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Fig. 7. Floor plan and picture of a typical hybrid family-compound Benin house
Source: Ekhaese (2011).

Fig. 8. Floor plan and picture of a typical face me i face you” corridor house-type
Source: Ekhaese (2011).
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Fig. 9. Floor plan and picture of a detached bungalow house
Source: Ekhaese (2011). 

The detached bungalow house-types 
The Detached Bungalow House is an institutional 
house-type. It share similar spatial units with tradi-
tional house, but space position and house size are 
different. Figure 9 has a circulation lobby, this space 
facilitate movement of persons with the house. It has 
replaced the courtyard in traditional courtyard house. 
The convenience is clean and inside the main building 
as against traditional courtyard house where conveni-
ence is dirty and outside at the back section. The din-
ning connects the living room and the kitchen, unlike 
the traditional house where courtyard, kitchen, corri-
dor act as dinning. The construction of detached bun-
galow follows a prototype design depending on owner’s 
specifications and professionals’ expertise. Figure 9 is a 
four bedroom detached bungalow house with kitchen, 
dining, living room etc. There is a car porch in front 
of the anti-room with columns acting as support to 
the porch roof. 

The semi-detached flat house types  
(single or double floor)
The Semi-detached flat House is an institutional house-
type. It is recognized as semi-detached flat house because 
it contains two or more flats in a single building separated 
by partition walls for different families. House-types in 

this group can be single floor or multi-floors. The con-
struction follows a prototype design, modern building 
materials and it is one the most sought-after house-types 
by individual developers, public private partnership and 
government, because it is economical, cultural, easy to 
construct and with high commercial value. However the 
house-type shares an identical set of spatial units with 
those identified in the traditional house. Figure 10 below 
is Single Floor-Semi-Detached Flat House-Types. The re-
search recognized it as an institutional house-type because 
institution like the government first built it as quarters for 
workers. It is a two flats of three bedrooms each separated 
by a partition wall. Both flat faces the access road. Figure 
11 is a double floor semi-detached House with four (4) 
flats of three bedrooms each for four different families and 
a common staircase, on a single plot. In this house-type, 
there can be vertical expansion as opposed to the tradi-
tional courtyard house. 

The detached double floor villa house-types
The Detached Double Floor Villa House is a “contempo-
rary house-type”. The contemporary house usually has one/
more floors of concrete structural frame and sand screed 
block walls designed by architects. The arrangements of 
spaces are similar to those observed in traditional and the 
institutional houses, but with the introduction new spaces 
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Fig. 10. Floor plan and picture of a semi-detached flat single floor house
Source: Ekhaese (2011).

Fig. 11. Floor plan and picture of a typical semi-detached flat double floor
Source: Ekhaese (2011).

Fig. 12. Ground, upper floor plan and picture of a detached double floor villa house
Source: Ekhaese (2011).
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like garage, laundry, patio, study, guest bedroom, visitor’s 
convenience and gym/sport room. Figure 12 is a detached 
double floor villa house with entrance staircase and escape 
staircase for emergency/fire outbreak. The house-type 
usually has the public area and private area. The car porch 
doubles as entrance porch from where the living room is 
accessed and through to dining room with a door linking 
kitchen and store through the terrace at the back to laun-
dry. Still on the ground floor is the prayer room, a niche 
and two en-suite guest bedrooms. On the upper floor are 
bedrooms gym/sport room, study and family lounge.

Characteristics of the houses 

The house-types characteristics of the four residential 
zones of Benin City are presented below. This includes 
tenure composition, number of households, length of stay, 
age of construction and house builder/owner. 

Tenure composition
Table 3 shows that in core zone, 14 houses were owner 
occupier (i.e. occupied by only family members, span-
ning generations) 90 houses were owners and tenants 
occupied, i.e. family members with rooms and shops 
for commercial purposes. This reveals that it is a zone 
of closely-related-family-lineage; Benin family house is 
held as a sacred symbol of culture and heritage. In the 

intermediate zone, 103 houses were owner occupied, 167 
houses were owner and tenants occupied and 83 houses 
were tenants occupied, revealing that house-types here 
allows heterogeneity of family, tribes and it is different 
from houses in core zone. In the suburban zone, 160, 
209 and 90 houses were owner occupied, owner and ten-
ants occupied and tenants only respectively. This shows 
that house-types in suburban zone are similar to those 
in intermediate zone. While in planned estate zone, the 
distribution of owner occupier type shows that it is the 
most predominant types which suggest that family size is 
reducing, but owner and tenants’ occupied type is more 
predominant in intermediate and suburban zones. This 
implies that planned estates houses are different from the 
other three zones. Admittedly there are more contem-
porary designs in planned estate and more traditional 
courtyard design in core zone. The summary of data in 
Table 3 show that 31% of houses were owner occupied, 
49% were owners and tenants occupied and 20% were 
tenants occupied. This revealed that most houses in Be-
nin are shared by owners and tenants. 

Number of households 
In the core zone, 30 houses have as high as 11–15 house-
holds which show that core zone houses are large and spa-
cious and allow multiple household to reside. But in inter-
mediate and sub-urban zone, 659 houses had between 4–5 

Table 3. Tenure composition

Location of houses
Core Zone Intermediate Zone Sub-Urban Zone Planned Estate

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Owner Occupied 14 13.5  103 29.2 160 34.9 52 38.2
Owner and Tenants 90 86.5 167 47.3 209 45.5 49 36.0
 Tenants Only 83 23.5 90 19.6 35 25.7
 Total 104 100.0 353 100.0 459 100.0 136 100.0

Source: Ekhaese (2011).

Table 4. Number of households in the house

Number of households
Core Zone Intermediate Zone Sub-Urban Zone Planned Estate

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent 

1.00–4.00 – – – – – – 101 78.7

4.00–5.00 67 64.5 331 93.8 328 71.5 – –

6.00–10.00 – – – – – – – –
11.00– 5.00 30 28.9 – – – – – –

Source: Ekhaese (2011).
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households making house-type in the two zones slightly 
different from those in core zone. In planned estate zone 
all houses have between 1–4 households revealing that the 
size, materials and designs of house-type here is different, 
smallest and has the fewest spatial units. The summary of 
Table 4 shows that 9% were occupied by 1–4 households, 
89% were occupied by between 4–5 household and only 
2% were occupied by 11–15 persons. It reveals that most 
of the house-types across the first three zones (core, inter-
mediate and sub-urban) have similarities.

Length of stay 
The lengths of years spent in the houses were analysed and 
Table 5 revealed that length of stay in houses in core zone 
is permanent (i.e. place of birth). 103 owners have lived 30 
years and above in the core zone, revealing that houses are 
old-traditional-inherited. In the intermediate zone, 129 
residents have stayed from 0–10 years, 60 have stayed from 
10–15 years, yet 31 have spent at least 15–20 years, 46 resi-
dents have stayed 20–30 and the remaining 87 residents have 

stayed 30 years and above. This reveals that house-types and 
spaces in intermediate zone are more flexible, organized 
and heterogenic families design i.e. both owner and tenant. 
There are similarity in houses identified in sub-urban zones 
and intermediate zone. But the difference is that houses in 
sub-urban zone are more recently built which explains why 
199 and 133 residents have lived only between 0–10 years 
and 10–15 years respectively i.e. about 72.8% of residents 
in sub-urban zone. The same trend in sub-urban zone is 
repeated in planned estate, hence allowing planned estate 
zone and sub-urban zone to have similarities in style, size 
and materials. In sum, 38% have spent less than 10 years 
while 21% have spent less than 15 years. 11%. have spent less 
than 20 years, 10%, have spent less than 30 years and 21% 
have spent 30 years and above. 

Age of the house 
Years of construction of houses were analysed. The analysis 
revealed that most, of the houses in the core zone were 
built in 17th, 18th, 19th and early 20th century. This means 

Table 5. Length of stay in the house 

Location of Houses
Core Zone Intermediate Zone Sub-Urban Zone Planned Estate

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

0–10 yrs 1 1.0 129 36.5 199 43.6 64 47.1
10–15 yrs – – 60 17.0 133 29.2 22 16.2
15–20 yrs – – 31 8.8 64 14.0 15 11.0
20–30 yrs – – 46 13.0 37 8.1 23 16.9
30 yrs and above 103  99.0 87 24.6 23 5.0 12 8.8
Total 104 100.0 353 100.0 456 100.0 136 100.0

Source: Ekhaese (2011).

Table 6. Age of house 

Location of Houses
Core Zone Intermediate Zone Sub-Urban Zone Planned Estate

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

17th Century 40 38.5 6 1.8 7 1.5
18th Century 42 40.4 6 1.8 10 2.2
19th Century – – 11 3.3 12 2.6 2 1.5
1900–1970 22 21.2 8 2.4 12 2.6 3 2.3
In The 1970s – – 98 29.7 62 13.5 30 22.9
In The 1980s – – 131 39.7 113 24.6 37 28.2
In The 1990s – – 49 14.8 173 37.7 47 35.9
After Year 2000 – – 21 6.4 70 15.3 12 9.2
Total 104 100.0 330 100.0 459 100.0 131 100.0

Source: Ekhaese (2011).
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that most of the houses in core zone were over 450 years, 
i.e. four and half centuries. Thus making the houses style, 
design and materials are very old. From Table 6 below the 
frequencies and valid percentages in intermediate zone and 
sub-urban zone reveal those houses are distributed along 
all ages of construction showing that virtually all house-
types present in the City can be identified in the two zones. 
The style, pattern, size and materials of house-types here 
are both similar and different from those found in core 
zone and planned estate zone. In planned estate zone, age 
of construction of houses shows that houses here are more 
recent and contemporary (20th – 21st century) (47 and 37 
respectively). In summary, 17th century houses accounted 
for 5%, 18th century accounted for 6%, 19th century ac-
counted for 2%. However, 4% are between 1900 and1970. 
19% in the 1970s, 27% in the 1980s while 26% in the 1990s 
and 10% were built after year 2000. 

Owner 

Table 7 revealed that 81 out of 104 houses in core zone 
were built by great-grand-father, 19 houses by grand-fa-
ther, only 3 houses were built by father and only 1 house 
has it owner alive. It shows that the design, pattern and 
material used in core zone are the “Edo traditional court-
yard house”. In intermediate, sub-urban and planned es-
tate zones, house owners are represented in all the cat-
egories of owner listed, from great-grand father to I don’t 
know. However, in intermediate zone the highest numbers 
of 124 houses are owned by fathers showing that there 
is still this “family house thing”. And in sub-urban zone 
fathers also owns majority of houses (184 houses) next are 
strangers as owners (102 houses), this shows a mixture 
of “family house” and “institutional house-type”, thus the 
house-type design and material in sub-urban zone is simi-

lar and different from intermediate and core zone. Owners 
in planned estate, fall under the categories of don’t know 
and strangers (43 and 22) showing that house here are 
built for rentage and as such tenant do not know owners. 
Therefore 33% were owned by fathers, 9% by grandfathers, 
9% by great grandfathers, 15% by strangers and 20% of 
those buildings were not reported.

The summary of data interpretation thus far for iden-
tification of house-type in Benin has revealed that there 
are several house-types across the four residential zones of 
the City; ages, owners and number of households in core 
zone shows that houses here are the oldest and largest in 
the City. The statistics of houses in intermediate and sub-
urban zones reveal similarity in types and some a continu-
ation of house types in core zone. In planned estate, the 
data shows that houses here are the newest, and small-
est. Consequently house-type have been classified into 
between four to six (4–6) categories in each of the four 
residential zones in Benin, validating the fact that classifi-
cation and analysis of house-type have been documented 
according to zones. 

Concluding remarks

The houses in Benin have been examined on the basis of 
types and characteristics. Given the available facts, elev-
en house-types have been identified. These plans were 
classified based on spatial morphology across the four 
(core, intermediate, suburban and planned estate) resi-
dential zones in Benin City and certain variables were 
used to characterize houses in types; these include tenure 
composition, number of households, length of stay, age 
of house and owner of house. The tenure composition re-
vealed that house types in Benin were occupied by both 
owners and tenants, number of households showed that 

Table 7. Owner of house

Location of Houses
Core Zone Intermediate Zone Sub-Urban Zone Planned Estate

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Frequency & Valid 
Percent

Father 3 2.9 124 35.1 184 40.3 32 23.5
Grandfather 19 18.3 38 10.8 18 3.9 14 10.3
Great Grandfather 81 77.9 7 2.0 5 1.1 2 1.5
Stranger – – 35 9.9 102 22.3 22 16.2
Don’t Know – – 104 29.5 70 15.3 43 31.6
Husband – – 1 .3 1 .2 – –
Owner 1  1.0 30 8.5 74 16.2 19 14.0
Relatives – – 14 4.0 3 .7 4 2.9
Total 104 100.0 353 100.0 457 100.0 136 100.0

Source: Ekhaese (2011).
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the average number of households in houses across the 
residential zone is between 4 and 5 households, which 
imply that most of houses are compound houses. The 
length of stay, age and owner of house reveal that the 
oldest and largest houses are found in core areas, while 
the newest and most single family houses are found in 
planned estate. With reference to Table 2, three (3) house 
types were identified in core zone (i.e. courtyard house 
types). Seven (7) house types were identified in inter-
mediate zone: few courtyard house types but modified, 
corridor house types and a pocket of institutional house 
types. But in suburban zone, five (5) house types were 
recognized: modified courtyard house type, institutional 
house types and contemporary house types. In planned 
estate zone, four (4) house types were noticed; with little 
or no trace of courtyard house types, because all house 
types found here were mainly contemporary and a few 
institutional house types. Thus in all the eleven house 
types identified across the entire City, at least four to 
six (4–6) house-types can be found in each of the four 
residential zones. However, an attempt has been made to 
classify houses in Benin into house-types across residen-
tial zone, based on spatial organization and arrangement 
which is typical of a traditional city.
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