
This PDF is a selection from an out-of-print volume from the National
Bureau of Economic Research

Volume Title: Studies in the National Balance Sheet of the United States,
Vol. 1

Volume Author/Editor: Raymond W. Goldsmith and Robert E. Lipsey

Volume Publisher: Princeton University Press

Volume ISBN: 0-691-04179-2

Volume URL: http://www.nber.org/books/gold63-1

Publication Date: 1963

Chapter Title: Front matter, Studies in the National Balance
Sheet of the United States, Volume I

Chapter Author: Raymond W. Goldsmith, Robert E. Lipsey

Chapter URL: http://www.nber.org/chapters/c3923

Chapter pages in book: (p. -28 - 0)





STUDIES IN THE NATIONAL BALANCE
SHEET OF THE UNITED STATES

Volume I



NATIONAL BUREAU OF ECONOMIC RESEARCH

STUDIES IN CAPITAL FORMATION AND FINANCING

I. Capital Formation in Residential Real Estate: Trends and Prospects
Leo Grebler, David M. Blank, and Louis Winnick

2. Capital in Agriculture: Its Formation and Financing since 1870
Alvin S. Tostlebe

3. Financial Intermediaries in the American Economy since 1900
Raymond W. Goldsmith

4. Capital in Transportation, Communications, and Public Utilities: Its Formation
and Financing

Melville J. Ulmer
5. Postwar Market for State and Local Government Securities

Roland I. Robinson
6. Capital in Manufacturing and Mining: Its Formation and Financing

Daniel Creamer, Sergei P. Dobrovoisky, and Israel Borenstein
7. Trends in Government Financing

Morris A. Copeland
8. The Postwar Residential Mortgage Market

Saul B. Kiaman
9. Capital in the American Economy: Its Formation and Financing

Simon Kuznets
10. The National Wealth of the United States in the Postwar Period

Raymond W. Goldsmith
11. Studies in the National Balance Sheet of the United States

VOLUME I, Raymond W. Goldsmith and Robert E. Lipsey
VOLUME IL Raymond W. Goldsmith, Robert E. Lipsey, and Morris Mendelson



Studies in the
National Balance

of the United
VOLUME I

BY

Sheet
States

RAYMOND W. GOLDSMITH
AND

ROBERT E. LIPSEY

A STUDY BY THE
NATIONAL BUREAU OF ECONOMIC RESEARCH

S

PUBLISHED BY
PRINCETON UNIVERSITY PRESS

1963



Copyright © 1963 by The National Bureau of Economic Research, Inc.
All Rights Reserved

L. C. Card No. 63-7520

Printed in the United States of America



NATIONAL BUREAU OF ECONOMIC RESEARCH
1963

OFFICERS

Albert J. Hettinger, Jr., Chairman Frank W. Fetter, Vice-President
Arthur F. Burns, President Donald B. Woodward, Treasurer

Solomon Fabricant, Director of Research
Geoffrey H. Moore, Associate Director of Research

Hal B. Lary, Associate Director of Research
William J. Carson, Executive Director

DIRECTORS AT LARGE
Robert B. Anderson, New York City
Wallace J. Campbell, Nationwide Insur-

ance
Edwin D. Canham, Christian Science

Monitor
Solomon Fabricant, New York University
Marion B. Folsom, Eastman Kodak Com-

pany
Crawford H. Greenewalt, E. I. du Pont

de Nemours & Company
Gabriel Hauge, Manufacturers Hanover

Trust Company
A. J. Hayes, international Association of

Machinists
Albert J. Hettinger, Jr., Lazard Frères

and Company

V. W. Bladen, Toronto
Francis M. Boddy, Minnesota
Arthur F. Burns, Columbia
Lester V. Chandler, Princeton
Melvin G. de Chazeau, Cornell
Frank W. Fetter, Northwestern
R. A. Gordon, California

Moses Abramovitz
Gary S. Becker
William H. Brown,
Gerhard Bry
Arthur F. Burns
Phillip Cagan
Joseph W. Conard
Frank G. Dickinson
James S. Earley
Richard A. Easterlin
Solomon. Fabricant
Albert Fishlow
Milton Friedman

Theodore V. Houser, Committee for Eco-
nomic Development

Nicholas Kelley, Kelley Drye Newhall
Maginnes Warren

H. W. Laidler, League for Industrial
Democracy

George B. Roberts, Larchmont, New York
Harry Scherman, Book-of-the-Month

Club
Boris Shishkin, American Federation of

Labor and Congress of Industrial Or-
ganizations

George Soule, South Kent, Connecticut
Joseph H. Wilhits, Armonk, New York
Donald B. Woodward, A. W. Jones and

Company

Victor R. Fuchs
H. G. Georgiadis
Raymond W. Goldsmith
Challis A. Hall, Jr.
Millard Hastay
Daniel M. Holland
Thor Hultgren
F. Thomas Juster
C. Harry Kahn
Irving B. Kravis
Hal B. Lary
Robert E. Lipsey
Ruth P. Mack

Jacob Mincer
use Mintz
Geoffrey H. Moore
Roger F. Murray
Ralph L. Nelson
G. Warren Nutter
Richard T. Selden
Lawrence H. Seltzer
Robert P. Shay
George J. Stigler
Norman B. Ture
Herbert B. Woolley
Victor Zarnowitz

DIRECTORS BY UNIVERSITY APPOINTMENT
Harold M. Groves, Wisconsin
Gottfried Haberler, Harvard
Maurice W. Lee, North Carolina
Lloyd G. Reynolds, Yale
Paul A. Samuelson, Massachusetts

Institute of Technology
Theodore W. Schultz, Chicago
Willis J. Winn, Pennsylvania

DIRECTORS BY APPOINTMENT OF OTHER ORGANIZATIONS
Percival F. Brundage, American Institute of Certified Public Accountants
Nathaniel Goldfinger, American Federation of Labor and Congress of

industrial Organizations
Harold G. Halcrow, American Farm Economic Association
Murray Shields, American Management Association
Willard L. Thorp, American Economic -Association
W. Allen Wallis, American Statistical Association
Harold F Williamson, Economic History Association
Theodore 0. Yntema, Committee for Economic Development

DIRECTORS EMERITI
Shepard Morgan, Norfolk, Connecticut N. I. Stone, New York City

Jacob Viner, Princeton, New Jersey
RESEARCH STAFF

Jr.



RELATION OF THE DIRECTORS
TO THE WORK AND PUBLICATIONS OF THE NATIONAL BUREAU OF

ECONOMIC RESEARCH

1. The object of the National Bureau of Economic Research is to ascertain and
to present to the public important economic facts and their interpretation in a
scientific and impartial manner. The Board of Directprs is. charged with the respon-
sibility of ensuring that the work of the National Bureau is carried on in strict
conformity with this object.

2. To this end the Board of Directors shall appoint one or more Directors of
Research.

3. The Director or Directors of Research shall submit to the members of the
Board, or to its Executive Committee, for their formal adoption, all specific pro-
posals concerning researches to be instituted.

4. No report shall be published until the Director or Directors of Research shall
have submitted to the Board a summary drawing attention to the character of the
data and their utilization in the report, the nature and treatment of the problems
involved, the main conclusions, and such other information as in their opinion
would serve to determine the suitability of the report for publication in accordance
with the principles of the National Bureau.

5. A copy of any manuscript proposed for publication shall also be submitted to
each member of the Board. For each manuscript to be so submitted a special com-
mittee shall be appointed by the President, or at his designation by the Executive
Director, consisting of three Directors selected as nearly as may be one from each
general division of the Board. The names of the special manuscript committee shall
be stated to each Director when the summary and report described in paragraph (4)
are sent to him. It shall be the duty of each member of the committee to read the
manuscript. If each member of the special committee signifies his approval within
thirty days, the manuscript may be published. If each member of the special com-
mittee has not signified his approval within thirty days of the transmittal of the
report and manuscript, the Director of Research shall then notify each member
of the Board, requesting approval or disapproval of publication, and thirty addi.
tional days shall be granted for this purpose. The manuscript shall then not be
published unless at least a majority of the entire Board and a two-thirds majority
of those members of the Board who shall have voted on the. proposal within the
time fixed for the receipt of votes on the publication .proposed shall have approved.

6. No manuscript may be published, though approved by each member of the
special committee, until forty-five days have elapsed from the transmittal of the
summary and report. The interval is allowed for the receipt of any memorandum
of dissent or reservation, together with a brief statement of his reasons, that any
member may wish to express; and such memorandum of dissent or reservation shall
be published with the manuscript if he so desires. Publication does not, however,
imply that each member of the Board has read the manuscript, or that either mem-
bers of the Board in general, or of the special committee, have passed upon its va-
lidity in every detail.

7. A copy of this resolution shall, unless otherwise determined by the Board, be
printed in each copy of every National Bureau book.
(Resolution adopted October 25, 1926, as revised February 6, 1933, and February 24,
1941)



This report is one of a series emerging from an
investigation of postwar capital market develop-
ments in the United States. The costs of the study
were financed in large part by a grant to the Na-
tional Bureau from the Life Insurance Associa-
tion of America supplemented by funds from
the Research and Educational Trust Fund of
the Mortgage Bankers Association of America.
Neither of these organizations, however, is re-
sponsible for any of the statements made or views
expressed in the report.





CONTENTS

PREFACE XXIII

PART ONE
THE NATIONAL BALANCE SHEET OF THE UNITED STATES

1. SUMMARY OF FINDINGS 3

2. MAIN FEATURES OF NATIONAL BALANCE SHEETS 9'
Uses of National Balance Sheets 9
Basic Problems in Compiling National Balance Sheets 13

3. THE NATIONAL BALANCE SHEET OF THE UNITED STATES DURING
THE POSTWAR PERIOD 41

A Bird's-Eye View 41
Growth of Aggregate National and Sectoral Assets 52
Changes in Structure of National Balance Sheet 66
Some Important Balance Sheet Ratios 74
Distribution of National Assets and National Net Worth

Among Sectors 94
Balance Sheet Structure of Main Sectors 100

PART TWO
THE INFLUENCE OF PRICE CHANGES ON NET WORTH

4. SUMMARY AND SIGNIFICANCE OF FINDINGS 109
Summary of Findings 110
Significance of Findings 113

5. PROBLEMS IN MEASURING NET WORTH 116
Effects of Aggregation 116
Decomposition of Nominal Net Worth Changes 119
Deflation of Assets and Net Worth 121
Statistical Difficulties 124

ix



CONTENTS
6. NET WORTH CHANGES AND PRICE LEVEL CHANGES 130

Changes in Net Worth 130
Components of Current Value Net Worth Change 149
Net Worth in Constant Prices 159

7. ASSET PRICES AND THE GENERAL PRICE LEVEL 166
Information on Asset Prices 166
Prices for Specific Types of Assets 169
Asset Prices for Sectors and Subsectors 179
Real Asset Prices 186

8. LEVERAGE RATIOS 190
Uses and Limitations of Leverage Ratios 190
Leverage Ratios for Major Sectors 199
Leverage Ratios for Households of Different Types 206
Leverage Ratios for Groups of Corporations 234

PART THREE
HOUSING IN THE NATIONAL BALANCE SHEET

9. INTRODUCTION AND SUMMARY 245
10. HOUSING AS A COMPONENT OF NATIONAL WEALTH 252

Long-Term Trends in Importance of Housing 252
Postwar Changes in Relationship of Housing to Wealth

and Assets 257
11. RESIDENTIAL MORTGAGES AS FINANCIAL ASSETS AND LIABILITIES 277

Mortgage Debt Outstanding 277
Debt-to-Asset Ratios for Housing 291
Net Flows of Housing Funds in the Postwar Period 298
Gross Flows of Housing Funds in the Postwar Period 304

12. HOME OWNERSHIP AND MORTGAGE DEBT IN RELATION TO FAMILY
CHARACTERISTICS 328

Gross Relationships Between Housing Status and Other
Variables 329

Age and Wealth 331
Income and Wealth 335
Income and Age 339
Occupation and Wealth 344
Savings and Wealth 347
Asset Portfolios and Housing Status 350
Summary 352

x



CONTENTS
APPENDIXES

A. ESTIMATES OF THE VALUE OF HOUSING FROM CENSUS AND SURVEY
DATA 355

Owner-Occupied Housing 355
Renter-Occupied Housing 860

B. DISTRIBUTION OF NONFARM RESIDENTIAL MORTGAGE DEBT
BETWEEN OWNER-OCCUPIED AND RENTAL HOUSING 395

C. DATA ON GROSS FLOWS OF MORTGAGE FUNDS AND VALUE OF
MORTGAGES OUTSTANDING 402

INDEX 427

xi



TA BLES

PART ONE
1. Main Balance Sheet Components, by Sectors, 1900-58 43
2. Summary of National Balance Sheet of the United States in

the Postwar Period 46
3. Summary of National Balance Sheet Structure of the United

States in the Postwar Period 48
4. Distribution of Main Items in National Balance Sheet

Among Sectors, 1945, 1951, and 1958 50
5. Components of Growth of National Assets, 1850-1958 56
6. Growth of Main Components of Deflated National Assets,

1850-1958 58
7. Growth of Assets and Net Worth of Main Sectors, 1946-58 61
8. Growth of Total Current Assets of Main Sectors, Prices, and

Population, 1900-58 62
9. Rates of Growth of Total Current Assets of Main Sectors,

Prices, and Population, 1900-58 63
10. Current Value of Main Types of Tangible Assets, 1900-58 '70
11. Percentage Distribution of Total Tangible Assets by Main

Types, 1900-58 72
12. Growth of Main Types of Tangible Assets, 1900-58 74
13. Main Types of National Financial Assets, 1900-58 76
14. Percentage Distribution of Financial Assets by Main Types,

1900-58 78
15. Growth of National Financial Assets, 1900-58 79
16. The Financial Interrelations Ratio and Its Main Compo-

nents, 1900-58 80
17. Ratio of Tangible to Total Assets of Main Sectors, 1945-58 83
18. Ratio of Liquid to Total Assets of Main Sectors, 1945-58 86
19. Ratio of Price-Sensitive to Total Assets of Major Sectors,

1945-58 87
20. Debt Ratio of Main Sectors, 1945-58 91

x:u



TABLES

21. Share of Main Sectors in National Assets and National Net
Worth, 1945-58 95

22. Share of Major Sectors in Net Changes in Assets and Net
Worth, 1945-58 97

PART TWO
23. Effect of Consolidation of Intercorporate Holdings of Equity

Securities 118
24. Effects of Saving, Transfers, and Capital Gains on Net

Worth 122
25. Net Worth Under Alternative Definitions: Corporations,

Nonfarm Households, and the Nation, 1900-58 126
26. Net Worth: Amounts, Absolute Changes, and Relative

Changes, Selected Years, 1900-58 132
27. Deflated Net Worth: Amounts, Absolute Changes, and Rela-

tive Changes, Selected Years, 1900-58 184
28. Net Worth Per Capita: Amounts, Absolute Changes, and

Relative Changes, Selected Years, 1900-58 136
29. Deflated Net Worth Per Capita: Amounts, Absolute

Changes, and Relative Changes, Selected Years, 1900-58 138
30. Net Worth and Net Worth Changes, Including Military

Assets, 1933-58 140
31. Annual Percentage Rates of Growth of Net Worth, De-

flated Net Worth, and Deflated Net Worth Per Capita,
1900-58 142

32. Annual Rate of Change in Pricesand National Net Worth,
1900-58 144

33. Distribution of Net Worth and Changes in Net Worth
Among Sectors, 1900-58 147

34. Net Saving and Stock Issues, by Sector, Current Prices,
1900-58 152

35. Residual Net Worth Changes: Minus Saving and Net
Stock Issues, by Sector, Current Prices, 1900-58 154

36. Residual Net Worth Changes Under Alternative Definitions
of Net Worth: Corporations and Nonfarm Households,
1900-58 157

37. Net Saving and Stock Issues, by Sector, 1929 Prices, 1900-58 162
38. Residual Net Worth Changes: Total Minus Saving and Net

Stock Issues, by Sector, 1929 Prices, 1900-58 164
39. Current Prices and Asset Prices, Annual Indexes, 1900-62 170
40. Current Prices and Asset Prices: Changes Between Bench-

mark Years, 1900-62 174
41. Sectoral Price Indexes for Price-Sensitive Assets, 1900-62 181
42. Price Indexes for Price-Sensitive Assets, 1944-53, 1953-58,

xzli



TABLES
and HOuseholds, by Gross Estate Class 182

43. Price Indexes for Price-Sensitive Assets, 1949.58 and 1949-62,
by Wealth Classes: Survey of Consumer Finances and Estate
Tax Data 184

44. Price Indexes for Price-Sensitive Assets, 1949-58, by Income,
Age, and Occupational Class: Survey of Consumer Finances
Data 185

45. Real Asset Price Indexes, by Type of Asset, 1900-62 187
46. Real Asset Price Indexes, by Sector, 1900-62 187
47. Real Price Indexes for Price-Sensitive Assets, 1949-58 and

1949-62, by Wealth Classes: Survey of Consumer Finances
and Estate Tax Data 188

48. Illustrative Examples of Calculation of Leverage Ratio 194
49. Leverage Ratios for Major Sectors, Benchmark Years,

1900-58 200
50. Comparison of Actual with Expected Ratio of End-of-Period

to Initial Real Net Worth (Excluding Saving), 1900-62 204
51. Household Leverage Ratios: Adjusted to Include Life In-

surance and Retirement Funds, 1950, and Unadjusted, 1950,
1953, and 1962 208

52. Frequency Distribution of Households by Leverage Ratio
(Unadjusted) and Selected Household Characteristics, Early
1953 and 1962 212

53. Leverage Ratios of Nonfarm Households of Different Hous-
ing Status, Early 1950 214

54. Expected Residual Changes in Net Worth of Households,
1949-58, by Income, Age, Occupation, and Housing Status,
Current and Constant Prices 216

55. Leverage Ratios by Housing Status and Age, 1950, 1953,
1958, and 1962 218

56. Leverage Ratios by Housing Status and Income, 1950, 1953,
and 1958 219

57. Leverage Ratios for Estates of over $60,000, by Size of Estate,
1944 and 1953 229

58. Leverage Ratios for Estates of over $60,000, by Age of
Owner, 1944 and 1953 280

59. Comparison of Leverage Ratios Derived from Estate Tax
Returns, Unadjusted and Adjusted for Age Distribution,
1944 and 1953 231

60. Leverage Ratios for Estates, by Size, Calculated Directly
from Estate Tax Returns, Unadjusted for Age Differential
Death Rates, Benchmark Years, 1922-58 232

xiv



TABLES

61. Leverage Ratios for Manufacturing Industries, Selected
Years, 1929-59 236

62. Leverage Ratios for Corporations, by Major Industry and
Size: IRS Statistics, 1956 238

63. Leverage Ratios of Manufacturing Corporations, by Size,
1958 and 1962 241

PART THREE
64. Residential Structures as a Percentage of Reproducible Tan-

gible Wealth, Thirteen Countries 247
65. Share of Residential Real Estate in Total Assets, by Sector,

and in Total Tangible Assets, 1900-58 257
66. Value of Nonfarm Housing Stock, by Tenure and Type of

Structure, Census-Type and Perpetual Inventory Estimates,
1945-60 260

67. Value of Nonfarm Housing Stock, by Type of Structure and
Sector of Ownership, Perpetual Inventory Estimates, 1945-60 262

68. Change in Value of Identical Houses, 1950 and 1956 264
69. Value of Nonfarm Housing Stock, by Tenure and Type of

Structure, Perpetual Inventory Estimates Allocated by. Dis-
tribution of Census-Type Estimates, 266

70. Value of Housing, by Sector. of Ownership, Tenure, and
Type of Structure, 1945-60 268

71. Net Changes in Value of Nonfarm Housing. Stock, by Ten-
ure and Type of Structure, 1946-60 270

72. Decomposition of Changes in Value of Private Nonfarm
Residential Housekeeping Structures, 1946-60 272

73. Main Components of Inventory Change, 1950-59: Rental
Units in Structures of One to Four Units 276

74. Share of Nonfarm Residential Mortgages in National Assets
and Liabilities, 1900-58 278

75. Share of Nonfarm Residential Mortgages in Total Assets,
by Sector, 1900-58 279

76. Shares of Guaranteed and Conventional Mortgages in Total
Assets of Four Main Financial Institutions, 1945-58 281

77. Share of Nonfarm Residential Mortgage Debt in Total Lia-
bilities, by Sector, 1900-58 283

78. Percentage Distribution of Nonfarm Residential Mortgages
Outstanding, by Type, 1900-60 284

79. Distribution of Nonfarm. Residential Mortgage Debt,, by'
Type of Institution and' Type of Property, August 1950 286

80. Percentage Distribution of. Ownership of One- to Four-Fam-

xl)



TABLES

ily and Multifamily Nonfarm Residential Mortgage Debt,
by Type of Investor, 1900-60 288

81. Percentage Distribution of Ownership of Four Types of
Nonfarm Residential Mortgage Debt, by Type of Investor,
1945-60 290

82. Residential Mortgage Debt as a Percentage of Value of Pri-
vate Nonf arm Residential Housing, 1900-60 292

83. Nonfarm Owner-Occupied Houses Built Before 1940 and
1930 and Mortgaged in 1940, 1950, and 1956 294

84. Relation of Mortgage Debt to Total Value, by Type of Prop-
erty, 1950 297

85. Mortgage Status of One- to Four-Family Nonfarm Dwelling
Units, by Tenure, 1950 and 1956 299

86. Net Flow of Funds into Nonfarm Residential Construction,
1946-60 300

87. Gross Sources of Funds, One- to Four-Family Nonfarm Hous-
ing, 1946.60 306

88. Gross Uses of Funds, One- to Four-Family Nonfarm Hous-
ing, 1946-60 308

89. Composition of Change in Owners' Equity, One- to Four-
Family Nonfarm Houses, 1946-60 311

90. Distribution of Nonfarm Home-Owners and Renters by
Family Characteristics, 1950 330

91. Average Assets, Debt, and Net Worth, by Housing Status,
1950 331

92. Average Value of Assets and Net Worth, by Housing Status
and Age of Head of Spending Unit, 1950 333

93. Asset-Size Distribution of Spending Units by Age and Hous-
ing Status, 1950 334

94. Age Distribution of Spending Units by Asset Size and Hou-
ing Status, 1950 335

95. Income Distribution of Spending Units by Asset Size and
Housing Status, 1950 337

96. Asset-Size Distribution of Spending Units by Income and
Housing Status, 1950 338

97. Average Value of Assets by Income and Housing Status,
1950 340

98. Age Distribution of Families by Income and Housing Status,
1958 Consumers Union Survey Data 342

99. Income Distribution of Families by Age and Housing Status,
1958 Consumers Union Survey Data 344

xvi



TABLES

100. Asset-Size Distribution and Average Assets and Net Worth
Per Spending Unit, by Housing and Employment Status,
1950 346

101. Savings-Size Distribution of Spending Units by Asset Size
and Housing Status, 1950 348

102. Liquid Assets as a Percentage of Assets Other Than Home,
by Income, Age, and Occupation, 1950 351

APPENDiXES

A-i. Estimation of Average Value of Nónfarm Owner-Occupied
One-Family Houses, 1950 and 1960 363

A-2. Estimation of Total Value of Nonfarm Owner-Occupied
One-Family Houses, 1950 and 1960 364

A-3. Data on Owner-Occupied Two- to Four-Family Structures
and Two- to Four-Unit Properties, 1940 365

A-4. Comparison of Mortgaged and Nonmortgaged Owner-
Occupied Units in Other Than One-Family Structures, by
Estimated Rental Value, 1940 366

A-5. Estimation of Value of Owner-Occupied and Rental Units
in Owner-Occupied Two- to Four-Family Houses, 1950 367

A-6. Estimation of Value of Owner-Occupied and Rental Units
in Owner-Occupied Nonfarm One- to Four-Family Houses,
1956 368

A-7. Estimation of Value of Owner-Occupied and Rental Units
in Owner-Occupied Two- to Four-Family Houses, 1960 369

A-8. Construction of Interpolating Series for Value of Owner-
Occupied Houses, 1945-56 370

A-9. Construction of Interpolating Series for. Value of Owner-
Occupied Houses, 1956-60 372

A-b. Estimation of Value of Owner-Occupied Nonfarm Houses
from Census and Survey Data, 1945-60 373

A-li. Median and Mean Contract Rents, Cities Over 100,000, 1950 374
A-12. Estimation of Average Contract and Adjusted Gross

Monthly Rent, by Type of Structure, Rural Nonfarm, 1950 374
A-13. Estimation of Average Contract Monthly Rent, by Type of

Structure, Total Urban and Rural Nonfarm, 1950 375
A-14. Estimation of Average Contract and Adjusted Gross

Monthly Rent, by Type of Structure, Urban, 1950 376
A-15. Calculation of Space Rent and Net Rent for Nonfarm

Rented Dwellings, 1950 376
A-i6. Estimation of Value of Rental Housing, by Type of Struc-

ture, 1950 377

xvii



TABLES

A-17. Estimation of Average Gross, Average Contract, and Ad-
justed Gross Monthly Rent, by Type of Structure, 1956 379

A-18. Estimation of Value of Rental Housing, by Type of Struc-
ture, 1956 380

A-19. Estimation of Value of Rental Housing, November 1945,
April 1947, and April 1960 381

A-20. Estimation of Value of All Rental Units and of Owner-
Occupied Units in Structures of Five Units or More,
1945-60 382

A-21. Estimation of Value of Vacant Nonfarm Housing, 1950 384
A-22. Estimation of Value of Vacant Nonfarm Dwelling Units

Available for Rent or Sale, December 31, 1956, and April 1,
1960 386

A-23. Estimation of Value of Vacant Housing, 1955-60 388
A-24. Interpolation and Extrapolation of Estimates of Vacant

Housing for Sale, 1945-55 391
A-25. Estimation of Value of Vacant Rental Units, November

1945 392
A-26. Interpolation of Value of Vacant Rental Units, 1945-55 393

B-i. Data on Value and Mortgage Debt for Owner-Occupied
Nonfarm Properties, 1950 398

B-2. Data on Value and Mortgage Debt for Owner-Occupied
Properties, 1956 399

B-3. Mortgage Debt on One- to Four-Family Nonfarm Houses,
Annual Estimates, 1945-60 400

B-4. Distribution of Nonfarm Rental Housing Units by Size of
Structure and Size of Property, 1950 401

C-i. Mortgages of $20,000 or Less Recorded on Nonfarm Prop-
erties, by Type of Mortgagee, 1946-61 404

C-2. Mortgages of $20,000 or Less Recorded on Nonfarm Prop-
erties, by Type of Mortgage, 1946-61 405

C-3. VA Home Loans Closed, by Type of Mortgagee, 1946-61 405
C-4. Originations of FHA-Insured Home Mortgages, by Type

of Mortgagee, 1946-6 1 406
05. Purchases of FHA-Insured Home Mortgages, by Type of

Mortgagee, 1946-6 1 407
C-6. Sales of FHA-Insured Home Mortgages, by Type of Mort-

gagee, 1946-61 408
C-7. Nonfarm Residential Mortgage Debt Outstanding, 1945-6 1 409
08. Mortgage Debt Outstanding on Nonfarm One- to Four-

Family Properties, 1945-6 1 410
C-9. Mortgage Debt Outstanding on Nonfarm Multifamily

Properties, 1945-6 1 411

xviii



TABLES

C-10. Savings and Loan Association Data on Gross Flows of
Mortgage Funds for One- to Four-Family Homes, 1946-61 412

C-il. Mortgage Loans Held by Savings and Loan Associations,
1945-61 414

C-12. Savings and Loan Association Repayment Ratios, 1946-61 415
C-13. Insured Savings and Loan Association Data on Gross Flows

of Mortgage Funds and Repayment Ratios, 1946-61 416
C-14. Life Insurance Company Data on Gross Flows of Mortgage

Funds for One- to Four-Family Homes, 1946-61 418
C-15. Mortgage Loans Held by Life Insurance Companies,

1945-61 420
C-16. Life Insurance Company Repayment Ratios, 1946-61 421
C-17. Mutual Savings Bank Data on Gross Flows of Mortgage

Funds for One- to Four-Family Homes, 1946-61 422
C-18. Mortgage Loans Held by Mutual Savings Banks, 1945-61 424
C-19. Mutual Savings Bank Repayment Ratios, 1946-61 425
C-20. Mortgage Loans Held by Commercial Banks, 1945-61 426

xix



CHA RTS

PART ONE
1. National Balance Sheet Aggregates, 1900-58 54
2. Components of Growth of National Assets in Current Prices,

1850-1958 59
3. Total Assets of Main Sectors of U.S. Economy, 1900-58 64
4. Distribution of National Assets by Main Sectors, 1900-58 65
5. Distribution of Total Assets of Main Sectors, by Type of

Asset, 1945 and 1958 67
6. The Financial Interrelations Ratio, 1900-58 81
7. Liquid Asset Ratio of Main Nonfinancial Sectors, 1945-58 84
8. Ratio of Price-Sensitive to Total Assets of Main Sectors,

1945-58 88
9. Debt Ratio of Main Sectors, 1945-58 92

PART TWO
10. Net Worth, by Sectors, 1900-58 141
11. Annual Percentage Rates of Change in Net Worth, by Sectors,

1900-58 143
12. Distribution of Net Worth by Sectors, 1900-58 148
13. Distribution of Changes in Net Worth Among Sectors,

1900-58 150
14. Annual Rates of Change: Common Stock Prices and Other

Asset Prices Compared with GNP Deflator, 1900-62 176
15. Prices of Stocks and Tangible. Assets Compared with GNP

Deflator, 1900-62 177
16. Leverage Ratios for Major Sectors, Benchmark Years, 1900-58 201
17. Leverage Ratios by Housing Status and Age, 1950, 1953,

1958, and 1962 220
18. Leverage Ratios by Housing Status and Income, 1950, 1953,

1958, and 1962 222

xx



CHARTS
19. Leverage Ratios by Age, Within Income and Housing Status,

1958 225
20. Leverage Ratios by Income, Within Housing Status and Age,

1958 226
21. Leverage Ratios of Estates, by Size of Net Estate, 1922-58 233
22. Corporation Leverage Ratios by Industry and Size of Firm,

1956 240

PART THREE
23. Share of Residential Structures in Total and Private Struc-

tures and in Reproducible Tangible Assets, 1805-1958 246
24. Share of Nonfarm Residential Structures in Total and Pri-

vate Structures and in Total, Private, and Nonfarm House-
hold Reproducible Tangible Assets, 1805-1958 254

25. Flow of Funds into Total Net Acquisition of Assets by Non-
farm Households and into Nonfarm Residential Construc-
tion, 1946-60 301

26. Mortgage and Equity Flows into Nonfarm Residential Con-
struction in Relation to Personal income and Nonfarm
Household Net Acquisition of Assets, 1946-60 302

27. Gross Sources and Uses of Funds, One- to Four-Family Non-
farm Houses, 1946-60 310

28. Composition. of Change in Owners' Equity, One- to Four-
Family Nonfarm Houses, 1946-60 312

29. Depreciation, Amortization, Equity Funds, One- to Four-
Family Nonfarm Housing, 1946-60 313

30. Purchases of New and Existing Housing in Relation to Stock
of Housing, 1946-60 816

31. Financing of New and Existing House Purchases, Gross Ex-
tension of Mortgages as Percentage of Cost of Houses,
1946-60 318

32. Mortgage Financing Ratios, Transactions Under FHA Sec-
tion 203,. 1946-60 319

33. Percentage Distribution of Gross and Net Flows, One- to
Four-Family Nonfarm Residential Mortgages, by Type of
Mortgage, 1946-60 320

34. Percentage Distribution of Gross and Net Flows, One- to
Four-Family Nonfarm Residential Mortgages, by Type of
Institution, 1946-60 322

35. Estimated Repayments as Percentage of Mortgage Debt Out-
standing, by Type of Mortgage, 1946-60 325

36. Estimated Repayments as Percentage of Mortgage Debt Out-
standing, by Type of Lending Institution, 1946-60 326

xxi





PREFA CE

The development of combined balance sheets for the United States
economy and for its main sectors, which are summarized in this vol-
ume and presented in detail in Volume II, was an important part of the
Postwar Capital Market Study.l These balance sheets were intended for
use in the analysis of capital market structure and developments, and
also as background for the study of specific problems of the capital
market. Extensive use is made of this material in the forthcoming re-
port, "The Flow of Capital Funds in the Postwar Economy," in several
other monographs of the Postwar Capital Market Study,2 as well as
in other NBER monographs.8 Tangible assets—structures, equipment,
and inventories—which constitute one part of the assets in the national
and, sectoral balance sheets, were the subject of a separate monograph,4
which explains the derivation of the estimates and brings out the
main trends in the structure of national wealth.

The present volume provides, in Part One, a summary discussion
of some of the statistical problems encountered in drawing up national
and sectoral balance sheets. (A considerably more detailed description

iReports already published or in preparation include: Raymond W. Goldsmith,
The National Wealth of the United States in the Postwar Period (Princeton for
NBER, 1962), and "The Flow of Capital Funds in the Postwar Economy" (in prepara-
tion); George Hanc, The United States Savings Bond Program in the Postwar Period
(New York, NBER Occasional Paper 81, 1962); Saul B. Kiaman, The Volume of
Mortgage Debt in the Postwar Decade (New York, NBER Technical Paper 1& 1958),
The Postwar Rise of Mortgage Companies (New York, NBER Occasional Paper 60,
1959), and The Postwar Residential Mortgage Market (Princeton for NBER, 1961);
Morris Mendelson, The Flow-of-Funds Through the Financial Markets, 1953-1955
(New York, NBER, 1959), and "The Postwar Market for Treasury Securities" (in
preparation); Roland I. Robinson, Postwar Market for State and Local Government
Securities (Princeton for NBER, 1960); Eli Shapiro, "The Postwar Market for Cor-
porate Securities and Loans" (in preparation); David Meiselman and Eli Shapiro,
'Corporate Sources and Uses of Funds" (in preparation).

2kobinson, Postwar Market, and Kiaman, Postwar Residential Mortgage Market.
instance, Robert J. Lampman's The Share of• Top Wealth-Holders in National

Wealth, 1922-56 (Princeton for NBER, 1962).
'Goldsmith, National Wealth.
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of the financial asset and liability data used in the balance sheets, sim-
ilar to that furnished for tangible assets in Appendixes A and B of
National Wealth, appears in Volume II.) Part One also gives an in-
terpretation of the structure and trends in national and sectoral bal-
ance sheets parallel to that in National Wealth, although on a more
condensed scale. Parts Two and Three are two special studies which
illustrate the use that can be made of national balance sheets.

The first of these special studies (Part Two) illustrates the applica-
tion of the national balance sheet approach to a specific problem, that
was of interest to the Joint Economic Committee when it was engaged
in its investigation of employment, growth, and price levels.5 The com-
bination of aggregative data, from national and sectoral balance sheets,
with sample data from several independent sources, such as surveys of
consumer finances and estate tax returns, is an important character-
istic of this study; for it is only through this type. of combination that
fullest advantage can be taken of both the more detailed information
on narrower groups available in the sample studies and the integra-
tion into a rational accounting framework provided by national and
sectoral balance sheets.

The second special study, presented in Part Three, deals with the
largest single component of the national balance sheet, residential
housing, and provides an analysis of both tangible assets (the stock
of residential housing) and the associated financial assets and liabili-
ties (mortgages and owners' equity). It is one of the purposes of Part
Three to show how in many sectors one can proceed beyond the sum-
mary treatment given in National Wealth and in Part One of this
volume. This study again exemplifies the combination of aggregative
and sample data.

The text of Part One is primarily 'the responsibility of Raymond
W. Goldsmith; 'Part Two is the joint product of Goldsmith and Robert
E. Lipsey; and Lipsey is responsible for Part Three. Goldsmith, Lipsey,
and Morris Mendelson collaborated on the basic balance sheets repro-
duced in Volume II; most of the early work on these balance sheets
was done under Mendelson's direction. The flow-of-funds tables were
prepared under the direction of Rachel Floersheim.

Among the many assistants who participated in the investigations
embodied in this volume, we wish to express our appreciation par-

the Joint Economic Committee requested the National Bureau of Eco-
nomic Research in the summer of 1959 to make a study of the relationship between
price changes and net worth changes, the study was intended to be one of the Corn-
mittees papers on employment, growth, and price levels; but it proved impossible to
complete the report until after the Committee's study had been terminated. Later,
moreover, additional relevant data became available and were used in revising the
original draft.
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ticularly to Eleanor Silverman, who prepared most of the notes to the
basic tables in Volume II and was responsible for the statistical work
in Part Two of Volume I; to Justine Rodriguez and Christine Nagorski
Mortensen, for much of the original data collection on the balance
sheets; and to Sally Altman, Bridget L. Cooke, Amy Ferrara Hoagland,
Arlene Holen, Susan Horowitz, Beverly Ratner, and Carol Schwartz,
for statistical work and the checking of the balance sheets. Marie-
Christine Culbert edited Volume I and Joan Tron Volume II; H.
Irving Forman drew the charts.

We have profited from the suggestions of the members of the Na-
tional Bureau staff who reviewed drafts of the studies reported here:
Gerhard Bry, Frank Dickinson, Solomon Fabricant, Leo Grebler, Zvi
Griliches, and Roger Murray. We are grateful for the comments and
suggestions of Percival F. Brundage, Frank W. Fetter, and Donald B.
Woodward, members of the reading committee of the National Bureau's
Board of Directors.

We are indebted also to Charles Lininger of the University of Michi-
gan Survey Research Center for the 1950 and 1953 data from their
sample surveys, and to F. Thomas Juster and Elizabeth Simpson of
the National Bureau and Albert Hart of Columbia University for the
use of data from the Consumers Union Survey.

The preparation of the balance sheets was made considerably easier
by the help of the staff of the Federal Reserve Board's Flow-of-Funds
and Savings Section. We wish to express our thanks particularly to
Stanley J. Sigel, Stephen P. Taylor, and Helmut F. Wendel for their
generous cooperation in supplying data and in discussing conceptual
problems and their methods of estimation.

Vito Natrella and Lloyd Dollet of the Securities and Exchange Com-
mission were also extremely cooperative in supplying unpublished ma-
terial and explaining the derivation of published data.

We wish, finally, to acknowledge the substantial financial support
provided by the Life Insurance Association of America during the
first three years of the Postwar Capital Market Study. The contribu-
tion of the Research and Educational Trust Fund of the Mortgage
Bankers Association permitted us to extend the period covered by the
study and to do additional work on the housing sector.
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