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INTRODUCTION

A, PROBLEMS AND THE PURPOSES OF THE REPORT

There are several factors which directly or indirectly influence
the housing problem in Taiwan, due to the dilemma between ecomomic and
social realities. They are:

Direct Factors

1. lands are limited

2. land prices are very high

3. population groﬁth is rapid

&, economic development is rapid

5. housing demands are strong and housing costs
are high

Indirect Factors

1. low and middle income people are unable to buy
a house and are forced to live in slums and
blighted areas because of high housing costs
2. many poor people have occupied public and
private lands and have built illegal, simple
structured houses
Taiwan is an island in the western Pacific with an area of 35,981
square kilometers. Mountains in the central and eastern regions occupy
22,835 square kilometers, accounting for three-fifths of the total area.
Plain and hilly lands are mainly distributed in the western part
of the country, accounting for about two-fifths of the land area. It is
in these areas that economic activities and related development are con-

centrated.
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In 1949, after the Communist Party took over Mainland China,
the government of the Republic of China moved to Taiwan. At that time,
the population was 7,396,931. By the end of 1978, the population had
risen to a total of 17,135,714. Within 29 years, the population increased
by almost ten million. With a population density as high as 476 persouns
per square kilometer, Taiwan has one of the world's highest population
densities, yet the population growth is still rapid.

After the implementation of the land reform project, which was
carried out in 1949, the social and economic structure changed greatly.
The landlords were no longer the rich men -- business men took their
place and became the middle-high income class. Meanwhile, due toc the
success of the government's economic projects, the people's income in-
creased and enhanced their abilities to purchase goods and services.
Especially in 1973, due to the huge expansion of intermational trade,
many people became rich and invested their extra money into real estate.
This encouraged comstruction companiés to build various mansions, villas
and apartments to meet their needs. Because the value of real estate is
always going up, it has become the target of speculation. The rich people
have purchased housing for more than their needs. Under this situatiom,
housing prices are always very high and cannot be accepted by the low-
middle income people, forcing them into slums or blighted areas, or to
rent a very small unit house. To complicate the situation, many poor
people have occupied public and private lands and have built illegal,
poorly structured shelters called squatter houses. Because of their large
numbers, they have become an obstacle to urban development. Inevitably,
they destroy the beauty of the city. Naturally, it appears that the
government must help ease the housing problems by building inexpensive

mass housing and selling or renting it to low and middle income families.
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This is what is called public housing in Taiwan.

It has been estimated that about 150,000 public kousing units are
needed per year. So far, no more tham a total of 100,000 units have been
built per year.

The shortage of public housing is considered very critical.
According to the newly issued ambitious plans for twelve big economic
development projects, public housing has been accorded the rank of first
priority. The government now realizes the seriousness of the problem and
is committed to trying to find a sclutionm.

In this report, the public housing programs of Taiwan will be
reviewed and compared with those of Singapore because Singapore has gone
through similar problems as Taiwan, such as high population density, heavy
housing needs, etc. Recommendations will be thereby developed for improv-
ing the public housing program in Taiwan.

B. SCOPE AND METHODOLOGY

1. This report will discuss the reasons why housing problems
are gso serious in Tajwan. It will concentrate on public
housing projects. An attempt will be made to identify the
ways to carry out a sound projeét.

2. Discuss existing housing problems in Taiwan

3. Present and evaluate current housing policies in Taiwan

4. Present and evaluate current housing policies in Singapore

5. Make recommendations for Taiwan's long range and middle
range public housing projects’

Cc. MAJOR SOURCES OF DATA

Public housing is a kind of social security and therefore is the
responsibility of the government. Therefore, the major data sources

will be governmental publications which cover the following fields:
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1. Population growth
2. Urbanization pattern
3. Economic development
4. Industrialization
5. Land law
6. Land policy
7. Land reform
8. Urban and housingAdevelopment
9. Public housing projects
10. Singapore's public housing projects
The governmental publications were published by the following
departments:
1. Executive Yuan of the Republic of China
2. Housing and Urban Development Department, Council for
Economic Planning and Development
3. Taiwan Provincial Government, etc.
Beside the govermmental publications, the data will include:

University presses, private lectures, newspapers, specialized books, etc.



Chapter 1

BACKGROUND INFORMATION

A. NATURAL ENVIRONMENT OF TAIWAN

Taiwan, sitting astride the Tropic of Cancer at the western edge
of the Pacific Ocean, was called Ilha Formosa (beautiful island) by
entranced Portuguese explorers who first sailed its costal waters in
the sixteenth century. Asians and westerners alike have never ceased
to marvel at the lush greenness of the lowlands set against a majestic
backdrop of soaring mountains. |

Separated from Fakien Province on the Chinese Mainlaand by a 100-
mile-wide strait, Taiwan is about the same distance from Hong Kong to
the southwest and Shanghai to the northwest. Four hundred miles north-
east the Ryukyu Islands, of which Okinawa is the largest, lead to the
Japanese archipelago, while Luzon, of the Philippines lies 225 miles
to the south.

Tobacco-leaf-shaped Taiwan is 240 miles long, north-south, and
88 miles at its greatest width. Its area of 35,981 square kilometers
(13,885 sq. mi.) is about equal to Massachusetts, Connecticut and Rhode
Island combined. More than two thirds of the island consists of rugged
foothills and mountain ranges with some peaks rearing 12,000 feet or
more above sea level. Arable flat lands characterize the westerm coast.
Steep, high cliffs plunging directly into the Pacific make up the east

7coast.(6:1) The areas of major land forms are as indicated in Table 1-1.

Local climates are conditioned by strong north-east winds in

winter and milder south-west winds in summer. This results in hot,



Area of Major Land Forms in Taiwan

Table 1-1

Square Square
Land Forms Kilometers Miles Percentage
Total 35,981 13,892 100.00
Mountains 22,835 8,817 63.5
Basalt and Mesa 108 42 0.3
Foothills 2,265 875 6.3
Terrace Tablelands 1,798 694 5.0
Alluvial Plains 8,759 3,381 24.3
Sand Hills and Dunes 216 83 0.6

Source: China Publishing Company, China Yearbook, 1979. Taipei, 1980

p. 140.




humid‘summers and short, cool winters broken by spells of pleasantly
warm weather. Winds, high mountains and surrounding seas combine to
give heavy rainfall, especially on windward slopes. Average annual rain-
fall ranges from 50 inches on the low western coast to more than 250
inches in some northern areas. An average of three destructive typhoons
hit the island each year usually between June and October. Mild earth
tremors occur frequently although destructive earthquakes are ralatively
rare.

Warm currents give Taiwan a climate that makes vegetation
abundant and permits two to three rice harvests a year.

Mean monthly temperature rises to 20% in April, and remains
high until November. June to September brings the hottest weather,

(3:143)

with mean monthly temperature ranging from 25% to 28%. The

temperature is very comfortable.

B. PCPULATION AND DENSITY

At the end of 1978, Taiwan had a populatiom of 17,136,000 in-
cluding Taiwan Province and Taipei City. Of this total 8,957,000 were
male and 8,173,000 were female. Taiwan Province reached a nmew high of

14,872,395 persons; Taipei City had 2,163,605 persons.(3:143)

The pop-
ulation density is ome of the highest in the world. As of the end of
1978 it was 467 persons per square kilometer. The average density of
population per square kilometer on cultivated land of the western coastal

plain exceeds 1,500.(3:1&4)

C. HISTORICAL SUMMARY

From fragmentary records early official Chinese Mainland contact
with Taiwan appears to have been accidental and sporadic. Im 605 A.D.

a Chinese navigator unsuccessfully tried to persuade the aboriginal



island inhabitants to acknowledge as their sovereign state the then-ruling
Sui Dynasty.i Records mention that an admiral of the Tartar Yuan Dynasty
accidentally reached Taiwan 700 years later. Ian the fifteenth and six-~
teenth centuries several high officials of the Ming Dynasty touched briefl
on the shores of the island which had become a center of trade zs well as
a haven for Chinese and Japanese pirates.

Attempts at colonizing Taiwan were made by the Japanese, Spanish
and Dutch in the sixteenth and seventeenth centuries. The Dutch main-
tained a profitable trading station at Anping near Taiwan, in south-
western Taiwan for forty years. The fall of the Ming Dynasty to non-
Chinese Manchus and the subsequent flight of Ming loyalists resulted in
~ large-scale Chinese settlement of the island and from 1662, undisputed

political control by the Chinese under the colorful Taiwan hero and Ming
- patriot, Kozinya (Cheng Cheng-Kung). In 1682 the Manchus succeeded in
bringing the island under their control and Taiwan became part of the
Mainland Province of Fukien. Separate provin;ial status was granted
in 1885.

By terms of the Treaty of Shimonmoseki at the conclusion of the
Sino-Japanese War (1894-1895) China ceded Taiwan to Japan. The island
thus became Japan's first colonial possession and during the subsequent
fifty years underwent intensive development as a vital producer c¢f food
and raw materials for the nation to the morth. In 1945 the Chinese
government received the surrender of the Japanese on Taiwan and occupied
the island. After withdrawal of the Nationalist government from the
Mainland, Taipei became the temporary seat of government of Free China

on December 8, 1949.(6:2)

D. PRELIMINARY ANALYSIS OF THE CORRELATES OF HOUSING PROBLEMS
IN TAIWAN




income families in Taiwan is that housing built by private comstruction
companies is too expensive. There are several factors accounting for
the high costs.

1. The natural environment factors:

Taiwan is an island, surrounded by the ocean, therefore
the land area cannot be increased. Mountains account for three-
fifths of the total area, plains and hilly land account for two-
fifths, a large portion of which should be protected for agri-
cultural use. Good farm lands are not allowed to be used for
construction under regulations enforced by the Taiwan PFrovincial
Land Bureau. The plains must have a city plan and only the
zoning regulations specify the land available for constructioem.
In addition, since Taiwan is located in an earthquake zone,
buildings have a height limitation of 45 meters (or approximately
147.64 feet). 1In only a few cases, subject to approval by the
city mayor, can buildings be higher than 45 meters. Because of
these limitations land became very limited. As already pointed
out, housing prices cannot be inexpensive.

2. Demographic factors:

Land and population are two basic components impacting on
housing. The population problem in the Taiwan province is a
high growth rate from immigration and births. Table 1-2 indi-
cates that the population in 1946 was six million and in 1956,
more than nine million. In 1966, it was more than twelve million
or twice that of 1946. 1In 1976, it increased to more than six-
teen million. Thus within 30 years, the population increased
10 million, almost three times the population of 1946. The

population density increased from 169 persons per sgquare kilo-
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meter in 1946 to 458 persons per square kilometer in 1976.

At the same time,-the population immigrated from the rural to
urban areas. From 1951 to 1972 the population of Taiwan's five
largest citieé (Taipei, Taichang, Keeling, Tainan, and Kaohsiung)
expanded from 1.5 to 4.1 million. In 1951, these five cities
contained 18 percent of Taiwan's population, and in 1972, they
contained 27 percent. Not only did the largest municipalities
grow, but so did the smaller cities and towns. The census
counted 40 communities with populations over 30,000 in 1940, and
179 in 1966. One of the many factors that contributed to Taiwan's
urbanization was the great influx of mainland refugees in the
late 1940s. Since most of the mainlanders were originally urbamn
dwellers, a large proportion of them resettled in cities where
work and life-styles were familiar. As a2 consequence, urban
growth was most rapid in the late 1940s and early 1950s. How-
evér, thereafter urbanization was primarily the result of a high
rate of natural increase in the cities and migration from rural
areas.(5:139) As a result the housing problem became more serious.
On the other hand due to a change in social structure, the
number of members of each family has decreased. The average was
5.6 persons in 1970, and only 5.28 in 1975. Meanwhile, che
tradition of several generations living in the same house has
declined, and therefore the number of households has increased,
from 2,638,190 in 1970 to 3,079,292 in 1975. Within 5 years,
the number of households increased by 441,102 or 16.722.(7:68) All

of these factors affect the housing demand.

3 Social value factors:

a). Land characteristics: Land is a féctor of production,
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forms of capital. The attibutes or special characteristics
can be classified as physical and economic. Phsyical
characteristics are immobility, indestructability and
nonhomogeneity. Economic characteristics are scarcity,
modification (improvements), fixity of investment,

(1:7} Because land has these characteristics,

location.
land and housing are to be considered as the best target

of speculation.

b). Due to rapid population growth and the limitation of
land, real estate prices in Taiwan are always going up.
Real estate harbors few risks, therefore it is a good
target of investment, especially during periods of economic
panic. Most idle money goes into real estate in order to
prevent depreciation.

¢). The Chinese have a saying, "To have land means to have
agsets: to have assets means to have something usable."

This is a typical Chinese concept concerning land. Every-
one desires to possess his own piece of land. Additiomally,

it is a2 symbol of social status.

Economic factors:

a). Land reform: The success of land reform was the

foundation of Taiwan's economic growth. This program was

inftiated in 1949. At that time, 52 percent of the total

population was engaged in farming. Of all the cultivated

land 56.3 percent was under tenancy. Of the total farm

population, 39 percent were tenants, 25 percent part-owners
(3:176)

and only 36 percent were owner-cultivators. Under

the traditional tenancy system, the tenant had to pay rent
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of over 50 percent of the total crop yield. In extreme
cases, the rental rate was as high as 70 percent. In
order to correct this unhealthy situation, the government
decided to carry out a series of reforms, including rent
reduction, sale of public lands and a land-to-the-tiller
program.
(1) Rent reduction: Before land reform, the tenant
had to pay rent of over 50 percemnt of the total crop
yield. After land reform, the farm rental rate had to
be reduced to 37.5 percent of the annual main crop
yield. 1If the rent originally agreed upon exceeded
that limit, it had to be reduced accordingly. If the
original rate was less than 37.5 percent, it could not
be increased. The rent reduction gave tenants a wider
financial margin and enabled them to buy their own land
and plan for the future.
(2) Sale of public farm lands: After the recovery of
Taiwan, the government took over about 181,000 hectares
of farm lands from the Japanese government, of which
100,000 hectares were tilled by tenant farmers. In
1951, the government began to sell public lands to
incumbant tenants. The sale price was fixed at 2.5
times annual main crop yield, to be amortized by tenant
purchasers in 20 installments, spread over 10 years.
From 1951 to 1964, 110,000 hectares of public farm
lands were transferred to the private ownership of

210,000 tenant families.
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(3) Implementation of the land-to-the tiller

program: It's an assumption that only when the farmers
have their own land, will they do their best to culti-
vate it. Under this assumption, the government carried
out the land-to-the-tiller program in 1953. This was
the most important stage of the land reform. Privately
tenanted holdings in excess of three hectares of medium
grade paddy field or equivalent were compulsorily pur-
chased by the government and resold to incumbant tenants.
Both purchase and resale prices were fixed at 2.5 times
the annuzl main crop yield. The government paid a
lump sum to landlords, 70 percent in commodity bonds
and 30 percent in the stocks of four government enter=-
prises. It was this method that let the farmers have
their own land, and transferred the landlord's capital
from land to industries.

In 1953, the government purchased 140,000 hectares
or 55 percent of all privately tenanted land, and re-
sold it to 195,000 farm families making up 64 percent
of the tenant population on private land. Farm owner-
ship in Taiwan accordingly increased from 61 to 86
percent and farm tenancy was reduced from 39 to 14
percent. As a result; this reform has promoted economic
progress and social stability greatly in Taiwan.

b). Industry development: Taiwan is an island with very
limited natural resources, However, its industrial develop-
ment potential is not totally limited. Since 1945, its in-

dustrial emphasis has been placed on rehabilitation and recon-
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struction of the war-damaged industries, mainly power,
fertilizer and textiles. These are light, labor-intemsive
industries and the products are mainly for local consumption.
Since 1971, the industries promoted haﬁé beenrcapital
and technology-intensive, such as heavy and chemical in-
dustries, precision and high grade industries. From then
on, the products were mainly for export. The rapid in-
dustrial development can be measured by the average annual
growth rate of industrial production. In 1965, the rate
reached was 17.8 percent, as high as 21.3 percent in 1970,
more than 20 percent in 1972 and 1973, 21.9 perceant in

1976, and 25.0 percent in 1978.(3:183)

The rapid in-
dustrial expansion has played an important role in the
supply of employment opportunities and increased the national
income, i.e., the national purchasing ability has increased.
On the other hand, due to rapid industrializatiom, numercus
laborers are attracted from the rural areas and concentrated
in urban areas, causing many additional housing problems.
c). Foreign trade: The growth in Taiwan's trade since
World War II has been phenomenal. 1In 1952, three years
after the civil war on the mainland had ended, inflatiom
was subsiding and United States aid had‘gotten under way.
Taking that year (1952) as a base, the average rate of
growth in the volume of exports was 17 percent per annum
and 13 percent annum for imports, until they were checked
by the oil crisis of 1973. Few other countries can equal
that record of sustained growth. This growth has made

Taiwan one of the largest markets in Asia for the exports
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from other countries. In 1974 only Japan's and Singapore's
imperts were larger, although Hong Kong's and South Korea's
(both formidable competitors) were nearly as large. Taiwan's
population was only sixteern million, but its imports were
then 40 percent greater than India's (596 million population),
80 percent greater than Indomesia's (128 million population)
and 300 percent greater than Pakistan's (68 million popu~-
latiOn.(a'BOB)

With the gradual recovery of the world economy, since
19?6, Taiwan registered a sustained and rapid growth in
foreign trade. 1In early 1978, global prosperity loomed over
the horizon as all available information indicated that oil
prices would remain unchanged for the year. In the developed
countries, the demand for consumer goods went up quickly.
In addition, the wvalue of the U.S. dollar against the strong
currencies plummeted. All these facts contributed toward
a boom in export trade for this country.

By the end of the first half of 1978, rapid accrual
of foreign exchange earnings exerted a strong inflationary
pressure on the local economy. On July 11, 1978, the govern-
ment decided to revalue the New Taiwan Dollar (NT$) from
38 to 36 per U.S. $§. The new exchange rate gave the
currency an appreciation of 5.26 percent. Although this
measure increased the cost of production, the rate of re-
valuation was mild enough for export trade to retain a high
growth rate in the second half of 1978.

According to customs statistics, the two-way trade

volume of 1978 was registered at U.S. $ 23,714 million, up



u.s. $ 5,842 million, or 33 percent over 1977. Exports
totaled U.S. § 12,687 million, up 35.5 percent; imports
U.S. § 11.027 million, up 29.6 percent. The net trade
surplus thus was U.S. $ 1,660 million. The increment of
foreign currency reserves will enable this country to
support an expanded import program of capital equipment
and commodities to promote accelerated industrial develop-
(3:194)

ment and economic growth.

5. Political Factors:

Taiwan is a politically sensitive area, because it is
threatened by the communists, and vice versa. In the past 30
years, due to its political stability this country has overcome
many obstacles and problems. This is the basic reason for its
high rate of the economic growth, and industrial development.
However, political crises always affect the housing exchange.
It is a temporary phenomena. For example, in 1973, when the
country retreated from the U.N., the housing market was quiet,
but after a half year, the market was active again.

THE HOUSING PROBLEM AND THE NEED FOR PUBLIC HOUSING

Owing to the interrelated factors as mentioned above, the national

income has increased greatly. There are many people who have become

rich, and like to invest their money in real estate; thus, encouraging

private construction companies to build various types of housing to meet

the investors' need. Many people buy more than they really need. Accord-

ing to a survey sponsored by the Ministry of Finance, there are more than

5,400 families with more than 2 houses, more than 500 families with more

than 10 houses in the Taipei area.

(2:2) On the other hand, due to the

government's decontrol, the private construction companies comstruct with-



