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SUMMARY 

This report details a survey of attitudes among the residents of Mangaung, 

Bloemfontein. The study focusses particularly on commitment to place of 

residence, and on attitudes to home building and home improvement. Major 

conclusions include the following: 

1. The residential population of Mangaung is firmly 

rooted in this township and in Bloemfontein. The 

physical shortcomings of Mangaung are recognised, 

but it is believed by most to be the best available 

place of residence. 

2. Owner-building is widely accepted as a means of 

acquiring a house. There is confidence among 

residents in their ability to undertake owner­

building projects, and it is popularly held that 

loans would significantly stimulate owner-building 

activity. 

3. Home improvements are an entrenched means of 

improving existing living conditions. Support for 

home improvement loans is strong. 
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OPSOMMING 

Hierdie verslag beeld die resultate uit van 'n houdingsopname wat 

onder inwoners van Mangaung, Bloemfonteir., uitgevoer is. Die studie 

fokus in besonder op die verbondenheid aan verblyfplek en die houding 

oor oprigting en verbeteringe aan wonings. Afleidings wat voortspruit 

uit die ondersoek dui hoofsaaklik op die volgende: 

1. Die inwoners van Mangaung is deeglik gevestig in 

die woonbuurt en in Bloemfontein. Die inwoners is 

bewus van die fisiese tekortkominge wat daar bestaan 

maar beskou steeds di� woonbuurt as die mees geskikste 

woona rea. 

2. Eien�arbouery word algemeen aanvaar as 'n metode 

waar volgens 'n woning bekom kan word. Daar heers 'n 

ge voel van vertroue onder die inwoners in hul vermoe 

om eienaarbouerprojekte te onderneem. Dit word 

algemeen aan vaar dat die beskikbaarstelling van lenings 

as 'n besondere stimulus sal dien om groter eienaar­

bouer betrokkenheid aan to moedig. 

3. Huis verberterings is 'n verskanse manier om bestaande 

lewensomstandi9;1ede te verbeter. Derhalwe is daar 

sterk steun vir lenings ten bate van huis verbeteringe. 



1 . 0 I NT RO DUCT I ON 

The research on whi ch thi s report is based was commissioned 

by the Board of the Orange Free State and Northern Cape 

Region of the Urban Foundation. The study centres on i nter­

views conducted among the residents of Mangaung, Bloemfontein 

and i s  structured in terms of three research objectives as 

identi fied by the Urban Foundati on. 

1. To i nvesti gate the commitment of the residents of Mangaung 

to thei r own residenti al area and to Bloemfontei n. In 

thi s regard, the survey seeks to eli cit responses on the 

followi ng aspects of urban resi denti al commitment: the 

residential history of present Mangaung residents; various 

forms of associati on wi th Mangaung and i ts communi ty; 

attitudes to Mangaung and Bloemfontein and future resi­

dential plans and trade-offs. 

2. To assess the extent of owner-bui ldi ng practi ces and to 

i nvesti gate the atti tudes of Mangaung residents (particu­

larly tenants) toward building thei r own homes. Issues 

broached i n  the survey include the fol lowi ng: pressures 

to obtai n alternative housi ng; options and trade-offs; 

the avai labi li ty of fi nanci al resources and the need for 

financi al assi stance; the wi lli ngness to bui ld. 

3. To assess the scope and extent of home i mprovement and to 

probe the atti tudes of Mangaung resi dents (parti cularly 

homec,...;ners) toward the physi cal upgradi ng of exi sti ng 

housing stock. In terms of this set of objecti ves, the 

survey covers the fol lowing themes: pressures to effect 

home i mprovements; alternati ves and trade-offs; the 

availabili ty of fi nancial resources and the need for 

fi nanci al assistance; the wi llingness to upgrade exi sti ng 

dwelli ngs. 
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The body of this report is di vided into two parts. The first 

section contains an outline of the research method and a 

synthesis of the results of the sur vey, the second section 

includes a discussion of the complex interpenetration of 

attitudes and actions related to commitment, homebuilding, 

and home impro vement. 

1 . 1 The Research Method 

1. 1. 1 

1. 1. 2 

The in vestigation was di vided into three phases: preliminary 

reconnaissance; design and administration of the inter view 

schedule; computerisation and detailed analysis of results. 

Preliminary reconnaissance 

Informal inter views were conducted among residents in different 

parts of Mangaung. This exercise pro vided valuable insight 

into li ving conditions and pre vailing attitudes in Mangaung. 

Against this background it was possible to assess the 

suitability of questions for inclusion in the questionnaire. 

Design and administration of the questionnaire 

In its final form, the questionnaire contained 92 questions. 

These were of the open-ended, rated response and bi-modal 

types. The administration of the questionnaire was entrusted 

to 28 paid fieldworkers, mainly school teachers and social 

workers recruited locally. During a short training period 

field workers were required to conduct inter views in a 

controlled class-room environment and in Mangaung itself. 

Their inter view records were carefully scrutinised by the 

project leaders and errors and inconsistencies were brought 

to the attention of indi vidual inter viewers. 

Each inter viewer was allocated a selected residential encla ve 

within which to conduct sur veys, and was instructed to inter-
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view equal numbc1·s of tenant and home -owning household heads. 

Only one interview per site was permitted and interviewers 

were instructed not to pursue the issue of illegality of 

residence in Mangaung among tenants. 

The areas to be surveyed were selected so as to provide as 

wide a cross-section of residential environments as possible. 

Some 300 interviews were conducted, of which 294 were finally 

accepted for further analysis. 

Analysis of results 

Careful coding of responses revealed two questionnaires which 

had apparently been copied from other completed schedules by 

the interviewer. Minor inconsistencies and errors were 

rectified at this stage. The survey results were col lated 

and cross -tabulated using the Biomedical Computer Programs 

suite of programs. A selection of frequency tables and cross­

tabulations is presented in the Appendix. 

2.0 CHARACTERISTICS OF THE SAMPLE 

2. 1 Geographical Distribution 

Mangaung is divided into numerous neighbourhoods, many of 

which are known by names rooted in the history of Mangaung 

and Bloemfontein. At another level, Mangaung is divided 

into four administratively defined districts. These are 

Batho (the oldest area), Bochabela, Phahameng, and Rock lands 

(the newest area). The distribution of interviews among 

these areas is the following: Bathe 86 interviews; 

Bochabela 78 interviews; Phahameng 42 interviews; Rocklands 

88 in te rv i ews . 
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Interviewers were instructed to approach roughly equal numbers 

of homeowners and tenants. The final sample is made up of 

160 owners and 134 tenants. 

2.3 Age 

Household heads were interviewed, so it is perhaps not un­

expected that 61% of all respondents are over the age of 40. 

Some 28% are 50 years old or older, and 14% are under 30 years 

of age. 

2.4 Sex 

Male household heads represent 53% of the sample and female 

household heads 47%. 

2. 5 Marital Status 

The majority of respondents in the sample are married, or 

have been married (85%). Among the unmarried, it is possible 

that some are married by tribal custom. Others may be un­

married parents. 

2. 6 Level of Education 

Approximately 40% of all respondents have attained an educa­

tional level between Standard6 and Standard 8 (including 

Standard 8). At the extremes 5% have had no formal educa­

tion at all, and nearly 10% have had some form of post-school 

(tertiary) education. 

2. 7 Occupation and Employment 

Modal categories among the employed are professional and 
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managerial occupations (20% of all respondents) and unski 1 led 

manual occupations (20% of al 1 respondents). Some 36% of all 

respondents are in white collar occupations, and 42% in blue 

collar jobs. Around 22% are unemployed. Of these, only 15, 3% 

(or 4,6% of the potential labour force among respondents) are 

actually out of work. 

2.8 Dwelling Characteristics 

3.0 

3. 1 

3. 1 • 1 

Close to 50% of respondents live on a site occupied by a 

single household. Of these more than half are resident in the 

Rocklands district, many in houses belonging to the Adminis­

tration Board. Another 25% live on sites occupied by two 

househo 1 ds and the remainder share sites with three or more 

households. While shared houses are common in Mangaung, 

occupied outbuildings are discouraged by the local Adminis­

tration Board. Among the respondents 25% live in houses with 

occupied outbuildings, 6 4% in detached dwellings with no 

occupied outbuildings but which often incorporate added rooms, 

and 1 1% in semi-detached houses. More than half of all 

respondents live in houses occupied by between five and ninE 

persons. Another 22% have 10 or more people in their place of 

residence. Some 15% of all households included in the sample 

occupy a single room and another 10% two rooms. 

SYNTHES IS O F  THE SURVEY RESULTS 

Commitment to Living in Mangaung 

Length of association with Mangaung 

Based on the material collected in the survey, it is clear 

that most respondents have a long association with Mangaung. 

In fact, more than 82% of al 1 interviewed household heads 

have lived in Mangaung for more than 20 years. Even in 
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Rocklands, which was developed relatively recently, 77% of 

respondents have l ived in Mangaung for 20 years or more. 

This seems to suggest that most of the growth of Mangaung is 

fuelled from within, with new residential areas being popul ated 

by househol ders who have firm historical roots in Mangaung. 

It might be expected that recent arrivals in Mangaung would 

tend to occupy rented accommodation. No conclusive evidence 

of this situation is found in the context of the present survey. 

Again, the survey results suggest that the bulk of the tenant 

popul ation have a long association with Mangaung. With il l egal 

tenants l argel y excluded from the survey, 76% of all tenants in 

the sample have lived in Mangaung for 20 years or more. 

Around 10% of al l tenants interviewed have l ived in Mangaung 

for fewer than 10 years. 

Against the backdro� of a l ong-establ ished residential popula­

tion in Mangaung, there is evidence of enduring association with 

a particul ar dwelling. This stability may be symptomatic of a 

shortage of housing, but it is remarkable that significant 

numbers of households have occupied one dwelling for two 

decades or more. In Batho, for example, 67% of all respondents 

have not moved in two decades. More than half of al l tenants 

included in the sample have not changed lodgings in the last 

10 years. Some 77% of owners in the survey have not moved 

during this period. Moves from rented accommodation may well 

account for the majority of residential relocations among 

current owners. 

Social and kinship links in Mangaung 

Many kinship links demonstrate the historical stability of 

the Mangaung community. The majority of respondents (55%) 

were born in Mangaung, and it seems likel y that some may have 

been born in areas outside Mangaung to parents normall y 

resident in the town. This view seems to be supported by the 
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fact that 70% of the sample have or had parents living in 

Mangaung. 

Almost half of all respondents have had, or still have, 

grandparents resident in Mangaung. In the case of respondents 

in the older age groups, three generations in Mangaung would 

mean a family association with the area that dates back to the 

earliest days of Black township development in Bloemfontein. 

Some 26% of all respondents over 40 years of age have or had 

grandparents in Mangaung, but the questionnaire does not 

permit an examination of the residential background of these 

grandparents. 

An examination of contemporary social and kinship networks 

sho.vs Mangaung to be a remarkably self-contained community. 

For instance, some 81% of the respondents have most of their 

family in Mangaung. Among respondents with school-going 

children, 86% have children attending school in Mangaung. 

By the same token all church-goers included in the sample 

attend church in Mangaung. All respondents involved in sport 

pursue their chosen activity in the Bloemfontein area, as do 

all of those in the sample who attend social clubs or parents' 

associations. 

Attitudes to Manguang and Bloemfontein 

Attitudes to Mangaung and to elements within it are extremely 

varied. In general, dissatisfaction is often expressed in the 

context of tangible objects like streets, houses, and sewerage 

facilities, but this is offset by a pervasive satisfaction with 

Mangaung in an imperfectly defined global sense. Stated 

differently, Mangaung residents seem to have no illusions about 

the physical neglect that is evident in the area, but despite 

this few would choose to leave for another residential environ­

ment. 



8 

Roads and sewerage disposal are major sources of dissatis­

faction, with 69% of respondents expressing extreme dis­

pleasure with the system of sewerage bucket collection, and 

70% voicing strong disapproval of the state of the roads. 

Houses and the overall housing situation also form the focus 

of considerable dissatisfaction. Over 90% of the sample feel 

that Mangaung contains too few houses for its present popula­

tion, and in open-ended questions the shortage of housing is 

often mentioned as a negative feature of Mangaung. 

A minority of respondents feel that their houses are attrac­

tive (43%) , and most (56%) believe their houses to be badly 

built. There is little evidence to suggest that older houses 

are considered less attractive than new houses, since 32% of 

Batho respondents find their houses attractive and 35% of 

Rocklands respondents express the same opinion. Some 69% of 

the interviewed residents in Phahameng find their dwellings 

attractive. Aggregate responses may, of course, conceal 

individual likes and dislikes, but these are too varied to 

report in any detai 1 here. Good features of a particular house 

often include adequate size, and quality of workmanship, while 

bad features are often centred around an absence of electricity 

or sewerage. 

In contrast to specific sources of dissatisfaction Mangaung 

itself is seen by most respondents to be a desirable place in 

which to live, with 83% of respondents claiming to be happy to 

be resident in Mangaung. Reinforcing this, nearly 90% of 

those in te rv i ewed feel that Mangaung is 11home11
, where home is 

often defined as a comfortable and congenial place for a 

fam i l y to l i ve . 

This does not mean that Mangaung is seen as Utopia, but it is 

quite clearly considered to be the best option available. In 

these relative terms, there is a massive vote in favour of 
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Mangaung, with 8 8% of respondents favouring Mangaung over 

any other residential area close to Bloemfontein. Signifi­

cantly, some 75% of tenant respondents would sooner remain 

tenants in Mangaung than seek Q\t,/nership beyond its borders. 

Evaluated in the context of their Q\t,/n circumstances, Mangaung 

is seen by a s�mple of its residents to offer the most 

attractive available residential environment. Respondents 

show some reserve, however, in recommending Mangaung to others 

as a place to live. Some 70% would recommend Mangaung, 

primarily on the basis of access to work, access to schools, 

and the availability of sports and shopping facilities, but 

only 37% of respondents feel sure that friends outside Mangaung 

would react positively to Mangaung. 

Future residential plans and trade-offs 

Balancing between promises of comprehensive upgrading of 

services on the one hand and the threat of building freezes 

and even relocation on the other hand, Mangaung residents 

appear to be uncertain about the future of the area. Despite 

this, few plan to move elsewhere. Nearly half of all res­

pondents are unsure that Mangaung will become a better place 

to live (48,8%) and most of the remainder are confident that 

it will improve. The proportion of respondents who are in 

doubt about future improvements in Mangaung remains fairly 

constant across the various age categories. 

Few Mangaung respondents show any desire to leave, perhaps 

as a result of the belief that Mangaung, with its problems and 

uncertainties, is by far the best of al 1 available alternative 

places of residence. Almost 90% of respondents would like to 

live in Mangaung as long as possible. Among older respondents 

few express any desire to leave Mangaung, whi 1 st the 30-39 age 

group contains the largest proportion, almost 10%, who would 
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like to leave. Across the sample, marginally more tenants 

are in favour of leaving (owners 5,6%; tenants 7,5% ) and 

more potential emigrants are to be found in the old residential 

areas of Batho and Bochabela (9,3% and 10,3% respectively. 

Phahameng 2,4%, Rocklands 2,3%). Among the overall 7% who 

would prefer to seek residence elsewhere, only 3 ( 1% of the 

sample) specify destinations in the Orange Free State. Major 

metropolitan areas such as Johannesburg are a favoured des­

tination among young would-be migrants. 

Summary 

It is quite clear that the majority of respondents in the 

present survey have a long standing historical association 

with Mangaung. Families are firmly rooted in Mangaung and 

among the respondents a web of social linkages has developed 

within the confines of the Mangaung/Bloemfontein complex. 

Despite obvious ph·,sical shortcomings, respondents are almost 

unanimous that Mangaung is the best available place of 

residence for them. It is 1 1home 11
, and as such has a mu 1 ti tude 

of interwoven positive qualities which are not to be found 

anywhere else. A few disenchanted respondents would like to 

leave Mangaung, but for most of them the favoured destination 

lies beyond the borders of the Orange Free State or the nearby 

home 1 and areas. 

The Extent of Owner-building and Attitudes toward Owner-building 

Pressures to obtain alternative housing 

Many Mangaung residents are tenants, some occupying dwellings 

rented from the local Administration Board (33% of tenants in 

the sample) , and others sharing a house with the owner, and, 

in some cases, other tenant households. Multiple households 

per residential site are cofl1Tlon in the older residential 
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enc laves of Batho, Bochabe la, and Phahameng, where re latives 

are often the landlords, but where most tenants occupy rooms 

in the house of someone who is not re lated to them. On ly 25i 

of respondents in Bochabe la live on a site occupied by a 

single household. Among Batho respondents, more than 40% 

share residentia l sites with at least two other househo lds. 

Over the fu l l  spectrum of tenants in the s amp le, c lose to 70% 

do not find their current lodgings spacious enough for their 

househo lds. 

Against this background, few tenants wou ld like to remain in 

rented accommodation for longer than is abso lute ly necessary. 

Within the group of respondents in this survey, fu l ly 84% of 

tenants aspire to owning a house. 

The wi l lingness to build 

Aspirations re lated to home ownership among tenants in Mangaung 

are nurtured in the context of the widespread be lief that most 

Mangaung residents wi 1 1  eventua l ly come to own a house. 

Referring particu lar ly to young peop le, near ly 88% of the samp le 

group be lieve that youthfu l househo lders wi l l  eventua l ly own a 

house. Owner-bui lding, in a broad sense, is seen by some 65% 

of respondents to be within the capabi lities of ordinary 

peop le. A lmost 6 8% of tenants in the samp le share this be lief, 

as do very simi lar proportions of the various age groups. 

The number of respondents expressing reservations about owner­

bui lding is sharp ly reduced when the e lement of assistance is 

added. Some 35% of respondents doubt that ordinary peop le can 

bui ld their own houses, but on ly 18% be lieve that owner-bui lding 

wou ld not be possib le if advice were avai lab le. 

The sense in which owner-bui lding is understood by many of 

those interviewed in Mangaung is indicated by the fact that more 

than ha lf of a l l  respondents consider bui lding to be a task for 

experts. A distinction appears to be made between the technica l 
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task of house construction, which mayrequire expert knowledge, 

and the process of owner-bui I ding, which involves the super-

v i s or y an d s ome t i rne s the phys i ca l pa rt i c i pa t i on o f the own e r 

himself. Hi ring and supervising a contractor would probably 

be widely regarded as owner-bui ldin0. 

In support of the widespread conviction that owner-bui ]ding 

is possible, most tenant respondents actually know someone 

who has built a house (82,4). Ar-01..m1j 9�- of these c.1airn 

that this contact witn actual rnvner-bui lding ;,as encouraged 

them to bu i 1 d . A gene r a l '>'I i 1 i i n g n e s s to b u i 1 d i s th us t ran s -

formed into action, with this action in turn serving to con­

vince others that owner·-bui laing is a viabie proposition. 

Options and trade-offs 

Given the opportunity to choo:, , rnost te;-1ants consulted in this 

this survey would select O\-vner--but ldinc doove renting. Con­

firmation of this is fou:1ci 1 n U'.11,Jilt n:''::DOn'.,es to a question 

comparing the dt.·si r-abi iity o bu1 ;dine:; a :1uuse 1r, t·1an'.ic:rnng 

and renting an Administration Board house in the area. Both 

options imply the avai labi ii ty of a hou c,c fo;· :::.ing!e family 

occupancy, but the awning c1irernative is ;_)referred by 37<, of 

tenant respondents. 1'\t the 1evel of c.ornr:: c;�1cn- [  to Mangaung, 

however, the sarnc tenant grot_;p \·JctJ'.d [Jr·ere to rent rooms in 

Mangaung v.1hen the cJlter�:ative or ire ovffk-:rship is offered 

outside Mangaung (75,6 vvcL;:d .-e··;:a: tt=::1ant,:,). This finding 

is highly signific2nt in tha 

tenants are wi 11 i ng to accept. re1H i ng (ai",d a I l tne negative 

consequences of this form of tenure) when moving out of 

Mangaung is the other poss i bi 1 i ty, cvc·r·1 ; f a res; cent i a ·i site 

is included to make the move m�:� �ccc�� 1 :1 this 

instance, commi tmcnt to Manga�n(; over:-1 J(:s LH.:: ;11uct1 valued 

ideal of ownership, 

for Mangaung. 

I 1 u s t r a t ; n .:-; t t1 e dt� ;; t. h o r t e 11 .::1 n t fee l i n g 
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I n  p ractice, bui l din g i s  the p re dcxninant mean s of secur in g  

owners h ip of a house in Man gaun g, but i t  is not the on l y  

pos s ibi l ity. Amon g owne rs i n  the samp l e, mo re than hal f 

built thei r own houses  but an othe r 25%  in he rite d the dwe l l in g s  

they now occupy. Some 6%  boug h t hou se s  f rom the Administration 

Board an d the rema i n de r  bought f rom fam i l y  an d othe r p rivate 

in dividua l s. I n  the o l de r  re s i den tia l a reas, s uch as Batho, 

more than a thi rd  o f  owne r re s pon den t s  l ive in in he r ite d 

house s ,  whi l e  i n  Rock l an ds 87Z of owne r re s pon dents l ive in 

owne r-bui l t  dwe l l in gs an d 1 1 '!; i n  houses  const ructe d an d s o l d  

by gove rnme nt age nc i e s . 

Whe n conside rin g the pu rchasin g option , tenant re spondents 

exp re s s  a ran ge of  re act i on s  to the hypothe t i ca l  pos sib i l ity 

of buyin g  the house  they  p re s e n t l y occu py o r  s ha re. Amon g 

Administration Boa rd  t e n an t s  nea r l y  66%  wou l d n o t  like to 

purchas e  a h ouse  l i ke tne  onJ they  cu r re nt l y  rent. The 

majority o f  re spon de n t s r-e n t i n g t t1e home s  o f  p rivate in divi­

dua l s  wou l d con side r buy i n g a h ou se i f  i t  we re simi l ar to 

thei r p re s e nt p l ace o f  re s i den ce . 

Ownershi p an d secu r i t y  a re o f ten a s s oc i a t e d  by h ouseho l d  heads 

in the Man gau n g  s u rvey b u t  s e c u r i t y of te n u re on residentia l 

l an d  doe s n o t  ap pe a r t o  be a maj o r  conce rn  amon g Man gaung 

re sidents . Nea r l y  76% o f  re s pon den t s  kn ow n oth in g about 99-

year l easeho l d , an d amon g t h ose  who a re fami l ia r  w i th the 

99-yea r  l eas e h o l d  s y s tem , ne a r l y  a t n i r d  fee l that it se rves 

n o  usef u l p u rpose . 

The avai l abi l ity o f  f i nan c i a l  resou rce s an d the need  fo r 

financia l as sistance 

Whateve r options  a re p re fe r re d  by Man gaung residents s eeking 

to own a house, financ i a l  con stra i nts may a l t imate l y  

determine the pat h  take n . Tak i ng a l ong-term view, most 

respon de nts in the s u rvey be 1 ieve t ha t  it  is cheape r to 

HSRC 1 __ 1 '.JRARV 
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bu i l d  a house  than to rent one ( 7 7, 6� ) , b u t  i t  is not c l ea r  

h ow  many wou ld coITTTiand s u f f ic ient i ncome t o  in i t ia t e and 

s us t a in a bu i ld ing p roj ec t .  G ros s income f igu re s  a re o f t en 

misl ea ding, becau se  respondent s a re o f t e n  re luc t ant o r  unabl e 

to  d is c los e  an accu ra te  househo ld i ncome, and be ca u se  no 

account is taken o f  va r iab le le ve ls o f  expend it u re .  I n  t h e  

p res ent s u rvey, an e f fo r t  wa s  made to a s s e s s  t h e  a va i l abi l ity 

of s u rp lu s  income among s amp le hous e h o lde rs .  

S a v ings a re one index o f  s u rp l us  i ncome . On l y  i 7% o f  

respondent s neve r s a ve a t  a l l, and 46% a lways o r  of ten manage 

to s a ve. Respondent s in the  younge r age g roups ( 20-29 and 

30-39) a re a b le to  s a ve money mo re f req uent l y  t h an thos e in 

the 40 to  49 and 50+ age g roups . I n  the  l a t te r  g roup, c lose  

to 70% of re spondent s se l dan or  ne ve r s a ve money . Compa r i ng 

ten an t s  and o.vne rs ,  i t  i s  s i g n i f i cant t ri a t a l a rge r p ropo r-

t ion o f  tenant s  a lways o r  o f ten s a ve money ( 50% o f  tenant s 

and 39 ,4% o f  owne rs ) Th i s  may re f l e c t  a s t ronge r p re s s u re 

to s a ve among tenant s , b u t  i t  may a i s o b e  a re s u l t  o f  l a rge 

re l at i ve numbe rs o f  pens i one rs be i ng i nc l u de d  i n  the  owne r 

g roup .  

Tenan t renta ls range w i de l y , b u t  s ome 5 5 %  o f  a l 1 renta ls pa id 

by t enant s in the  s u rvey fa l l  be tween R l 5 and R24 pe r month . 

Aga i ns t  th i s backd rop, 7 P o  o f  t enant s  s e i dom o r  ne ve r f i nd 

pay ing the  rent a p rob lem , s ugge s t i ng t h a t mos t o f  t he s e  

wou ld be ab le to spe nd a t  l ea s t t h e i r mon th l y  renta l when 

repay ing a hou s i ng l oan , or wh i 1 s t  b u i l d i n g a h ou s e. The 

w i l l ingne s s  to mob i l i s e h ou s e ho l d  re s ou r ces  i n  t h i s  way i s  

a c r i t ica l fac to r when cons i de r i ng f i n anc i a l  re s ou rce s . I n  

th is context, ne a r ly 70% o f  tenant re spondent s fee l t h a t they 

w i l l  s omeho.v f ind ext ra  money i f  face d  w i t h t h e  pos s ib i l i ty 

of own ing a house . 

I n  the pas t, Manga u ng re s i dent s h ave had l i t t l e  a cce s s  to loans . 

The re is s t rong s uppo r t  fo r  l oans among t h ose  i nte rv iewed, w it h  
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over 86% expres s ing the op in ion that homebu ilders in Mangaung 

need financial as sistance of  this kind. Backing this 

sentiment is a positive attitude to l oans general l y. In 

this case, over 80% of all respondents feel that loans are 

sel dom or never a bad proposition. Empl oyers are the 

preferred source of potential l oans (more than hal f of al l 

respondents). Banks are favoured by another 38% of respon­

dents and l east desired is a l oan from the Administration 

Board or 1 �unicipal ity" General l y, l oans fran empl oyers are 

favoured on the grounds of mutual trust and understand ing 

between empl oyer and employee and, on a more material l evel, 

on the argument that interest rates are lowest on this form 

of loan . Few respondents in Mangaung are l ikely to have 

l oans, but in the context of this bel ief, l oans based on 

supposedly exorbitant interest rates are bound to be l es s  

attractive. A more detail ed knowl edge of l ending procedures 

may significantl y al ter the expres sed preferences .  

Whil e it is cl ear that many in the present sampl e have 

financial resources which coul d be channel l ed into the re­

payment of l oans, the size of l oan that coul d be sustained 

by Mangaung househol ds remains a subject for specul ation. 

Some 56% of respondents state that they woul d be abl e to 

handl e an additional R30 per month in househol d expenses, 

even if their earnings remain unchanged . Whether this group 

woul d be wil l ing to accept a l oan repayment of R30 per month 

is, of course, a moot point. 

Summary 

Owner-buil ding in Mangaung is a practice as ol d as the 

residential area itsel f .  Historical l y  it has represented 

the major means of achieving ownership, and it remains an 

important option in contemporary Mangaung . Tenant respon­

dents face enormous pres sures of overcr°"'ding and unsuitabl e 

quarters, and most tenants aspire to ownership. Among this 
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group the the owner-bu ild ing alternat ive seems to be 

perfectly acceptable, and few doubt their abi 1ity to tac kle 

an o.-1ner-bui lding project . Many survey respondents, including 

tenants, are able to put as ide surplus income wh i ch could 

eventually be mobilised to build a house, but there is a 

strong feeling that the availability of loans would make the 

bu ild ing opt ion more ac cess ible. 

Leaving Mangaung vs renting 

In present circumstance s, few tenant respondents would accept 

renting in the face of attainable ownership, if  this ownersh ip 

were ava ilable in Mangaung. In terms o f  preva il ing att itudes 

among tenants, it seems that even this cherished ideal of 

o.-1nership would be set aside if it could only be gained at 

the expense o f  res idence in M �ngaung. 

The Scope and Extent of Home Improvements and Attitudes to 

the Upgrad ing o f  Exist ing Hous ing 

Pressures to effect h ome  improvements 

Two major pressures seem to dr ive home improvement act ivities 

in Mangaung. Based on responses to open-ended quest ions in 

the survey, these pressures can be identif ied as fam ily 

gr o.-1th and the need to improve the phys ical condit ion of the 

house. The latter pressure is s omet imes based on aesthetic 

concerns, and in some cases on the impe rative to repair a 

disintegrat ing house. Most owners in the survey know someone 

who has e ffected improvements of some k ind (9 1 ,2%), and some 

84% o f  these cla im  not to have been discouraged by this f irst­

hand contact with res ident ial upgrading. Of course, the very 

occurrence of renovation and upgrading activity in a neigh­

bourhood may in itsel f be a pervasive pressure on a status ­

conscious householder. 
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Alternatives and tr ade -o f fs 

Faced with the possibility of improved li ving conditions, 

most o f  the h omeowners inter viewed would sooner improve their 

present house than seek another dwelling (78,6%),  a re­

flection perhaps of the shortage of houses in Mangaung. In 

this context, most owners in the survey feel that house 

alterations are worthwhi 1e. A minority feels that altera­

tions are a waste of money (2 1 , 9%). 

In general, the physical pressures to effect improvements 

are probably greatest in the older residential areas of 

Mangaung . Among a 1 1  respondents and across all four 

residential districts, there is strong agreement with the 

statement that old houses in Mangaung are worth improving 

( 4 1,6% strongly agree, 3 1,7% agree). Respondents in 

Bochabela gi ve the least support to the idea of impro ving old 

houses, where some 38% feel that old houses are not worth 

improving. Little can be concluded from this, since in the 

e ven older area of Batho only some 20% of respondents have 

reservations about impro ving old houses. At the other 

extreme, in the newer Rocklands district, the pattern is 

much the sa me .  Here 2 4% of respondents are of the opinion 

that old houses should not be impro ved. 

The avai ]ability of financial resources and the need for 

financial assistance 

Elsewhere in this report (section 3.2 . 4) it has been shown 

that some 46% of home owners in the sur vey always or often 

save money . This accords very closely with the 47% of owner 

respondents who feel that they would definitely or probably 

be able to pay for home impro vements im mediately. This 

finding seems remarkable in the absence or readily a vailable 

loan finance. Referring to loans, there is almost unanimous 
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agreement among owner and tenant respondents tha t the a vai 1 -

abi lity of loans would act as a cat alyst to further home 

impro vement (96 ,2 % ) .  

The willingness to upgrade existing dwellings. 

A general willingness to upgrade existing houses is i l l u s t ra te d  

in the widespread occurrence of various kinds of home improve­

ment acti vity. Most home -owning respondents ( 83 ,6% )  ha ve 

effected minor impro vements such as painting or plastering 

in the past fi ve years , while almost half ha ve undertaken 

major structur al alterations in the same period. The greater 

frequency o f  minor impro vements may , in part , reflect general 

financial constraints , but it may also be a symptom of un ­

certainty. It  was shown earlier in this report that many 

respondents feel unsure about the future of Mangaung. Minor 

impro vements may represent the maximum in vestment some 

respondents are prepared to make in the face of an unpre ­

dictable residential outlook. 

Summary 

Pressures to impro ve existing dwellings take a number of forms 

in Mangaung , ranging from beautification to the physical 

imperati ves of expanding families and crumbling houses. Home 

impro vement is widely accepted in Mangaung as a means to 

improve li ving conditions , e ven in the oldest and most blighted 

areas. For many , it may be the only alternati ve , since mo ving 

to a more suitable house is difficult in the face of an acute 

shortage of housing. Resources are somewhat limited , but many 

of the homeowners inter viewed ha ve managed to impro ve their 

houses in some way. Most feel that loans would stimulate up ­

grading acti vities significantly. Guarantees of a secure 

future in Mangaung may also encourage increased in vestment in 

home impro vements. 
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4 . 0  OWNE R  B U I L D I N G  AN D HOME I MP ROVEMENT I N  TH E CONTE XT O F  

COMM I TMENT 

4 .  1 

Contemporary Mangaung stands as an o vert expression of the 

resourcefulness of generati ons of Mangaung residents. Many 

fami lies in Mangaung ha ve strong historica l ties with the 

area, but this is not a history of passi ve residence in a 

pre-built housing scheme. The people o f  Mangaung ha ve, in  

large part, bui lt Managaung, and ha ve gained a confidence in 

their ability to help themsel ves as a resu lt. They ha ve, 

o ver the course of decades, e vol ved procedures for the 

pro vision of housing and for the accommodation of those unab le 

for various reasons to contemp late building. Systems of 

tenure and o f  building are thus i next r i c a bly  roo te d  

in the history of Mangaung, and are themse l ves a ref lection of 

a human commit ment to Mangaung. Present practices can only be 

fully understood in the conte xt o f  this commitment, and future 

trends predicted within assumptions about the desirabi lity of 

,/��:���:" such comm i t men t . 

The Context of Commitment to Mangaung �\ { �i,{/ (' \:',{:;, '. ;' \. �, 
,.. •. - :·: _, . . , , .  , 1 ,, '�. �, ! I-: ,. L - . : .,1 ; , .· / ,.1/1 

The s u rvey on wh i ch th i s  re port  i s  b as e d  h a��� 

e vidence that most o f  the popu lation of Mangaung are firm ly 

rooted in  this residentia l area and in Bloemfontein itse lf. 

Associations with Mangaung span decades, running through 

success vie generations o f  indi vidual fami lies. Ties with 

Mangaung are also expressed in a contemporary network o f  

emp loyment, educati onal, social, and family linkages which 

is, for the most part, focussed on Mangaung and Bloemfontein. 

There is a continuity and a strong sense of community about 

Mangaung that is a product of its relati vely undisturbed past 

and which is manifested in  a multitude of inter linked ways 

at present. It is perhaps this global quality of stability 

and unity that underlies the vaguely de fined but a lmost 

unanimous ly positi ve feelings that residents express about 
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their t<:Mnship. This overa l l  affection is intangib l e, but 

it seems to transcend disquiet about the phys i cal state of  

Mangaung, and uncertainty about its future. 

The present study has also shown that a tiny minority of 

Mangaung residents is likely to contemplate an alternative 

p l ace of residence. The inertia of the majority is l inked 

to existing commitment to Mangaung, but may also be directly 

or indirect l y  reinforced by some assessment of current l y  

avai l ab l e  a l ternatives. In fact, it cou ld  be argued that 

commitment to Mangaung should not be seen apart from a back­

ground of residential deprivation. This investigation does 

not permit prediction of the effect of a drastica l l y changed 

set of alternatives, but it is possible to suggest develop­

ments which would probably not change existing resistance to 

moving from Mangaung. Because commitment to Mangaung is a 

product of historical and social forces, it seems unlikely 

that a l ternative p l aces of residence offering physical 

incentives wi 1 1  appea l to Mangaung residents. The present 

research has sh<:Mn quite clearly that the overall advantages 

of living in Mangaung outweigh concerns about the physica l 

qua l ity of the residentia l environment. Even offers of 

CMnership seem unlikely to break the resistance of Mangaung 

residents. A vivid demonstration of this is the willingness 

of tenants to accept continued tenancy in preference to an 

CMned residential plot outside Mangaung. Overal 1 ,  it is 

debatable whether any newly developed residential alternative 

wi 1 1  disturb the reso l ve of Mangaung residents to remain in 

Mangaung, because a corrrnitment born of l ong association and 

active involvement is l ikely to prove resistant to change. 

4. 2. Commitment, Owner-building and Home Improvements 

Owner-bui l ding practices have operated and evo l ved in Mangaung 

since forma l ly sanctioned by the responsib l e  authorities at 

the turn of the century. The houses that have been erected 
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since that time re flect the in te gr ation o f  the owner -

builders into the housing processes underlyin g the residen tial 

development o f  M ang aung, and the investment that these 

houses represent is a materi al demonstr ation o f  commitment 

to M angaung. In  the framework o f  the app arent depth and 

dur ability o f  this c ommitment, and considering the continuing 

dem and for housing as a result o f  present short ages and 

popul ation growth, it seems re asonable to predict th at owner 

building wi l 1 persist. Indeed, the present survey h as shown 

th at owner -builder is widely accepted as a means o f  acquiring 

a house in M ang aung. The sust ained m omentum o f  owner-building 

o f  course is fundament ally dependent on the availability o f  

l and and the gr anting o f  permission to build. 

On the basis o f  the current research, it is not possible to 

demonstr ate a tr adition o f  home improvements in Mangaung, 

but there is little dou bt th at some o f  the pressure to improve 

is the result o f  the chronic undersupply o f  altern ative 

accommodation in M angaung, associ ated with the physic al 

deterior ation o f  the older p arts o f  the township. As with 

owner- building, the investment in home improvements c an be 

seen at le ast in p art as a vote o f  con fidence in Mang aung. 

It is also possi ble that thel ack o f  investment re flects un­

cert ainty, but this argument is di f ficult to pursue on the 

basis o f  the responses available . All that c an be s aid is 

that home improvementsdo occur on a consider able sca le and 

that such dou bts as do exist about M angaung appear to h ave 

an insigni fic ant e f fect on the overall commitment to the 

township. 

It is popularly believed, the survey suggests, that fin anci al 

assistance in the form o f  lo ans wou ,d add momentum to home 

building and upgr ading activities. Such lo ans could also add 

to the gener ally positive attitudes that most residents have 

t oward M angaung, especi ally i f  the lo ans serve to sust ain 

accepted building and upgr ading procedures. Few loans h ave 
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been a vailable in the past, so it is difficult to assess the 

public reaction to various l oan -gran ting agencies. In  

general terms though, the e vidence suggests that a w ill ing­

ness to take up loans exists, and that this willingness 

is sometimes backed by the resources to make regular payments. 

5 . 0 CON C LUS I ONS 

5 .  1 

5 .  1 • 1 

5 .  1 .  2 

5 .  1 .  3 

s .  1 .  4 

5 .  1 .  5 

5 .  1 . 6 

The following is a summary of the salient conclusion that 

may be drawn from the sur vey conducted among the residents of 

Mangaung. 

Commitment of Residents to Mangaung 

The majority of respondents ha ve long-standing historical and 

family links with Mangaung. 

Most respondents participate in various parts of a web of 

social and family linkages focussed on Mangaung and Bloem­

fontein. 

Respondents are almost unanimous in believing Man gaung to be 

the best a vailable place of residence. 

Mangaung is characterised by a continuity and a sense of 

community that seems to underly the strong positi ve attitudes 

that are expressed by most of the respondents. 

The o verall c ommitment of the majority of residents to 

Mangaung seems to override the ob vious physical shortcomings 

of the township. 

It  seems unlikely that new residential areas outside Bloem ­

fontein wi 1 1  attract committed Mangaung residents, e ven if 

such areas include physical incenti ves. 
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5. 2  The Extent o f  Owne r-bui lding P ractices and Attitudes t owa rd 

Owne r-bui lding 

5.2. 1 

5.2.2 

5 . 2 . 3 

5 . 2 . 4 

5 . 2 . 5  

5 . 2 . 6  

s.2. 1 

5.3 

5.3. 1 

Histo rica l ly, owne r-bui lding has been · the p redominant means 

o f  secu ring home owne rship in Mangaung. 

Most tenant respondents in Mangaung aspi re to home owne rship. 

Among tenant respondents owne r-bui l ding is wide ly accepted 

as a viab le  means o f  obtaining a house. In fact the re is 

e vidence that most tenant respondents ha ve the confidence 

and the wi l lingness to bec ome owne r-bui lde rs. 

In  the conte xt of st rong commitment to Mangaung, housing 

sho rtages and popu lation g rowth, owne r-bui lding is like ly to 

pe rsist . 

Owne r-bui lding rests upon the fundamenta l conditions o f  the 

a vai labi lity of land and the pe rmission to bui ld. 

Most respondents a re su re that loans wi 1 1  stimu late existing 

owne r-bui lding p ractices. 

Resou rces fo r the repayment of loans exist, but it is 

dif ficu lt  to asce rtain the si ze of loan that cou ld be sustained 

by the a ve rage househo ld  in Mangaung. 

The Scope and E xtent of Home I mp ro vement and Attitudes to 

the Upg rading of E xisting Housing 

A wide range of p ressu res to imp ro ve existing dwe l lings is 

p resent in Mangaung. These inc lude aesthetic and status 

conside rations , fami l y  e xpansion, a lack of a lte rnati ve 

housing and physica l b light. 
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Most respondents see home impro vements as an accept able 

means o f  impro ving 1 i vi ng conditions . 

24 

Despite limited resources, most home-owning respondents ha ve 

effected impro vements of so me kind . 

It is widely belie ved among respondents th at lo ans wi 1 1  

encourage home-impro vements . 

Uncertainty a bout the future o f  M ang aung m ay retard upgr ading 

in Mangaung . 
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TABL E 1. Yea rs L i ved in 

Number o f  Batho 
Years No. % 

0-4 4 4,7 

5 -9 1 , 1 

10 - 14 4 4,7 

1 5 - 19 3 3, 5 

20+ 74 86,0 

86 100,0 

TABL E 2. Years Li ved in 

Number of Owners 
Years No. % 

0 -4 2 1 , 2 

5 -9 4 2, 5 

10 - 14 7 4,4 

1 5 - 19 7 4,4 

20+ 140 87, 5 

160 100,0 
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Mangaung, by D istrict. 

Bochabela Phahameng Rock lands 
No. % No. % No. % 

3 3 , 8 2 4,7 0 0,0 

3 3,8 1 2,4 4 4, 5 

4 5, 1 0 0,0 7 8,0 

6 7,7 2,4 9 10,2 

62 79,4 38 90, 5 68 77, 3 

78 100 ,0 42 100,0 88 100,0 

Mangaung, by Tenure. 

Tenants 
No. % 

7 5,2 

5 3,7 

8 6,0 

12 9,0 

102 76, 1 

134 100, 0 
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TABLE 3 .  Expectation of Mangaung Becoming a Better Place to Live, 

by Age . 

20 - 29 3 0  - 39 40 - 49 50+ 
Expectation No. % No .  % No .  z No . % 

Wi 1 1  become better 19  4 7, 5  3 0  4 2, 2  4 0  4 1  , 7 36 44, 5 

Not sure 19 47, 5 33 46 , 5 48 50,0 4 1  50, 6 

Will not become better 2 5,0 8 1 1  , 3 8 8,3 4 4,9 

40 100, 0 7 1 1 0 0,0 96 1 0 0 , 0  8 1  1 0 0 , 0  

TABLE 4. Desi red Length of Residence in Mangaung, by Age. 

Des i re d 1 en g th  20 - 29 30 - 39 40 - 49 50+ 

of residence No. % No. % No . % No . % 

As long as possible 34 8 1  , 0 62 86, 1 90 92,8 76 92,6 

Does not matter 5 1 1  , 9 3 4,2 1 1 , 0 3 3,7 

Would like to leave 3 7, 1 7 9,7 6 6,2 3 3,7 

42 100, 0 72 100,0 97 100, 0 82 100,0 

TABLE 5. Means of Obtaining House, by District ( Owne rs on 1 y) . 

Means of obtaining Bat ho Boc habela P ha hameng Rock lands 

House No . % No . % No . % No. % 

Owner-bu i 1 t 18 3 1  ,6 23 52,3 17 77, 3 32 86, 5 

ln heri ted 2 1  36,9 1 5  34, 1 4 18,2 1 2,7 

Boug ht from family 6 1 a ,  5 o 0,0 o 0,0 o 0, 0 

Boug ht from t he Boa rd 4 7,0 2,3 0 0,0 4 10,8 

None of the above 8 14,0 5 1 1  , 3 4, 5 0 0,0 

57 100,0 44 100,0 22 100,0 37 100, 0 
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TAB LE 6 .  Attitude to Owner -bui lding, by  Tenure . 

Attitude to Owners Te nan ts 

Own e r -bu i l d i n g No . % No. % 

Strong ly agree ordinary peop le can bui ld houses 1 8  1 1  , 2 1 6  12,3 

Ag ree or d i n a ry peop le can bui ld houses 83 5 1 ,9 72 55, 4  

Disagree ordinary peop le can bui ld houses 37 23, 1 32 2 4,6 

Strong ly disagree ord i na ry peop le can bui ld houses 22 13, 8 10 7,7 

160 100,0 130 100 ,0 

TAB LE 7 .  Frequency of Sa ving, by Age . 

Frequency of 20 - 29 30 - 39 40 - 49 50+ 

Sa ving No . % No . % No . % No . % 

A l ways 7 16,7 26 36, 1 1 8  1 8  , 6  16 19, 5 

Often 17 40, 5 1 4  19, 5 22 22, 7 9 1 1  , 0 

Se ldom 1 4  33,3 27 37, 5 46 47, 4 27 32,9 

Ne ver 4 9, 5 5 6,9 l 1 1 1  , 3 30 36,6 

42 100,0 72 100,0 97 100,0 82 100,0 

TAB LE 8 .  Desi rab i l i ty of Impro ving 0 l d Houses, by District . 

Desi rab i l i ty o f  Batho Bochabe la Phahameng Rock lands 

imp fo ving o ld houses N o . % N o .  % N o .  % No . % 

Strong ly agree worth 
impro ving 50 5 8, 1 2 4  30, 8 1 1  26,2 37 42, 5 

Agree worth improving 1 8  2 1  , 0 2 4  30, 8 22 52, 4 29 33,3 

Disagree worth 
impro ving 8 9,3 1 5 1 9 , 2  5 1 1  , 9 7 8, 1 

Strong ly disagree 
worth impro ving 10 1 1  , 6 1 5  1 9,2 4 9, 5 1 4  16, 1 

86 100,0 7 8  100,0 42 100,0 87 100,0 
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