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ECONOMIC GROWTH, SAVINGS AND HOUSING FINANCING IN JAPAN・ 

Shinichi Ichimura 

Kyoto University, Japan 

Introduction 

The rapid growth of Japanese Economy is well-known and needs no 

elaboration. Table 1 here gives a summary picture with its international 

comparison. I have om~e discussed on the main factolS for ,the rapid 

grqwhh and mentioned ten factors: 

1. high rate of private capital accumulation, 

2. high propensity to save, 

3. industrious, well-educated la bout, 

4. rapid increase in agricultural productivity, 

5. borrowed and improved technology, 

6. appropriate development of industrial composi怠ion,

7. capable bureaucrats and cooperation with pr:ivate enterprises, 

8. group loyalties of Japanese employees, 

9. positiヤeroles of banks and their close relations with private 

enterprises, 

10. political stability. 

The high ratio of gross fixed capital formation to GNP, seen below, 

was supported primarily by internal savings:-

Japan us UK Germany France 

66-70 33.5 17,9 18 .4 24.0 25.2 

71-75 34.4 17.7 19.l 23.9 23.6 

76-79 30.8 17.4 18.2 21.5 22.3 

百1eJ a pare se capital finance a/ c in the 60・sand 70・S a亨eshown by 

Table 2. 
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’Ldde I Busic Economic InJicators of l九sland Southeast Asiun Countries 
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Table 2: Japanese Finance of Capital Accumulation 

( t.r:i J i on Ye且〉 19.6.6 ’7_0 ’75 ・7B

1, Gross Domestic Fixed 11.5 26.0 48 .o 61.9 
Capital Formation 

(private cap. eq.) % C64.~n (67.8) (60.1) (55.5) 

(residential housing) (19, 6) (19. 6) (23.5) (24,2) 

(overhead capital) (15. 9) (12. 6) (16, 5) (20.4〕

2, Inven七ories 0.8 2.6 0.5 1.2 

3. Overseas Investment o.s 0.7 ム0.2 3.5 

4. Total Cap. Accwn. Finance 12,7 29.3 48,3 66.6 

5. Savings 7.6 19.3 27.3 3ゐ.6 

(Households) 
(75.4) 

(44.5) (91,3) (87.0) 

(C。rporations) (30.2) (-8.7) ( 5.2) 

(Government) (24.6) (25.2) (17.4) ( 7.8) 

6. Depreciation 5.2 9.8 19,3 26.7 

7. Statistical Discrepancy ー .1 0.2 1.8 4,2 

The relative stability of government savings and the dominating 

importance of households’ and non-pr;of工七 organ工号与℃ions' sa-.rings {I.re 

particularly noticable. The former share in the US and UK has been 

negative in the recent years. Thus the Japanese experiences of postwar 

rapid growth must be analyzed with due attention to the behavior of 

savings; in particular the savings of hemseho lds. 

I High Propensity To Save and Its Upward Trend 

The Japanese propensity to save is persistently higher than the other 

industでializedcountries ’propensities, as is shown below: 
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Table 3: SaV'ings Rat主osor必&J<,l'.'Countries 

66 70 75 78 

Japan 16.9 18.l 22.5 20.1 

us 6.6 7.6 7.9 5.1 

UK 6.6 6.2 10.2 10.7 

Germany 15.7 17.9 15.2 13.9 

France 11.3 12.6 15.3 14.9 

Source: Toe Bank 。fJapan: Internationai Comparative Statis乞ics,

June, 1980. 

Moreover, Japan's saving ratios have shown the steady upward shift. 

This may be contrasted with the different trends in oヒherc。untriesas is 

demonstrated in Fig. lo Similar。bservati.onscan be made on the aasis of 

Fami主主Budget Snrveys' e。nductedseparately for u1'ban workers・households and 

rural farmers households, It is sbo寵"1as Fig. 2 • 

百1ereas。nsfor Japan僧 ehigh saving ratios have been argued about by 

a nu血bereeonomists in .J-apan and a.broad. l) Main -points of the various 

economists ・observati。nsmay be summarized here. 

1. Toe Japanese乞raditionof economic ethiee金mphasizethe value of 

of industriousness and thriftines1. As urbanization and industrialization 

ad-vance, the saving ・ratio seems .to come down. But for・the same 1ivel of 

percapita income, the tt'aditional rural areas seem to show the higher 

savi~ ratios. This may be observed from the Nati。naLSurvevof ・Familv 

Income anc;l ~nd Expenditure.2) According to the opinions survey conducted 

by the CenロalCommittee For Promoti。nof Savings (2），乞hereis no evidence 

乞hatthe Japanese people's attitude toward saving declined, if not increased. 

Table 4 shows this 'fact. 

1) A brief survey is 、offered旬 、Shinoharaく9)and Tachibanaki-Shimono (10). 

z) See ・shinohara: op.cit. 
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Table 4: The Attitude Toward Saving ( % ) 

A; Sayings are B; Saving1只 are Ci Savings had D: Daily life is E, Don’t 

absolutely necessaでY very important better be made more important Know 

1966 21.3 30.8 41. 7 5.1 1.2 

1967 21.8 30.9 42.3 4.6 0.3 

1968 19.4 32.9 43.2 4,8 0.6 

1969 19.6 31.0 43.l 5.0 1.2 

1970 22.0 31.4 44.7 3.0 0.5 

1971 19.1 32.9 44.1 2.7 0,5 

1972 16.7 35.2 43.2 2.9 1.1 
、』

1973 17.0 34,4 44.0 2.9 2.5 

1974 17.7 34. l 41.4 2.1 2.0 

1975 16.l 38.2 41.4 2.1 2.3 

1976 17.6 37.5 41.0 2・. 4 1.4 

1977 14.6 40.8 40.0 ー 2.4 2.3 

19781 15.2 40.0 39.8 2.5 2.5 

1979 12.9 44.4 37.6 1. 7 3.3 

1980 13.6 42.8 38.8 2.3 2.5 
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2. The Japanese seem always to have kept‘the hiJb .a.spiration f。r
atttining the ever riりngst制dal'def living. ImmeiU.a'tely:'af~er 色除、war,

it was to get out of the postwar chaos s乞hen,-・ to. recover the. prewar 

standard of 1i virめ perhapsup to the early 60・h 愉l~h' w ..句。nreplaced 

by tt睡 desireof obtaining new consumers・durabl・.u wll u to build up 

a reserve against unforeseen conti孟gencies. 11i・d・s1”：forbett・r
residencial housing is not yet satisfied •nd s・・M still句包obe m。tivatihg
”。ple'shigh propensity to save. 'Ibis shift of upiratt.。m may be shown 

by Fig. 3 below. 

J.M. Keynes once wrote in his f細 ouaG・neral羽禍i'ory(Chap.”。n

eigh包 mainmotives or objects of a subjective cbaraotera 

(i) To build up a reserve against unforeseen con~ingenoi”’(Precut ion) 

(ii) To provide for an anticipated future relation 切同・nth・incomeand 

the needs of the individual or his family different・fr。mtha乞 which

exists in the present, as for ex凹 plein relation・ to・-014 age’ f岨 ily

education, or the maintenance of de”ndentsi (Pon・f.ght)
(iii) To enjoy: interest and appreciation，主主 b・e,u.・al&tg信貴 real

。ons四 ptionat a later date is preferred色。 a，凪ller・i.mmediate 

consumptionJ (Calculation) 

(iv) To enjoy a gradually increasing exp・nditun,sine・1包 gratifiesa 

common instinct to look forward乞0・graduallyimpt'OVing .atandard of 

life rather than the contrary, even乞houghtt鳩 capacityfor－・nj。”時前
may be diminishingJ (Improvement) 

(v) To e~oy a sense of independence and tt鳩”満宮rto do作曲itl8•, though 

without a clear idea or definite int・ntionof.”。ific.act:t ont (Ind・”M側”》 F

〈主主〉 To secure a masse de manQeuvre to c&ffy out. 1•” culat;ive or buai”” 
projectsJ (Enterprise) 

(vii) T1。回quea乞ha fortuneJ (Pride) 

(viii) To satisfy pure miserlinesa, i.e. unreasonabli・ l>ut~ ,insietent 

inhibitions agains乞 actsof expend.iture u・ueh.,・uvarice) 

官時 changesin the Japanese sa・、，era・鵬tivati。naaay be;, traced by包M

ti.Ila-aeries of the survey results quoted above and・f!ovn:in tabl・s.一 司副・

answers were obtained by asking 6,000 res”M・nta""1(1＿舗 lf'Oho・・nall over 

U嶋 countryt。markthe top泊四・陶tivationaand m跡目閣情・
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F主.gy,;ce3.: Shift of Aspirations 
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1945 今7 so 55 60 65 70 80 75 

1) percapita income is given封11970 pricest. 

2) 3E means the three electric applicances most popular as consumers・
durables℃hen; electric washing machines, rE;!frigirators and bladk & 

white TV. 3C means : cc泊iliredTV, Cooler and Car. New 3C means: 

Central heating, cookers and cottag舎・

Source: Sanuki Toshio，”Resources and Sa言ring，” in(2) 



Table 5：百1eMain Objectives of Saving 

54 55 60 70 75 80 

1. Against sickness or other 42 .. 6 34.l 32.4 36.9 42.2 36.l 
cont1ngenc1.es 

2. Ch1.ld.ren:’会 Eduoation& 33.6 29.2 31.3 16.9 16.4 18.3 
marriage 

3. For stable old-age 8.1* 9.9 12.0 13.0 11.3 
living 

4. To purchase land and 9.0 8.2 7.8 16.8 13.9 15.4 
houses 

5. T& impnove living 15.2 10.8 2.7 0.8 0.9 
conditions ト」。

6. Recreation or leisure 1.5 0.7 0.5 0.3 0.8 

7. To pay taxes 12.2 10.2 3.8 0.5 0.3 0.8 

8. Psychological relief 付 8,9 7.7 5.9 

9. others or no answer 2.6 1.6 3.6 4.9 5.4 10.4 

,'r no data available for 54, 55: 8.li. is a figure in ・56.
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37.6 

34.8 

28. l 

20.7 

14.3 

38.9 

40.4 

37.7 

35.9 

39.3 

40.8 

30.9 

34.2 

48.3 

54.6 

50.0 

'6.4 

6.8 

7.4 

11.3 

8.8 

5.3 

10.8 

8.8 

4.5 

6.6 

1 ::: I::: I :::: I::: I::: 

::: I::: I :::~ l ::~ l ::; 

12.0 I 1.9 I… ｜。？

:i:i 1:::1討｜。；
I
n
c
o
m
e
 

- 2 mill. yen 

2 - 3 

3 - 4 

4 - 5 

5 四 7

7 -

not known 

( 603) 

(1,062) 

j ( 998) 

I < 674) 

j ( 420) 

I ，川
( 139) 

i -{-254) 

(1.14乃

t (1, i 54) 

I （州）

I ，州）

( 6) 

A
g
e
 

－
 

20・S
30・s
ゐ0・S
50・S
60 & over 

not known 

77.6 

80.9 

81.2 

79.7 

76.2 

72.4 

78.4 

78.3 

79.9 

77.8 

76.7 

84.1 

66.7 

40.l 

53,il 

56.6 

58.6 

57.6 

53.9 

54.0 

52,8 

58.l 

67.0 

49.8 

28.l 

33.3 

24.5 

33.2 

34.6 

34.9 

35.7 

26‘6 

23.0 

45.3 

41.7 

31.5 

26.5 

19.2 

50,0 

41.3 

31.9 

35.4 

42.l 

44.3 

47.8 

40.3 

10.2 

20.3 

36.6 

53.7 

61. l 

33.3 

17.7 

11.7 

6.8 

3.6 

5.4 

7.8 

9.7 

9.2 

6.8 

S.2 

4.0 

5.0 



-12 -

The most important change in the recent years is that the savings to 

purchase land and houses are increasing, and that the age at which actual 

purchase takes place is steadily coming down. The first modal age in latest 

yeai;s is 38 years of age, and the second modal age is 55 years -the 

retirement age. 百1eformer is slowly moving down, whereas the latter is 

gradually moving y:p・（See{10)) 

Needless to say, the motivations are different from one age group to 

another, from rural to urban areas or professionally, and also depends on 

the family's income. The above-mentioned survey provides the cross tabulation 

of such observations, and give a precious insight into the saving motivations 

of Japanese households. 百1einformation for 1980 is quoted here as Table 6. 

On the・ basis of this table the life-cycle hypothesis seems to hold the savings 

for old age preparations, but the savings as a whole may be motiva℃ed by 

various other factors. Tachibanaki (10::D proved on the cohort data that the 

applicability of life-cycle saving hypothesis crimially depends on the 

samples, which are differentiated by such economic variables as earnings. 

history, saving ratio, retirement payment, unemplo戸nentcompensation, social 

security payment, timing of purchasing a house, life-time emplo戸nentand 

other conditions. 

3. 百1eeffect of temt:iorary income (bonus and other transitory incomes) 

on saving is very great. For any income class, the saving ratios are 

cansiderablly higher for temporary incomes than for regular incomes. 

Table 7 shows this well-known fact in Japan. ・The growth rate of bonus pa抑nents

immediately brings up the saving ratios ．百1ehigher the share of temporary 

incomes in the total incomesis, the higher the saving ratio is ．百1isseems 

to apply not only to Japan but also to Korea and Taiwan. 

There are a number of other factors which could explain the Japanese 

high saving ratios; for example, age composition of population, lacll: of 

consumers・credit,rapid growth and persistence of consumption habit or 

inadequate social security. At same stage they must have played s佃 erole. 

Nevertheless, l.t is my view that these are relatively less important than 

those mentioned above ．工nspite of the gradual dis.appearance of these factors, 

the Japanese sav.ing ratios do not show any significant sign of decline as yet. 

Only in the latest two years the saving raties slightly decline, 工乞remainsto 
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be seen whether this is a temporary phenomenon due to the second oil crisis 

and its consequent inflation and energy-saving effort in every sector of the 

economy. 

Table 7: Saving Ratios Out of Regular and :remporary Incomes (7.) 

Out of regular Out of tern四 Income Regular Income Temporary.Income 
incomes porary incomes class 79 80 79 

74 16 36 ～ 2 mill. 13 14 33 
Yep 

75 16 37 2～3 16 16 39 

76 17 38 3～4 18 18 41 

77 16 35 ゐ～5 19 19 45 

78 16 35 5～7 20 21 43 

79 17 40 7～ 22 24 42 

80 18 35 

'lhe reasons for steady upward trend in saving ratios can be attributed 

mainly to the increase in the share of bonus payments to regular contract 

cas!, earnings in the 50・sand 60・s. During the 70・s,however, the shares 

80 

26 

32 

36 

39 

39 

41 

haゾei.iuctuated according to the business conditions caused by two oil crises. 

Thus t.he fuじureof Japanese saving ratios事 ceterisparibus, i'emains uncertain. 

The remarkable fact of Japanese ~avi ngs after the oil crises and subsequent 

inflation is, however, thaヒpeoplesaved moreこthanbefδre. The foll；。w士ng
Table 8 shows the attitude of most consumers whοfavor more saving rather 

than more consumption. At the sぉnetime the s出neconsumers report that 

75.2% of them did not hedge in consumption, Inflation does not seem to 

reduce savings ratios in. Japan. 

． 
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Table 8: Inflation and Saving 

More Saving More Consumption Hard to say 

ue・fin1.℃主主主y 1註 ・g己:Ty cteri五rt・ery TargeTy 
ej t.be:c JJa.y 

.av廷工ag.e 2.0 .. 2 2.6.. .... 4. 3 .• l .5....8 4A』 5

20・s 14.7 28,6 2,2 7.0 47.6 

30・s 16.6 25.8 2.8 5.6 49,1 

40・s 19.8 25,0 4.0 6.7 44.5 

50・s 24. l 28.5 2.8 s.o 39.e 

over 60 23.3 26.0 2.9 5.1 42.7 

II Forms of Personal Savings 

The personal savings are reserved in the following forms in Japan and 

other countries. The percentage is the mean of the percentages over 1973 

to 78. Clearly cash and Deposits are the dominant forms of savings, and 

Insurances, Pens ioris and securities ane much less important ・in Japan than 

in the U.S. The details of the composition of personal savings in Japan 

are shown in Table 10, 百四 changesover time can be seen there. In spite 

of守 thegoverrun.e.tlti policies to popularize the ownership of stock holdings, 

the percentage of shares has declined, 

Table 9: 工nternationalCom坦旦S型！..QLR己~江主1~竺i旦皇S

Japan us Germany 

Cash & Demand Deposits 17.8 6.7 9.4 

Time Deposits 57.1 30.5 55.4 

Insurance & Pensions 12,9 20.8 16.l 

Securities 12,3 40.1 14.7 

(St.o_cks) (3.0) (26.1) (3.1) 
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Table 10: Composition of Personal Savings and Its Changes 

一一＼一一一 70 74 75 76 

Total 684,899 1,425,590 1,704,592 1,994,845 

C Cash 5.8 5.8 5.4 s.o 
。

Demand 14.7 14.6 13.8 12.8 
m Deposits 

p Time 45.0 48.0 48.9 49.5 
Deposits 

。 (Deposits) (59.6) (62.6) (62. 7) (62.3) 

s 
Trust 6.0 6.1 6.4 6.5 

1 

t 
Insurance 13.9 13.3 13.2 13.3 

1 Securities 14.6 12.1 12.4 12.9 

。
Gov•t o.s 0.6 0.6 1.1 n 

Bonds 
Bank 3。6 3.7 4.3 4.7 

Debentures 
Others 2.1 2.5 2.7 2.5 

Stocks 6.5 3.4 3.1 2.8 

Securities 1.8 1.9 1. 7 1.8 
Invest. Trust 

(100 mill. 主哩； 3) 

77 78 79 
(79) 

70 

2,306,681 2,642,425 2,966,542 4,3 

4.7 4.6 4.5 f ム 1.3 ， 
12.0 12.0 11.9 ム 2.8

50.3 50.6 50.8 5.8 

(62.3) (62.6) ( 62. 7) 3.1 

6.5 6.5 6.5 o.s 

13.3 13.4 13.8 ム 0.1

13.2 13.0 12.5 ム 2.1

1.9 2.5 3.0 2.5 

4.5 4.3 3.8 0.2 

2.3 2.0 1.8 ム 0.3

2.5 2.3 2.1 ム 4.4

1. 9 1. 9 1.8 ・o 
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There are many financial insti℃utions in Japan, butヒheprivate banks 

and postal saving offices play the most important role in collecting the 

personal and other savings ．百1emost cαnprehens iヤeinformation is given by 

the following two flow of funds accounts: Table 11 and 12, The postal savings 

now have almost the same釘nount of deposits as city banks or financial 

institutions for small匂usinesses. The competition創nongthese institutions is 

very tightly regulated by the Ministry of Finance. Only a slightly higher 

interest rate for deposits at postal savings a/c is permitted, which seems 

to have been an important reason for its rapid growth. How to regulate the 

competition beヒweenbanks and postal saving offices is one of hot controversies 

in Japan now. In this connection the relative importance of profitability 

in determining the釘nountof savings in Japan rn;:ry be aeen by Table 13 and 

14, tt! can be seen that Japanese households are becom工ngmore and mor.e 

conscious of interest pa戸nentsand safety rather than liquidity, Perhaps 

the J apare se savings will becane more elastic with respect to the rate of 

interest. 

III Housing Loans in Japan 

The shortage of residential houses and their extremely high cost are 

the most serious economic and social problems in Japan. The building 

construction started in Japan in recent years has been between 200 and 250 

million m2, and about its half was exclusively for dwellings. The dwelling 

construction started is about 1.7 million houses and their floor areas 

have been increasing. About half in the number of houses and two third in areas 

are own houses. As the result, the housing conditions in Japan are slowly 

improving toward ownership, as Table 15, but it cannot be said now that 

the desire to mm  the houses is also increasing with possible materialization, 

as Table 16 shows. If one observes carefully Table 17, then it is clear that 

in the rural areas housing conditions are not very bad, and that the older 

generation of people have somehow managed (80% or over) to own their houses. 

This has been realized, however, mainly by housing loans, The housing loans 

in Japan began in establishing the Housing Loan Corporation in 1950. The 

city banks started the housing loans as late as 1961. After 1965, however, 



-16a -

the housing loans quickly expanded, and the large share of public loans 

was soon replaced by the expanding private・loans from private banks. 百四

housing loans at the end of March, 1966, 1971 ard 1977 are as f。llows:

Total public (H.L.C,) Banks Banks for small 
・c1ゴiTl.Y忌Ii) businesses 

1966 378.4 5. 8. 

1~nt z，玲3.4 32.3 (25.4) 25.5 15.3 

1977 20,667.4 20.5 (19. o）・タJ 38.9 20.8 

others(%) 

26.9 

19.8 
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Table 11』 Flowof Funds Accounts 
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Table 13: Criteria for Choosing Forms of Savings 

Total 
Profitab. Safety Liquidity 

(house-
ι』

not (/J 

other 
holds) 

i:: ・0 ロい ’U knowr •M r-< ω 色3
μ 伺 何 ω .μ .c ふ」
ω r-< ll!) 0. .μ (/J コ

． 
也J 何 •M ロ 、..？） ω 伺 〉、。
い 品J 。(1l 」コ 。

F・4
ω •M 

－ロHい いコb! 
ω －的M t1l ：主μ 0. 斗ィ i:: 

巴 伺 何 何 同い
•M 。 0. 的 υ ∞・0

National 100.0 22.2 2.6 10.5 30.0 9.2 17.9 .4.2 3 . .4 

Total (4,099) (912) ( 106) (429) (1,228) (379) (734) 

R 
e 12 big cities (1,004) 23.3 2.7 11.8 27.2 10.5 17.0 4.5 3.1 

巴 mediumcities (1,156) 26.2 2.4 11.0 28.3 9.0 17.0 3.4 2.8 

l. (1,027) 20.8 3.2 10.0 29.5 8.2 small cities 20.1 5.1 3.1 。
n rural areas 

( 912) 17.7 2.0 8.9 35.6 9.4 17.7 4.1 4.7 

p 

r 
agr. forest. fish. ( 432) 14.4 1.9 10.0 36.8 8.8 19.2 2.3 6.7 

。 commerce, service ( 825) 17.3 2.5 1 1.8 29.8 12.1 18.5 4.8 3.0 

f white collar ( 922) 31.3 3.3 9.0 28.5 9.5 11.8 3.9 2.6 
e 

s blue collar (1,156) 20.2 1.6 11.0 29.5 6.8 24.4 4.5 2.1 

s manage. liberal p. ( 465) 27.1 4.7 12.0 27.5 10.5 10.8 4.1 3.2 

l. 

others 
( 276) 19.9 2.5 7.2 31.2 8.0 1 B.B 5.4 6.9 。

n not known 
23) 17.4 13.0 21.7 13.0 21.7 4.3 8.7 

1 ー 2 mill. yen ( 641) 0.9 10.3 29.6 8.7 24.B 4.1 5.8 

n 
2 ー 3 (1,055) 19.1 1.8 9.3 33.1 8.2 22.6 3.8 2.2 

C 

。 3 ー 4 ( 953) 25.1 3.1 1 1.6 28.2 9.5 15.1 4.6 2.6 

rn ゐ 5 ( 635) 28.B 3ふ 10.1 28.0 9.6 14.3 3.3 2.4 ー
e 

5 ー 7 ( 402) 26.9 3.0 10.2 28.6 11.2 12.7 4.7 2.7 

7 ー
( 275) 20.7 5.5 12.4 I 29.8 11.3 9.1 6.9 4.4 

not known 
( 138) 16.7 1.4 10.9 32.6 5.8 18.B 2.9 10.9 

20・s ( 254) 26.8 2.8 6.7 24.0 7.5 24.4 4.7 3.1 
A 
g 30・s (1,137) 26.1 2.6 9.1 28.7 9.9 16.7 5.0 2.0 

e 
40・s (1,136) 21.0 3.4 10.7 31.4 9.2 16.2 4.4 3.7 

50・s ， ( 930) 21.6 2.2 17.6 3.1 3.9 

60 & over ( 636) 17.0 1.7 11.9 29.9 10.4 20.B 3.8 4.6 

not known 6) ー ー 16.7 33.3 33.3 16.7 



Table 14: Criteria for Choosivg Forms of Savings, 1972 -1980 

~" 一：一n一~y一nts一~一：一i:pー：一r一y一t一r只一~一sf一：－！一c一

Profitability Li円uidity other 
known 

b easily can e 
capita 1 draw ！…ti. gob j I ashed 叫

72 I ll.4 55 I 21 1 ;4_3 ltl.6 237 39 2.5 

73 I 12.9 4.6 23.9 11.9 11.8 29.B 2.9 2.2 

7 4 14.0 5.2 218 I 10 13.4 29.7 2'.B 2.1 

75 14.4 3.8 19.4 11.2 14.1 32.1 2.1 27 

76 15.2 3.6 19.5 10.9 14.B 32.2 l.B I，中

77 19.5 3.4 11.9 30.0 8.2 I 8.7 5.11 2.9 

78 19.1 37 11.l 31.l B.l 18.9 4.1 3.B 

79 20 8 3 9 1 3 5 29 6 7.3 I 7.6 4.4 2.8 

80 22.2 2.6 10.5 30.0 9.2 I 7 9 4.2 3 4 
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Table i.6: Plan of Obtaining Own Houses 

I B 

何t増n 。r.tJ い附 : itコ s・ロF。寸 C) 己。 ~ 《 ’U ω 口口付向－ふ：』 υ同t甘 ロ;J: 門

lハ :l) ,-l (l.i ,-: ;J Q) 」ロ、~ 口 r-l 止ロ、4.., 
匹 、〉、付℃，....j 」コ .同 い 刊 p..

( I ιJ ~1 ιi てコ ,I.I 斗4 ,I.I 

1971 I 4.2 10.3 25.0 一一一一－ 56.6 15.6 2.7 

72 1 5.3 1 I .3 26.6 一一一一 － 57.0 14.1 2.2 

73 l 3.1 9.0 22.1 一一 ！一一一 587 17.6 1.7 

74 1 l.5 7.1 18.6 一一一一－ 60.3 1 8.5 2.6 

75 l 2.5 中0 21.5 一一一一一 57.9 17.6 2.9・

76 14.9 9.7 2'1.6 一一一一一 54.7 18.2 2.5 

77 4.9 1'1.4 8.J 27.6 ・1.9 5.6 13.9 - 6.2 53.7 16.7 1.9 

78 '1.6 I J.7 7.1 25.4 1.5 7.2 6.4 7.8 2 5 26. 1 45.4 3.1 

79 4.7 12.3 9.0 26.0 1.3 6.1 6.3 7.5 4.8 29.5 42.3 2.2 

80 5.0 12.4 7.2 24.6 1.2 6.7 , 6.6 7.7 2.4 30.8 42.8 1.8 

N 
N 
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Table 17: Housing Conditions in Japan, 1980 

(%) 

〆h、
∞ ω ... (lj 吋・0 ω πコbl) ． τエ
,-I ω い ω ω ロ U) ι』 .μ い 5 :2 コ 。ω ふJ .,-1 。ωロ 。‘ 0 ・’U bl) 。 同 ・.-I 1-i ’u U) み」 ω <1' "O 。噌 ω ロ ロ

,-I (I) ロ＝ ’Cl .c い (lj ωヨ 同い ω μ いい .,-1 ~ 
Z唱 ω ,-I 0 Q.) .c ふ」。 〉 ・4」． ωω bl) 

Hι~ ］ ロ •.-1 臼 .c (1) 口出 ・.-I .0 ロ ~ .μ斗4 "O みJ
~ B 2. ロい ω い ヨω 口、4 。 。。 •.-1 0 出

a‘ ρ．μ OD GI 0 ,-I ロ、＿，
』

National 100.0 68.3 47.2 21.1 30.5 15.8 5.9 7.-4. l.3 1.3 

Total (4,430) (3,025) (2,0'ね） (935) (1,349) (702) (261) (329) (5乃 (56) 

R 
e 12 big cities (1.067) 55.2 39.5 15.7 44.0 28.2 5.1 9.2 1.6 0.7 

g mediumcities (1,254) 65.5 49.5 15.9 33.8 16.4 7.9 8.5 1.0 0.7 

l. 
(1,106) small cities 73.2 50.5 22.8 25.4 1 1.8 4.1 8.3 1.2 1.4 。

n rural areas (1,003) 80.3 48 .9 31.4 17.3 6.4 6.3 3.2 1.5 2.4 

p 
agr. forest. fish. ( 477) 94.5 49.9 44.7 2.3 1.5 0.2 0.2 0.4 3.1 

r 
。 commerce, service ( 890) 71.6 51.0 20.6 27.2 19.1 4.4 1.9 1.8 1.2 

f white collar ( 983) 64.3 45.6 18.7 34.7 15.2 5.1 13.4 1.0 1.0 
e 
s blue collar (1,242) 54.8 38.2 16.5 44.4 23.3 I 0.7 9.4 1.0 0.8 

s manage. liberal p. ( 498) 75.9 59.8 16.1 23.5 7.2 4.4 10.4 1.4 0.6 
l. 

。 others ( 309) 73.5 53.1 20.4 24.6 13.9 4.9 2.9 2.9 1.9 

n ・ not known 31) 64.5 41.9 22.6 32.3 25.8 3.2 3.2 3.2 

I ー 2 mill. yen ( 710) 58.7 37.9 20.8 40.0 23.1 9.7 4.5 2.7 1.3 

n 2 ー 3 (l, 130) 56.4 35.8 20.5 42.8 23.2 8.3 9.6 1.7 0.8 
C 

。 3 ー 4 (1,02め 70.1 48.0 22.1 28.9 15.5 5.6 6.6 1.1 I. I 

m 4 5 ( 684) 77.6 56.1 ー 21.5 21.1 8.2 2.5 10.1 0.3 1.3 
e 

5 ー 7 ( 424) 83.3 60.8 22.4 15.1 5.2 1.9 7.5 0.5 1.7 

7 ー ( 299) 86.0 70.2 15.7 12.7 5.0 2.0. 4.7 1.0 1.3 

not known ( 154) 70.8 45.5 25.3 24.7 14.9 5.8 3.2 0.6 4.5 

20・s ( 273) 27.1 17.2 9.9 72.5 44.3 11.4 14.7 2.2 0.4 
A 
g 30・s (1,205) 52.7 34.1 18.6 46.6 23.1 8.1 13.5 1.8 0.7 

e 40・s (l ,218) 71.6 50.5 21.1 27.2 13.4 5.9 6.8 1.1 1.2 

50・s (1,016) 80.9 57.3 23.6 17.5 邑.6 4.0 3.6 1.3 1.6 

60 & over ( 712) 86.7 60.7 26.0 11.2 7.3 2.7 0.8 0.4 2.1 

not known 6) 83.3 50.0 33.3 16.7 16.7 
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Here Banks include city banks, regional banks, trust banks and 

their shares .in 1977 are 16.3, 14.2 and 7.2%’ Financial institutions for 
small businesses include Mutual Loans and Savings Banks and Credit Banks, 

and their shares in 1977 are 7.4% and 10.7% respectively. Others include 

National Federa℃ion of Labor Credit Associations and Housing Loan Corporation, 

and their shates are 4.4% and 6.6%. The banks ’housing loans increaseu its 

share in the total loans from 0.1% in 1965 (December), 9.5% in 1980 (September). 

Needless to say, the total釘nountof bank loans themselves has increased 

approximately. from 21. 4 trillion Yen to 149. 7 trillion Yen. 

The Japanese government adopted the policies to favor the loans. to 

industrial capi七alformation in postwar years, but as economic reconstruction 

and development progressed, it gradually rela玄edthe restrictions on housing 

loans and prepared various institutions especially designed for housing 

loans. The main s七epsare the following: 

1. Expansion of the limit to the ma玄imum釘nountof loans, 

2. Relaxation of the restrictions on the borrowers incomes and morgag_es, 

3, Special low .il:b.色erestrat.es for housing loans over longer terms, 

4・Abolitionof the requirement for depesits, trust and purchase of ba出

debeJltures. 

5. Mitigation of the conditions for joint suretyship, 

6. Establishment of special guaran乞eesystems by damage insurance companies 

a,nd "loan guarantee compani色s."

7. Establishment of special housing loan banks as subsidiaries of city 

banks after 1971. 

8. Tax exemption is permi℃ted for savings designated for housing in January, 

1968, and the sぉnefor cons七ructionor purchase of own houses and for 

housing loans in January, 1978. 

ThE:re are a number of probiemsヒofacilitate the extension of housing 

loanε ゐ Themaximumヒermfo工、 timedeposits in Japanese banks is 2 years, and 

the housing loans are over 15 or 20 years. 百1einterest rates f。rhousing loans 

are deliberately kepヒlow. Tr,2 cusヒofextending many, small出nountsof 

loans tends to be very high ．工nordρr to overcome these difficulties, the 

te心i!S of time de pois ts, i七 is とどc;ued,must be extended, and more liquidity 

for claims of house lo急nsmay b9 rE:ilized by permi℃ting "l!l<!)rεage sedu士ities,; 

e℃c. These measures are permitt:~d but res℃rictions imposed upon them limit the 
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effects. More flexibility of loan rates has been introduced mainly 

乞omake a fair treatment of borrowers at different times as well as the 

risks involved on the part of banks. The extent of this flexibility may 

be seen in Fig, 4，工tis still rather iimited, compared with other 

countries. The standard conditions for housing loans in Japan are as 

follows: 

a. Borrows: 20 -60 of age, those who can have life insurance, 

b. Amount: within 60 -80% of the創nountof purchased house, and 

less than 20 million Yen, within 3 times as much as annual income, 

c. Term: within 20 years, 

d，工nterestRate: 7.62% (March, 1979), 

e. Repa戸nent: Equal amount monthly (or plus additional repa抑nentstwice in 

bonus months), 

f. Morgage: The first right for morgage, 

g, Gurantee: gurantee by contracted gurantee company or secury for housing 

loans, 

h, Life insurance: constracted group life insurance 

The characteristics of Japanese housing loans may be compared with those 

in the US or Europe. 

1. In the US, UK and Germany, there are special banks or saving associations 

that are specialized in housing loans, and they play an important role 

in house loans. In Japan, however, the ordinary city banks are the most 

important, Figure 5 shows this fact, 

2, As for the interest rates, except for English housing associations which 

are favorably treated in taxation, the loan rates with morgages are about 

the same as the long term bond rates, This may be facilitated by the 

development of morgage security market. The Japanese rates C創nedown 

as much as the long term prime rate since late 60°s, mainly due to the 

effort of reducing the cost of housing loan extensions. But it will be 

increasingly important in Japan too to develop the market of morgage 

securities market, Fig,4 shows the movement of US and German morgage 

rates as well as the Japanese rates. 
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Fig. 4: Changes in Interests for Housing Loans 

Interest Rate of City Ba:nk's House Loans 

Time Deposit Ra乞efor one year 
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Fig. 5: International Comparison of the Shares of Housing Loan Banks 
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3. 百1eam。untof housing loans per head is approaching to that in UK 

but still much less than US or German loans. 工nview of 11ery high 

cost。fhouses and land and 1ts upward trend, the real purchasing 

power of Japanese housing loans is still very how. This may be seen 

from Fig. 6 and Table 18. There are very go。dreasons for Japanese 

households to keep on saving a.s much as they do, because the space and 

quality of Japanese average houses are not at all satisfactory, as is 

shown in Fig. 7. 

4. 百1eJapanese housing loans have not been affected by the business cycles 

as much as the US or Europe, but the recessions in 1974 and 75 showed 

the firs乞 signof such an impact. In.the :cuture it may become a苧

important instrument for monetary policies in Japan as well. Table 19 

indicates the recent℃rend of housing loans. 
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Fig, 6: Changes in Purchasing Power of Houses 

pr1.s f干

250 

200 Income 

rso 

100 

70 purchasing power of houses 

50 －‘・・』．．．．．． 園園圃・四・

68 69 70 71 72 73 

Note: purchasing power index is defined by Income Index/House Price Index. 

Source: (6) 
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Table 18: Planned Amount To Raise for Payment of House Construction 

Funds Add Funds 
New own 。で own 
House land house funds loan Reconst, house funds 

1971 710 310 400 366 343 ー ー ー

・72 722 323 399 368 354 ー ー ー

'73 896 436 460 426 470 ー ー ー

’74 1,172 581 591 553 619 ー ー ー

・75 1,295 650 645 674 621 ー ー ー

'76 1,318 662 656 639 679 ー ー

、

・77 1,523 781 742 681 842 ー ー ー

・78 1,577 723 854 735 842 634 431 312 

・79 1,719 847 872 785 934 670 322 3丞0

・80 1,855 920 935 873 982 730 429 387 

Figure 7: Space of Japanese Houses 

（心 Spaceper house (b) Space per capita 

Cm1)j 103;1 Own houses ho・ofmats 
100ト 97.4______ .. __ ... -

91・3___ .. _.. 7 .SS 

80 ↓ 川 average
72.S 73.9 -

↓ official house 
60 SZ.7 53.6 S3.9 (Tokyo) 
IOト ，ーーーーー ーー・S52.3 

43ト.9ー－ーー』 private rental house 2 

40ト ．ごとニで＝ニ＝事 40.4 publ エc rental －－－ーー－ 40 0 
日 7 37 .8 

30 ,>g・

63 68 73 
20 private apt. 

loan 

』』

ー

ー

ー

ー

ー

322 

330 

343 

10 * mat is a Japanese unit nearly 

o equal to 1. 62 m2. 
63 68 73 
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Table 19：百1eRate of Change in Housing Loans, 1970 -79 

% 
150 

50 

100 

。
71 72 73 74 75 76 77 78 79 

一一－ Boom一一一→←－Recess.タ Boom →十一一－ Recess. 

-50 

(100 mill, Yen, %) 

＼＼  70 71 72 73 74 _ 75 76 77 78 79 
‘’ 

Banks 2,842 4,325 9,521 14,638 12,780 17;148 21,862 23,483 28,074 28,345 

Trust 651 844 1,545 2,989 2,999 3,057 3,776 4,150 4,909 ・ 6,048 
Banks 

Mutual 
Banks 617 907 2,517 3,660 3,299 4,565 5,858 5,702 6,621 7,227 

Total 4,110 6,076 13,583 21,287 19,078 24,770 31,496 33,335 39,604 41,620 

Rate of 48 124 57 ム 10 30 27 6 19 5 
Change 
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