleneck arises in the case of bricks. They also consider that it will be
necessary to be more econo:ical in the use of timber in order to meet the 1ncreased
housing programme. This indeed raises a general p01nt which is that the consumptlon
standards as shown are based on present technlques used 1n Yu&oslav1a and appleto
the use of traditional materials and traditional forms of constructlon.' It‘is v
considered likely that consumption per unit can fall in the case of a number of

(1)

other materials as well as timber.

(1) The mission's critical assessment of the materials situation, and in particular '
the measures needed to attain the increases in production envisaged or required
are set out in Section III below.
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Most of the finishing components, joinery, doors, windows, sanitary and
. plumbing equipment, kitchen equipment, heating equipment, electrical eqﬁipment

and builders' hardware generally are now being oroduced in Yugoslavia but on a
wholly inadequate scale,

Comprehensive data on tie production of building industry equipment in
Yugoslavia are not available., However, the range and quantity of equipment
produced has been extended in recent years and is still increasing. There is
now production of the couinoner types of equipment, including concrete and mortar
ixers, belt conveyors and verious.kinds of cranes. The guantities produced,
however, are quite insufficient in relation to requirements.

E.  The building industry

‘lost of the towns have at least one building enterprise and there are some
national bullding enterprises, in Belgrade, for example, operating on a wide scale,
The typical building enterprise is organized on a collective basis. The whole of
. the personnel are theoretically interested in the profits earned aé well as
receiving a wage or salary. The profits are divided 5C per cent to the Federal
Savings Institute, a varying proportion to the Republic Savings Institute, another
proportion-to the Municipal Savings Institute; the comparatively small amount
that ‘remains is at the disposal of the enterprise for social expenditure and for
dividing'out in the form of premiums for personnel at the end of the year. If a
loss is incurred it is the district which founded the enterprise which is
responsible and which has to deeide whether the enterprise should continue in
"business or be dissolved. It 1s the municipality which appoints the director of
thie enterprise. The day-to-day izanagement is in his hands, with the assistance of
an executive committee.
A typical national building enterprise in Belgrade, with an output of
100,000 m2 of housing a jear, consists of two sections, one for design and working
for other clients as well as the enterprise in guestion, and the other executive,
This enterprise employs forty-two middle grade technicians, 700 skilled workers and
' 1,300 unskilled workers, It owns a pool of building machinery and transport

equipment. Specialized work, for example lighting and 1ifts, is sub-contracted,

o
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Contracts are obtained by tendering in open competition, usually to a

definite design. Changes in the design by the enterprise tendering are normally
admitted only if the architect who prepared the design agrees and it can be shown
that the price will be lowered.

Unskilled labour is plentiful but skilled labour very scarce, A éenaus
carried out in July 1955 showed that only 8.5 per cent of those employad in the
industry were skilled, 31 per cent semi-skilled and 60.5 per cent unskilled. One
of the basic reasons for the shortage of skilled labour is that constructlon since
the war has been concentrated largely on industrial building and forms of social
building other than housing, Consequently, there has been little opportunity for
training by experience or fraining on the site, The greatly increased numbers of
those entering the building industry from the countryside have been largely
engaged on forms of construction employing a high proportion of unskilled or
manual labour. iioreover, many of them have had to move frequently from place to
.place and have had no opportunity for attending technical training counses.

In the case of the middle grades, up to 1,000 potential middle grade ‘
They follow

the common elementary and lower secondary education to the age of fifteen and then

technlclans, mainly potential general foremen, come from the schools.

proceed until the age of nineteen to secondary technical schools, specializing

there in building or architecture, including the technique of materials
bulldlng construction, costing, site organization and town planning. S
proceed to universities for professional careers; others, after milita
take junior posts to obtain practical experience, leading to middle gra
respoﬂsibility appointments in the various sections of the building ind

For the higher grade technicians, nainly architects and engineers,

situation can be seen from the following table:

» design,
ome then
ry service,
de

ustry.

the
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F. Cost of building
The cost of building is high and it is estimated that the cost of a mz is
|

equivalent to three months of wages. ' This can be compared with some thre% weeks
in the case of Belgium, France, Italy, the Federal Republic of Germany an& the
United Kingdow. Some rough figures were provided of the breakdown of theicogt of
buildings wages, 10 to 15 per cent; matcrials, 60 to 70 per cent; amoftization
of equipment, 4 to 10 per cent (depending on whether the material is prod#eed in
Yugoslavia or imported); general expenses, 10 per cent. ‘The low proportion
accounted for by wages is to be noted., Further it should be noted that tﬁe cost
of finishing a house is between two to thrce times the cost of foundation% and

shell up to roof.

G, Financing of housing and rent policy 3

While in rural areas houses are generally privately owned and financ%d
without recourse to credit, in the towns, throughout the post-war period,ihousing
has been mainly financed by the state. Until 1950 housing was mainly fin%nced
from the general revenue of the state obtained through taxation and profiﬁs on
state enterprises. During the succeeding period a growing share of housiﬁg was
financed from the profits of individual enterprises. From the beginning éf 1955
arrangenments were made to accumulate financial resources for investment'iﬁ housing
on a separate basis from general state accumulation. 4t that time speciai housing
development funds were instituted at the coummunity and public level, both%being
required to invest in housing 3 per cent of their budgetary revenue. Con%truction
and unining enterprises were also put under an obligation to invest a cert%in
proportion of their profits in housing. ?

At the beginning of this year a new measure was introducea which has%become
the principal source of housing finance. There is a coumpulsory levy of lé rcr
cent of all wages and salaries paid by economic egterprises and Government
institutions, the proceeds of which are devoted to house construction. Tﬁe total

amount expected to be accumulzated in this way in 1956 is 33 billion dinar%. This

may be compared with 10 billion dinars invested in the social housing sector in 1952,
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A;§hoggh the leading role in urban housing in Yugoslavia is left to the public
'séétor, ingreasing attention is being paid to the mobilisatiocn of private funds. for
thgkﬁépanging of housing, This is being done by increasing the volume of credit
ig?ilities offered to co-operative and private housing development and by
introducing the right to ownership of apartuents and co-operative ownership of
residgntial buildings, The terms are very favourable, interest being at.l to2
per~éent and-the period of repayment fifty years, on condition that the borrqwef}_v
pravides: 25 per cent of the initial cost of the house or housing scheme, . | o

-The financial arrangements described are a counterpart of low rents. g?hegé
are aﬁ present controlled at 50 per cent higher than the 1939 level. The cost*otf\
living has, however, increased about ten times and constructlon costs about twenty
tlmes. "Thus the share of rcnt in the family budget is much low;r than before the

ar. -In 1939 it was 26 per cent. It fell to as low as 1.5 per cent in 1951 and

iSunOW'h.h,per cent. In recent years, most towns have carried out a claggiiiq@pion
into at least six categories of all dwelling units within their territory, and.. .
prescribed new rents on the basis of price per m2 of floor space. In this way
rents are being adjusted so as to be more in.rglation to the size and guality of
the apartment or house. It is expected that other towns will introduce these
arrangenents in the course of this year. |

The basic aim of the present rent policy in Yugoslavia is to cover repair
and maintenance, but not to attempt to finance thé initial cost of construction,
Presen@ rents are not sufficient even to cover fully the cost of repairs and
maintenance at present prices, Consideratlon is being given to moving gradually
towards a system of economic rents and the introduction of a generai levy on |

wages, referred to above, is regarded as a possible tra n31t10n to a new rent policy,

ﬁo _The ownership of housing and the housing agencies.

| AS Al;eédy‘stated, virtﬁally all‘rufal housing is privately owned. Before the
war the situation was much the same in the case of urban housing, There was no
general nationalisation of existing houses after the war but é comp}gte change of
poliey so far as new houses were concerned. Large-gcale houg;gg‘de&elgpment by
the private sector virtually came to an end, although smal;—sgale development by

the private sector, and particularly the co-operative sector, continued.
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The munlclpalltaes are now the principal housing agencies. Housing poliey is

_ determlned by Peoples! Comulttees or by Councils for housing and communit

development. The membershlp of these Councils consists of wembers of the Peoples'
_Commlttees and of representatlves of institutions and organizations conccfned w1th
housine and building, The executivc and administrative duties required afe"

perfovmed by personnel appointed by the secretaridt of the Peoples! Commlftee;’

Liost of the duties required are performed by the tenants themselves, organlzed in

housing sommittées or associations, More recently, workers! councils in %conomic

. enterprises and housing co-operatlvps have begun to play an 1ncre331ngly'act1ve
role. ‘ o

-l  The state in relation to housing

“There is no central inistry or agency for housing, at either the Federal or
the Repnbllcan level. There are a number of organizations operating on a: national
bosis whitoh have important advisory functlons, including the task of preparing

(1) the Building Trade Chamber, which is an association of building
enterprises, enterprises producing Luilding materials, and architects!

offices;

(ii) the Standing Confcrence of Towns and Urban Municipélities of Yugoslavia,
.~ which is a consultative organization of voluntary status whose %hief
“objective is to organize an exchange of experience, both within§the
circle of its own rcmbers and with similar organizations in forelgn
countrles. morcover, the Standing Conference undertakes to submlt
to competent Government authorities its opinions and susgestlona,
based on careful prb11n1nary study, on the nethods that may be ?
applied for the solution wf-speeific problems that are of.ih&erest-
to the towns. The hou51ng problem occupies a pruhlnent place Ih the
studies of the Standing Conference. The sctivities of the orgamlzatlon
in this fle;d are conducted by a special Housing Committee; thé
' representatives of towns, the Yugoslav Building Trade Chamber, various
" , institutes and other organlzatlons interested in houSlng probleas take .

" an aetive part in the work of that Commission;*
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 (111) the Association of Engineers and Building Technicians; _

(iv) a Standards Commission (operating on a Republic basis). Thi#

prepares Républiéan regulations and has the responsibility of
| proposing forms of standardization.

Arrangements at the Municipal level can be illustrated on the basis of
those bb@aiﬁing‘in Zagreb, The central body is the Péoples' Conmittee for the
districﬁ,gf Zagreb which, inter alia, is responsible for general housing poliey.
Under this_Committee there ié & Housing Cormittee which, like the Peoples!
Qoumu;tee, is an elected Body; Under this in turn is the permanent staff, to
which reference has already been made, 1In a large town like Zagreb, however,
there are a certain number of permanently employed technicians., In addition to
the bodies or staif with a definite task within the chain of executive | 1
responsibility there are a numbcr of advisory bodies, Reference has alreadjrbéén 

. . nade to the Republican Standards Commission; in addition, there is the Stahgiing -
Confefehee”df"Towns‘and Urban hunicipalities, operating at the Federal level.
These»twb bodies are both giving advice to the Zagreb Peoples!’ Committée. In
additibn;'operating AS'advisory bodies to the Housing Gomuittee of the Peoples! -
Coﬁmittee, there are four commissions, partly cowposed of experts and partly of
prominent eitizens, The first is concerned with housing standards and standard- -
ization of materiﬁls; the second with finance questions; the third with land

and the fourth with general adiinistration, ineluding social questions,
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SECTION ITI
A_BRTEF ANALYSIS OF THE PRINCIPAL PROBLEMS

A, Materials and Components

1. Cley_products

(a) Bricks and hollow blocks, Clay, in the main of good quality, is
widely distributed throughout the coun try, as is also the production of bricks

and tiles. There are, however relat¢vely fsw sizeable and modern brickworks‘“

and moreover the works with modern poten ialities are not working at anytbipg_

like their capaclty. The princ1pal brickworks' ‘nenr Belgrade has a production ef

some 9 million units per-annum (solid bricks, t1les, small hollow bricks and

flooring.élements) bub there sre no artificial dryers and the clay is won by hand.
If these two principal défects could be put right production could be tripled
without, difficulty, .since the general lay-out' is riodern and brick-meking machinery

is adequate for the moment, although before very long some of it would require to
be replaced. The principal brickworks near Zagreb is more highly mechanized and

the output is some 33 miJl*on per annum. However, this could be virtually
doubled, since only one-sixth of the green bricks are artificially dried,
additlon, the stacking of the finished bricks is by hand and this must be a

serlous obstacle to ge‘ting the bricks aday during periods of peak demand.

will be seen that in effect the two pr 1ncipal modern brickworks are compelled to

operate, one on an entlrely and the c*her on a largely seasonal basis, simply

because the full potentialities of the subs+an 1al initial investment are
unrealized for lack of the proportlonately combaratively small additional
investment required.

More complete mechanization (and this appiies of course rarticularly to the
smaller works) would make possible the production of bricks of better and more

uniform quality, this in turn facilitating erection on site, Finally, the

proportion of hollow clay bricks and blocks is extremely small and there would

be advantage in increasing this proportion substantially in the interest of
reducing both transport costs and the weight of the structure built and fuel

consumption in firing and, with the larger blocks, labour and time for erection,

Much of development on these lines would not involve licences for proccsses used

in other countries,
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i kb)'Tilés:' Tile production is adequate in'quantity and’ quality. " There
1s no need to consider the use of cement for tile-mak{ng. ' o
- 2. Conerete olements B B

" (a) Ordinary“éoncreté products: Cement production is regarded as

'adequate, a slight amount being actually exported, It therefore seems appropriate

in view- nf the brick shortage to develop the menufacture-of ‘conerete products,
The p:esent positidn is'aS'follows: there are very few plants manufacturing pre-
cast conerete, either on the site or in the factory; the blocks made appear to be
too thick and heavy, due to inadequate study of mixing formulae and of thé manu-
facturing prbceSs in general, The result, as personally seen, is that the
material® used fall short as regards quality, appearance and strength.

(b) Lightweight concrete products: The manufacture .of these pfoducts
is practically unknown in'thosiaiia, The only products seen which might come
into that category'were panels of a "heraclith" type. R e

A big effort seems needed to develop the production“éf‘these m559rials,'
which could be based specifically, dépeﬁaing on local resources, 6n wood-
shavings~orfblast-furnhce'31ag, now available in substantial quantities end

~utilizable in the form of lightweight cellular concrete or expanded slag, It
'?wbuld-always be useful, of course, to introduce the use of lightweight concretes

of the aerated type in Yugoslavia, but this requires a very heavy capital outlay
and it would be advisable to start with local materials. ‘

3v~w~Reinforced'concréte

The ‘way in which reinforeed conerete is used calls for the following
comment g2 : ' '

‘{a) Sizing needs improvement, as does the- compacting of concrete on the
site and in the factory.

(b)-Reinfbrc;ng steéels seem to be in short sSupply and of variable quality

“*atthe ‘moment. This inconsistency is -an extremely serious defect, as it results

in-thé=im§oéition'of excessive safety factors, with a conséquent increase in the
ueighf of structures. The Yugoslav steel industry-must solve this problem-as a
mattef-bfluigency. ‘In-'addition, certain units, especially lintels, -are not
calculated rationally. IR ‘ ’ R B ' ‘

(¢) As far as pre-stressed concrete is concerned, the supply.of high temsile

. gteels- {8 ‘thallequate: -methods of anchorage should be modernized ard full

.



HOU/WP.1/Working Paper No.4/Add,1
‘page 18

. advantage taken of strength and stability calculations designed to redu
safety factor to the minimum, . ‘
4, Timber is the other principal building material used and this

available.

3
Since timber is also exported and since total requirements

increase if the total housing programme is greatly extended, there is a

greater economy in use,

more economically in scaffolding and shuttering.

ce the

is freely

will

case for

For one thing, it would be possible to use-tiner much
For another, ordinary parquet

floors are used on an extensive scale and could be largely eliminated énd

replaced by thin strips of wood glued together,

Another major source éf timber

saving would be the introduction of standard house plans and the standérdization

of components made from timber, such as windows, doors and floor beamsé
5. Other materials |

(a) Gypsum is available in considerable quantities, and it Qould

therefore seem appropriate to develop plastering, but this is hampered
lack of skilled workers,
of plaster panels, especially for internal partitions.

This makes it necessary to consider the pre-#
As far as lime
concerned, the use of quicklime 'is still very widespread.
producing slaked lime should be studied and perfected. . |
(b} It is noted, incidentally, that fittings, especially haq

of very high quality.
6. .
supply of finishing components.,
production in Yugoslavia of those items, particularly sanitary and kite
facilities, which are mainly based on steel and non-ferrous materials,
of which should be fully adequate, with the possibility in addition of
It would be worth while examining the po
of_prefabricating combined kitchen/bathroom units, implying of course t
. There should be no particul
difficulty and the problem therefore is essentially a domestic one of i

The techniqﬁ

Porhaps one of.;he,major problems is the necessity to increas

The problem here is to organize incree

plasties and asbestos-cement.
introduction of extensive standardization.
priorities. Given, however, the discrepancy between the time to build
roof of a house and of finishing, it would seem that a highervpriority
given to the production of finishing components, .

B. Buildigg undertakings

There are at present too few undertakings specializing in housing
This is due to the fact that building work in Yugoslavia has been mainl

iis

\4

by the

abrication

e of

dware, are

e the

igod

hen
supplies
using
ssibility
he

ar technical

nvestment

up to the
should be

construction,
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concentrated during the past few years on industrial construction, and that the
undertakings concerned, from the very nature of their staff and‘equipment, are
designed for industrial rather than housing construction. One result of this is
that they execute structural work only, and the finishing work is farmed out to
tradesmen. It was found that whereas the etructural work is usually completed
during a building season lasting six to eight months, two seasons are generally
needed for doing the finishing work. This, of course, is regrettable, as it is
a decisive factor in pushing up costs, especially as the tradesmen can demand
top prices for their labour., The organization of Yugoslav building would seem
to lend itself most effectively to work by all-round undertakings executing the
bulk of the secondary installations as well as the structural work., Attention
is drawn to the prime importance of establishing the research end docomehtation
centre mentioned above, for Yugoslav undertakings, for the reasons stated,
appear to be greatly in need of instruction in the special technique of housing

" eonstruction.
Ce Labour

1. Higher staff: engineers and architects graduate at the age of 25, well
equipped theoretically., They lack the possibility of geﬁting practical '

'experience under the most modern conditions, The thoslav authorities would like

to make arrangements for up to fifty architects and engineers to spend about a
year working abroad with large building contractors, 1n architects' offlces, in
large building material factories or in research 1nst1tutions, but with the
main emphasis on site work. It is envisaged that arrangements might be made for

" the architects and engineers to make a proper working - contribution in the host
"eountry and ‘therefore to be paid something approaching the normal salary

2. Middle staff: 1in the case of middle staff the main problem arises
with general and site foremen aged twenty-two to thirty, and the Yugoslav
authorities would like between 150 and 300 in this category, mainl&'foremen but
to some extent also architects, draftsmen and estimators, to go abroad for
periods of ‘about a year and work on building sites, or in architeofs' or builders'
offices, As in the case of higher staff, it {s envisaged that it should be
possible for them to make a working contribution and therefore to'be paid

' someﬁhing approaching the normal salary.
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3. Skilled workers: in the case of skilled workers there is a great
shortage particularly in the finishing trades and it seems impracticable to
envisage large-scale training abroad. Although there may be some scope for
11mi£ed‘gg‘ggg_arrangements in the case of countries with a shortage of labour,
the main emphasis should, however, be placed on training in Yugoslavia, and
there would appear to be two basic approaches which could readily be adopted.
The first is to organize training schools on the site. This involves somewhat
higher costs for the housing schemes in question and the extra cost should be
borne by the central or local Govermment. The second approach is to organize
accelerated training schemes lasting about six months,

D. Mechanization _
'There are two basic problems. The first is lack of sufficient knoyledge of

the kinds of mechanization which could be readily and profitably organi#ed in

the present stage of development of the Yugoslav building industry, It%would be

a mistake to regard mechanization as a panacea or to press it too far, %ince although

there is a shortage of skilled labour, unskilled labour is plentiful anb the

difference between the wages of skilled and unskilled workers is not coﬁsiderable.

Secondly, the production of building equipment in Yugoslavia is limited%and one of

the first tasks should be to develop production of the simpler forms of}equipment

such as earth moving machinery, transportation equipment, concrete mixeﬁs, '

portable elevators, small cranes and small powered handtools. The firsﬁ task is

the rational selection of standard types of equipment required on the bgsis of

which standardized mass production could be organized in Yugoslavia,

E. Prefabrication '
Prefabrication has, not unnaturally, been developed on only a limited scale,

There 18 one factory producing some 200 small dwellings a year, with 1oaq-bearing

walls of medium-sized panels using concrete and woodwaste, corrugated asbestos-
cement roofs, and based on a limited number of type plans geared to a m#dular
system. The producing factory is, however, highly under-mechanized at 411 stages
of the operation, especially transport, mixing, drying, pressing, vibraéion
machinery and erection machinery. In Yugoslavia,at the present stage o#
development of the building industry, the main scope for prefabricationiwould
appear to be the prefabrication of elemegts and components rather than éomplete
prefabrication involving heavy elements and therefore the use of elabor%te
production, transportation and erection equipment. In particular, it wéuld appear




HOU/WP .1/Working Paper No.4/Add,l
page 21 s

feasible, ‘@glven sufficient stendardization, to develop extensively the pre-
- .fabrication of elements based on pre-cast concrete, and also kitchen/bathroom units.
F. Site Preparation ' M
One of the greatest weaknesses lies in the fact that site development, i.e,
thé provision of local roads, water, gas, electricity and sewerage, which is the
responsibility of the local authority, lags far behind the provision of houses,
The programming of site operations in such a way that these services are
- provided at an early stage would reduce delay at all later stages of construction,
simplify stacking and reduce breakages and waste, E
Ge Desiggigg and standardization - '
' Architecture and town planning are at a high level but there is little
‘attempt to meke economic use of space at the design stage amd little or no attempt

" to save labour and materials through the use of up-to-date strength and stability

calculations and the full use of the properties of new materials. Until 1948
there wes ‘a high degree of standardization of house plans, on thé basis of a

48 m? living area., Subsequently there was a demand for larger houses end
apartments, and the prevailing impression now is that rooms are too large, walls

and floors too thick, and-ceilings too high. In addition, there is a very

' " considerable waste of space in the form of circulation space, especially halls

and common staircases., There are more balconies and loggias than are necessary
given the housing shortage, and too few dwellings served by a single stairway.

The finishing is good but complicated and expensive, The basic need is to
establish and impose in practice a limited number of well prepared standard

‘ ﬁouse-plans, and to establish an effective system of standardization of materials
and ‘components, Naturally, in view of the marked regional differences in the
counttry, standardization will have to be established on a flexible basis,
Nonetheless, there is no room for more than one basic system of standards, both of
plans and materials and components, in one ‘country, even though it is entirely
reasonable that there should be appreciable-variations between the various -
“"Republics .on methods and ‘means of giving eéffect to those minimum and maximum
standards, for example of performances which should be general.  Within each
Republic, however, there seems to be no reason for much variation. Finally, it
would no doubt be possible to evolve some compromise between the somewhat
Testricted system of standardization of house plans used up/toh1948 and the present
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gystem. In particular, given the preference for a large living room/kitchen,
which is the central feature of both the social and economic life of the family,
the standardized house plan should no doubt be based on the provision of one large
room in every house or apartment.
H, Financing

Various sources of finance are normally combined; undertakings contribute
the equivalent of 10% of the workers' wages, in addition to which there are
subsidies by the local authorities, together with various sums from public funds,

These combined resources are insufficient to meet the most pressing needs

The

advisability is suggested of including a system of small-scale individual ownership

(whether co-opermtive or private) which should be well able to develop under
|

Yugoslav economic conditions,

Many peasants now transferring to the towhs, for

example, have substantial financisl resources accruing from the sale of ihe farms

they have left,
legislative means towards house ownership and the construction of new dw
in the towns.

I. Research and Documentation Facilitios
There is a good case for establishing a central, comprehensive fede
research and documentation authority. Perhaps'development of the existi:
centres for Serbia and in the other regions would best be guided_by such
authority to secure the best national use of available resources both of
and material for research, The emphasis should be less on long-term fung
research, however, which is expensive and perhaps beyond the immediate
possibilities of the country, as on a practical institute concerned with
and applied research and with the dissemination of information in documer
Essentially at the outset & main task should be to dz

and adapt to the needs of Yugoslavia modern techniques available in othex

and in other ways,
countries, Consequently, it is to be hoped that the application to join
International Council for Bﬁilding Regearch, Studies and Documentation (C
go through and effective links be established with this organization and
members as quickly as possible.

J. The State in Relation to Housing

It appears that many of the difficulties referred to spring from the

decentralization of responsibility for housing policy and administration

It would be a wise polkey to direct these availabilitieb by
ellings

ral
ng research

an
manpower

damental

studies

1ted form

W upon

ind

the
IB) will
constituent

extensive
and it
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would seem that there is a good case for setting up a central federal housing organ

. Or organs responsible.directlydto'the Goyernment and with the tasks of slaborating

a comprehensive housing plan, undertaking responsibility for formulating and
reviewing the main lines of housing policy, working in close cooperation with

a national research and documentation authority and in particular dealing

continually with some of ‘the weaknesses suggested, such as economic designing,
standardization, mechanization policy, the materials programme and labour training.
The setting up of such an organ would not of conrsevimply that tne responsibility
for the detniled.execution of“housing programmes should not‘continnevto be in the
hands of Republics and municipalities. 4n appropriete division of responsibility
can perhaps be shown by means of a conerete illuetration. The Federal Ministry,
in addition to establishing the basic programme, should lay down in a flexible

_ manner norms as to surface, quality and .prices, It should also draw up, in a

similarly flexible manner, arrangements for the standardization of materials and
components, The kind of day-to-day tasks it might then perform could be advice
on the modernization of brickworks, on the development of new materials and the

'_organization of sites, The Republican and local authorities should be
-responsible for general town and country planning questions, for the application

and verification of the application of standards locally, and for ensuring that .
standards are applied .more strictly on the local than the national level.
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SECTION IV |
 CONCLUSIONS .ND RECOMMENDATIONS
- In this Section the principal conclusions and reconmendations of
are summarized under two headings: '

A,
B.
Many of the problems discussed in Section III are recogniied_by t

Some general recommendations to the Yugoslav authorities
Recommendations designed to lead to international aid,

authorities themselves. Moreover, they make a clear distinction bthee
problems which have to be solvéd in terms of their own resources and tha
As to 'the latter, the particular ty

international assistance sought by the Yugoslav authorities were summari

which international aid is useful.

them as follows:
1.
credit emd other terms licences, patent rights, know-how and related tec

The creation of the possibility of purchasing abroad under fav
| ' hnical

ing

» materials
| in

aaréh work,
of civil

documentation on the production of machiner& and equipment for the buiid
materials and building industries; machinery and equipment for both the
and the building industries of a kind which is not likely to be produced
Yugoslavia in the foreseeable future;

2,

and laboratory equipment for rese
Arrengements for the training, both fundamental and practical,

the mission

he Yugoslav
n those .

se on

rpes of

zed by

rourable

engineers, architects, technicians and forsmen and skilled workers belogging to
all spheres of building activity, from the research institute to the si#e.

3.

Arrangements for augmenting the supply of technical informatién in

documented and other forms, relating in particular to new materials, new methods
of construction, technical regulations and codes of practice, standardization of

house plans and of building materials and components, including furniture,

organization of research, building site organization and mechanization.
this connexion assistance was sought on the establishment of a building
centre,

The Yugoslav authorities pointed out that they were less interested

In

research

1 in

advice in connexion with administrative, legal, economic and financial problems.
|
In their activities and in this report the mission have naturally put the main

emphasis on the problems on which the Yugoslav authorities were seeking
Thus they have made no attempt to make recommendations on the financing
housing, even though it appeared to them that the present arrangements i

advice,
of

for
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attracting financial resources were somewhat inadequate. They have, however,
folt it-ngceSsary‘to make certain recommendations of an administrative character,
since this appeared to Se necessary in order that the recommendatibns‘of 8 more
technical nature could be put into practice,

'Finally, before coming to their recommendations, the mission would like to

| underline their view that despite the enormous size of the hou51ng problem facing

the Yugoslav authorities and the present weaknesses to which they draw attention,
there‘are»éeveral,pOsitive features in the situation., Reference should be made
in particular to the unbounded energy and enthusiasm of all those with whom the
mission-were in contact, and in particular both their wish and ability to absorb
theoretical knowledge. Still more, there was a genuine thirst for more practical
experience, Finaliy, it is beyond doubt that an immense amount has been

achieved in the face of tremendous difficulties, particularly as the result of a
poor inheritance from thé—past and severe war devastation. '

A, Some General Recommendations to the Yugoslav Authorities
1. It is desirable to establish a general housing programme within the

framework of the investmént‘prbgramme’for the building industry, this in turn
being naturally part of the general investment programme of the country.

2. Without in any way interfering with the preference -in Yugoslavia for
a highly decentralized system of administration, it. would appear essential to
create a uniried federal housing agency.

'3, The ‘federal housing ageney should work in close collaboration with a

’federal research and documentation organization, with the main emphasis on

p:actiealhand applied research and the dissemination of the results of research,
and“1linked with the CIB. -

4, ‘It is essential to work out well considered standard house plan types
few in'number and directed to controlling minimum and maximum standards of
structﬁre-and spacé utilization for economical execution, rather than to
fettering freedom of design, lay-out and methods of construction, and to institute
a’ system of standardization of materials and components, This is an essential
step towards both the‘ratidnalization of building operations and the making of
limited resources profide as many houses as possible for those who need them most,

5. While international aid can be recommended as practicable for further
consideration with more industrialized countries, with regard to the training of
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higher and middle grade technicians, the problem of increasing the supply of
skilled workers, particularly in the fihishing trades, is primarily one for the
Yugoslav autho?ities and the main emphasis should be placed on training Qchoqls
on the site and on the provision of accelerated training courses,

6., One of the tasks of an appropriate federal agency, in association with
the federal housing agency, should be to lay down an appropriate policy for
mechanization and prefabrication., These policies should bc of a realistic
character in relation to the present stage of development of both the Yuqoslav
building industry and the Yugoslav economy .

7. Another major task of an appropriate federal agency, in association
with the federal housing agency, should be to promote greater and more uniform
production of the key materials, particularly clay products (especially uollaw
clay bricks and blocks), reinforced and pre-cast concrete, lightweight materials,
particularly lightweight concrete and gypsum-based materials, housing cdmponents
and the simpler forms of building equipment.,

B. Recommendations deéighed'to load to international aid

1. 1In the event of the Yugoslav Government adopting the mission's
suggestions, the various countries are requested to give the senior staff of the
federal housing agency and the research centrs every facility for familiarizing
themselves quickly with the general aspects of their housing policies.

2. Arrangements should be made for the sending of some fifty architects
and engineers and some 150 to 300 middle grade technicians, mainly general foremen
and assistant general foremen, with some proportion also of architects! .
draftsmen and estimators, to spend up to a year in foreign countries. They
should be regarded as trainees but also as capable of making a definite pFactical
contribution and should therefore be paid a salary or wage approaching the rate-
for the job in the country in question. It seems likely that several countries,
including possibly Belgium, Western Germany, France, the United Kingdom and the
USSR, would be willing to accept such traiﬁees. An attempt should also be made
to send abroad for training on similar terms potential skilled workers from among
those who are at present semi-skilled. It secms likely that, on a temporary
basis at least, Belgium would be iikely to be able to make such arrangemsnts,
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3. Arrangements should be made for the gending of experts from foreign
countries with suitable experience to Yugoslavia to essist in setting up training
schemes on the site and accelerated training courses for skilled workers lasting
about six months, , 4

4, Apart from these general missions, highly specialized missions should
be arranged to study the.main points mentioned in the present report, such ae
undertakings ete.

5. It should be recorded that the attent*on of the mission was not drawn to
any specific cases of difficulties in obtainlng access to foreign patents or know-how.
The problem mey well arise hcwever, in particular cases and requires to be studies
carefully in relation to each specific case, If dlfflcult‘es were to arise the
Hbusing Committee might well be able to provide assistance,

6. There are two aspects of the problem of providing technical documentation
for Yugoslavia., The first is that it is not clear how far Yugoslav offieials and
technicians are fully aware of the technlcal documentation available in other
countries, Accordlngly *t would be useful if all European countries would
endeavour to prepare a dossier of up to date technical documentation so that ons
copy of each document could be made available free of charge to the Yugoslav
authorities, thermore, it would also be appropriate if arrangements could be
made to provide catalogues and other data on the range of building equipment
produced in different European countries. Secondly, there appears to be a
problem of enabling Yugoslavia to obtain an adequate number of copies of foreign
technical documentation on a regular basis, owing to the lack of foreign exchangs.,
Some countries have made special arrangements to this end but there are others who
have not yet been able to do 80, It would appear desirable that .in the interests
of both Yugoslavia and the countries supplying informaticn such arrangements
should be made.

7. The Yugoslav authorities have sought assistance on the formation of a
national building research and documentation organization, As has already been
pointed out, the mission believe that the main emphasis at present should be on
the setting up of practicel research arrangements rather than basic fundasmental
research, and also on the dissemination of the results of reeearch, developing
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- from the Committee should be appointed to act as adviser to the Yugoslav
- Government in following up and facilitating these measures and assisting
any necessary adjustments to the programme dwawn up by the Committee, If

HOU/WP.1/Morking Paper Nb.4/hdd 1

existing research agencies as well as any new research and documentation

unit

which may be.contemplated, For this purpose a féderal body representative of all
major building interests, empowered to review building research and documantation
effort nationally, to determine priorities and provide a centrdl source of

finance and exercise broad control of the deployment of current effort appears

desirable., If the Yugoslav authorities so wished, it would be possible

to

envisage expert advice from one of the countries which already have extehsive
building research and documentation facilities. Should the Yugoslav au$horities

adopt the Housing Committee's suggestions,.it would seem advisable that someone

in making

necessary, the adviser could be assisted by one or more experts, especially on

the formation of the national research and documentation centre,
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SECTION I

THE SCOPE OF THE VISIT

The oxpert mission consisted of the following members:

Mr.
Mr.
Mr.
Mr.
Mr,
Mr.

VAN DER MEER (Netherlands), Chairman
BATH (United Kingdom)

BONNOME (France)

DI LORENZO (Italy)

PLQUAY (Belgium)

TRIEBEL (Federal Republic of Germany)

The mission was eccompanied by 2 member of the ECE Secretariat.

The mission assembled in Istanbul on Wednesday 21 March and eomcluded its
work onv!riday 30 March. The principal organizer of the mission was:

Mr. M. AKTAN
Architect .
Councillor at the Ministry of Publie Works.

In addition, the following were the principal officials with whom diseussions

were held at various stages of the tour:

Mr., ¥, AKGER
Architecte,

Sous-Directeour du Bureau d'urbanisme de la Municipalité d'Istanbul

Mr. 0. ALSAC

Prosident, Planning and Building Construction

Mr. A. ARPAT
Architecte,

Délégué de la Chambre des irchitectes
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Mr. K.A. ARU
Architecte,

Professeur & la Faculté d'architecture de 1'Université technique
d4!'Istanbul ,

Mr. Y. ATAGIL
Directeur de la Eml8k Kredi Bankasi (Crédit roncier turo),
Succursale d'Istanbul

Mr. M. CAYUSOGLU

Minister of Public Works

Mr. 0. DEMIRPENGE

Architecte, ‘

Délégué de la Chambre des architectes

Mr. M. DUIGE
Agricultural Bank

Mr. C. ERBEL
Lrchitecte,

Conseiller du Bureau d'urbanisme de la Municipalité d'Istanbul

Mr. M. ERGETIN

Ingénieur,

Directeur de la Section de constructions de la
Emlék Kredi Bankasi, Sidge central

Mr. 0. EREN
Mayor of Ankara

Mr. M. GOKDOGAN
Dir. Ing. Lrchitecte,

Professeur & 1la Feculté d'architecture de
1'Université technique d'Istanbul

Mr. M. GUN
Deputy,
Planning and Building Construetion

Mr. S. GURCE

Architecte,

Chef ‘du bureau de projets de 1'0ffice de 1'habitation
de la Municipalité

HAKKI Bey
Ministry of Agriculture

Mr. M.A. HANDAN

Architecte,

Professeur & la Section d'architecture de
1'Académie des Beaux-irts d'Istanbul

IIHAN Bey
Workers' Insurance Agency

Mr. D. KOPER
Secretary, Ministry of Public Works
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Mr, M. KORUKCU
Ministry of Interior

Mr. M. MENGUTURK
Licencié en philosophise,
Dirsctour -de 1'0ffice de lthabitation de la Munieipslité d'Istenbul

Mr. E. MENTESE
Architects,
Directeur du bureau d'urbanisme de la Munjeipalité d'Istanbul

Mr. Z. MUTLUSOY
Deputy,
Planning and Building Construction

NAZIF Bey @
Bank of Provinces

Mr. T. 0ZISIK
Director, Municipal Planning Department

RAHMI Bey
Ministry of Commeree

Mr. 0, SAFA

Architecte,

Professeur & la Faculté dvarchitecture de
1'Université technique d'Istanbul

Mr, N. SONMEZ
Faculty of Agriculture

Mr. K. SOYLEMEZOGLU

Architecte, ‘ -
Professeur & la Faoulté .d'Areohitecturs da
1'Université technique d'Iatanbul.

Mr. E. TACER
Directeur de la Section de la pmmation de 1n
Em18k Kredi Bankasi, Sidge contral

Mr. E. TANALP |
Chef du burcau de logement des ouvriers de la
Caisse d'agsistance ouvridre

Mr. A. TANSU'

Directeur provincial des travaux publics d!Isteabul

Mr. K. TARGIT

Architecte,

Contr8leur en Chef de la

Caisse d'assistance ouvridre des coastmuetions d'Istanbdbul

Mr. K, TASPINAR

Ingénieur,

Chargé de ooura pour lthabitation de liInstitut dtadministration
publique de la Turquie et du Moyen-Orient
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Mr. TOKAY
Governor and Mayor of Istanbul

Mr C. TOPCUBASI
Real Estate Credit Bank

Mr, H. URAS

Architecte,

Contr8leur en chef des constructions d'Istanbul de la Emldk
. Kredi Bankasi :

Mr. M. VENEN
Bank of Provinces

Mr. T. WEITZ
TAB Resident Representative

Mr. F. YAVUZ

Professeur & la Faculté des sciences politiques de 1'Université
d*Anksara

ZEKAY Bey
"Workers' Insurance Ageéncy

The prineipal places visited were as follows:
22 March - ISTANBUL . N : 4

The mission held discussions with members of the iatanbui Municipal Planning
Department and also officials of the Real Estate Credit Bank, the Resettlement
Agency, the Union of Architeets and the Wbrkers' Insurance Agency. Housing sites
were visited in and around Istanbul. '
23 0 28 March - ANKARA .

On 23 March the mission proceeded from Istanbul to Ankara by car and visited

housing projeects in urban and rural areas at Kartal, Hereke and Izmit.
On 24 March the mission paid a visit to the Ministry of Foreign Affairs and
then had preliminary discussions with the Ministry of Public Works. Supsequently
on that afternoon and on the following day visits ﬁere paid to housing sites
in and around Ankara and in neighbouring villages, including Haymana.
On 26 March the mission had meetings with the Ministry of Publie Works,
the Agricultural Bank, the Ministry of ﬁoonomy and Commerce, the WOrkersE
Insurance Agency, the Real Estate Credit Bank and the Bank of the Provinées.
On 27 March msetings were held with officials of the Ankara Munioipglity, in
addition to representatives:of the Real Estate Credit Bank, the Resettlement

Agency, the Planning Department, the Union of Architects and the Workers' Insurance

Agency. | ' .




HOU/@.l/Working Paper No, 4/Add.
page 5

On 28 March the mission had a ts.nal meeting with the Minister of Public Works
and his senior officials.

29 £9 NMarch - ANKARA

" on 29 March the mission held a rrivate meeting to. agree the detailed outline
and the conclusions of its report.
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SECTION II
THE HOUSING FROBLEM IN TURKERY

A. The Existing Stock and Quality of Houses

There are some o6ne million urban dwellings and between 2.5 and 3 million rural
dwellings:-/ Comprehensive data on the level of emenitles are not §vailable. There
are, however, nearly 750 municipalities in Turkey whioeh have adopte@ building by-laws
and which contain about one-third of the Turkish population. Of t#ese some 280
have running water systems and some 270 electricity. However, run#ing water,

sewage systems and electricity supply are expected to be installed in the near
future in a good many of the remaining munieipalitiecs and indeed 1n ‘most of them

work has started. 2/ {
 In the towns, houses are normally built of brieks., If there #s more than
one floor there is normally a reinforced conerete skeleton, owing t§ the danger
of esarthquekes, this being filled with bricks or hollow eonerete bl#cks. Roofs
are normally of timber, covered with tiles, Staircases are built #f timber in
one-family houses and elsewhere of reinforeed concrete or natural s#one. Central
heating is comparatively rare and heating is normally by individualistove. The
kitchen is usually rather small and used as a working room only, th% combined
kitchen/living room not being Turkish practice. Minimum sizes arejlaid down by
law in the towns:g/ There is a great variation in the sizes of apaﬁtments and
houses both as to area of rooms, totel area and number of rooms. é large number
of houses, perhaps as much as one-third in Istanbul and Ankara, are%of the
mushroom type and here no minimum standards are observed. The sizé and quality
varies enormously, from extremely primitive shacks built out of pac*ing cases
and waste material to quite well built houses.
In rural areas, on a foundation of broken natural stone, walls of one floor
are erected, from adobe, Roofs are slightly inclined and made from poplar logs,

on top of which is placed a layer of poplar branches and a thick layer of mud.

1/ Except where otherwise stated, the information presented in this Section of the
report has been obtained from documents provided by the Turkish authorities, or
on the spot.

2/ See "The European Housing Situation", Gemeva, January 1956, page 37 (E/ECE/ZZI)‘
3/ Details are given under C below.
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Walls are plastered inside and outside with mud. Window frames are in wood.

‘Water normally comes from wells outside the houses and there are primitive
external toilets. . Only the kitchen is heated For rural areas no minimum
standards ere laid down.

There are marked'regienal differences in the housing situation, There is
first of all the difference between the urban and rural areass, with about 190
dwellings per thousand inhabitants in-the towns and about 160 to 190 in rural
districte. In addition there are, as has" been indicated, marked differences in
quality and in amenities. Even the existence of substantial numbers of mushroom
houses in the large towns does not invalidate this general picture, since .the

 average level of quality of the mushroom houses is probably rather better than the

average of the rural houses,. particularly since recently some effort has been made
to provide services and some social facilities in the mushroom colonies. On the
other hand, there.are marked differences between the housing situation in the
different towns. In Istanbul, for example, there are only 105 dwellings per
thousand inhabitants, in Ankara between 130 and 140, while the figure rises to

200 in Adana and Bursa, between 220 and 250 in Konya and 250 in Kayseri -/, The

’partieular difficulties in Ankara and Istanbul are due to the enormous rate of

population growth, with a high rate of immigration superimposed on the high rate
of population growth in Turkey generally.

B, Housing Requirements

To house the annual inerease in population, some 75,000 to 80,000 dwellings
ber annum are required; in other words, to prevent deterioration in the existing
situation measured in terms of the stock of housing per thousand and without
meking any allowance for replacement. 2/ This minimum requirement figure should
be compared with en annual rate of -house construction in the towns of about 50,000,
predominantly in the form of one-family houses. Nothing is known of the rate of
house building or of the population inerease in rural areas. In addition %o the
demand arising from increased;population, there is the considerable existing
housing shortage and also.tﬁe great need to demolish insanitary houses. Thers

18 no means of evaluating statistically housing requirements arising on this

Y/ "The Buropean Housing Situation", page 37.

_/ Ibid., pege 38.
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account but a total requirement of 150,000 houses per annum for the next twenty
years is unlikely to be an over-estimate. The Turkish authorities pﬁt housing
requirements at approximately 130,000 per annum but, as they point out this is a
rough estimate, since there is no official housing progremme. i

C.  [Houge Plans and Standards
Housing standards are regulated by a municipal law on buildings and Toads
applicable to all municipalities. Therc are alsc local building regulations
House plans should accordingly be submitted to the municipality concerned in order
to obtain a permit to build. The plan is then checkod to see that 1% is in
accordance with the law and the local regulations, corrected where neceseary.
certified, and a building permit then givon. Provision is made to control the
position of the dwelling on the plot of ground, the area and hoight of rooms, the
width of doors and stairs, lighting and ventilation conditions and coeking and
sanitary facilities. (Area: 1living room and bedroom, 12 n® , kitchem 5 m s
bathroom 3.5 ma; height: minimum 2.85 m). The national law is regarded as.
out of date and proposals are under considoration for changes. There is great
variation between the areas of houses and apartments. This can be 11lustrated
from a random selection of houses and apartments visited by the mission, ranging
from the earliest houses built for refugees, with an area of 36 to 28 m?; later
houses for refugees, with as much as 70 mz; apartments in a municipal block of
flats for renting, with five-room apartments and an area of 94 mz, and co-operative
apartments of 145 ma, sometimes divided. There 1s no system of standardization

of materials and components, either national or regional.

D. DMaterial Resources and Building Industry Equipment
Stone bricke and tiles are the main locally available building materials.

Until recently almost all bricks were menufactured by hand in small local works.
There are now, however, some nineteen relatively up-to-date brick works with a
total output of more than 60 million bricks per annum.
Production of timber, steel and cemont is lees localized. Output of timber
has fluctuated between 350,000 and 500 000 m3 in recent years and 1mp0rts have
flucnuated even more, reaching as high as 130,000 m3 in 1953. It is planned to

increase domestic timber production by 25 per coent in the next two or three years.

Steel production is rising but some half of the Turkish:requirements have to be import

9
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Cement production is rising rapidly, from less than 400,000 tons in 1951 to
700,000 tons in 1954, Output from the six existing cement factories is being
increased and thirteen new factories are in the course of construction, Gement
output is expected to reach 2,6 million tons in 1958.

The whole of Turkish requirements of window glass and finishing components,
other than those manufactured from timber, ineluding electrical nmaterial,
galvanized pipe and sanitary and cooking equipment, have to be imported. Plans
are on foot to manufacture some of these articles domestically but details are
not available. , ,

Building equipment such as concrete mixers, cranes, excavators and so on has
to be imported and consequently is used on a very limited secale.

i; The Building Industrx

‘ Thera are a comparatively 1im1ted number of qualified building contractors

in Turkey end in particular a lack of qualified general contractors specislized
in_housing. A substantial proportion of building activity is carried out direetly
b& Government organizations or banks. In the case of large-scale building and
still more civil engineering projects, there is often recourse to foreign
contractors. Unskilled labour is plentiful and the bulk of it works on construc-
tion during the building season, alternating with agrieultural_work. Skilled

" labour 1s very scarce and expensive. This is reflected in the marked wage
"differential, which is TL 7 for an 8-hour day in the case of a labourer and TL 20
for an 8-hour day in the case of a skilled worker., At present there are training
establishments for skilled buildihg workers in ten cities, involving'a three-year
course of study.

There are same 900 architects in the whole of Turkey; 500 of these are
working in Istanbul, 136 in Ankera and 40 in Izmir. The remainder are distribu-
ted throughout the country, which meens thet in some of the smaller towns and in
the greater part of the countryside there are no architects at ail. BEven in the
» three larger eities only 10 per‘cent of the buildings are constructed under the
. gupervision of an architect. There are some 2, 350 eivil engineers. For the
. training of these professions there are -one technical university, one fine arts
academy, two technical schools and three arts and crafts schools, In addition,

a limited number of Turkish students get the opportunity to study architecture
and engineering in Burope and the United States for limited periods of time, partly
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under arrangements made by the Technical Assistance Administration of the
United Nations.;/

There is also a shortage of general site foremen and ‘assistant site foremen
- and the only training of these categories is on the job,

F. Cost of Building
It is very difficult to obtain accurate figures on the cost ot%building in

Turkey, rarticularly since there are very great variations, It woﬁld seem that
at current prices a working class house costs about TL 200 per m2 o? living space,
and that the better houses cost up to TL 300 per m?. The average %arnings of an
unskilled Turkish workman are about TL 200 a month, so that he woul@ have to work
for one and a half months per m2 of living area. In most Western #uropean
countries a workmen of similar ability would earn the same amount 1¢ aboutvthree
weeks, Furthermore, building costs are rising rapidly; for examp#e, houses
built for sale by the Real Estete Credit Bank cost TL 93 per mg during the period
1949 to 1951, TL 172 during'the period 1952 to 1954 and TL 286 in t#e period 1954

to 1955, ‘

G. Housing Agencies and Financing of Housing ;

Neither the state nor the municipalities are directiy concernéd in house
construction. With limitegd exceptions noted below, pérhaps one-quérter to one~
third of house construction is finenced by means of public ar sémi-ﬂublic funds,
The rest is financed privately. The principal housing agencies opérating on
state or semi-state account are as follows:
1. The Real Estate Credit Bank (Tdrkiye Emlak Kredi Bankasi), This bank is the
prineipal agency charged with the financing of house construetion in Turkey. The
state has subscribed 55 per cent of its capital. For those without a home of

1/ A report by Mr. Charles ABRAMS, appointed by the United Nations Technical
Assistance Administration, concentrates mainly on the need for the training and
education of architects and city planners. L8 a result of this preliminary
mission, the UN TAA appointed a team of three experts from the University of
Pennsylvania, with the task of esteblishing a school for the teaching of
architects and community Planning in Turkey. This group have now reported and
have concluded that there is an imperative need for an additional| school of
architects and cormunity planning, which should be a new and independent
institution of university status, locuted in Ankara, In the early stages '

while this institution is being set up, it is recommended that foreign experts
should be made available.
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their own, loans are granted for the construétion of individual houses, whieh may
contain two apartments, up to 90 per cent of the cost of building as estimated by
the bemk, Loens are granted at 5 per cent and heve to be repaid in twenty years.
The amount of losns which may be graﬁfé&aon these terms is limited to an emount
gset each year by the Government. When fesources available on this basis are
exhausted,; the bank may grant loans at 7 per cent for & meximum term of fifteen
years, again to those who have no houss. If there is more than one apartment;'
the second one may be let., Those who have a hbuse may apply for loans to cover’
50 per cent of the cost of houses and apartments (and also commereial buildings
such as shops and hotels) constructed for letting. Such lozns are granted at

7 per cent and must be repaid in from five to ten years, depending on the type of
construction, The Rcal Estate Credit Bank is also concernmed in the finaneing of
co-operative houses, under arrangemehts deseribed below. Finally, it is engaged
directly in construction on & growing scale, at present approaching 4,000 dwellings
a8 year, of hduses for sale on teﬁ to tweclve year mortgages, at 7 per cent interest.
From the beginning of 1950 until the end of 1955,.22,130 buildings containing
33,710 apartments were constructed under the first schems, with the lowest rato

of interest, and 11,773 buildings containing 23,081.apartments under the second
scheme, During the same'period some TL 250 million were made available under the
first scheme and some TL 150 million under the second.

2. The.Industrial Banks. A limited amount of‘housing is carried out by the

ETI Bank, which is a Government bank finaneing coel and copper mining and the
construction of dams for electric power production; the SUMER Bank, which is a
Government bank responsible for financing the construction and operation of
Governmentwowﬂed factories, mainly textiles but also leather, paper and cement ;
and by the Sugar Monopoly. The houses built by these agencies are for employces
in the enterprises concerned.

3. The Agricultursl Bank. The Agricultural Bank is Government éontrolled and
is empowered to allocate TL 60 million per annum for rural houses combined with
farm buildings. The loans are made to farmers on a twenty-year basis at 5 per
cent interest and the amount envisaged for a combined house and steble is TL
15,000, so thet there are resources for 4,000 houses a ysar. - The bank has a
small technical staff and with the aid of a competition has prepared 14 different
type plans, corresponding to high and low land in seven different climatic regionms.
The programme is only just starting.
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4, The Bank of the Provinces (ILIFR Bank). A substantiel part of the

capital

of this bank is subseribed by the municipalities and its purpose is to prbvide

credit and technical assistance to municipalitics, provincial managements%and

villages for public secrvices. Thc main activities ere the preparation of maps

and developmcnt plans and the provision of water and drainage, electrical
installations, slaughter houses, refrigeration and storage fecilities and
The bank is not engeged in or empowered to finance house construction but

schools,
is the

main Agéncy concerned with the essential ancillary scrvices. Loans ere made
available at moderate rates of interest up to twenty-five years, The bank has a
substantial technical staff, both at its heedquarters and in different regions,

§. The Workers' Insurance Agency. This is a semi-autonomous division
Ministry of Labour, responsiblc for workers' insurance, particulerly old
siekness, maternity and disability. The agency is authorized by law to
25 per cent of its old age insuranece funds for housing. It releases fun

of the
age,
spend
das

earmerked for this purpose to the Real Estate Credit Bank at 3 per cent and the

Real Estate Credit Bank makes availeble loans on a twenty-year basis at 4 per

cent to those wishing to form housing co-operatives. Advances of up tof

90 per

cent can be made. Those demanding advences must be subseribers to the Q1d ege

insurance fund; that is to say, they must pey premiums for a minimum of %OO days
|

& year. Loans to housing co-operatives were first made in 1952 and from then

until the middle of 1955 some twenty-four co-operatives applied for loans
memberships ranging from 16 to 330. Some 2,250 dwellings, mainly detach
houses, have been completed or are under construction. The Real Estate

Bank assumes the full risk, and once the Insurance Agency heve made avail

s with
ed
Credit
able the

money to the bank, it has no further control over the housing schemes, Normally,

the co-operatives build the houses through contractors. Houses vary con
in size and cost, with an average of some TL 12,000 to 14,000, including
6. ' The Resettlement Administration. This is a Government agency respo
for providing houses for refugees. It started in 1951 on a programme of

construeting 36,000 houses and all but some 1,500 have now been completed.

Standards, particularly in the earlier part of the period, when the bulk

siderably
land,
nsible

of the

houses were constructed, were deliberately kept low, with average costs about
TL 4,000. The refugees are provided with thec houses free. There is a high

degree of standardization of plans.
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H, The State in relation to housing A

There, 18 no housing ministry in Turkey. The Ministry of Public Works has a
department for public building, a technical staff and ;egionaltgffiqes. It also
has a small rescarch bureau which is studying regional and cliﬁé£ié.vafiations in

relation to house plans, systems of construction and building materisls. It has
no responsibility for housing policies and progremmes. The.sole exception is /
that it has powers to maeke arrangements for rehousing or repairs as a result of
natural disasters such as earthquakes and flooding. The public agencies and
state banks which have a hand in housing have already been indicated. The only
other elementsfof existing housing policy are:
1) péwer-to meke available low-priced land to private individuals and
. co~operatives; .
(11) exanptién from taxes for new houses during the first ten years after
c@mpletion; ) .
(11i) permissive power in the hands of municipalities to buy and sell or
| rent low-cost houses; . _
| ‘ (iv) control {by the Ministry of Economy and Commerce) of rents; rents
E ére at present controlled at about 200 per cent ebove the 1939 level.
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SECTICN IIT

A_BRTEF ANAIYSIS OF THE PRINCIPAL PROBLEMS

A. Materisls and Components
1. Bricks:' as has been pointed out in Section II of this report, the
basie building materials used in Turkey are manufactured from clay and cement.
Brick production is, however, inadequate both in quantity and in quality. The
clay available is of goed quality but production is largely artisanal 1n
character. Production is in small works srd usually by hand. Bricks are
either burnt in rillage kilns or sun-dried. Only five or six towus posdess
relatively modern brick factories and these are mechanized to only a limited
extent. From the point of view of quality there are three basic difficqlties.
The first is that the minimum strength required is only 35 kg/cm 2 (1) 1
Moreover, even this low strength is not always attained. As a consequeqce
walls have to be unduly thick, particularly if built without a reinforced
concrete skeleton. Secondly, the size laid down is 11 x 23 x 5.5 cm but there
are deviations from this in prectice and this increases the need to use
skilled bricklayers, who are extremely scarce. Thirdly, hollow clay bricks
or blocks, which have considerable advantages from the point of view of heat
insulaetion, have been developed on mly a limitocd scale, partly because of the
low strength of the brick.

2. Tiles: Production of tiles appears to be satisfactory both in quality
and quantity.

3. Concrete: since it is planned to increase considerably cement
production, the supply of cement should provide an adequate base for a
considerable development in the use of concrete. This should maske it possible
to develop greatly the use of pre-cast concrete and thus, through the forces
of the market, assist in keeping down the price of bricks. At present,
although the cost of production of the low quality bricks made in villages is

low, the absence of competition makes it possible for the local bricikmaker to
charge high prices.

(1) In Western Germany the required minimum strength is 100 kg/cm?.
In the United Kingdom there is no standard laid down for common bricks but
the usual crushing streagth is over 350 kg/cmz.
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CTION ITI

|

A BRTEF ANATYSIS OF THE PRINCIPAL PROBLEMS

A, Materials and Components o
1, Bricks: as has been pointed out in Section II of this report, the
basic building materials used in Turkey are manufactured from clay and cement.
Brick production is, however, inadequate both in quantity and in quality. The
clay available is of good quality but production is largely artisenal in
character. Production is in small works and usually by hand. -Bricks‘qre
either burnt in village kilns or sun-dried. Only five or six towns possess
relatively modern. brick factories and these are mechanized to only a limited
extent. From the point of view of quality there are three basic difficulties.
The first is that the minimum strength required is only 35 kg/cm? Ll).
Mpreover, even this low strength is not always attained. As a consequence
walls have to be unduly thick, particularly if built without a reinforced
conerete skeleton. Secondly, the size laid down is 11 x 23 x 5.5 em b@t there
are deviations from this in practice and this increases the need to use
skilled bricklayers, who are extremely scarce. Thirdly, hollow clay bricks
or blocks, which have considerable advantages from the point of view of heat
insulation, have been developed on anly a limited scale, partly because of the
low strength of the brick.
2. Tiles: Production of tiles appears to be satisfactory both in quality
and quantity.

3. Concrete: since it is planned to increase considerably cement
production, the supply of cement should provide an adaquate base for a
considerable development in the use of concrete. This should make it possible
to develop greatly the use of pre-cast concrete and thus, through the forces
of the market, assist in keeping down the price of bricks. At present,
although the cost of production of the low quality bricks made in villages is
low, the absence of competition mekes it possible for the local brickmaker to
charge high prices,

(1) In Western Germeny the required minimum strength is 100 kg/cm?.

In the United Kingdom there is no standard laid down for common bricks but
the usual crushing strength is over 350 kg/cm?.
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4, Hollow concreté blocks are at present produced in small enterprises
with poor equipment, or on the building site itself. Apart from staircases no
pre-cast concrete elements are prefabricated. Both these and the hollow
concrete blocks are much too heavy and are expensive to broﬁuce. Reihforééd“
concrote ig of particular .importance in Turkey owing to the regular ocdurféncé.
of earthquakes and a reinforced concrete frame is essential for all buildings
beyond two to three storeys in height. The technique of manufacturing
reinforced concrete is considerably out of date and there are three problems
in particular: 1laek of proper control of the guality of concrete; wasteful

“use of shuttering; and the fact that the quality of steel is both too low and

irregular. The reinforcing rods supplied vary in diameter and size, in
addition to the fact that the steel 1shtoo soft; as a result, in general, too
much steel is used.. '

5., Most of the internal and finishing materials and components are not
produced in Turkey and have to be imported, thus adding to the already
difficult balance of payments problem of the country;

B. labour

1, As has already been pointed out,unskilled labour is plentiful and
skilled labour scarce., There can be no doubt that the Turkish worker has a
certain natural capacity to build houses, as is evident from the facility with
yhich mushroom houses are erscted in the face of every possible obstacle. The
.problémiis one of insufficient training facilities. The number of schools is
obvibusly inadequate in relation to requirements and there appear to be no
facilities for accelerated training.

2, There is a serious scarcity of general site foremen and assistant site
foremen and no systematic arrangements for the training of these essgential
categories, In point of fact, the only training is carried out om an ad hoe
basis on the job. This is clearly adadequate since there is also a dearth o
qualified building contractors, both general contrgctors and contractors
specialized in particular sectors of the industry. There is corresponding
shortage of trained efficient middle grade managerial staff on the owner-
architect side of construction responsibility, e.g. Clerk of Works, This puts

‘an excessive load of detail on the architects themselyves.
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3. .There is a marked shortage of architects and, what is perhaps more
serious, a widespread lack of understanding of the role and importance &r,the
architect. It. appears, however, that the need far more trained civil j
engineers is: just as great as for architects.

C. Building Ejuipment '

Although no statistics on the use of building equipment are available,
there is undoubtedly a serious shortage. To give an example, on one bu#lding
site visited where a building of some 130,000 m? was being erected ther% were
only four concrete mixers and two elevators. There was no equipment roi the
handling of steel. It would cbvieusly be impracticable to envisage in the meer
future an extensive development of mechanization, partly because of theflimited
production resources at present and partly because extensive mechanization of
building raises considerable problems of a technical or supervisory cha*acter.
Nevertheless, the great discrepancy between the price of skilled and uﬁ%kiiled
labour, reflecting a shortage of craftsmen, would make worth while somei
development of mechanizetion, concentrating first on the simpler and more
essential types of equipment and perhaps also on the development of powbred
handtools.
D. Prefabrication

The very high cost of skilled as ccmpared with general labour warrants an
extension of prefabrication methods, for skilled labour is infinitely mbre
productive in the workshop than on tha work site. The development of_mpdiump
scale prefabrication methods not requiring too great a capital outlay m@y
therefore be envisaged in Turkey.
E. .Problems of Dosi

As hag been pointed out, minimum standards are laid down for the tnwns but
not for the countryside. Although these standards are frequently not ppserved,
in their.present form they represent an obstacle to the expansion of lo%hcoat
housing since. they tend to be too generous in relation to realistic ecohcmic
possibilities. The spacing of detached and. semi-detached houses is such as to
be unduly expensive in terms of access roads and service mains 1nstallaﬁion. The
minimum surface for certain rooms and minimum céiling heighte are too g%nerous.

It would appear essential in the face .of the enormous housing requireme@ts to fix
naximum standards to be observed for a substantial part of the programmb and
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1nvdr1§51§'whsnevér'rinaﬁée is made availabls on rélatively favourable terms or
whﬂnever ﬁheré ars tax concessions., 'Th‘s'question is morelfully discussed

vbelow. Fﬁnally, the plans themselvos frequently leave much to be desired from

the point or view of economic utilizatien of space and there ig a strong case
for the working out and laying down for all social housing of a limited number
of well thought out standand type plans, '

_;1". : [+] Bi

The core of tho weakness in the preoent Turkish housing programme is the

évirtual abaence of a social housing programne ef a ki nd which has been

developed in varying degrees in almost all Ouher European countries; in other
wnrds; the_absénce‘qf a conscious gnd‘consistenﬁ_effort by the Governmgnt.to .
providé or ensuré that provision is made for houses within the means of the |
mass of the population, Apart from tne production and technical problems
already referred to, the principal definlencles in the present housing policy
may be summarised as follows: . - o

l. The amount of house const ruction which can be afford>i naturally
depends on the overall level of investment the pluportlon of investment
devoted to construction and, within the construction sphere, the amount
devoted to housing. So far there appears to be li%stle or no attempt by the
Government to determine the magnitude of the housing programme which can be
affarded within the fremework of total investment. It might be possible.to
envisage building up the rate of house construction to 100,000 by perhaps. 1958,
on the assumption that the simplest minimum standards are enforced; of -
doubling it five years later; and of reaching a peak of 300,000 in the late
'sixties. Thereafter presumably the rate could be allowed to run down
eonsiderably. and aﬁsterity’standards could bo relaxed. It should be
emphasised that these figures in no sense‘represent either an official programme
or a considered assessment of requirements. They are no more than a rough
lllustration of what, on a gocd many éssumptions as to policy, appears to be
both necessary and practicable to cope with the Turkish hoﬁsing shortage. in a
reasonable period of time,
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_.2a Given the degree of inflatien, it is nat easy to stimulate

Mbreover, the financial problem is further complicated by the conti

saving.
nual and

pgrtly gspeculative rise in the price of land, particularly in Ankara and

Instanbul.

the Real Estate Credit Bank (Tlirkiye Emlak Kredi Bankasi) However

Financial resources are being directed into housing largely through

P a

substantial part of the loans made availeble by this Bank find theif way into

the construction of houses which are far too expensive for the aver#g

e worker,

The same is largely true of the co-operative houses being erected with the funds‘

Furthermore, thore are two other
The first is that no attempt scems to have been
the funds invested in housing as a revolving fund to which could be
See
perhaps more serious, the Agency is not at present permitted to inv
than 25 per cent. of its funds in housing; the rest is put into th
préfitable forms of construction thet can be found, such as luxury
large office buildings.
augmenting to the full the financiael resources of the fund., On the
from a wider social point of view the ordinary worker would benefit
bulk of these funds were invested in social housing. In addition,

campetition for resources from luxury building would be diminished

of the Workers! Insurance Agency.
in this programme.'

contributions from the co-operators or potential co-operators.

longer given such an impetus from the growing funds of the Workers!'
Agency.
from the Agricultural Bank will divert its housing effort mainly to
benefit of the better-off farmer.

It also seems inevitable that the existing terms of loans

All these categories of housing

limitations
made to use
added
ondly, and
est more

e most
hotels and

This policy may be defensible on the narrow ground of

other hand,
more if the
the

if no
Insurence
for housing
the

are

privately owned (or co-operatively owned in the case of those financed by thev

Workers' Insurance Agency). There is no state or municipally direc
housing sector where the houses are made available at low or relati
rents .

a

The nearest approach to
houses provided by the Land and Settlement General Administration f
These houSes are very simple in character and are made available fr

social housing sector is répresen

initial cost to their occupants and at low rents.

tgdv \

vely low
ted by the
or refugeés;

ece of
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3. So far only stop-gap-measures hawve been taken te deal with the. serious
and growing problem of mushroom houses.. ‘As is argued belew, s6 little is done
for the mass of the house-hungry who come to work in the towns that they are
- forced to use their own initiativetahd build their own houses as best they can,
This initiax;ve and energy is praiseworthy and encouraging but should be
integrated within the framework of a national housing programme.

4., Apart from the limited efforts of the Agricultural Bank referred to
above and the efforts of the Bank of the Provinces to provide essential
services such as gas; eiéctricity, water and sewerage facilities, virtually
nothing is done t6 solve the sorious rural housing problem.

5. There is no central Government agency for housing, such central public
responsibility for housing as exists being dispersed among a variety of publie
or semi-public agencies. |
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- In this Seétion the principal conclusions and recommendations of 1
are summarized under two headings:

Before this , however, it would seem to be appropriate to summarize the
conclusions in the flald of housing of the Lodging Commission of the C¢

SECTION IV

CONCLUSIONS AND RECOMMENDATIONS

the mission

A, Some general recommendations to the Turkish authorities

B. . The problem of international aid.

principal

meress of

Development, held under the auspices of the Ministry of Public Works in 1955,
These conclusions can be considered in a sense as the focal point in the evolution
of ‘the opinion of Turkish housing éircles, official and professional; \
under eonsideration by the Turkish Government, which has not yet reached a decision,
The mission was requested, however, to regard these recommendations asirepresenta-
tive of a wide body of influential opinion and accordingly as a natura# starting

point for their deliberations,

they are

The principal conclusion of the Cohgreés, after

noting the seriousness of the housing situation, was that a special deﬁartment of

Government should be set up to assume responsibility for all the housin

g activities

of the Government and to form tAe nucleus of a Ministry of Housing., It was

recommended that the functions of the special department should be:

(1)
(11)
(111)

{iv)

(v)

(vi)
(vii)

(viii)

to examine and propose modifications in existing legislation;

to work out a housing policy and programme;

to work towards the objective that all who do not yet possess a house

should do so;

to make available, meanwhile, low-cost rented dwellings;
to prepare appropriate plans and to promote the standardizati
construction in accordance with the varying climatic, economi
conditions in different parts of the country, bearing in mind
architectural traditions, and to promote studies of methods o
tion, ineluding prefabrication;

to establish a land policy designed to avoid speculation;
to promote the production of the necessary building materials
programme of training of workers and technical personnel;
to establish a suitable town and country planning policy.

on of
¢ and social
local
f construc~

and a
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The Congress went on to recommend that the finance required to institute such
a policy would make necessary the creation of a national bank directly assoclated
with the new department, with the sole responsibility for dealing with hou31ng
finance, and’ that the Real Estate Credit Bank ghould be converted into such a bank.

In formulating its conclusions and recommendations the mission had in mind
throughout the general lines recommended by the Congress. '

It is appropriate to mske onc more general point, and that is that although'
1nevitably the mission have concentratcd on weaknosses, and while the task of
raising housing standai‘ds in Turkey is of immense magnitude, there are many strong
or potentially strong points in the situation., In particular, the qualified poople
concerned with housing in Turkey are of high calibre, with a considerable practical
grasp of their problems, Secondly,. there. is. cbyiously an. immense amount of
initiative and enterprise up end down the country which has gone into providing

gome sort of housing accommodation in the face of formidable obstacles.
* * *
A, Some general recommendations to the Turkish authoritiocs,

1, The first task should be to formulatc & social housing policy recognizing
the completely differcmt character of the problem in the towns and in the country-

gside, The mein elements of a . social housing policy for the towns should be:

(a) a substantial low-cost rentcd housing sector carried out by the
municipalities and subsidized by the central Government;

(b) eoxtended use of the Workers' Insurance Agency fund to promote co~operative
housing but with muach more emphasis on the building of simpler and
cheaper Youses for the low income brackets; furthermore, it would
appear desirable, in the intcrests of efficient management, to try to
rromote fewer and larger co-operatives;

(¢) +the promotion of homeownership but with omphasis not only on housing
the bettor-off classes but also workers, In fact state funds should
be reserved for houses which do not exceed a certain standard;

(d) a fully worked out long-torm policy for dealing with the mushroon
houses, Realistically such a. polidy would have to be based on the fact
that simple houses created by self-help arc jneviteble for a good many

. years to come. The munieipalities could however be authorized. not only



~ HOU/WP.1/Vorking Paper- No.4/Add.2

page 22

2,

that in the towns, partly because of the steady transfer to the towns with

to buy but to retain in their ownership land intended as likely to be

seized by individuals for houses constructed on the basis of s

elf-help.

This land should be developed and provided with roads and services by

the munieipalities and then made available to those who wish

with thoir own resources for a modest rental, subject to compl:

0 build

iance

with minimum and maximum standards to be laid down (as is intomded in

the Ankara plan).

make available a limited amount of financial aid on easy terms%

Furthermore, the municipalities should be piepared to

and

repayable in perhaps 10 to 15 years, so that those wishing to build
with their own labour could also obtain those materials and co&ponants

which were not roadily available, The municipalities should al
prepared to make available a minimum of technical advice and st
plans, the use of ome or othor of such plans should thcn bocomé
obligatory. There should also be a system of regular inspectlc
the end of a period of perhaps 20 years those who had built sub

houses with their own labour (much carlier in cases of houscs a

80 be
andard

n, At
-gtandard
lready

built which obstruct early amclioration plans for mushroom communities)

should be given the alternative cither of constructing through

the.normal

channels a full standard house, or of being transferred elsewhere so that

somobody else could be able to build a normal house.
these lines would not only lead to the minimum nccessary improv
required on over-all sanitary and health grounds but would also

A policy

a realistic perspective for the ultimatc climination of the mus]

houses;

The rural housing problem, although sorious, is porhaps lcss ur

hlong

ocment s
provide
hroom

gent than

industrial development and partly because the danger to health of bad housing in

the towns is-much greater owing to the serious congestion.
housing policy might consist of the following olemonts:

(a)

A suitable rural

the transfer of population from the poorest villages (this of course is

something which appears necessary on grounds of economic and agricuitural
policy generally, which is not something within the terms of reference

of the present mission,

It is relevant, however, since it seems

hardly

worth while devoting resources to house econstruction in the poorest

villages where there is no real basis for subsistonec);
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(b) in the case of thc better-off farmors, a policy of home ownership is
quite feasible. It seems essential, however, that maximum standards
should be laid down in order to make financial and material rosources
go as far as possible, The financial limit might be perhaps TL 5,000.
To encourage this kind of construction it would be useful to envisage
the construction in different parts of the country of model houses.

,The approach to better housing in the countryside might in fact be
regarded as experimental for some years to come. Furthermore, the whols
campaign should be coupled with propaganda designed to associate better
housing with campaigns for dgricultural improvement gensrally and for
as much individual saving as is practicable, . Furthermore, in providing
technical guidance emphasis should be placed on the fullest possible
utilization of local materials; '

(¢) for the bulk of the rural population financial resources are such that
home ownership wouid appear to bo out of the question for a long time to
come. Consequently, it appears to be necessary to continuc to rely on
the initiative and self-help of the pcasant, There is, however, con-
siderable scopc for developing a policy of aided -self-help by making
availablo simple technical advice, by dissemineting a limited number of

- standard plans and, whilc oncouraging the fullest ubilization of local
materials, particularly those based on local elay, edvancing small loans
on easy torms for the purchase of materials and components which cannot
bo obtained loeally. Assistance should also be made available by such
agencies as the Baﬁk of the Provinces to assist in the provision of

. servicos, The general lines of poliey would in faet be somewhat similar

. to that suggested for improving and gradually eliminating the mushroom

.. houses in the towns, (1) | .

é. In the production and technical field the following arec the essential

stops required: |

L]

(1) In this connexion attention should bo drawn to the fully worked out scheme
for aided self~help housing in the countryside in part 2 of WHousing in
Turkey", preparod by Mr, Bernard WAGNER of the International Co-operation
Administration, pages 11 to 15,
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(a)

(b)

(c)
(a)

.
(a)

(v)

(c)

(a)

5.

the greater mechanization of brick production, particularly with a view

to improving quality; a uniform system of sizes and quality should also

be worked out and put into force as soon as possible;

a substantial inereasc in coment prodﬁdtion is foroshadowed and

this

should provide a basis for developing the use of roinforced con¢rete and

pro-cast concrete in a variety of forms. Real estate credit might

usefully channel these investments as a priority measure towardé tho

ostablishment of plants for producing concretc blocks and other

concrete elements;

pre~cast

it is essential to develop as rapidly as possiblec domestie production of

the simpler types of internal components and equipment required

‘finishing a house;

for

it is also essential to devolop domostic production of the simplor typos

of building industry equipment, primarily with a view to ecasing
bottlencek due to shortage of skilled labour,

the

In the field of labour and tochnical porsonnel, the esscntial steps are:

with a view to inercasing thc supply of skilled labour, to sot up

accelerated training courses lasting about six months, of tho kind which

have been dcveloped in other countrios such as Franco and the Uﬁited

Kingdom;
to institute arrangoments, both at home and by sending suitable

abroad, for the training of genoral and assistant goneral foremén;

jpeoplo

to press ahead with arrangements for increasing tho supply of architects

and civil enginecrs and, evon more important, for incrcasing the supply

of competent sub-professional staff}

in addition to thc scopo for improving methods of sitc organization and

traditional building, tho scarcity of skilled labour would make
while developing partial prefabrication, particularly of compon

it worth

onta,

wherevor quantity production can be made economic on or noar sitos .so

as to eliminate scorious transport limitations and costs,

In addition to improving the technical and production base for a largoer

housing programme, a number of speeific polioy measures should bc instituted,

designed to ensurc that available roesources arec strotched as far as possiblc and

direotod into the most socially uscful channels,

It would not appear desirable or
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altogether practicable to introduce dircect rationing of building materials and
components, or to introduce a system of building licensing., Two reasons for this
view are that satisfactory operation of such controls would call for large numbers
of capable staff who would be better employed on more directly productive work
and that such controls inevitably clog production particularly in the conditions
under which a building industry opcrates. The principal measurces which should bo
takon are as follows:
’ (a) on the basis of tho fact that banks and financial agencies particularly
1ntérosted in the financing of housing arc under the control of the Stato,
.1t should be possible for the Govornment to lay down broad directives
designed to cnsure that financial resources are channelled primarily
in the direction of social housing. Accordingly long-term loans at
relatively low rates of interost'should be reserved for this sector and
all other housing and construction charged higher rates of interest and
required to repay loans in a shorter period., Moreover, the initial
contribution for such less essential buildings should be greatly
increased, Efforts should also be made to develop other popular savings
institutes and to channcl at loast a part of these savings into house
construction, One example is the Post Office Savings Bank, which has
been authorized but not yot established. Othor methods are the furthor
dovelopment of ponsion funds, accident insurance and life insgrance;

(b) the tax oxemption systom on ncw building should be reviscd so that the

ton-yoar exomption should be confined to social housing as dcfined above;

(e) taxos might be imposed, while materials are in short supply, on any
building work exceoding certain standards;

(&) a systom of norﬁs should be laid down for social housing with maximum
as woll as minimum dimonsions for the total area of the house, the
differcont rooms and the ceiling hoight, as well as for housing density
for schemes of difforent types;

() in addition, a s&stom of standard plans allowing suitablc flexibility
should be workocd out and enforced for all social housing;

(£) offorts should be made to introducc up to date standard spccifications
for materials and to introduce gradually standardization of materials
and components, Multiplicity of unco~-ordinated sizes in manufactured
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(g)

(h)

materials and componcnts is wasteful of material and labour at

of building enterprise, particularly for low-cost housing which

all stages

1 involvos

a high degree of repetitive work,

It cxists in highly industrialized

countries whorc the possibilitics of more rational and efficioﬁt selection

of relatively few standard dimensions on a modular co-ordinatibn basis

is under intensive study and oxpcriment. Future devolopment o? clay,

precast conerete, joinory and other production for housing in Turkoy

should be confined to a small selection of eco-ordinated sizos,

Assistance

in making a choice to suit Turkish conditions and materials co@ld bo

obtained from reports of recent work on modular co-ordination ﬁhich has

considorably narrowed the ficld of multiples of a basic unit from which

a selection suitod to dosign, manufacture, assembly and transport con-

siderations must be made,
a finel selection should not bc hurried;
consideration should be given to laying down standard bye laws

Some experiment will probably be required and

and codos

of practics and to permancnt machinery for continuing roview of all these

standards;

a sustained publicity campaign is neccssary in terms and through channcls

capablc of reaching and being understood by the wide masse of the popula-

tion, the purposc of which would be to make cloar the noed for more and
better housing, thc means being adoptod to meet this need and, at
regular intervals, the progress being achicved.
The foregoing policy makcs essential the sotting up of e central housing |
agency as recommended by the Lodging Commission of the Congress of Development,

Whilc this agéncy should not initially bo sot up on too ambitious a basis, it

should not bc a mere co-ordinator and should have the task of taking ovo% and

gradually eliminating from the fioeld the various other Statc agenciocs whﬁch have

o finger in the pic at prescnt. The mission would not wish to lay down any

definitc form of organization. It secms to them, however, that it may bh

| ‘
convenicnt that the central housing agency should be set up as an additional,

|
autonomous Goneral Diroctorate in the Ministry of Public Works. In this way
advantage could be taken of the considerable technical knowledge and exﬁorience

alroady availablc and the rogional organization of this Ministry. In aidition

to a central ageney it also appears essential to set up a research and documoentation

i
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organization. For some time to come, however, this organiiation.should not attempt
to ongage in expensive fundamental resenrch but should be concerned primarily with
practical enquiries decsigned to adapt to Turkish requirements and make available the

results of technical knowledge already available both in Turkey and in other

countries, Dissemination in the first instance would be to other experts, but at

an early stage there should bc a drive to pﬁt across in suitable terms up-to-~date

. tochnical information for the benefit of the main mass of professional, sub-

professional and skilled workers. Preforably this agency should be independent

.both of acadamic institutions and of Government Ministries. It should, however,

have close lihks with and work in collaboration with the housing ministry and also
with the building and building materials industries. Finally, it should scek
mombership as soon as it has bucn set up of the Intermational Council for Building
Research, Studies and Documentation (CIB) so that it can take full advantage of the
knowlodge and experioncc of similar institutions in other countries.

B. The Problem of International Aid

The Turkish authorities statocd that they would welcome international aid in
developing their housing programme but that they werc not yot in a position to
formulate their precisc domands, They would nevertheless welcome an indication
by the mission of the kind of aid which might be provided, having regard to the
particular problems arising in Turkey. The provision of international aid for
finaneing housing construction secems undesirable, the possible extont of such
assistance being out of all proportion to requirements under present conditions,
Furthermore, it would héighten the effects of the shortage of materials and so
produce an increase in costs. The mission were made aware of the requests for
technical assistance made to the UN Technical Assistance Administration. They
based themselves on the assumption that the principal task of the Housing Committee
was to promote international aid by means additional to those provided by the UN TAA.
Aid furnished by, for exsmple, bilateral arrangements between Turkey and other

. countries should naturally, however, be co-ordinated with that being requested from

and provided by the UN TAA. With this background the mission set out below a
number of illustrations of the kind of aid which might be provided by means of bilateral

arrangements betwsen the Government of Turkey and interested European countries.
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1. Advice on the formulation of a social housing policy and programme and the
setting up of a central housing organization. It is noted that the Turkish

authorities have already requested the services of a United Nations expert for one

year to assist in the establishment of a national housing agency. The qission
suggest that in view of the scope and importance of this task the best coprse
might be to exemine the possibility of another country making available the
services of a high ranking, experienced official who would proceed to Turkey for
short periods at regular intervals over a period of one year, or perhaps two years,
This expert should work in direct collaboration with-the expert requested from the
UN TAA, who would of eourse remain in Turkey throughout the period of'hisimission.
The advantage of this arrangement would be that it would be possible not only to
have the services of an expert on the spot for an extended period of time but also
the advice of someone of the highest standing and experiencé who would also have
behind him the resources of an established ministry of housing in another country
and would be in close touch with the Housing Committee.
2. The Turkish authorities have also requested the United Nations to make
available for a period of one year an expert to advise in the field of building
research. The mission consider that the kind of advice sought in this field
must depend in the first instance on the type of building research organization

set up, and their views in this matter are referred to (see paragraph A.4 above).
Subjecf to this, however, the mission suggest that this problem should be%tackled

in the same way as the setting up of a housing agency. The Turkish authbrities
should accordingly seek advice from the director of an established buildi%g
research organization with experience-in particular of practical researchiand the
dissemination of the results of research. _ The director concerned should%be
prepared to supervise the creation of a suitable building research and dopumentation
.organization in Turkey over an extended period of time, visiting Turkey fbr brief
pericds at intervals. He should work in close collaboration with the ex%ert sought
from the United Nations, who should remain in Turkey for a period of a ye?r; It
would be preferable for the expert remaining on the spot to be recruited ?rom the
same organization as the director. In addition, these experts should wo%k in close

collaboration with those advising on the setting up of a central housing organization.
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3. International assistance could be made available on a bilateral basis,
both by visits abroad on the part of Turkish experts or trainees and by more
extended visits on the part of foreign specialists, on ways and means of increasing
production of materials, improving and unifying gquality, particularly in the field
of reinforeced and pre-cast concrete. The first step would appear to be a more |
extended survey of the problem than was possible by the mission in the time available.
4. Practical advice could also be provided - through more extended visits on
thé'part of foreign specialists and by visits abroad on the part of Turkish experts

or trainees ~ by those countries who have expsrience both of a social housing

'programme and of directing savings into home ownership.

5. Advice could also be made available - through more extended visits on
the part of foreign specialis?s and by visits abroad on the part of Turkish experts
or trainees - on the establishment of acceptable maximum standards for popular
housing and on the drawing up of well conceived standard house plans which make
full utilization of available space, on the basis of the extensive experience
acquired in recent years in other countries which have had to face the same
problem of meking resources go as far as possible.

6. The arrangements proposed in the case of Yugoslavia for the making
available of dccumented information should anply also to Turkey (see HOU/WP.l/
Working Paper No. 4/Add.l, Section IV).
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ENQUIRY ON HOUSING MANAGEMENT
Addendum

The rbllowing is the model reply submitted by the United Kingdom to the
enquiry on Housing Management (see HOU/WP,l/Working Paper No. 8).

A, Orgenisation of Housing Managomont

The main bodies responsible for management of housing in the
United Kingdom are:
I. The loosl housing amthorities, including the new towns
II. Certain Government Departments snd semi-public bodies, such
as the Commissioners of Crown Lands
111, Housing assoclations
IV, Private owners _
Replies to the questions are given separately under these four headings.
I. Locel Authorities

1, G-ggera_l
 Individusl local authorities own dwellings varying in number from less

than 100 to over 150,000, Their organisation for the management of these
dwellings varies considerably. Most authorities owning 1,000 houses or more
have a housing manager responsible for some or ell of the work connected with
their management. The smaller cuthorities usually divide the work among other
officers, such as the treasurer or the surveyor. '

Large authorities sometimes have resident housing managers on their
principal estates; these have an office from which rent collection may be
carried out, and to which repairs needed and other requests may be roported,
There is‘frequently a maintenance depot on large estates, but these are a

considereble distance from the main works department,
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Where the estates consist of blocks of flats caretakers sre employed,
each responsible for one or more blocks according to their size. In addition
porters and handymen may be employed, who carry out minor repairs and keep the
open ground round the flats in good order. .

2. Character of housjng estates

(a) Size: This varies from a pesir of cottages in a remote part of a
rural area to 6,000 or 7,000 dwellings in a new town or on = London County
Council estate, A usual size for an estate in a rural district is 20 to 100
houses, and in a town 100 to 500 houses or flats.

(n) oge: Estates built by local authorities are provided for people
who need a house either because they have no separate home of their own and
are living in lodgings, or because the house they occupy is overcrowd$d or in

an insanitary condition. They are not reserved for people of any sp$cial
income or employment group, though almost all have been built with the aid of
subsidies from the State and the loeal authority. A certain number of the -
houses have been specially designed for old people, and some with additional
bedrooms for very large families.

(¢) Type of dwelling: Except in London and the largest towns, the
estates consist mainly of one-family houses, containing generally two or three
bedrooms, the smaller proportion having either one bedroom or four or more
bedrooms. Zvery dwelling, including those for old people, has a bathroom,
kitchen with larder, and W.C, ~ Some estates may include a small proportion of
two-storey flats for single or older people.

In London the great majority of the dwellings built by local authprities
are flats in blocks of from three to eleven storeys, In the‘district%
immediately around London houses and flats have been provided in varyi#g
proportions, All the houses have private gerdens., ' On estates of flats the

surrounding ground is usuelly cultivated as communal gardens rather th%n by
the individual tenants.

(d) Apecillary bulldings: Playgrounds, laundries and small halls
social activities of tenants have been provided on many estates con51sting of

fOI‘

| blocks of flats, Day nurseries and nursery schools are normally related to

a larger area, and are not usually provided as part of an estate.

Shops.are prévided on most estates where the number of dwellings and the
lack of provision in the neighbourhood justifies it. On the largest estates

L
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and in the new towns schools, churches, chapels, libraries, clinics or health
centres and community rooms are also being provided, but not usually by the
housing authority. Garages which moy be rented by tenants on the estate are
now usually provided, though in comparatively small numbers as yet.

3. Manggement services

lMonegement, as applied to local authority housing cstates, falls under the
following four headings:

(a) Lettinga: This will include maintaining an application list,
investigating applications and assessing housing need, allocating houses in

. accordance with the policy of the local authority and the requiraments of the

“anents, apd srrenging teapmfers and exchanges of tenancies. »

(b) Remts: Fixing or advising on the fixing of rents, rent collection,
and the administration of a differential rent scheme. '

(¢) Repairs: The maintenance and repair of properties, including
ancillary buildings and their surroundings, which may be extended to cover the
work of modernisation, reconditioning and converting properties, The work
will inelude the supervision of the tenants' responsibility for internal
decorations and for certain repairs.

(d) Welfare: The general supervision of the estates, including the
supervision of the work of carectakers and porters; ensuring that tenancy
regulations are observed; the welfare of individual tenants, including liaison
with social service departments.

4, The steff employed depend upon the number of dwellings to be managed,
The smallest authorities often divide the work among their chief officers -
©.gs the financial officer being mainly responsible for rent collecting, the
surveyor for repcirs, the sanitary inspector for keeping the application lisbhe

Authorities owning upwerds of 700 or 800 dwellings usually employ a
housing manager, who is responsible for all the work of managément. In some
cases, however, the financial officer may still collect the rents, or the
survoyor deal with maintenance and repairs,

The largest suthorities have fully independent departments which in some
cases are under a housing director who may build as well as manage the
council's estates. |

In addition to the housing manager ond the deputy housing mansger the
proportion of the staff between professional, clerical and general will depend
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upon the arrangements of individuel suthorities. Some employ traine# housing
assistants, who carry out rent collection, maintenance inspections anh welfare
in the course of regular weckly visits to all the houses. Others se#arate
these duties and employ rent collectors, property inspectors and wolfare
officers. In the first case it is usual to cmploy one housing assis#ant to
about 300 to 400 tenancies, and in the second case one rent collector?for 500
to 600 tenancies, with one property inspector to 1,000 to 3,000 tenan#ies, and
one welfare officer to 1,500 to 2,000 tenancies. Applicants for hou%es are

| interviewed by houSiné assistants or welfare officers. Clerical.off%cers and
typists are employed at the rate of one to about 2,000 tenancies. 1

Where the estates inc¢lude blocks of flats, the rosident caretake#s are

| usually employsd at the rate of one to about 100 tenancics. On largé eastates

| caretakers may be assisted by porters aond handymen,

| (The number of workmen employed on maintenance will vary according to the
amount of repairs left to the tenant, but one workman to fifty houses might be
regarded as a usual figure).

5. Troiping for staff |
Practical training in housing managenent is obtainable only in the offices

of a practising housing manager. A number of loecal zuthorities, houﬁing
gocieties and private estate offices (including those of the Church
Commissioners) provide organised training for students preparing for the
examination in housing management. The Socicty of Housing Managers arranges
training for selectod students in the offices of their members. The available
examinations include the B,.Sc. in estatc management (London and Cambridge
Universities), the profcssional examinetion of the Royal Imstitution of
Chertered Surveyors (Housing Management Section), the Housing lManager!s
Certificatc of the Royal Institution of Chartered Surveyors, and the
examination of the Institute of Housing., Where there is sufficient demand,
evening classes in subjects relating to housipg mansgement would be provided by
most evening institutes of technicel colleges,

B. Cost of Housing Mcnogoment
6 and 7. The best available figures are given in the table beIO?.
8. The division of responsibility for maintenance and repairs b%tween

landlord and tenant vories somevwhat in different parts of the country# The
locel authority is responsible for all structural and external repairé and
painting, including the repcir of paths, fonces and gates. Until recently

DN
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most local authorities also accepted responsibility for all internal repairs
except the replacement of broken glass or repairs necessitated by the neglect
or carelessnéSS of the tenant. In the lagt few years, because the increasing
cost of all repair work was leading to increasing rents, some authorities have
required their tenants to carry out certain internal repairs. These repairs
are sometimes divided into two groups, (a) those which tenants may carry out
themselves such as minor plumbing and joinery jobs, and (b) repairs which must
be carried out by experienced workmen and paid for by the tenant; these
latter include repairs to the electrical system and equipment, to gas
equipmont, to fire grates, replacement of broken sanitary equipment and
clearing blocked drains.

Internal decoration is now the regponsibility of the tenant over the
greater part of the country but some authorities in the south-east still
undertake it for tenants., Elsewhore local authorities sometimes make a
contribution towards the cost of internal decorating, either by supplying

materials or by a cash payment. In other cases the local authority undertake

part of the redecoration, usuelly the hall and stzircase or the kitchen.

Tenants are responsible for the cultivation of the garden which goes with
the house, ¢xcept that whoré the ground in front of the house is unfonced and
laid out by the local'authority it is somctimes maintained by them.

In blocks of flats cleaning of the staircase and access balconies is
usually done by the tenants on a rota, arranged and supervised by the caretaker.
In other cases the wofk is done by the caretaker or his staff, Tenants are
normally responsible for the cleaning of any common room provided, under an
agreement for its uso made betweon tho tonants and the landlord. The ground
surrounding the flats, together with gardens and playgrounds, is usually
maintained by the locai authority.
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IT, Government Departments

1, Govermment Departments provide houses for employees of their
Departments where the local provision from other sources is inadequate. The ‘
Service Departments -~ i.e. the War Office, the Admirslty and the Royal Air Force -
own houses in comnection with service stations throughout the country, The
Minigtry of Works is responsible for the management of houses owned by some
other Depertments, as for instance houses for Coastguards and Post Office
Workers. | This Department also manages, on a temporary basis, camps and other
accommodation no longer needed by.other Departments and awaiting disposal. The
Ministry of Supply owns considerable estates in connection with ordnance

factories and other supply establishments. The Atomic Energy Authority owns

‘some large estates connected with research establishments. The Forestry

Commission owns small groups of houses for forestry workers.

These Departments manage their estetes directly through their own staff or
by employing an agency, such as a local authority or a housing association.
Thege agents will deal meinly with maintenance and day to day tenancy probvlems,

" since rent is normally deducted from wages or salaries by the employing

Department.,

2. Character of the estates

(a) Size: The size of ostates owned by Government Departments varies from
very small groups of five or six houses to large estates of 500 to 1,000 houses.
(v) ose: The estates arc all built to provide for workers in specific

occupations, such as servicemen, research workers, factory workers or forestry

‘workers. The houses are normally eligible for Exchequer subsidy.

(¢) Types of Dwelling: The great majority of dwellings provided by
Government Departments arc one family houses. The Ministry of Supply have a few

two gtorey flats, Tho Commissioners of Crown Lands have some large blocks of

' flats. The Ministry of Works manoge some temporary dwellings on camp sites.

(d) Aneillary Buildings: Shops arc sometimes provided on large estates if
these are far from & shopping centre, ond in some instances a small hell or

" community room has been provided on an isolated cstate. The Ministry of Supply

have provided gareges attached to houses in some cases, and on other estates
groups of garages for up to 20 per cent of the houses; parking places are also
provided,
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3. Mznogoment services

The management services provided very from Department to Department.
Only the Ministry of Supply, the Atomic Energy Authority and the Commissioners
of Crown Lends are known to provide = .full menagemont service, thouéh in the
first two of these cases there is no rent collection to be done. #hny of the

temporary estates in the care of the lMinistry of Works are managed ?y local

authoritiss.
Houses are allocated lergely in accordance with the labour reqﬁirements
of the Departments concerned., In Service Departmonts the allocation of
merried quarters is often relatod to the longth of the mem's service, In the
Ministry of Supply allocation is done mainly on the recommendation of a Joint
Cormittee consisting of officials and representctives of the employees at the
Ministry of Supply oestablishment concerned,
Rents are not normally collectod, the houses being rcgarded as part of the
emolument of the employment, or ronts are deducted from woges. The Ministry

of Supply, however, carry out weekly ront colloection on some egtates whore

therc¢ is a proportion of cx-employees.
Mointenance is earried out in full, frequently by the Ministry of Works
through thecir local depots.

Welfare services ore not usually provided. In the case of th% Ministry
of Supply thoir local Housing Managers are available to give help aﬁd advice to
tenonts if it is needed.

4. Staff |

The Ministry of Supply, the Atomic Energy Authority and the Coﬁmissioners

of Crown Lands all employ trained Housing Manegors. : In the case of the
Ministry of Supply the larger cstates arc managoed by trained Housing Managars
resident in the locality, smeller cstcotes boing monaged by the Superintendent
of the Ministry of Supply establishmont which they serve., General
supervision is exercised by the Administrator for Married Quarters at
Headquarters, who is a trained Housing Mconoger and has two trained Housing
Managers on hor staff at Hoadquerters, as well as oxccutive and elericel staff.
The maintenance stoff mny be cmployed directly by the partieular
Deopartment concerned or may be Ministry of Works employees. .
The number of different staff employed in connection with tho various

sorvices is not kmown.
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5. Training Staff
The facilities for professional examinations set out under the heading of

"I, Locel Authorities™ are available to the staff of Government Departments,

" but the facilitics for training in the course of employment are usually less

good because of the absence of rent collection and of welfare services, and
sometimes of direct maintonance.
B. Cost of Management

6. No general figure can be given. In the case of estates belonging to

the Ministry of Works which arc managed by local authorities commission on the

Trents collected is paid, and this varies from 6 to 10 per cent; in‘addition,

the actual cost of repairs is paid. In the casc of the Ministry of Supply the

estim~ted annual expenditure on management is 6 per cont of the gross rents

receivable, while the averagc annual maintcnance cost per house is £20 per annum,.
T, No figures are available.

8. Division of rosponsibility

The tenents of the Commissioners of Crown Lands héve no responsibility for
repairs or internal decoration except that they must replace broken glass.
Ténants of the Ministry of Supply, and the Atomic Energy Authority, and those
occupying houses managed by thc Ministry of Works are responsible for internal
decoration, except on a change of tenancy. They also have to replace broken

windows, sweep chimneys and make good eny damage due to carelossness.

ITI. Housing Associations

With few exceptions, housing associations end housing trusts own a
relatively small total of accommodation., Most housing associctlons are small,
some have as few as twenty houses, but the large trusts may own several
thousand., Under this hcading come some industricl estates, provided for
workers in specific industries.

Most housing essociations employ o secretary and manager, who, in the case
of the small societies, will be responsible for all the work of mancgemont and
maintenance, as well as dealing with the financial side, including payments to
shareholders. The larger associations may employ as well resident managers or
caretakers, responsible to the head officec, together with clerical and

maintenance staff.
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2. Character of housing estates

(a) 8 Size: Housing associations own estates varying in size from smell groups
of twenty or twenty~five houses or flats to several thousand dwellings. There are
more small associations owning from twenty to 1,000 dwellings than there‘are large
associations. As examples of some of the larger associations may be ta#en the
Bournville Village Trust, with 3,500 houses, some of which have been solq or let
on long leasej the Northern Ireland Housing Trust, which has built overw14,
houses for Irish local authorities; the Coal Industry Housing Associatiqn, which
has built 20,00 houses in different parts of England in groups of 1,ooo~ﬁo 2,000
for workers in the mining industry; the Scottish Special Housing Associ4tion,
which owns over 30,000 houses, most of which have been built to supplemeﬁt the
work of Scottish local authorities.

(b) Burpoge: Housing associations may build for particular groups &f people
or for those in need generally. Some small associations have built only or
meinly for old people, others for people with very low incomes, others again for
workers in a particular industry, such as that providing housing for employees
of the British Overseas Airways Corporation. In a number of small "self}build“
associations, people have built houses for themselves. Where the housiné
association is supplementing the work of the local authority, it may recenve
subsidy from the State and possibly from the local authority as well. §

(c) Iypeg of dwelling: Outside London, housing associations have buklt
almost solely one-family houses; inside London they have built largely blocks
of flats, usually of three to five storeys., Some associations have bougpt
existing houses ‘and improved them; sometimes they have ‘converted old houses into
small separate dwellings, .

(d) Ancillary buildings: The provision of these is dependent on size of the
estate, gnd the provision already existing in the immediate neighbourhood# On
the large cottage estates shops are usually provided, and sometimes a hall for the
use of tenants; in a few cases schools, nursery schools, churches, chapels,
libraries and rest homes for old people have been included. On estates ¢f flats
children's playgrounds are usually provided. Some of the large associations have
provided playing fields, bowling-greens or tennis-courts. o




HOU/WP.1/Working Paper No.5/Add.l
page 11

3. Management services

The chief management services provided by housing associations ere rent
collection, maintenance and welfare. Housing associations do not wiuially keep
long waiting listsy; most of the smaller associations give a preference to sons
and daughters of their existing tenants who are in need of a housey ~ and some of
the largest accept nominations from local authority weiting lists or from industry.

Rents are collected weekly by most housing associations, usually at the
house, though in the case of some associations owning blocks of flates the
tenants may pay their vent to the caretaker in his office; In the case of some
industrial associations, such as the Coal Indnstry Housing Association, rents are
deducted from wages or salarles, so that thers is no rent collection %o be donac.

The extent of mainienance provided by the housing association will depend
upon the tenancy agreements with their Yenants, but in general they follow the
seme line as the local authorities, The usual practice is for the temant to ve
responsible for internal decoration ard sometimes for some minor repairs, while
the housing association carry out all external repairs. In London and
occasionally -elsesiere, housing associations undertaie interna® redecorabing es
well. -

The welfere services provided vary considurably cccording to the type of
housing association. Those founded with a philanthropic aim provide exvensive
services through their housing ranagement staff, partisularly for old people.
Help may be given in the formation of comminity associations, in the arrangement
of holidays and convalescent treatment, by vest hores for old people, and through
weekly contact with the tenants edvice and help avre available to individual
families,

4o Staff

The staff employed cn housing management depends mainly upon the number of
dwellings to be looked after, 'The smallest associations will employ a secretary
and manager, and possibly some clerical or part-time help in addition. Most
associations em51oy rent collectnrs, but in a few cases, where the property ‘
consists of blocks of flats; rents may be paid to the caretaker instead. The
prowortion of collectors and caretakers s as given for local authority housing.
The housing manage:'is normaliy qualifiod to deal with the maintensnce side of the

work, either direstly or through a building inspechor.

14
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Maintenance may be carried out by a staff employed by the housing

association, or by putting the work out to contract, and often by a combination

of the two.

It is not possible to give general figures of the number of staff of each
kind employed in housing management by housing associations, because of the

variety of their eircumstances,

5. Iraining of staff

See answer to this question urnder Local Authorities; the training is the

same in both_cases.

Bs  Cost of Yousing Management

6. Figures are not atrailable on which to base any estimate of the annual

expenditure on housing management by housing associations as a percentage of the

average rent,

The following may be taken as examples:

(a) The Scottish Suecial Housing Association

Management costs = 6.1 per cent of rent
Repairs costs = 13.0 per cent of rent

(b) The Guinness Trust

Manegement costs including caretakers =
Repairs costs =

(c) Copec House Improvement, Society

Management costs = 11.1 per cent of gross rent
Repairs costs = 9.9 per cent of gross rent

30.7 per cent ¢
35,7 per cent g

f gross rent
f gross rent

These figures should not be regarded as comparable, since the first
association owns only cottages or flatted cottage property, the second only flats,

and the third mainly old houses improved and converted,
7. No reply possible,

8. Maintenance by tenants

The practice of the housing associations in matters of repairs is similar to

for interior decoration, and for some minor repairs,
are repponsible for all structural repairs and for external painting,

for most internal repairs.

(but not always) responsible for cleaning stairs andarc- s balconies.,

around the flats is sometimes allotted to individual tenants as gardens, but is .

more frequently maintained by the associa“ions,

Outside London the tenant is normally responsible
The housing assbciations

as well as

In the case of flats, the tenants are freguently

Space
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IV. Private Owners

Where information is available it should be set out on the general lines
indicated in the preceding three categories.

C.  General Conclusions

9. There are no modifications of existing policies or principles in relation
to curren housing management under consideration on a national scale at the
present time, Individual owners are likely to keep the efficiency and economy
of their management methods under review, and experiments in such matters as the
collection of some rents fortnightly instead of weekly, or the extension of the
tenant's responsibillity for repairs are constantly being made.

The introduction of differential rent schemes by an increasing number of
local authorities is designed to put rate subsidies to the best use by ensuring
that they go to tenants who most need reduced rents,

10, The main problem encountered in housing management since the war has
been how to keep down the cost of new housing and hence the rents to be charged
to the tenants, A management problem affecting local authorities in large
. eities has been the necessity to build increasing numbers of flats for people who
have had no previous experience of flat 1life., This has entailed for the
tenants adjustment to life lived in closer proximity %o nsighbours than before
and to certain restrictions through the lack of back garden or yard. The
landlord has hed to provide and marage services such as lifts, laundries or

common rooms, not required on cottage estates. In particular, the difficulty of
providing sound insulstion at low cost has raised problems for both landlord and
tenant,

In relation to existing houses subject to rent control (i.e., not those of
local authorities) the main problem has been, and remains, that of seeing that
‘they are kept adequately in repair.

11. In dealing with this paragraph of HOU/WP.l/Working Paper No.5, it would
be useful if one recent and one older estate could be selected in each case. The
information could well include the age and type of the accommodationj and the
~ facilities, such as lifts, provided, as these affect the management and repairs

costs,
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Horking Party on Development of Housing Policies

HOUSING IN THS I:iSS INDUSTRIALIZ .0 COUNTRI .S O LUR
Note by the Secretariat

1. During tho course of its sixth se >ssion, in May this year, the Working Party
on Development of Housing Policies considered the problen of housing in the less
industrialized countries of Burope., It was agreed that
"(a) the countries concerned should consider their requirements and
problems in the light of this discussion and take such action as
they thought fit, either individually or collectively, keeping the
. Seeretariat informed as far as possible}

(b) 1in so far as further action fsll to the Houaing Gommittee'it should be
carried on under the competence of the Working Party on the De#elopment
of Housing Policies; |

(e) the Secretariat should keep in touch with the situation, working in
close collaboration with experts of the less industrialized countrios iv//
‘interested, with experts from countries which had offered or wisghed
to offer various kinds of essistence, with the “Cu Zxpert Gfoup on
the Economic Development of Southern Lurope, and with the International
Labour Organisation (ILO) and the International Council for Building

;'Researbh, Stydies and Documentation (GIB);b

'id) "the Sacretariat should prepars a report on the results of these
consultétiohs, suzgesting if necessary spsciric lines of action to
the Working Party on the Development of Housing Policies,"  (Document
HOU/MWP.1/21, paragraph 9),

2. The Secretariat has consulted with interssted governments and with the bodies
mentioned above and records in the present note the results to date of these
consultations,

/|
S
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|
3. 'The proposed lines of action emerge from the three categories of reco@msnda—

tions put forward in the Secretariat's report (HOU/77).

The first are thbse

which individual governments in the less industrializsd countries should themselves

consider, such as the formulation of a long-term and comprehensive housing policy,

the establishment of a single national housing organization and the drawing

current and long~term housing programmes. The delegates of these countr

up of
jes may

be ready to report at the forthcoming scssion of the Workinz Party what tﬁeir

governments are doing in this respect.

Secondly, certain types of action have

\
been recommended which these countries might usefully take co-operatively and in

agreement with each other and on which they might report, the most import

ant being:

(a) specializatibn and co-ordination of production of key building materials and

supplies;

(b) the establishment of a common documentation gervice and in part

a joint research prozramme. Thirdly, there is the possible contribution which

the Housing Committeec could make to assist these countries in developing
expediting their housing programmes, The present note is confined to di
possibilities of practical action in the last-mentioned category.
4, The immediate problem is how to translate the offers of help, expres

rather general terms by ropresentatives from a number'of countries at the

and

scussing

sed in
last

session of the Working Party, into specific action which could effectivel

y neet

the real needs for assistance existing in the less industrialized countries.

As a Tirst step it might be useful if a small mission of not more than féur or five
experts, chosen from among delegates to the liousing Committee, studied ﬁhe problems

on the spot so as to arrive at practical racommendations on how begt to ¢831st the

less industrialized countries in developing and expediting their housing{programmes.
|
It might combins Yisits 1o

a npumber of countries in one journey or, alternatively, visit first one bountry and

The mission might stay about & week in each country.

later tho remaining ones whon more experiencc has been gained,

5. The mission of experts would not be expected at this stage to rendqr specific

tochnical assistance but rather to study the problem as a whole and to discuss with

senior officials dealing with the country's housing the nced for and poSsibilities

of various kinds of assistance,
the mission if ite members had broad kmowledge of and wide axpericnce i#
housing field, |

Tor this rcason it would faeilitate tue work of

the

v

-

‘ 1
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6. Intercsted countriss might indicate to what oxtent they would be willing to
pay travel expenses. In particular, receivins countries might be prepared to

pay the expenses far travel and subsistence within their borders.,

7. Delegates from the less industrialized countries who would 11ike such a
mission of experts to visit their country should indicate at the forthcoming
gession the earliest opportunity when it would bc feasible for their senior
housing officials to receive the mission., A convenient time might be the early
spring of 1956, _

8. The mission would be expected to report to the Committee, at its next session
in 1956, the conclusions and recommendations which emerge from their wbrk.
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ECONOMIC COMMISSION FOR EUROPE
v * »  HOUSIN! MMITTEE -
on Development of Housing Policies >

4
~ T T PO
N - o

PROVISIONAL AGENDA

Eighth Session

to be held at the Palais des Nations, Geneva,
from 14 to 16 May 1956(1), starting at 10 a.m, on 14 May

1, Adoption of Agenda
2 Blection of Officers

3. Housing in the less industrialized countries of Europe: /?
reports of Housing missions to Turkey and Yugoslavia -

. 4, European housing developments and policies:

(ig main trends in 1955
(i1 co~operative housing and its releftion to government poliocy
(11i) private financing of housing

5, Any other business
6. Adoption by Working Party of report of eighth session

(1} It will be noted that the Working Party on Housing and Building Statistics
is holding its sixth secssion alsoc on these two days and therefore some of
the meetings will be held simultaneously in different rooms, The Working
Party on Development of Housing Policies will meet on Monday morning (bus
not in the afternoon) 14 May, in the morning and afternoon on Tuesday
15 May and for about an hour at 10 a.m, on Wednesday 16 May to adopt the report
of its mesting, The Working Party on Housing and Building Statistics will
meet both in the morning and afternoon on Monday 14 May, in the afternoon
only of Tuesday 15 May, and for about an hour at 9 a.m, on Wednesday 16 May
to adopt the report of its meeting., At 11 a.m, on Wednesday 16 Mey and for

. the remainder of the day the Housling Committee meets.
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NOTES ON TH: AGENDA FOR THE EIGHTH SESSION

Item 1: Adoption of aAgenda

Item 2: Election of Officers

In accordance with the usual procedure the Working Party should elect its

officers at its first session hecld in the calendar year.

Item 3: Housing jin the less industriaslized countries of Europe

As a result of action taken at the last session of the Working Party held

id October 1955, Housing Missions will visit Turkey and Yugoslavia in MﬁrCh\l956.

- fhe terms of referonce of the Missions agreed to by the Working Party are to
propose types and ways and’means of co-operation and éssistance designed to
develop and expedite the housing prograrmes of these two countries, The rcports

| of the Missions will be circulated early in April.

| o' Item 4: Furopear housing developmonts and policies

‘ The provisional version of the Sceretariatis Annual Survey will contain

| threc parts: (i) main trends in 1955; (ii) co-operative housing and its
relation to govornment policy; (iii) private financing of housing. General
distribution of the final version of the Survey will take place after revision
and completicr of the draft by the Seeretariat in the light of commeﬁts received
in writing before and discussion during the eighth session of the Working Party.

Item 5: Any other business

item_é: Adontion by Working Party of report of eighth session

In accordance with established practice the Working Party should agree on

.the report of its eighth session before concluding its work,
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Working Party on Development of Housing Policies

REPORT OF EIGHTH SESSION

As adopted on 16 May 1956

1.9‘ .The Working Party on Development of Housing Policies held its eighth session
from 14 to 16 May 1956, Representatives of Austria, Belgium, Bulgaria, Demmerk,
the Pederal Republic of Cermeny, Finland, France, Hungary, Ireland, Italy, the
Netherlands, Norway, Poland, Romania, Spain, Turkey, the Union of Soviet Socialist
Republics, the Eastern Zone of Germany, the United Kingdom, the United States of 4
America, and Yugoslavia participated in the meeting, Israel was represented in a
eonsultative capacity in accordance with paragraph 11 of the terms of reference
of the Economic Commission for Europe. The following organizations were also .
represented: the International Center for Regional Planning and Development
. (ICRPD), the International Confederation of Free Trade Unions (ICFTU), the
- International Co-operative Alliance (ICA), the International Council for Building
Research, Studies and Documentation (CIB), the International Federation of Building
and Public Works (FIBTP) and the International Union of Architects (UIA).
Adoption of egenda
2, The provisional agenda (HOU/WP.1/27) and a time-table for the session were
adopted, -
Election of officers
' : 3. Mr. C, BONNOME (France) and Mr, V, CERVENKA (Czechoslovakia) were respectively
’ elected Ghéirman and Vice-Chairman of the Working Party on Development of Housing
Policies, ' )
Buropean housing developments and policies
| 4, The Secretariat introduced a provisional version of a report on European
Housing Trends and Policies in 1955 (HOU/WP.l/Working Paper No. 3 and Add,l),
drawn up as far as possible in accordance with the wishes expressed at the
seventh session of the Working Party. The draft report had been prepared as
o . | usual on the responsibility of the Secretariat and was submitted to the Working




e U/ 87 \‘\
HOU/WP,1/28 |
pege 2 |

‘1
Party as a basis for discussion of the main developments in the field Pf housing in

1955 and for a fuller examination of certain long-term problems arisinF in

connexion with government housing policies,
5 The Working Party examined the draft report in two parts, discussﬁng first
the four chapters comprising Part I:; The Main Trends in 1955; namely Fhe level ‘
of and trends in building activity, recent changes in financial policy{afrectihg
housing, rent policies in western Europe, and building prices and cost%. In the
course of the debate two suggestions in particular were widely supportéd: first,
it was proposed that a table showing "dwellings completed from 1953 to%l955" should
be broken up into two tables which would present the information for uiban and rural
areas respectively; secondly, it was proposed that an attempt should b% made to
make a synthesis (apart from the special enquiries in hand by the Wbrking Party
on Cost of Building and the work by the Working Party on Hcusing and B?ilding
Statistics) of government measures designed to stabilize or reduce cos@s of
building., Attention was also drawn to factual points in the draft repért which
required correction or modification and the delegates of the countrieséconcerned
undertook to submit comments or additional information in writing to b% taken into
account by the Secretariat when preparing the final text, 1
6. With regard to Part I of the Housing Survey 1955, it was agreed tnat-
(a) delegates should send in writing to the Secretariat by 15 Jun@

comments and corrections applying to the situation in their c%untry.

Part I of the draft report would be revised and completed in %he

light of comments received and the discussion at the present %essipn

of the Working Party and, together with Part II of the draft report,

would then be generally releascd following established practi&e, on

the responsibility of the Secretariat; '

(b) if statistical information were available or could be obtaine@,

table with two columns would be included in Part I of the<iraft report

showing separately dwellings completed from 1953 to 1955 in urban and

rural areas respectively

{(c) there should be a separate attempt to make a systematic and c&mparative
enalysis of measures taken by governments to reduce or limit ﬂncreases
in the cost of house building. Experience in the United Statés of
America should also be included, The report could be modelled“ after .
%
\
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that on The Cost of House Construction (E/ECE/165) issued in

Mey 1953, but modified as necessary and brought up to date, The

work should be done by the Secrectariat in collaboration with the

rapporteurs who took part in drafting the previous report,

Mr, A, Marini (France) and Mr. P, Arctander (Demmark), with the

addition of Mr. J. Gorynski (Poland),
7+ The Working Party next examined Part II of the provisional Hbusing Survey
for 1956, namely the chapter on Private Financing of Housing and that on Co-operative
Housing., Some delegates gave orally certain corrections and supplementary
information or drew sttantion to the existence of additional information for their
omntry whieh they wadortook %0 submit in writing to the Sooretarist, In the
course of the debate suggestions were made about expanding and completing the
chapter on Private Financing of Housing and it was noted in particular that in the
final version of this chapter an attempt would be made by the Secretariat to discuss

-the general factors influencing private investment in housing and to include brief

conclusions., It was considered desirable to make a sherper distinction between
rivate sources of financing housing and private 1nd1vidual house~building with
verious kinds of State eid,

8, It was agreed with regard to Part II of the Housing Survey 1955 that delegates
ghould send in writing to the Secretariat by 30 June 1956 comments aﬁd corrections
applying to the situation in their own country, subject to the availability of the
Russian text of the draft report well in advance of that date.

9 The. delegate of the Union of Soviet Socialist Republics lodged a strong protest

which he wished to have recorded in the report of the present session against the

deploreble and deteriorating situation with regard to the availability of documents
in Russian, For this reason the delegation of the USSR had been unable to prepare
itself fully before the meeting and was thus prevented from taking a more active
part in"the.diacussion of importent items on the sgenda, The Secretariat

omplainad the situation and stated that this formal protest would be brought to

the attention of the Director of the European Office,

gggaigg in the less industrialized countries of Burope

10, Mr, van der MEER (Netherlands), Chairmen of the two Expert Housing M ssions

which went to Turkey and Yugoslavia respectively, introduced the draft reports of
the 1 ssions (HOU/WP.l/Working Poper No.4 and idd.l and 2), including cmondments .
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to the draft reports which had been agreed upon at the meetings of thé Missions

on the preceding day, ZEach of the reports contained four sections, ﬁamely, the v
scope of the Mission's visit, an account of the housing problem in th% country -

4 in question, a brief analysis of the principal problems involved in djdpveloping )

and expediting the housing programmes of that country and a summary o%’ the principal

conclusions and recommendations of the Mission. It was the Miss:.ons" view

that these reports laid down a basisfor a practical programme of acti?n of help

t0 and co-operation with Turkey and Yugoslavia, . : 1

11, The delegate of Yugoslavia expressed the appreciation of his Govprmnent for

. the work done and the results accamplished by the Expert Housing Missj.on. His

delegation, while accepting in principle the report, especially its. c?pnclueiom

and recommendations, stated that there would be a few minor correctiohs of fact

and perhaps more detailed camments submitted on the recommendations, 'jWhich would

be sent to the Secretariat after careful study of the report by the a}ppropriate

Yugoslav Authorities, He gave a brief account of the steps being taicen in his

country to implement the recommendations of the Mission, particularly% with regard

to the central planning and co~ordination of housing policy. His dell.egation

‘intended to circulate to delegates of interested countries specific propoeals for
1nternational action of a more detailed character along the lines recbmmended in .

the Mission's report. He informed the meeting that his delegation haﬂ already

begun to receive technical information and documentation from a number of

countries represented in the Housing Committee. The Yugoslav delegatF suggested

that: (a) the Working Party should accept the report of the Expert Ho?.lsing

Missions to his country and endorse the recommendations and conclusions with regard

to international action; (b) a small ad hoc Working Party should be established

for the purpose of following up the recommendations of the Mission; (le)

governments be recommended to consider, within the framework of bilateral

arrangements existing or to be made, the inclusion of technical co-operation in

the field of housing and building, along the lines proposed in the report of the
Mission,

-

12, The delegate of Turkey expressed the appreciation of his Government to

members of the Housing Commission ‘and the Governments they represented, and to

the Housing Committee under whose auspices the Expert Housing Mission was gent to

his country, for the work accomplished. He agreed with the analysis jof the

prineipal préblems and the conclusions and recommendaticns set out in the draft .




e o~ &

HOU/87
HOU/WP.1/28
page 5

report. His Govermment was considering the implementation of these
reconmendations, especially the crestion of a central housing authority and of a
national building research organization, the setting up of which required expert
advices His Govermnment intended to formulate specific propcsals for inter- .
national co-operation and assistance along the lines suggested in the Mission's
report.

13, The delegate of the International Confederation of Free Trade Unions (ICFTU)
gave an account of the activities of his Organization designed to help the less
industrislized countries in this field,

14, The representative in Europe of the United Natlons Technical Assistance
Administration explained the possibilities and procedures concerning assistance
which eould be obtained through this Administration, as well as the limitations
of the programme. In this connexion it was pointed out that the Conmittee's
activities which concern the United Nations Technical Assistance Administration
had been and would continue to be co-ordinated as appropriate with the
Administration,

15, The delegate cf Belgium stated that his Government was prepared to draw up
an agreement for collaboration in the housing field with the Govermment of
Yugoslavia on a bilateral basis. Among the points arranged the Belgian
Authorities were prepared to receive technicians, foremen and building workers,
send experts anrd furnish technical documentation as required, and exchange visits

of hcusing officials from municipal authorities. Similar arrangements were

envisaged with Turkey. The Gelegates of several countries which were represented
in the Housing Missions and of other interested govermments supported the idea of
bilateral arrangemsnts and indicated that their Governments wished to partieipate
in the programme envisaged in the reports of the Missions.

16. The Working Party, .

(a) endorsed *he recommendations in the reports of +the Expert Housing Missions
to Yugoslavia ard Turkey designed to lead to international aid
(HOU/WP.1/Working Paper No. 4 and Add.l and 2, and as further amended);

(b) requested the Executive Secretary to transmit the relevant report to the
Governments of Yugoslavia and Turkey respectively, bogether with a
statement of the views and conclusions of the Working Party, with a

‘request that these two Governments' views on the reports should be
transmitted to him as soon as possible;
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(e)

()

(e)

17. The Working Party considered a note by the Secretariat

(HOU/WP,1/Working Paper No. 2) stating that a request had been receive
Greek Government that a mission similar to that sent to Yugoslavia and
should be sent to Greece, The Working Party decided, in the absence of a ‘ '

representative of Greece, to defer consideration of this request until

session,

requested that thereafter the final text of the reports, togekher with

the views of the two Govermnments, should be circulated to all

with a request that each Government prepared to offer assistance to
Yugoslavia and Turkey should report to the next session of the Committee

on the aid it was providing;

Governments

invited Governments, when making arrangements for bilateral aid with
Yugoslavia and Turkey, to take into account assistance being given under

the United Nations Technical Assistance Programme or by cther

international organizations, and co-ordinate as necessary such activities

with the Unitsd Nations Technical Assistance Programme;

recommended that an ad hoc Working Party should be formed to follow up
Such arrangements and to deal with problems of housing development in

less industrialized countries.

d from the
Turkey

a later
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ECON SSION FOR EUROPE
HOUSING COMMITTEE

Working Papty on Development of Housing Policies i
(Eighth session, 14 to 16 May 1956) ‘

1.IST OF DELEGATES
Chairman: Mr. Camille BONNOME (France)

Vice-Chairman: Mr. Vladimir CERVENKA (Czechoslovakia)

AUSTRIA
Mr. Adelbert HARTEL : Deputy Director of the Federal Ministry
for Sccial Administration
BELGIUM
Mr. Guillaume VANDERVEKEN Secrétaire général de la Société nationale
des Habitations et logements & bon
marché (SNHLBM)
Mr., Joseph PAQUAY Secrétaire général de 1'Institut national
pour la Promotion de l'habitation
Mr. Lucien DE VESTEL Président du Centre belge de Documentation
et d'information de la construction
(CEDOC)
Mme Alice DE VESTEL~-VERMEERSCH Directrice du Service d'information du
CEDOC
Mr. Wassil STOILOFF Vice-Ministre, Ministére de la
: ’ Construction
Mr. Wassil RAEV Ingénieur en chef au Ministére des Travaux
publies
CZECHOSLOVAKTA
Mr. Vladimir'éERVENKA - President of the Central Office of Housing
, and Civil Construction
Mr. Vaclav KASALICKY Expert, Ministry of Housing
DENMARK
Mr. Johs BL@CHER Chief of Section, Ministry of Housing
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FEDERAL REPUBLIC OF GERMANY

Mr. Joachim FISCHER-DIESKAU

Mr. Hellmut BORMANN
Mr, Walter FEY

FINLAND
Mr. Esko KULOVAARA

FRANCE
Mr, Camille BONNOME

Mr. indrd MARINT

HUNGARY
Mr. Laszlé ZOLTAN
Mr. Ede FEKETE

Mr. Emmet HUMPHREYS

Mr. Giluseppe RINALDI
Mr. Italo DI LORENZO

Mr. Luigi PINTO

NETHERL.ANDS
" Mr. Gerrit van der FLIER

Mr, Zander van der MEER

NORWAY
Mr. Carl ANONSEN

Federal Ministry of Housing
FederalvMinistry of qupomics
Federal Ministry of Housing

Director, Chairman of Building
Committee (Arava)

Production

Inspecteur général, Chef du Service de
1'Inspection générale au Ministdre
de la Recomstruetion et du logement

Directeur du Centre scientifique et

technique &u bétiment

Architect

Director of Institute for House Planning

Chief Housing Architect, Department of

Local Government

Inspecteur général,

Ministére des travaux publics

Chef de division au Ministeére des

Travaux publics

Chef de Section du Service des}

recengements,

Institut central de statistique

l

\
Deputy Director General, Ministry of

Housing and Reconstruction i

President, National Board of LAnd Use

Planning

Chief of Division, Statistical
Office, H using Beard

and Planning
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Mr. Juliusz GORYNSKI

Mr. Jerzy BOGUSZ

ROMANTA
Mr. Vasile NICOLAU

Mr. Ladislav ADLER

SAN -
Mr, Iuis VALERO BERMEJO

JURKEY
.~ Mr. Mehmet AKTAN

UNION OF SOVIFT SOCTALIST REPUBLICS
Mr. Paul BLOKHINE

Mr. Wladimir MARTCHENKO

OF GERMANY
Mr. Werner SCHNEIDRATUS

Mr. Ulrich WILKEN

Mrs. Raissa HOFFMANN

UNITED KINGDOM
Mr. John OLIVER

Mr. Maurice BLACKSHAW

Mr. Frederick BATH
Mr. Thomas McLEAN
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Directeur en chef de 1'Administration
centrale de la construction des villes
[{] ZOR"

Architect, Association of Polish Architects

Vice~Ministre de 1'Industrie des matériaux
de construction

Vice~Président du Comité d'Etat pour
1t'Architecture et la construction

Directeur général de 1l'Institut national
de 1'habitation :

Cansultant Architect, Ministry of Publie
Works , ‘

Member of the Academy of Architecture,
Director of the Research Institute
for Dwellings

Member of the Scientific Council,
Communal Ministry

.Headbof Department for Building and

Town Planning, Ministry of Reconstruction

Director of the Bureau of Building Design,
Stralsund

Interpreter

Assistant Secretary, Ministry of Health
and Local Government for Northern
Ireland

Superintending Architect for Housing,
Ministry of Housing and Local Government

Assistant Secretary, Ministry of Works

Principal, Department of Health for
Scotland
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UNITED STATES OF AMERICA

Mr. Daniel HAMADY Assistant to the Administrater for v
’ International Housing Activities,
Housing and Home Finance Agency

Mr, Barton JENKS Housing Officer, United States Operation
Missi~n (USOM), Italy _

Mr. George TESORO Senicr Economic Officer, Resident
Delegation to the ECE

Mr. Frederick VREELAND Economic Officer, Resident Delégation

' to the ECE
YUGOSLAVIA

Mr. Dusan STEFANOVIC Chief of the Housing Section, Serbian
Institute of Economy '

Mr. Milutin MAKSIMOVIG Deputy Director and Chief of First Division,

Institute for Testing Materigls

GOVERNMENT PARTICIPATING IN A CONSULTATIVE CAPACITY
hl

paragraph 11 of the terms of reference of the
Economic Commission for Europe)

ISRAEL
Mr, David TANNE Director, Housing Department, ‘
Ministry of Labour
|
Mr, Israel BENIAMINI Director, Development and Central Department,

Ministry of Labour
UNITED NATIONS SPECIALIZED AGENCIES

INTERNATIONAL LABOUR ORGANISATION (IL10)
Mr. E. HOWENSTINE Economist, Economic Division

Mr, Michael O'CALLAGHAN Executive Secretary, Building Civil
Engineering and Public Works Committee

INTERNAT IONAT, NON-GOVERNMENTAL ORGANIZATIONS
INTERNAT IONAL CENTRE FOR REGIONAL PLANNING AND DEVELOPMENT (ICRPD)

Mr. Vladimir BODIANSKY Member of the Temporary Committee of ICRPD
INTERNATTONAL CONFEDERATION OF FREE TRADE UNTONS (ICFTU)
Mr. Hein UMRATH Secretary, Permanent Housing Committee,
ERO/ICFTU
INTERNATIONAL CO~OPERATIVE ALLIANCE (1ca)
Mr. Léon ROBERT Président de la Fédératicn nationale des
: coopératives HIM .
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T TION OQUNCIL FOR BUILDING RESEARCH, STUDIES DOCUMENTATION (CIB
Mr. Alfredo TURIN Secretary of the Studies Section
INTERNAT IONAL FEDERATION OF BUILDING AND PUBLIC WORKS (FIBTP)
Mr. Ernst FISCHER Secrétaire général de la Société suisse

i des entrepreneurs & Zurich

0 RCHITECTS (IUA

Mr, Lucien DE VESTEL Président de la Commisaion de l'habitst

Mr. Jean-Pierre VOUGA Architecte, Dé1égué aux Commissions de
travail de 1'UIA
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HOUSING COMMITTEE
Working Party on Development of Housing Policies

PROVISTONAT, AGENDA

Ninth Session

Distr.
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Originals ENGLISH

1o be held at the Palais des Nations, Geneva,
on 26 November 1956 (morning only) starting at 10.30 a.m.

l. Adoption of Agenda.

2. Review of work in hand and discussion of procramme &f work to be carried

out after the winding-up of the Working Party on Development of Housing

Policies,

3.  Adoption by the Working Party of the report of its ninth sessien,
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NOTES ON THE AGENDA FOR THE NINTH SESSION

Item 1: Adoption of Agenda

The Bousing Committee decided at its last session in May 1956 t%at the
Working Party on Development of Housing Policies should be abolished; subject to
it holding a final meeting immediately before the next session cf th% Conmittee,
The purpose of this meeting wonld be to report to the Committee on tﬁe work
accomplished and on that still in progress (E/ECE/HOU/59, paragraph 4 (a)).

Item 2: Review of work in hand and discussion of programme of work ﬁo be carrie

ter the -up of the Working Part eve
Policies |

The Secretariat will circulate a paper for ccmnsideration under ;tem 8 of the
Housing Committee's agenda, "Programme of Future Work". Part of th% document
will relate to the discussion under Item 2 of the agenda of the Workﬂng Party on
Development of Housing Policies: in particular, there will be a briéf analysis
of the results achieved, and a discussion of the programme of work to be carried
out after the winding up of the Working Party, including proposed arrangements
for continuing or completing the work in hand.

Item 3: Adoption by the Working Party of the report of its ninth se;sign

In accordance with established practice, the Working Party should agree on
the report of its ninth session, before concluding its work.
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] > ECONOMIG COITISSION ¥OR EUROPE
HOUSING COMIIITTHE

Working Party on Devslopment of Housing Policics

REPORT OF THe NINTH SESSION

1. The Working Party on Development of Housing Policics hold its ninth session
on 26 November 1956, Representatives from austria, Belgium, Bulgariav, the
Byelorussisn SSR, Czcchoslovakia, Dommark, the Federal Republic of Germany, France,
Hung:ry, the Nethcrlonds, Norimy, Polond, Romania, Spain, Swuden, Switzorland,
Turkcy, the Ukrainian SSR, the Union of Sovict Socinlist Republics, the Hastern
Zonu of Germany, the United Kinpdom, the United States of wacrica, and Yugoslavia
participated in the meeting. The following organizations were also representod:
the Int.rnational Lobour Organisation (ILO), the International Co-operative slliance
(IC..), the Int.rmational Council for Building Rcsearch, Studies ond Documentation

. (CIB), and the International Foderation of Building and Public Works (FIBT®) .
adoption of .yrenda

| 2. The provision:l asenda (HOU/WP.1/30) was adopted.

accomplishments of the Working Party

3. The Working Party roviewed the main results it had achieved on tho basis of
an analysis of its past work summarized in paragraph 2(a), (b), (¢), (3) and (e)
of HOU/Working Prucr No. 42. The Working Party agreed that the neragraph referred

to wa~ 2 balanced account of the work it hed carried out and recommenced to the

Committec's thirtecnth scssion (B/ECS/HOU/64, .nnex I).

Housing Committec Hhut the tuxt be included as un annex to the wreport of the
Programme of Futurc Work

4, The Working Party had a prelimin:ry discussion of the programne of york to be

errricd out after it has wound up op the basig of p-ragraphs 5 and 6 a) of
o g
HOU/Working Popecr No. 42 and of other documents r.ferrsd to thercin. The

Working Party declarud itself satisfied thot the proposed arranzements for
continuing or completing the work in hand, as sct out in the various papirs to
. the Committece, were adequatc.
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| ECONOMIC COMMISSION FOR EUROPE
? HOUSING COMMITTER

o*'king Pa:cty on Development of Housing Policies
n‘bh session, 26 November 1956)

LIST OF DEIEGATES

Chairman: Mr. Camille BONNOME (France) _
Vice-Chairman: Mr. Vladimir CERVENKA (Czechoslovekia)

AUSTRIA ‘
Mr. Adolf VICEK Director of the Federal Minlstry
) , for Trade and Reconstruction

Mr. Adalbert HARTEL Deputy Director of the Federal Ministry
for Social Administration

Mr. ILudwig RUTSCHKA Chief of Division, Population and

" Housing Censuses, Central Statistical Office

Mr. Rupert GMOSER Secretary of the Austrian Trade Union

Federation
. BEIGIUNM
Mr. Joseph CEUTERICK : Directeur général au Ministére de la
: ‘ Santé publique et de la Famille

Mr. Guillaume V.'NDIVEKEN Secrétaire général de la Société nationale

du logement (SNL)

Mr. Joseph PAQUAY - Secrétaire général de 1'Institut national
. ' pour la promotion de 1lthabitation

BYELCRTSSTAN SOVIRT SOCIALIST REPUBLIC
Mr. Vliadimir KOROL Chief of the Committee for Housing and

Architecture, Council of Ministers of
the Byelorussian SSR

BUIGAR.T.A
Mr. Wagsil STOILOFF Vice-Minister, Ministry of Building
Mr. Ljubomir FOURNATIEFF Vice-President, Committee on Building and
Architecture
CZECH(CSLOVAKTIA
Ml‘ Vladimir GERVENKA President of the Central Office of
‘ House-building
Mr. VAclav KASALICKY Expert, Ministry of Housing
’ DENMARK

Mr. Johannes BL@CHER Chief of Section, Ministry of Housing
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FEDERAL REPUBLIC OF GERMANY
Mr. Wolfgang TRIEBEL

FRANCE |
Mr. Camille BONNOME

Mr. Eugdno BROUILIARD

HUNGARY

Mr. Simon FERENCZ
NETHERTANDS

Mr. Gerrit van der FLIER

NORWAY |
Mr. Carl ANONSEN

Mr. Jens SEIP
Mr. Juliusz GORYNSKI

Mr. Adem ANDRZEJEWSKI
ROMANTA T
Mr. Ladislav ADIER

Mr, Nicolaec DROGEANU

Mr. Pompiliu MACOVEI
Mr. Luis VAIERO BERMEJO

Mr. Lennart BIJORK

SWITZERLAND
Mr. Roland BOMMELI

Director, Building Research Institute,
Hanover 1

Inspectour général, Chef du Service de
1'Inspection générale au Ministére de
la Reconstruction et du Logement

Sous-Directeur au Secrétariat d Btat a
la Reconstruction et au Logement

Permanent Delegate to the ECE

Deputy Director General, Housing and
Building Industry

" Chief of Statistical and Planning Divisien,

Housing Board
Deputy Director of the State Housing Bank

Directour de 1l!'Institut scientifique de -
1thabitat "IBM"

Scientific Directar of the Housing Institute

Vice-Président du Comité d'Etat pour

1tarchitecture et la construction

Directeur technique de 1l'Institut des
projets

Architecte en chef de la ville de Bucarest

Director General, National Housing Institute

I
|
|

" Deputy Chief of Section, Labour }hrket

"Board

Chef de la Centrale fédérale des possibilités
de travail et du Bureau pour la construction
de lcgcmerts
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TURKEY
Mr. Mehmet AKTAN

UKRAINIAN SOVIET SOCIALLIST REPUBLIC

‘Mr. Nicolei IVANTCHENKO

Mr. Mikhail ROUTCHKO

Mr. Anatole MiCHKOV

UNION OF SOVIET SOCIALIST REPUBLICS

Mr. Wladimir MARTCHENKO
Mr. Valerisn ACHOUTINE

EASTERN ZONE OF GERMANY
Mr., Werner SCHNEIDRATUS

Mr. Ulrich WIIKEN

Mr. Johann FLIERL
UNITED KINGDOM

Mr. Maurice BLACKSHAW

{

Mr. Frederick BATH
* Mr. Stuart GIIBERT
DUNITED STATES OF AMERICA
Mr. Daniel HAMADY

Mr. William ZECKENDORF Jr
Mr. Robert DODGE

1

Mr., George TESCRO
Mr. Frederick VREELAND

YUGOSIAVIA
Mr. Du$an STEFANOVIG

Mr. Milutin MAKSIMOVIG

Mr. Bogdan NIKOLATEVIS
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Director of Board of Building Research and
Housing, Ministry of Public Works

Vice-Chairman of the Committee for Housing
and Architecture of the Council of Ministers
of the Ukrainian SSR

Chief of Department, Central Institute for
Planning '

First Secretary of the Minigtry for Foreign
Affairs of the Ukrainian SSR

.Member of the Seientific and Technical

Council, Communal Ministry

Deputy Chief, Town Planning Department
"GOSPLAN"

Head of Department for Building and Town
Planning, Ministry for Reconstruction

Director, Ministry for Reconstruction

Architect, Ministry for Reconstruction

Superintending iArchitect for_ﬁousing,
Ministry of Housing and Local Government

Assistant Secretary, Ministry ef Werks

Ministry of Housing and Local Government

Assistant to the Adminigtrator, Houslng and
Home Finance Agency

Vice-President "Webb & Knapp"

Technical Jdvisor, Housing and Home Finance
Agency

Senior Economic Officer, Resident Delegation

to the International Organizations at Geneva .. .

Economic Officer, Resident Delegation to the
International Organizations at Geneva

Chief of Housing Section, Institute of
Ecconomy for Serbia

Deputy Director, Institute for Testing
Materials of Serbia

Chief of Division of Building and Construction
Statistics, Federal Statistical Office
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UNITED NATIONS SPECIALIZED AGENCY ,
INTERNATIONAL TABOUR ORGANIZATION (ILO)
. Mp. B. HOWVENSTDNE - " Economist, Economic Division
Mr. Michael O'CALLAGHAN . Executive Secretary, Building, OCivil
' : Engineering and Public Works Committee
INTERNATIONAL NON-GOVERNMENTAL ORGANIZATIONS
INTERNATIONAL CO-OPERATIVE jLLIANCE (ICA)
Mr. Léon ROBERT Président de la Fédération nationale des
coopératives HIM '
INTERNATIONAL COUNCII FOR BUILDING
RSSELRCH, STUDIES AND DOCUMENTATION (c1B) _
Mr. Alfredo TURIN Technical Secretary of the Studies Seotion =~
INTERNATIONAL FEDERATION OF BUILDING '
| AND_PUBLIC_WORKS (FIBTP) o
i Mr. Ernst FISCHER . Secrétaire général de la Société sulssé
‘ ' s S des entrepreneurs & Zurich - .
|
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Mr, Vliadimir KDROL

Mr, Victor KDILBASSINE

BULGARTA
Mr, Wassil STOIIOFF
Mr. Ljubomir FOURNATIEFF

SLOV.

Mr. Viadimir CERVENKA

Mr, Véclav KASALICKY,

Director of the Federal Ministry for Trade
and Reconstruction

Deputy Director of the Federal Ministry
for Social Administration

Directeur général au Ministére de la
Santé publique et de la Famille

Secrétaire général de la Société nationale
du logement (SNL)

Secrétaire général de l'Institut national
pour la promotion de lthabitation.

'Président du Centre belge de documentation

et d'information de la construction (CEDOC)

Chief of the Committee for Housing and
Architecture, Council of Ministers of the
Byelorussian SSR

Third Secretary of the Ministry of Foreign
Affairs of the Byelorussian SSR

Vice-Minister, Ministry of Building

Vice-President, Committee on Building and
Architecture

President of the Central Qffice of Hbuse-
building

Expert, Ministry of Housing
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DENMARK
Mr, Johannes BILZCHER Chief of Section, Ministry of Housing .
FEDERAL REPUBLIC QF GERMANY : |
Mr, Wblfgang TRIEBEL Director, Building Research Institute,,
Hanover
JRANCE
Mr, Camille BONNOME Inspecteur généragl, Chef du Service de

1'Inspection générale au Ministére de
.la Reconstruction et du Logement

Mr, Eugéne BROUILLARD Sous-Directeur au Secrétariat p'Etat a .
la Reconstruction et au Logement

ITALY
Mr, Itale DI LORENZO Chief of Division, Ministry of Public Works
NETHERLANDS
Mr, Gerrit van der FLIER Deputy Director General, Housing and
Building Industry
NORWAY .
Mr. Jens SEIP Deputy Director ef the State Housing Bank
POLAND @
Mr, Jullusz GORYNSKI Directeur de 1l'Institut scientifique de
’ lthabitat "IBM"
Mr. Adam ANDRZEJEWSKI Scientific Director of the Heusing Institute
ROMANTA '
: Mr, ILadislav ADIER 'Vioe-Président du Comité d'Etat pour
: : _ ltarchitecture et la construction
Mr, Nicolae DROGEANU Directour technigus de l*Institut-dee rhojots
SPAIN : T~
Mr. Iuis VALERO BERMEJQ Director General, Nationsl Housipg Institute
SWITZERLAND
Mr, Roland BOMMELI Chef de la Centrale fédérale des
' possibilités de travail et du Bureau pour
la construction de logements
JURKEY _
Mr, Mehmet AKTAN Director of Board of Building Research and
Housing, Miaistry ef Public Works




UKRAINIAN SOVIET SOCIALIST REPUBLIC
Mr, Nicolai IVANTCHENKD
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Mr. Anatole MACHKDV
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Mr, Paul BLOKHINE

Mr. Wladimir MARTCHENKD

Mr, Valerian ACHOUTINE

EASTERN ZONE OF GERMANY
Mr, Werner SCHNEIDRATUS
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Mr, Maurice BLACKSHAW

Mr. Frederick BATH

Mr, Stuart GILBERT
UNITED STATES OF AMERICA
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Vice-Chairman of the Committee for Housing
and architecture of the Council of
Ministers of the Ukrainian SSR

Chief of Department, Central Institute for
Planning

First Secretary of the Ministry for Foreign
Affairs of the Ukrainian SSR

Member of the iosdomy of architecture,
Director of the Research Institute for
Dwellings

Member of the Scientific and Technical
Council, Communal Ministry

Deputy Chief, Town Planning Department
"GOSPLaN"

Head of Department for Building and Town
Planning, Ministry for Reconstruction

Director, Ministry for Reconstruction

Architect, Ministry for Reconstruction

Superintending architect for Housing,
Ministry of Housing and Iocal Government

Agsistant Secretary, Ministry of Works

Ministry of Housing and Local Government

Agsistant to the Administrator, Housing
and Home Finance Agency

Vice-President, "Webb & Knapp"

Technical Advisor, Housing and Home
Finance Agency

Senior Economic Officer, Resident Delegation
to the International Organizations at
Geneva

Economic Officer, Resident Delegation to
the International Organizations at Geneva
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YUGOSIAVIA o |
. \
Mr, Dusan STEFANOVIC Chief of Housing Section, Institute of - v
| Economy for Serbia ’
Mr, Milutin MAKSIMOVIC Deputy Director, Institute for Testing
Materials of Serbia

‘ Mr, Bogdan NIKOLAJEVIC Chief of Division of Building and

Construction Statistics, Federal
Statistical Office

UNITED NATTONS SPECIALIZED AGENCY

INTERNATIONAL LABOUR ORGANIZATION (II0)

Mr. Michael O'CALLAGHAN Executive Secretary, Building, Civil
. , Engineering and Public Works Committee
Mr, E. HOWENSTINE Economist, Economic Division

‘ - INTERNATIONAT: NON-GOVERNMENTAL ORGANIZATIONS

, INTERNATIONAL CONFEDERATION OF FREE
| TRADE UNIONS (ICFTU)

Mr. Hein UMRATH Secretary, Housing Committee, ERO/ICFTU

- INTERNATIONAL CO-OPERATIVE ALLTANCE (ICA)

| Mr, Léon ROBERT Président de la Fédération nationale des
| } coopératives HIM

INTERNATIONAL COUNCIL FOR BULLDING
RESEARCH, STUDIES AND DOCUMENTATION (CIB)

} Mr. Alfredo TURIN Technical Seeretary of the Studies Section
|

INTERNATIONAL FEDERATION OF BUILDING
AND PUBLIC WORKS (FIBTP)

: Mr. Ernst FISCHER Seerédtaire général de la Société Suisse
des Entrepreneurs a Zurich

INTERNATTIONAL UNION OF ARCHITECTS (IUA)

Mr, Jean-Pierre VOUGA irvchitecte, Délégue aux Commissions de
travail
Mr, André RIVOIRE Architecte

UNIONALNTERNATIONAEE DE 1A PROPRIETE
FONCIERE BATIE (UIPFB)

Mr, Jean PONCET Avocat, Secrétaire général
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