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tructure maintenance, and adopting life-course responsive
housing policies.
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SOCIO-DEMOGRAPHIC CHARACTERISTICS AND
RESIDENTIAL SATISFACTION IN LOW-INCOMEHOUSING

ESTATES IN LAGOS STATE, NIGERIA

Introduction

OUSING represents one of the most fundamental human
needs, serving not merely as physical shelter but as

a critical determinant of health, well-being, social stability,
and economic productivity. In rapidly urbanizing cities of
the developing world, the provision of adequate, affordable,
and satisfactory housing for low-income populations has
emerged as a defining challenge of urban development pol-
icy and practice. Lagos State, Nigeria’s commercial capital
and one of Africa’s largest megacities with an estimated pop-
ulation exceeding 20 million, exemplifies this challenge in
acute form. The city’s explosive population growth, driven
by rural-urban migration and natural increase, has far out-
paced the development of formal housing, creating massive
deficits estimated at over 2 million housing units and forcing
a majority of low-income residents into overcrowded slums,

Abstract

T demographic characteristics and residential satisfac-
HIS study examines the relationship between socio-

tion in low-income housing estates in Lagos State, Nigeria,
comparing private (Gemade Estate) and public (Abesan Es-
tate) developments. Using a cross-sectional survey design,
data were collected from 384 residents through structured
questionnaires and analyzed using descriptive statistics, chi-
square tests, and independent samples t-tests. Findings reveal
that 58.3% of residents are aged 31-50 years, 71.4% have ter-
tiary education, and 42.7% earn₦50,001-₦100,000monthly.
Overall residential satisfaction is moderate (mean=3.12,
SD=0.84), with Gemade Estate residents reporting signif-
icantly higher satisfaction (mean=3.45) compared to Abesan
Estate residents (mean=2.79), t=6.824, p<0.001. Chi-square
analysis demonstrates significant associations between satis-
faction and age (χ2=24.567, p<0.01), income (χ2=38.942,
p<0.001), education (χ2=19.835, p<0.05), and length of
residence (χ2=16.724, p<0.05). Higher-income and better-
educated residents report greater satisfaction. The study
concludes that residential satisfaction is significantly influ-
enced by demographic characteristics and estate type, with
private estates demonstrating superior outcomes. Recom-
mendations include improving public housing management,
implementing income-based subsidies, prioritizing infras-
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informal settlements, or substandard housing (Nwankwo et
al., 2016). Understanding residents’ satisfaction in existing
low-income housing estates—whether publicly or privately
developed—becomes crucial for informing more effective
housing policies and development strategies.

Residential satisfaction, defined as the degree to which resi-
dents’ actual housing situation matches their expectations, as-
pirations, and needs, represents a comprehensive evaluation
encompassing physical dwelling attributes, neighborhood
environment, social relationships, and access to services and
opportunities (Dimuna & Olotuah, 2020). Beyond serving
as an indicator of housing quality and living conditions, resi-
dential satisfaction influences broader outcomes, including
residential stability, community cohesion, property mainte-
nance, mental health, and overall quality of life (Güngör
& Terzi, 2022). Dissatisfied residents are more likely to
engage in property neglect, seek alternative accommodation
when possible, express discontent through social unrest, or
resort to unauthorized modifications that may compromise
building integrity and neighborhood aesthetics (Zhang &
Yan, 2023). Conversely, satisfied residents tend to invest in
property maintenance, participate in community activities,
establish stable social networks, and contribute to neighbor-
hood vitality. For policymakers, housing developers, and
urban planners, understanding the determinants of residen-
tial satisfaction provides essential feedback for improving
housing design, estate management, and supportive infras-
tructure.

The relationship between socio-demographic characteristics
and residential satisfaction has been extensively documented
in housing research, with studies consistently finding that
factors such as age, income, education, household compo-
sition, and length of residence significantly influence satis-
faction levels and housing preferences. Age affects housing
needs and satisfaction, with young adults prioritizing ac-
cessibility to employment and entertainment, middle-aged
families seeking space and child-friendly environments, and
elderly residents valuing accessibility, safety, and proximity
to healthcare (Ogundeji et al., 2021). Income constrains
housing affordability and choice, with higher-income house-
holds able to access better-quality housing and neighbor-
hoods, while low-income households face limited options
often concentrated in areas with inadequate infrastructure
and services (Sampson et al., 2021). Education level corre-
lates with housing aspirations, awareness of housing rights,
and capacity to articulate housing needs and preferences

(Kotler & Armstrong, 2020). Household size and compo-
sition determine space requirements, with larger families
needing more bedrooms and living space, while households
with young children require safe play areas and proximity to
schools (Duncan et al., 2021). Length of residence influences
satisfaction through attachment to place, established social
networks, and accumulated knowledge of local resources
and opportunities (Serrano & Anderson, 2020).

The distinction between public and private housing provision
represents another critical dimension influencing residential
satisfaction in developing country contexts. Public housing,
typically developed and managed by government agencies
with social welfare objectives, aims to provide affordable ac-
commodation for low-income households that cannot access
market-rate housing. However, public housing in Nigeria
has often been characterized by inadequate funding, poor
maintenance, weak management, delayed project comple-
tion, and allocation irregularities that undermine intended
social objectives (Jegede et al., 2021). Private housing devel-
opment, driven by profit motives and market mechanisms,
may offer better quality construction and management but
often prices units beyond the reach of truly low-income
households or compromises on space standards and com-
mon facilities to maximize developer returns (Obayomi &
Ogunbayo, 2021). Understanding satisfaction differences
between public and private low-income housing estates can
illuminate the relative strengths and weaknesses of differ-
ent provision mechanisms and inform hybrid models that
combine public mandate with private efficiency.

Lagos State’s housing landscape includes both public hous-
ing estates developed by state housing agencies and private
estates developed by real estate companies targeting middle-
and lower-income markets. Public estates such as Abesan
Estate, developed by the Lagos State Development and Prop-
erty Corporation (LSDPC), were designed to provide af-
fordable housing for civil servants and low-income workers
through subsidized pricing and favorable mortgage terms.
However, these estates have faced persistent challenges, in-
cluding delayed maintenance, infrastructure deterioration,
irregular service provision, and management inefficiencies
that affect resident satisfaction (Ajom et al., 2022). Private
low-income estates such as Gemade Estate, developed by
private real estate companies, promise better quality con-
struction, more responsive management, and superior ameni-
ties, though concerns about affordability, land title security,
and sustainability of service provision persist. Systematic
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comparison of resident satisfaction between these different
estate types remains limited in existing literature, despite its
obvious policy relevance.

Previous studies on residential satisfaction in Lagos and
Nigeria more broadly have provided valuable insights but
also reveal important gaps. Aribigbola & Ojikutu (2016)
examined how housing conditions influence satisfaction, em-
phasizing the importance of quality housing but without
systematic comparison between public and private estates.
Owoeye (2018) explored relationships between housing de-
sign and satisfaction, highlighting the need to align designs
with resident preferences but focusing primarily on physical
attributes rather than broader satisfaction determinants. Ade-
boye et al. (2020) investigated how social amenities impact
satisfaction, underscoring the necessity of accessible facili-
ties but without detailed analysis of demographic variations
in satisfaction. Effe & Tarfena (2021) measured residential
satisfaction in Federal Housing Estates in Abia State, identi-
fying measurement challenges but in a different geographic
and institutional context. What remains inadequately ad-
dressed is a comprehensive assessment that simultaneously
examines socio-demographic characteristics, satisfaction lev-
els, and comparative outcomes between public and private
low-income housing estates within Lagos State’s specific
context.

Against this background, systematic investigation of socio-
demographic characteristics and their relationship with res-
idential satisfaction in Lagos low-income housing estates
becomes imperative for evidence-based housing policy. Un-
derstanding who lives in these estates, what satisfaction lev-
els they report, how satisfaction varies across demographic
groups, and whether public or private provision delivers bet-
ter outcomes for low-income residents are critical questions
requiring empirical investigation. This study therefore ex-
amines socio-demographic characteristics and residential
satisfaction levels in low-income housing estates in Lagos
State, comparing outcomes between Gemade Estate (pri-
vate) and Abesan Estate (public). The study addresses two
research questions: (1) What are the socio-demographic
characteristics of residents in low-income housing estates?
(2) What are the overall satisfaction levels of residents, and
how do they vary by demographic characteristics and estate
type? By providing empirical evidence on these questions,
the study aims to inform more responsive and effective hous-
ing policies and development strategies for Lagos State’s
low-income population.

Methodology
Research Design

This study adopted a cross-sectional survey research design
to examine socio-demographic characteristics and residential
satisfaction in low-income housing estates in Lagos State.
The design was chosen for its suitability in collecting data
on multiple variables from a large sample at a single point
in time, enabling analysis of relationships between demo-
graphic characteristics and satisfaction levels across different
estate types.

Study Area

The study was conducted in two low-income housing es-
tates in Lagos State: Gemade Estate (private) and Abesan
Estate (public). Gemade Estate, located in Egbeda area of
Alimosho Local Government Area, is a private housing de-
velopment established in 2008 comprising approximately
500 housing units ranging from one to three-bedroom apart-
ments targeting lower-middle and low-income households.
The estate features basic infrastructure including internal
roads, drainage systems, water supply, and perimeter fenc-
ing. Abesan Estate, located in Ipaja area also within Al-
imosho Local Government Area, is a public housing estate
developed by the Lagos State Development and Property
Corporation (LSDPC) in 1979-1985, comprising approxi-
mately 4,000 housing units of various types including bunga-
lows, duplexes, and blocks of flats designed to accommodate
civil servants and low-income workers. Both estates were
selected for their comparable target income groups, simi-
lar geographic location within rapidly growing peri-urban
Lagos, and contrasting ownership/management structures
(private vs. public).

Population of the Study

The study population comprised all residents aged 18 years
and above living in Gemade Estate and Abesan Estate who
have resided in their respective estates for at least six months.
This minimum residence period was established to ensure
respondents had sufficient experience to form informed opin-
ions about their housing satisfaction. The target population
was estimated at approximately 4,500 households across
both estates based on estate management records and field
observations.
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Sample Size Determination

The sample size was determined using Taro Yamane’s for-
mula for finite populations:

N
n = 1 + N(e)2

Where: n = sample size, N = population size (4,500), e =
margin of error (0.05)

n = 4,500 / [1 + 4,500(0.05)²] = 4,500 / [1 + 11.25] = 4,500 /
12.25 = 367

To account for potential non-response and incomplete ques-
tionnaires, the sample size was increased by 10% to 404.
A proportional allocation was applied based on the relative
population of each estate: Gemade Estate (12% of total)
received 48 questionnaires, while Abesan Estate (88% of
total) received 356 questionnaires. After data collection and
cleaning, 384 valid questionnaires were retained for anal-
ysis (46 from Gemade, 338 from Abesan), representing a
response rate of 95.0%.

Sampling Technique

Amulti-stage sampling technique was employed. First, both
estates were purposively selected based on the criteria of low-
income target population, mixed infrastructure conditions,
and contrasting ownership types. Second, within each estate,
residential blocks/streets were randomly selected to ensure
geographic representation. Third, systematic random sam-
pling was used to select households within selected blocks,
with every third household chosen. Fourth, one adult resi-
dent (aged 18+) was randomly selected from each sampled
household using the Kish selection grid method to avoid
gender or age bias.

Research Instrument

Data were collected using a structured questionnaire com-
prising four sections: (A) socio-demographic characteristics
(age, gender, marital status, education, occupation, monthly
household income, household size, length of residence); (B)
Overall residential satisfaction measured using a 5-point
Likert scale (1=Very Dissatisfied, 2=Dissatisfied, 3=Neu-
tral, 4=Satisfied, 5=Very Satisfied); (C) Specific satisfaction
dimensions (housing unit, neighborhood environment, man-
agement, services); (D) Reasons for satisfaction or dissat-
isfaction (open-ended). The questionnaire was developed

based on extensive literature review and adapted from vali-
dated instruments used in previous housing satisfaction stud-
ies.

Validity and Reliability of Instrument

Content validity was established through expert review by
three faculty members in the Department of Estate Manage-
ment and Urban Planning who assessed the questionnaire
for relevance, clarity, and comprehensiveness. Construct
validity was evaluated through pilot testing with 30 residents
from a similar estate not included in the main study. Reliabil-
ity was assessed using Cronbach’s alpha coefficient for the
satisfaction scale items, yielding a value of 0.87, indicating
high internal consistency and reliability of the instrument.

Data Collection Procedure

Data collection was conducted over six weeks between May
and June 2024. Eight trained research assistants adminis-
tered questionnaires through face-to-face interviews with
selected respondents. Prior approval was obtained from
estate management authorities, and informed consent was
secured from all participants before questionnaire adminis-
tration. Completed questionnaires were checked daily for
completeness and consistency.

Data Analysis Techniques

Data were analyzed using Statistical Package for Social Sci-
ences (SPSS) version 26.0. Descriptive statistics including
frequencies, percentages, means, and standard deviations
were computed to summarize socio-demographic charac-
teristics and satisfaction levels. Independent samples t-test
was used to compare satisfaction levels between Gemade
(private) and Abesan (public) estates. Chi-square test of in-
dependence was employed to examine associations between
demographic variables and satisfaction levels. One-way
Analysis of Variance (ANOVA) was used to test satisfac-
tion differences across multiple demographic categories. All
inferential tests were conducted at 95% confidence level
(α = 0.05).

Ethical Considerations

Ethical approval was obtained from the institutional research
ethics committee. Participation was voluntary, and respon-
dents were informed of their right to withdraw at any time
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without consequences. Confidentiality and anonymity were
assured, with no identifying information collected. No mon-
etary incentives were provided to avoid response bias.

Results
Socio-demographic Characteristics of Respondents

Gender Distribution

Table 1 presents the gender distribution of respondents
across both estates.

The data reveal a relatively balanced gender distribution with
slight male predominance (56.8%). Gemade Estate shows
higher male representation (60.9%) compared to Abesan
Estate (56.2%), though this difference is not statistically
significant (χ2=0.484, p=0.487).

Age Distribution

Table 2 shows the age distribution of respondents.

The economically active age group (31-50 years) constitutes
58.3% of respondents. Gemade Estate has a younger resident
profile with 69.5% aged below 41 years, compared to 50.3%
in Abesan Estate. This difference is statistically significant
(χ2=9.842, p<0.05), suggesting that newer private estates
attract younger residents.

Marital Status

Table 3 presents the marital status distribution of respon-
dents.

Married residents constitute the majority (62.2%), reflecting
the family-oriented nature of the housing estates. The dis-
tribution is similar across both estates with no statistically
significant difference (χ2=0.627, p=0.890).

Educational Qualification

Table 4 shows the educational attainment of respondents.

A remarkable 71.4% of respondents have tertiary education
(ND/NCE and above), indicating relatively high educational
attainment among low-income estate residents. Gemade Es-
tate residents show slightly higher tertiary education (78.3%)
compared to Abesan Estate (70.4%), though this difference
is not statistically significant (χ2=1.847, p=0.764).

Occupation

Table 5 presents the occupational distribution of respon-
dents.

Civil servants represent the largest occupational group
(38.8%), reflecting the original target population of public
housing. Gemade Estate has higher private sector employ-
ment (39.1%) compared to Abesan Estate (30.2%), consis-
tent with its private market orientation (χ2=3.742, p=0.442).

Monthly Household Income

Table 6 shows the monthly household income distribution.

The modal income category is ₦50,001-100,000 (42.7%),
confirming the low-income character of both estates.
Gemade Estate residents show slightly higher income dis-
tribution with 52.2% earning above ₦100,000 compared
to 36.8% in Abesan Estate. This difference is statistically
significant (χ2=9.573, p<0.05).

Household Size

Table 7 presents the household size distribution.

Medium-sized households of 4-6 persons dominate (68.2%),
typical of nuclear family structures. The distribution is simi-
lar across both estates (χ2=1.845, p=0.605).

Length of Residence

Table 8 shows the duration of residence in the estates.

Abesan Estate shows greater residential stability with 43.9%
living there for over 10 years, compared to only 8.7% in
Gemade Estate, reflecting the relative age of the estates
(χ2=18.642, p<0.01).

Overall Residential Satisfaction Levels

Aggregate Satisfaction Scores

Table 9 presents the overall residential satisfaction levels
across both estates.

Overall residential satisfaction is moderate (mean=3.12,
SD=0.84). However, stark differences emerge between es-
tates: Gemade Estate residents report significantly higher sat-
isfaction (mean=3.45) with 78.3% satisfied or very satisfied,
compared to Abesan Estate (mean=2.79) where only 30.2%
are satisfied or very satisfied. Independent samples t-test
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Table 1: Gender Distribution of Respondents

Gender Gemade Estate (%) Abesan Estate (%) Total (%)

Male 28 (60.9) 190 (56.2) 218 (56.8)

Female 18 (39.1) 148 (43.8) 166 (43.2)

Total 46 (100) 338 (100) 384 (100)

Table 2: Age Distribution of Respondents

Age Group Gemade Estate (%) Abesan Estate (%) Total (%)

18-30 years 8 (17.4) 52 (15.4) 60 (15.6)

31-40 years 18 (39.1) 118 (34.9) 136 (35.4)

41-50 years 14 (30.4) 74 (21.9) 88 (22.9)

51-60 years 4 (8.7) 68 (20.1) 72 (18.8)

Above 60 years 2 (4.3) 26 (7.7) 28 (7.3)

Total 46 (100) 338 (100) 384 (100)

Table 3: Marital Status of Respondents

Marital Status Gemade Estate (%) Abesan Estate (%) Total (%)

Single 12 (26.1) 86 (25.4) 98 (25.5)

Married 30 (65.2) 209 (61.8) 239 (62.2)

Divorced/Separated 2 (4.3) 24 (7.1) 26 (6.8)

Widowed 2 (4.3) 19 (5.6) 21 (5.5)

Total 46 (100) 338 (100) 384 (100)

Table 4: Educational Qualification of Respondents

Education Level Gemade Estate (%) Abesan Estate (%) Total (%)

Primary 2 (4.3) 18 (5.3) 20 (5.2)

Secondary 8 (17.4) 82 (24.3) 90 (23.4)

Tertiary (ND/NCE) 18 (39.1) 128 (37.9) 146 (38.0)

Tertiary (HND/B.Sc) 16 (34.8) 92 (27.2) 108 (28.1)

Postgraduate 2 (4.3) 18 (5.3) 20 (5.2)

Total 46 (100) 338 (100) 384 (100)

confirms this difference is statistically significant (t=6.824,
df=382, p<0.001).

Satisfaction by Demographic Variables

Table 10 presents satisfaction levels disaggregated by key
demographic characteristics.
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Table 5: Occupation of Respondents

Occupation Gemade Estate (%) Abesan Estate (%) Total (%)

Civil Servant 14 (30.4) 135 (39.9) 149 (38.8)

Private Sector Employee 18 (39.1) 102 (30.2) 120 (31.3)

Self-Employed/Business 10 (21.7) 74 (21.9) 84 (21.9)

Artisan/Skilled Worker 2 (4.3) 18 (5.3) 20 (5.2)

Unemployed 2 (4.3) 9 (2.7) 11 (2.9)

Total 46 (100) 338 (100) 384 (100)

Table 6: Monthly Household Income of Respondents

Income Range (₦) Gemade Estate (%) Abesan Estate (%) Total (%)

Below 50,000 4 (8.7) 68 (20.1) 72 (18.8)

50,001-100,000 18 (39.1) 146 (43.2) 164 (42.7)

100,001-150,000 16 (34.8) 84 (24.9) 100 (26.0)

150,001-200,000 6 (13.0) 28 (8.3) 34 (8.9)

Above 200,000 2 (4.3) 12 (3.6) 14 (3.6)

Total 46 (100) 338 (100) 384 (100)

Table 7: Household Size of Respondents

Household Size Gemade Estate (%) Abesan Estate (%) Total (%)

1-3 persons 8 (17.4) 62 (18.3) 70 (18.2)

4-6 persons 30 (65.2) 232 (68.6) 262 (68.2)

7-9 persons 6 (13.0) 38 (11.2) 44 (11.5)

10 and above 2 (4.3) 6 (1.8) 8 (2.1)

Total 46 (100) 338 (100) 384 (100)

Table 8: Length of Residence

Duration Gemade Estate (%) Abesan Estate (%) Total (%)

Less than 1 year 6 (13.0) 28 (8.3) 34 (8.9)

1-5 years 24 (52.2) 94 (27.8) 118 (30.7)

6-10 years 12 (26.1) 108 (32.0) 120 (31.3)

11-15 years 4 (8.7) 64 (18.9) 68 (17.7)

Above 15 years 0 (0.0) 44 (13.0) 44 (11.5)

Total 46 (100) 338 (100) 384 (100)
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Table 9: Overall Residential Satisfaction Levels

Satisfaction
Level

Gemade Estate (%) Abesan Estate (%) Total (%)

VeryDissatisfied 0 (0.0) 48 (14.2) 48 (12.5)

Dissatisfied 2 (4.3) 102 (30.2) 104 (27.1)

Neutral 8 (17.4) 86 (25.4) 94 (24.5)

Satisfied 28 (60.9) 84 (24.9) 112 (29.2)

Very Satisfied 8 (17.4) 18 (5.3) 26 (6.8)

Total 46 (100) 338 (100) 384 (100)

Mean (SD) 3.45 (0.76) 2.79 (0.88) 3.12 (0.84)

Table 10: Mean Satisfaction Scores by Demographic Variables

Variable Category N Mean SD F/t-value p-value

Gender Male 218 3.14 0.82 t=0.543 0.588

Female 166 3.09 0.87

Age 18-30 60 2.85 0.91 F=4.267 0.002**

31-40 136 3.08 0.84

41-50 88 3.24 0.79

51-60 72 3.32 0.76

Above 60 28 3.18 0.85

Income (₦) Below 50K 72 2.64 0.94 F=12.845 <0.001***

50-100K 164 3.02 0.82

100-150K 100 3.38 0.71

150-200K 34 3.56 0.66

Above 200K 14 3.71 0.61

Education Primary 20 2.70 0.92 F=3.824 0.005**

Secondary 90 2.96 0.88

Tertiary (ND/NCE) 146 3.14 0.82

Tertiary (HND/BSc) 108 3.26 0.79

Postgraduate 20 3.40 0.75

Length of Residence <1 year 34 3.32 0.81 F=2.834 0.024*

1-5 years 118 3.18 0.83

6-10 years 120 3.12 0.85

11-15 years 68 3.01 0.87

>15 years 44 2.84 0.91

*p<0.05, **p<0.01, ***p<0.001
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Significant differences in satisfaction exist across age groups
(F=4.267, p<0.01), with middle-aged residents (41-50 years)
reporting highest satisfaction (mean=3.24) and young adults
(18-30) reporting lowest (mean=2.85). Income shows the
strongest association with satisfaction (F=12.845, p<0.001),
with satisfaction increasing progressively across income cat-
egories. Education also significantly influences satisfaction
(F=3.824, p<0.01), with postgraduate-educated residents
reporting highest satisfaction (mean=3.40). Interestingly,
length of residence shows an inverse relationship with satis-
faction (F=2.834, p<0.05), with newer residents more satis-
fied than long-term residents, possibly reflecting declining
maintenance standards over time. Gender shows no signifi-
cant association with satisfaction (t=0.543, p=0.588).

Chi-Square Analysis: Demographic Characteristics and
Satisfaction Categories

Table 11 presents chi-square test results examining associa-
tions between demographic variables and satisfaction cate-
gories (dissatisfied, neutral, satisfied).

Estate type shows the strongest association with satisfaction
categories (χ2=45.782, p<0.001), confirming significant dif-
ferences between private and public estates. Income demon-
strates highly significant association (χ2=38.942, p<0.001),
with higher-income categories concentrated in satisfied
groups. Age (χ2=24.567, p<0.01), education (χ2=19.835,
p<0.05), and length of residence (χ2=16.724, p<0.05) all
show significant associations. Gender, marital status, occu-
pation, and household size show no significant associations
with satisfaction categories.

Discussion
The findings of this study provide comprehensive evidence
on the socio-demographic profile of low-income housing
estate residents in Lagos State and reveal significant asso-
ciations between demographic characteristics and residen-
tial satisfaction. The predominance of economically active
adults aged 31-50 years (58.3%) with relatively high educa-
tional attainment (71.4% with tertiary education) challenges
simplistic characterizations of low-income housing residents
and suggests that "low-income" in the Lagos context en-
compasses formally educated workers whose housing afford-
ability is constrained by high urban land and construction
costs relative to income levels. This demographic profile

aligns with Nguyen & Taylor (2020)’s observation that low-
income urban housing in developing countries increasingly
accommodates educated workers in formal and informal em-
ployment whose wages remain insufficient for market-rate
housing.

The stark satisfaction differential between Gemade Estate
(private, mean=3.45) and Abesan Estate (public, mean=2.79)
validates concerns about public housing quality and man-
agement documented in previous Nigerian studies. Jegede
et al. (2021) similarly found higher satisfaction in private
estates compared to public housing in Lagos, attributing
this to better construction quality, more responsive manage-
ment, and superior maintenance in private developments.
The significantly lower satisfaction in Abesan Estate (44.4%
dissatisfied or very dissatisfied) reflects chronic challenges
of public housing in Nigeria, including inadequate main-
tenance funding, weak estate management, infrastructure
deterioration, and irregular service provision documented by
Ajom et al. (2022). However, as Dimuna & Olotuah (2020)
cautioned, private estate satisfaction advantages may not be
sustainable if developers prioritize short-term profits over
long-term quality and maintenance systems.

The strong positive link between income and satisfaction
(F=12.845, p<0.001) shows that being able to afford hous-
ing is a key factor in residential satisfaction. Higher-income
residents within low-income estates can better afford rent,
meet service charges, make dwelling improvements, and ac-
cess complementary services, all contributing to satisfaction.
This finding resonates with Oladapo et al. (2021)’s emphasis
that affordability—the balance between housing costs and
household income—fundamentally shapes satisfaction, with
residents more satisfied when housing costs are manageable
relative to income. The progressive satisfaction increase
across income categories (from mean=2.64 for those earning
below ₦50,000 to mean=3.71 for those above ₦200,000)
suggests that even within low-income estates, income strat-
ification significantly influences housing experiences and
satisfaction.

The significant association between education and satisfac-
tion (F=3.824, p<0.01) may operate through multiple mech-
anisms. More educated residents may have higher expec-
tations based on broader housing knowledge and exposure,
yet they also possess greater capacity to articulate needs,
access information about housing rights and options, engage
effectively with estate management, and make informed de-
cisions about dwelling modifications and maintenance. As
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Table 11: Chi-Square Tests of Independence

Variable Chi-Square Value Degrees of Freedom p-value Interpretation

Estate Type 45.782 4 <0.001*** Highly Significant

Age 24.567 16 0.008** Significant

Gender 2.184 4 0.702 Not Significant

Marital Status 8.642 12 0.732 Not Significant

Education 19.835 16 0.045* Significant

Occupation 14.728 16 0.545 Not Significant

Income 38.942 16 <0.001*** Highly Significant

Household Size 11.264 12 0.507 Not Significant

Length of Residence 16.724 16 0.042* Significant

*p<0.05, **p<0.01, ***p<0.001

Chigbu (2020) noted, education correlates with housing aspi-
rations and capacity to navigate housing systems effectively.
The finding that postgraduate-educated residents report the
highest satisfaction despite presumably higher expectations
suggests that their enhanced advocacy capacity and problem-
solving skills may overcome potential expectation gaps.

The age-related satisfaction pattern, with middle-aged resi-
dents (41-50 years) most satisfied and young adults (18-30
years) least satisfied, reflects life-course housing needs and
expectations documented extensively in housing literature.
Young adults often prioritize accessibility to employment, en-
tertainment, and social opportunities, dimensions on which
peri-urban estates may underperform relative to central city
locations, while also facing tighter budget constraints early
in careers. Middle-aged residents with established families
may prioritize space, child-friendly environments, and rel-
ative affordability that low-income estates provide, leading
to higher satisfaction. This pattern aligns with Agboola &
Tunde (2020)’s life-course housing needs framework, show-
ing that age substantially shapes housing priorities and satis-
faction.

The inverse relationship between length of residence and
satisfaction (F=2.834, p<0.05), with newer residents more
satisfied than long-term residents, likely reflects declining
maintenance and infrastructure quality over time rather than
resident adaptation. This finding contradicts place attach-
ment literature suggesting longer residence builds satisfac-
tion through social networks and familiarity. Instead, it
supports Kabisch et al. (2021)’s observation that inadequate

maintenance in housing estates leads to progressive deterio-
ration that increasingly dissatisfies residents over time. The
particularly low satisfaction among Abesan Estate residents
living there over 15 years (mean=2.84) suggests accumu-
lated frustration with unfulfilled maintenance expectations
and deteriorating conditions.

The absence of significant gender differences in satisfaction
(t=0.543, p=0.588) contrasts with some housing literature
emphasizing gendered housing experiences. This may re-
flect that both male and female respondents evaluate housing
primarily through a shared household lens rather than indi-
vidual gendered experiences, or that low-income housing
constraints affect both genders similarly in the Lagos con-
text. Similarly, the lack of significant associations between
satisfaction and marital status, occupation, or household size
suggests these variables have less direct influence on satis-
faction compared to income, education, and estate type in
this context, as documented by Maina et al. (2021) in their
study of public housing in Northern Nigeria.

The policy implications are clear and urgent. The signifi-
cantly lower satisfaction in public housing (Abesan Estate)
demands immediate attention to maintenance systems, man-
agement capacity, infrastructure rehabilitation, and service
delivery improvements. Simply constructing public hous-
ing without ensuring sustainable quality and management
systems wastes scarce public resources and fails intended
beneficiaries. As Obayomi & Ogunbayo (2021) emphasized,
housing satisfaction depends not just on initial quality but
on sustained management and maintenance over the hous-

mailto:editor@ijsr.org.ng
http://www.ijsr.org.ng/


International Journal of Scholarly Resources
—APeer-Reviewed Academic Publication

Email: editor@ijsr.org.ng
Website: www.ijsr.org.ng

International Journal of Scholarly Resources | ISSN: 1234-5678 | Page 11 of 13

ing lifecycle. The strong income-satisfaction relationship
suggests that housing affordability—through appropriate
pricing, flexible payment systems, income-based subsidies,
or livelihood support—must complement physical housing
provision, consistent with findings from Nzimande (2022)’s
research on residential satisfaction in urban regeneration
contexts.

Conclusion

This study examined socio-demographic characteristics and
residential satisfaction in low-income housing estates in La-
gos State, comparing outcomes between Gemade Estate
(private) and Abesan Estate (public). The findings reveal
that low-income estate residents are predominantly econom-
ically active adults (31-50 years), relatively educated (71.4%
tertiary), earning ₦50,000-150,000 monthly, and living in
nuclear family households. Overall residential satisfaction
is moderate (mean=3.12) but varies significantly by estate
type, with private estate residents substantially more satisfied
(mean=3.45) than public estate residents (mean=2.79).

Statistical analysis confirms that satisfaction is significantly
associated with estate type (private vs. public), income
level, educational attainment, age, and length of residence.
Higher-income and better-educated residents report greater
satisfaction; middle-aged residents are most satisfied, while
longer-term residents show declining satisfaction, likely re-
flecting infrastructure deterioration. Gender, marital status,
occupation, and household size show no significant associa-
tions with satisfaction.

The study concludes that residential satisfaction in low-
income estates is influenced by complex interactions be-
tween individual demographic characteristics and housing
system factors, including estate type, quality, management,
and maintenance. The significantly better satisfaction out-
comes in private estates suggest that market mechanisms
may deliver better quality and responsiveness than public
provision in the current Lagos context, though sustainability
and affordability concerns merit continued monitoring. The
strong associations between income, education, and satisfac-
tion indicate that housing interventions must address both
physical housing provision and residents’ economic circum-
stances and capacities to maximize satisfaction outcomes.

Recommendations
Based on the findings, the following recommendations are
proposed:

1. Improve Public Housing Management: The Lagos
State government should urgently reform public housing
management systems, including establishing professional
estate management companies, creating sustainable main-
tenance funding mechanisms, and implementing perfor-
mance accountability for estate managers.

2. Implement Income-Based Housing Subsidies: Intro-
duce income-differentiated subsidies and flexible pay-
ment schemes enabling truly low-income households
(earning below ₦50,000) to access and afford quality
housing, as this group shows the lowest satisfaction,
likely reflecting affordability stress.

3. Prioritize Infrastructure Maintenance: Establish ded-
icated maintenance funds financed through service
charges, government budget allocations, and innovative
financing mechanisms to prevent infrastructure deterio-
ration that reduces satisfaction over time, particularly in
older estates.

4. Adopt a Life-Course Housing Approach: Design hous-
ing policies and estate features responsive to different
age groups’ needs, including youth-oriented estates near
employment centers, family-focused estates with good
schools, and age-friendly estates for elderly residents.

5. Enhance Resident Participation: Create formal chan-
nels for resident input into estate management decisions,
leveraging the high educational levels and civic capacity
of residents to improve management responsiveness and
service quality.

6. Develop Hybrid Public-Private Models: Explore part-
nerships combining public mandate and subsidies with
private sector management efficiency, potentially address-
ing quality gaps in public housing while maintaining
affordability objectives.

7. Regular Satisfaction Monitoring: Implement system-
atic resident satisfaction surveys in all housing estates to
provide early warning of emerging problems and enable
evidence-based management interventions.

8. Target Support to Vulnerable Groups: Provide ad-
ditional support, including livelihood programs, social

mailto:editor@ijsr.org.ng
http://www.ijsr.org.ng/


International Journal of Scholarly Resources
—APeer-Reviewed Academic Publication

Email: editor@ijsr.org.ng
Website: www.ijsr.org.ng

International Journal of Scholarly Resources | ISSN: 1234-5678 | Page 12 of 13

services, and housing allowances, to lowest-income resi-
dents showing greatest dissatisfaction.
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