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the special committee, have passed upon its validity in every detaijl.

7. A copy of this resolution shall, unless otherwise determined by the Board.
be printed in each copy of every National Bureau book.
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and revised F. ebruary 6, 1933 and F ebruary 24, 194} )
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This report is one of a series emerging from an
investigation of posnwvar capital market developments
in the United States aided by a grant to the National
Bureau from the Life Insurance Association of America.



FOREWORD

This Technical Paper is the first result of the Postwar Capital Market
Study to be published by the National Bureau of Economic Research.®
The study was started in the summer of 1955 under a grant to the National
Bureau from the Life Insurance Association of America. Its primary
objective, in the words of the National Burcau’s Thirty-sixth Annual
Report, 1956, is “an analysis of the structure and development of the
American capital market in the decade 1946-1955 that ties a description
of the institutional setting and a discussion of the major economic prob-
lems involved to an integrated statistical framework of the flow of funds
through the capital market and of the assets and liabilities of financial
institutions active in the market.”

To achieve this objective two related approaches were adopted. First,
a set of basic statistics for the analysis of the capital market is being built
up by bringing up to date, and revising for the years 19461949, the esti-
mates of saving, investment, national wealth, institutional and national
balance sheets published for the period back to the turn of the century in
A Study of Savings in the United States and Financial Intermediaries in
the American Economy Since 1900,* and by developing as an experiment
in statistical method and analysis fairly detailed quarterly statements of
the flow of funds through the capital market for the years 1953-1955.
Work is under way, secondly, on three institutional monographs which
will provide a description and analysis of the most important sectors of
the capital market, the market for government securities, the market for
corporate securities and loans, and the nonfarm mortgage market.

This Technical Paper is part of Saul B. Klaman’s monograph on the
nonfarm mortgage market, but in nature it is similar to the basic capital
market statistics just mentioned. It provides — notwithstanding some of
1Some papers representing progress reports from the study read at the 1956 meeting

of the American Finance Association have already been published in the May 1957
issue of the Journal of Finance.

ZRaymond W. Goldsmith, 3 vols., Princeton University Press, 1955 and 1956; and
Princeton University Press for National Bureau of Economic Research, 1958.
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the shortcomings of the figures, of which no one is more aware than the
author — the most complete and consistent set of statistics now available
on total amounts of mortgages outstanding on different types of properties,
and on the holdings of these mortgages by the main groups of investors.
particularly the various financial institutions for the period from 1945
through 1956, annually through 1952 but quarterly for the last four years.
Economists working in this field will particularly welcome, we trust, the
appraisal of mortgage debt statistics, and the detailed description of
sources and methods of estimation which is given in the text discussion
and in the column-by-column notes to the tables. In view of the size of
the total mortgage debt, now well over $150 billion; of the status of mori-
gages as one of the main outlets for the funds of virtually every type of
financial institution (the few exceptions, such as pension funds, may not
remain so for long); and the essential role that mortgage investment plays
in financing residential and commercial construction which together
account for more than one-third of gross privatec domestic capital forma-
tion, the importance of adequate statistical information in this ficld needs
no emphasis.

Because of the timeliness and importance of the basic statistics on
mortgage debt and holdings assembled by Klaman in preparing his mono-
graph, the National Bureau decided not to delay publication until the
monograph was completed. The urgency was increased by numerous
requests made by both government and private agencies for use of one
or more series. For many series, quarterly data have not been previously
available, and for others annual data have been brought up to date,
revised, and gencrally improved. (Reasons for differences between figures
published earlier by the National Bureau and those presented here are
discussed at the beginning of section 2.) The three series developed by
Klaman on residential, multifamily, and nonresidential mortgage debt
should be particularly useful for analysis of the mortgage market.

It is hoped that the framework within which the quarterly data have
been presented in this paper may serve as a foundation for the regular
compilation and publication of more comprehensive mortgage debt statis-
tics than now exist. Having had long experience in the development and
use of mortgage statistics for current economic analysis, Klaman was
mindful of such a purpose in preparing the new estimates. Their carly
publication might speed, we thought, initiation of a program of improved
current reporting in this important area of economic activity, which could
continue a new regular series without interruption after the fourth quarter
of 1956, the last covered in this paper.

The objective of rapid availability to students of the mortgage market
could be achieved only if the statistics were released without interpretative




text. The analysis of the statistics included in this T'echnical Paper and
their connection with instituticnal developments and with mortgage mar-
ket techniques will be found in the relevant chapters of Klaman’s mono-
graph. This Technical Paper, thus, provides a basic teol for analysis of
the American mortgage market. It provides also the first comprehensive
description and appraisal of mortgage debt statistics, and offers recom-
mendations for their improvement. In falfilling these limited and specitic
functions we hope the paper will be found uscful also for the study of the
market’s development during the postwar decade when its growth in size
and importance has been well beyond that of any previous period.

RAYMOND W. GOLDSMITH
Director, Postwar Capital Market Study
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